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Good afternoon,

Please find attached Gladman Development Ltd representations to the ongoing regulation 19 consultation on the
Borough Plan Review.
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1.1.2

1.2

1.21

1.4.2
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INTRODUCTION

Context

This submission provides Gladman's formal representations to the Regulation 19

Consultation on the Council's Borough Plan Review — Publication Draft Plan.

This representation builds upon our comments made at previous stages of the plan

making process as follows:
= Issues and Options consultation (representations submitted August 2021)

» Preferred Options consultation (representations submitted July 2022)

Plan Making and the Test of Soundness

The National Planning Policy Framework (NPPF) sets out the Government's planning
policies for England and how these should be applied. it provides a framework within

which locally prepared plans for housing and other development can be produced.

The NPPF requires that plans set out a vision and a framewark for future development
and seek to address the strategic priorities for the area. Local Plans should be
prepared in line with procedural and legal requirements and will be assessed on

whether they are considered ‘sound'.

The NPPF reaffirms the Government's commitment to ensuring up-to-date plans are
in place which provide a positive vision for the areas which they are responsible for.
The presumption in favour of sustainable development applies to plan making and
plans should positively seek opportunities to meet the development needs of their
area, and that strategic policies should, as a minimum, provide for objectively
assessed needs for housing and other uses, as well as any needs that cannot be met

within neighbouring areas.
In particular, paragraph 16 of the NPPF states that Plans should:

“a) Be prepared with the objective of contributing to the achievement of

sustainable development;
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b) Be prepared positively, in a way that is aspirational but deliverable;

c) Be shaped by early, proportionate and effective engagement between plan-
makers and communities, local organisations, businesses, infrastructure providers

and operators and statutory consultees;

d) Contain policies that are clearly written and unambiguous, so it is evident how
a decision maker should react to development proposals;

€) Be accessible through the use of digital tools to assist public involvement and

policy presentation; and

f) Serve a clear purpose, avoiding unnecessary duplication of policies that apply

to a particular area (including policies in this Framework, where relevant).”

The National Planning Policy Framewark sets out four tests that must be met for Local

Plans to be considered sound. For a Local Plan to be sound it must be:

Positively Prepared — The Plan should be prepared on a strategy which seeks to
meet objectively assessed development and infrastructure requirements
including unmet requirements from neighbouring authorities where it is

reasonable to do so and consistent with achieving sustainable development.

Justified — the plan should be an appropriate strategy, when considered against

the reasonable alternatives, based on a proportionate evidence base.

Effective — the plan should be deliverable over its period and based on effective

joint working on cross-boundary strategic priorities; and

Consistent with National Policy — the plan should enable the delivery of

sustainable development in accordance with the policies in the Framework.

Summary of Representation

Comments are provided in this representation to reflect matters discussed in the

Borough Plan Review, considering:

e Legal Compliance

e Strategic Development Strategy
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= Development Management Policies
o Site Submission by Gladman
» Conclusions and Assessment against the Tests of Soundness

For reasons that we explain in subsequent Sections of these Representations, the
Publication Draft Borough Plan Review is not sound as currently prepared.
Gladman consider that the required work to ensure the Plan can be found sound
extends well beyond detailed amendments to drafted policy wording. A fundamental

review of the Plan and the basis upon which it has been prepared is required.

Gladman would be duty bound to advise an examining Inspector that the Plan is not
sound. Gladman, however, would be pleased to work with the Council on the issues
identified in this representation in order that a robust and sound plan can be put

forward at Examination.

The fallowing table provides a summary of the representations being made by
Gladman at the Regulation 19 stage of the plan making process, Gladman formally
request that we are afforded the opportunity to discuss the issues raised at the Local

Plan examination public hearing sessions.

Unsound | Soundness

Policy / Issue Sound/ | Testof Reason Evidence

SA process,

Potential spatial strategies have
not considered all nan-green belt
Iocations in the authority,

The SA has not considered tha full
evidence which is available in
reparting site specific findings.

Sustainability Appraisal | N/A MN/A Failure to test a 'Coventry unmet Sustainability
need’ supply scenario through the | Appraisal (2023)

Policy D53 - Overall Unsound Positively The proposed housing NPPF
DCevelopment Needs Prepared requirement fails ta respond
positively to the unmet needs PPG
Justified arising in the wider Housing
Market Area, Lichfields
Effective evidence
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Consistent Muneaton
with National HEDNA (2022)
Palicy
Policy DS7 - Unsound Justified The policy gives least priority to MNPPF
Manitoring of Housing bringlng forward additianal
Delivery Consistent housing sites when this
with Mational | mechanism has the best possibility
Policy of addressing delivery shortfalls in
the short-tarm.
Policy DSB - Review Unsound Justified Additional detail is neadad within MNPPF
this policy because. at the
Effective moment, the triggers for the
review are too vague to be
Consistent effective.
with National
Palicy
Palicy H4 — Natianally | Unsound Justified H4 should be justified by meeting | NPPF
Described Space the criteria set out In the national
Standards policy, including need, viability, PPG
and impact on affordability. The
Council require a robust local
assessment evidencing its case,
both in terms of need and viability,
to suppaort the proposed policy
requirements,
Paolicy HS = Accessible Unsound Justified The Council needs to provide NPPF
and Adaptable Homes further evidence to justify the
adoption of the optional higher PPG
technical standards.
Palicy NE3 - Unsound Justified The warding of the biodiversity NPPF
Blodiversity and affsetting part of the palicy is not
Geodiversity Effective consistent with pational policy, not | DEFRA
effective and not justified, and will | Guidance
Consistent need significant amendments to
with National | be sound, Environment
Policy Act
Palicy BE3 - Unsound Justified There is a lack of clarity, MNPPF
Sustainable Design and justification or evidence for a
Construction Consistent number of the requirements as
with National | detailed within the policy
Policy
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2.1.3

LEGAL COMPLIANCE

Duty to Cooperate

The Duty to Cooperate is a legal requirement established through Section 33(A) of
the Planning and Compulsory Purchase Act 2004, as amended by Section 110 of the
Localism Act. It requires |ocal authorities to engage constructively, actively and on an
ongoing basis with neighbouring authorities on cross-boundary strategic issues
throughout the process of Plan preparation. As demonstrated through the outcome
of the 2020 Sevenoaks District Council Local Plan examination and subsequent
Judicial Review, if a Council fails to satisfactorily discharge its Duty to Cooperate, this
cannot be rectified through madifications and an Inspector must recommend non-

adoption of the Plan.

Gladman recognise that the Duty to Cooperate is a process of ongoing engagement
and collaboration. As set out in the Planning Practice Guidance (PPG) it is clear that it
is intended to produce effective policies on cross-boundary strategic matters. In this
regard, Nuneaton & Bedworth Borough Council (hereafter referred to as ‘NBBC or
‘the Council') must be able to demaonstrate that it has engaged and worked with
neighbouring authorities, alongside their existing joint working arrangements, to
satisfactorily address cross-boundary strategic issues, and the requirement to meet
any unmet housing needs. This is not simply an issue of consultation but a question

of effective cooperation.

The NPPF sets out that local planning authorities should produce, maintain, and
update one or more Statement(s) of Common Ground (SoCG) throughout the plan
making process'. The SoCG(s) should provide a written record of the progress made
by the strategic planning authorities during the process of planning for strategic
cross-boundary matters and will need to demonstrate the measures local authorities

have taken to ensure cross boundary matters have been considered and what actions

' MPPF Paragraphs 25-27
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2.1.6

2.7

218

are required to ensure issues, such as unmet housing needs, are proactively dealt

with.

The PPG is also clear that local authorities should have made a SoCG available on
their website by the time they publish their draft plan, in order to provide
communities and other stakeholders with a transparent picture of how they have

collaborated®,

The publication plan only makes a fleeting reference to the Duty to Cooperate, stating
at paragraph 1.11 that “collaboration between the Council and other local authorities
and infrastructure providers, will be documented through Statements of Common
Ground, demonstrating effective and on-going joint working and indicating cross

boundary matters are being addressed and progressed.”

Despite this assertion, Gladman have been unable to locate any signed Statement(s)
of Common Ground with neighbouring authorities, or a current Duty to Cooperate
Statement. This is a serious omission, particularly given that there is a significant
interaction between housing issues in Nuneaton and Bedworth and the wider

Coventry and Warwickshire Housing Market Area (C&AWHMA).

As part of the previous tranche of Local Plans across the CRRWHMA, it was established
through a joint strategic Housing Market Assessment (SHMA) that Coventry was
unable to meet all its identified housing need and there was a shortfall of some 17,800

dwellings to be met throughout the housing market area.

To distribute Coventry’s unmet housing needs up to 2031 and demonstrate the Duty
to Cooperate, the C&WHMA authorities prepared and signed the 2017 Memorandum
of Understanding (MolU), which required each LPA to prepare a Local Plan that
reflected the agreed distribution. For Nuneaton and Bedworth, the 2017 MolU

identified that the Council should make provision for 4,020 dwellings (c.30% of the

! PPG ID; 61-020-20190315
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2.1.10

2.1.11%

unmet need of Coventry) up to 2031. To this end, consequently, the Council made

provision for these needs within the adopted 2019 Borough Local Plan’.

Despite the Council having accepted a responsibility to accommodate some of
Coventry's unmet need in the Borough Plan that was adopted just 4 years ago, the
publication plan is silent on this matter and makes no cantribution towards the unmet
housing needs of Coventry City Council. With reference to the previous Preferred
Options Plan consulted on in 2022, the Council appear to have taken this decision
because of concerns regarding the adopted existing level of unmet needs arising
from Cowventry, owing to inaccuracies in Coventry's population projections and mid-
year population estimates and the consequences this has on Coventry's unmet
housing needs up to 2031% The Council have also stated that they wish to withdraw

from the current Mol for this reason.

There are legitimate questions as to whether this established unmet housing need to
20317 has been fully addressed both within Nuneaton & Bedworth and across the
wider HMA, Notwithstanding this, looking further ahead Gladman consider it almost
certain that there will still be an acute level of unmet housing needs arising in
Coventry in the future given the closely bounded nature of the City and that the
current round of plan-making extends the plan period for the authority beyond 2031

to 2041 at a minimum.

Indeed, the Council's own ‘Nuneaton & Bedworth Housing & Economic Development
Meeds Assessment (2022)' (“the Nuneaton HEDNA") clearly states that there “is o
reasonable prospect that an unmet need will again arise” in Coventry, which “given the
strong functional relationship between Nuneaton and Bedworth and Coventry” may be
"an important consideration (n considering overall housing provision within the

Borough Plan Review’".

! NBBC Borough Plan (2019) paragraph .21,

* NBBC Preferred Cptions Plan (2022) paragraph 7.25.

* NBBC HENA (2022) 10.7 page 94,
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2.1.14

2.1.15

2.2

2.2.1

Under the Duty to Cooperate, the Council has a legal obligation to cooperate with
other planning authorities on strategic housing matters as per paragraphs 11b and
35a of the NPPF. This includes accommodating some of the unmet housing need
from Coventry City. To maximise the effectiveness of plan-making and fully meet the
legal requirements of the Duty to Cooperate, the Council's engagement should be
constructive, active, and on-going. It is deeply concerning, therefore, that the Council
has not published any Statement of Common Ground(s) with neighbouring
authorities, nor a Duty to Cooperate Statement, to demonstrate how such issues have

been strategically and collaboratively addressed.

As we have outlined above, the Duty to Cooperate is not simply an issue of
consultation it is about effective cooperation, with a meaningful end. At present there
is no information provided as part of this consultation which provides sufficient clarity
regarding whether the Duty to Cooperate between Nuneaton and Bedworth and
neighbouring authorities within the CAWHMA has been met. Without such
agreements in place on cross-boundary cooperation with adjoining local authorities
and the wider sub-region, the Borough Plan Review will have failed in this regard in
observing the requirements of the Duty to Cooperate before the plan reaches

examination.

It is crucial to remember that demonstrating a genuine commitment to the Duty to
Cooperate is an integral part of the plan-making process. Failure to evidence this
cooperation adequately will result in an 'unsound’ plan, Once the plan is submitted,

any inadequacies related to this duty cannot be rectified post submission,

Following publication of either a signed SoCG(s) and / or Duty to Cooperate
Statement, Gladman reserve the right to submit further comments on the Council's
compliance with the Duty to Cooperate either in written Examination Hearing

Statements or orally during Examination Hearing Sessions.

Sustainability Appraisal

In accordance with Section 19 of the 2004 Planning and Compulsory Purchase Act,

policies set out in Local Plans must be subject to Sustainability Appraisal (SA).

10
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2.2.3

224

2.2.5

Incorporating the requirements of the Environmental Assessment of Plans and
Programmes Regulations 2004, SA is a systematic process that should be undertaken
at each stage of the Plan's preparation, assessing the effects of the Local Plan's

proposals on sustainable development when judged against reasonable alternatives.

The Council should ensure that the results of the SA process conducted through the
preparation of the Local Plan clearly justify the policy choice made, including
proposed site allocations (or decisions not to allocate sites) when considered against
reasonable alternatives. In meeting the development needs of the area, it should be
clear from the results of the assessment why some policy options have been

progressed and others have been rejected.

The SA must demonstrate that a comprehensive testing of options has been
undertaken and that it provides evidence and reasoning as to why any reasonable
alternatives have not been pursued. A failure to adequately give reasons in the SA
could lead to a challenge of the Council's position through the examination process.
The SA should inform plan making. Whilst exercising planning judgement on the
results of the SA in the Local Plan is expected, the S5A should still clearly assess any

reasonable alternatives and clearly articulate the results of any such assessment.

The Publication Borough Plan Review is informed by a Sustainability Appraisal (July
2023) which follows the Interim SA published as part of the previous ‘Preferred
Options’ consultation in 2022, The SA examines the Council's preferred approach to
housing delivery, and contrasts proposed policy requirements and strategies against
defined reasonable alternatives to confirm that the strategy outlined represents an

appropriate strategy. This includes an appraisal of reasonable site options.

In current form, Gladman has several concerns with the approach of the Sustainability

Appraisal and considers that these matters need to be addressed:

1. Regarding housing quantum and distribution, seven strategic options for housing
delivery were tested through the Interim SA with the variation between the
highest and lowest housing land supply being just 66dpa. Through the SA the
Council consider that there are no further strategic alternatives to test in terms of

alternative distributions of development or scales of growth. As Gladman sets out
11
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later in this representation, it is almost certain that a proportion of the unmet
need arising from Coventry will need to be accommaodated in the Borough. The
SA, however, is silent on this possibility. We therefore consider it necessary for a
'Coventry unmet need’ supply scenario to be tested through the SA process prior
to examination. A reasonable starting point for considering likely unmet need can
now be formed following the publication of the updated Coventry & Warwickshire
Sub-Region HEDNA in 2022 and Coventry's updated Housing and Economic Land
Availability Assessment in 2023,

2. The assessment of potential spatial strategies for growth to be accommodated
through the Borough Plan Review has not adequately considered the opportunity
for strategic growth in non-Green Belt locations. The NPPF states that once
established Green Belt boundaries should only be altered where exceptional
circumstances are fully evidence and justified. The Council should review all such
non-Green Belt location such as land north-east of Nuneaton to meets its own
housing requirements and unmet needs of neighbouring authorities such as

those of Coventry as noted above.

3. It would seem apparent that the SA has not considered the full evidence which is
available in reporting site specific findings. Gladman's land interests in the
Borough have been the subject of planning applications and as such are
supported by detailed and up-to-date site-specific evidence (see Section 4 and
supporting Appendices), Gladman consider that the assessment made for its land
interests through the SA should be updated to reflect the wider available evidence
base available for these sites to ultimately show no adverse effect on any

sustainability objective.

12
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3.1

32

3.21

3.22

3.23

REGULATION 19 CONSULTATION

Vision and Objectives

The Vision and Objectives of the draft plan lack a strategic context as currently
drafted. Gladman consider that the Plan could go further in its objectives and
highlight the importance of effective joint working and support housing and
economic growth of the wider sub-region, including direct reference to assisting
neighbouring authorities with any unmet housing needs. This is particularly important
given that the housing issues of Nuneaton & Bedworth are inextricably linked with
the wider Coventry and Warwickshire Housing Market Area, which the borough forms

an integral part of.

Strategic Development Strategy
Plan Period

Paragraph 22 of the NPPF is clear that strategic policies should look ahead over a
minimum period of 15 years from the point at which the plan is adopted. The term
minimum is noticeable here, as this makes it explicit that the requirement is 15 years
or more, not around 15 years which could justify a lower plan period being advanced.
This requirement is clearly justified in the NPPF, to allow plans to anticipate and
respond to long-term opportunities, such as the delivery of infrastructure or strategic

scale development.

The Borough Plan Review, as submitted, covers the period 2021 - 2039. Assuming
that the Plan is adopted at some point in the monitoring year 2024 / 2025 (i.e. after
1 April 2024 and before 31 March 2025) it would ‘look ahead' over a period of 14
years. This would render it inconsistent with the NPPF and it would fail one of the four

tests of soundness.

This, however, can be easily remedied through extending the plan period to ensure
that a minimum 15-year period from adoption is provided for. Gladman consider that
extending the plan period to 2041 would be the most appropriate course of action in

this instance. This would see the Borough Plan Review plan period align with that of

13
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3.24

321

3.2.2

3.23

the emerging Coventry Local Plan Review plan period, enabling important cross-
boundary matters to be strategically and collaboratively dealt with by both authorities

over a consistent timeframe.

Paragraph 22 also sets out that where larger scale developments such as new
settlements or significant extensions form part of the strategy for the area, policies
should be set within a vision that looks ahead at least 30 years. This Plan has no such

vision for a 30-year period.
Strategic Policy D53 - Overall Development Needs
Paragraph 11 of the NPPF states that:

"...strategic policies should, as a minimum, provide for objectively assessed needs

for housing and other uses, as well as any needs that cannot be met within

neighbouring areas (emphasis added), unless:

L the application of policies in this Framework that protect areas or
assets of particular importance provides a strong reason for
restricting the overall scale, type or distribution of development in

the plan area; or

il any adverse impacts of doing so would significantly and
demonstrably outweigh the benefits, when assessed against the

policies in this Framework taken as a whole.”

Moreover, paragraph 35 of the NPPF makes it clear that, for the Local Plan to be
sound it must be “deliverable over the plan period, and based on effective joint working
on cross-boundary strategic matters that have been dealt with rather than deferred”
femphasis added).

In essence, the NPPF is clear that local planning authorities should meet their own
housing needs and the unmet needs of other authorities where they cannot be met
(Paragraph 11b), based on up-to-date evidence (Paragraph 31) and cross-boundary
joint working (Paragraph 35).

14
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3.24

3.25

3.26

Policy DS3 sets out a housing requirement for Nuneaton & Bedworth of 9,810 new
homes (equivalent to 545 dwellings per annum (dpa)) over the plan period 2021-
2039, The housing requirement is informed by a bespoke housing needs assessment,
"Towards our Housing Requirement’ prepared by Iceni. Notably, there is a distinct
absence in the publication plan of any reference to Coventry and unmet housing
needs despite the fact that the Council accepted a responsibility to accommodate

some of Coventry’s unmet need in the adopted Borough Plan,

Although Coventry's Local Plan Review is only at the Issues & Options stage, Gladman
consider that it's proposed approach in determining its Objectively Assessed Housing
MNeed (OAHN) is fundamentally inappropriate and at odds with its own evidence base.
MNotwithstanding, even if, subject to exceptional circumstances, Coventry seeks to use
alternative projections rather than the Standard Method, their own up-to-date
evidence base on housing land supply indicates that there is almost certain to be
unmet housing needs arising from Coventry to 2041 of significant consequence. This
is unsurprising given the closely bounded nature of the city and that it has historically

been unable to meet its needs in full.

Indeed, under the PPG compliant Standard Method calculation, the HEDNAs
alternative househaold projection calculation, and an alternative Housing Needs
Assessment prepared by Lichfields®, based on Coventry's up-to-date housing land
supply evidence there will be an acute housing shortfall arising from the city up to

2041, as set out in the table overleaf.

* Lichfield's' on behalf of a consartium of land pramaters including Gladman, have prepared a Housing Needs Assessment (HNA)
(Appendix 1) that provides an alternative assessment of Coventry's projected household population and housing need, this
resulted in & minimum assessed housing need of 2,529dpa for Coventry city.

15
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3.2.7

3.28

3.9

T :

3247 1,064 2,529
her 18-Based
{based on 7018-based Lfﬁu:f - ”:'H‘;', {hased an Z018-based
Minimum Annual Need [p.a) LHN figures and i il Trachisl Lichfiefds oudfusted LHN
ineluding 35% Urban :::u e m': figure snd including 35%
Centre Uipiift] bl Urksan Centre Upiitt]
Uplift)
Minkrium Housing Need over Plan Period
2021-2041 B4,540 19,280 50,580
Total Supply (2021-2041) 25,158
Minimum Shorefall 39,7H) | 14122 1 IS ATE

Source: Lichfields' analysis

The above suggests that based on the Standard Method there would be a minimum
shortfall of 39,782 dwellings over the 2021-2041 period. If the HEDNA OAHN was
utilised, this would drop to 14,122 which is still an acute level of unmet housing need
emanating from Coventry. If an alternative approach was utilised as proposed by
Lichfields' there would be a minimum shortfall of 25,422 dwellings over the 2021-
2041 period.

Presently, it is unclear whether any of the C&WHMA authorities will work together to
address the unmet housing needs arising from Coventry up to 2041. This is despite,
as noted previously, the Council's own evidence base document recognising that
there is a reasonable prospect that an unmet need will again arise in Coventry, which
"given the strong functional relationship between Nuneaton and Bedworth and
Coventry" may be “an important consideration in considering overall housing provision

within the Borough Plan Review” (Paragraph 10.7, Nuneaton HEDNA).

On this basis, a key hurdle for Nuneaton & Bedworth Borough Council, and indeed
all authorities in the C&AWHMA, will be the need to grapple with how these unmet
housing needs can be addressed through the raft of emerging Local Plan reviews to
ensure that the Council and partner authorities can demonstrate that it has complied
with the Duty to Co-operate. In this regard, Gladman strongly contends that the
Council, alongside other C&WHMA autharities, should work together to identify and

meet (where it is sustainable to do so) the housing needs of the C&WHMA,

16
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3.2.10

3.2.1

underpinned by adequate, relevant, and up-to-date evidence now, rather than

deferring these matters’.

To this end, Lichfields' has prepared a report and accompanying model (Appendix 1)
to demonstrate how Coventry's unmet housing need to 20471 could sustainably be
distributed amongst neighbouring authorities based upon the functional
relationships between those authorities. For Nuneaton and Bedworth, Lichfields'
model indicates that to address the unmet housing needs of Coventry, a reasonable
distribution would see the Council take 40% of Coventry's unmet needs up to 2041,
above the Borough's own housing needs. On the basis of the likely level of unmet
housing need arising in Coventry between 2021 and 2041, this would equate to a
contribution between 5,649 and 15,913 dwellings to be accommodated within

MNuneaton & Bedworth.

Table 2: Proposed MBBC Share of Coventry's Unmet Housing Need to 2041

Coventrys Minimum Shortiall -39, 782 -14,122 25412
Munsaton and Bedworth's Share of 40%
Coventry's Unmet Housing Need 2041 [Re- ey S T

Source; Lichfields’ analysis

With up-to-date evidence now available on Coventry's housing land supply, Gladman
are firmly of the view that now is an appropriate time to examine, test and settle the
scale of unmet housing need arising from Coventry through to 2041, and subsequent
apportionment across the C&WHMA. It is not considered acceptable for this critical
issue to be deferred to a review of this Local Plan (which almost inevitably delays any
attempt to meet unmet needs until the early 2030s) or dealt with through the
preparation of some other Local Plan elsewhere in the housing market area. It is
pertinent to note that the Inspector for the Warwick Local Plan (within the same
housing market area) grappled with a very similar issue in 2015 and notably

concluded that "whilst there are clearly benefits in having an adopted Local Plan in

" PPG Paragraph: D22 Reference |D; 61-022-20190315

17
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place as soon as possible, this cannot be at the expense of having a sound plan which

effectively deals with key strategic matters”."

3,212  As aforementioned, given the strong functional relationship between Nuneaton &
Bedworth and Coventry, it is considered highly likely that the Borough will have to
accommodate a significant proportion of the unmet housing needs arising from
Coventry up to 2041, To avoid future potential conflicts or delays to plan-making,
Gladman suggest the Borough Plan Review should address this matter explicitly. A
sensible and pragmatic course of action is the delivery of an increased housing
requirement now, even if that is below any eventual distributed growth, with further
allocations identified within the Plan that are specifically identified to meet Coventry's

unmet need.

3.2.13  Failure to uplift the housing requirement now and either deferring to a future plan
review or, worse, disregarding any intention to grapple with this critical issue is neither
effective, justified or consistent with national policy, particularly in the context that
Coventry City's unmet needs can now, in our view, be reasonably quantified up to
2041. If the Council fails to address these needs, the implications are that those needs
will not simply disappear; they will either result in increasingly negative housing
outcomes for people living in Coventry, or they will mean households will have to

look elsewhere to meet their housing needs.

3.2.14  If there is no intention to uplift the housing requirement prior to Coventry's unmet
needs to 2041 being quantified, then a delay to plan-making now to enable a 50CG
or Mol to be agreed by the C&WHMA authorities is considered a not unreasonable
solution. This would enable an appropriate uplift to be delivered in the short to
medium term, something which would be far preferable than the current approach

which is silent on the issue.

3.2.15  In summary, Gladman consider there is clear evidence that there are almost certain
to be substantial unmet needs from Coventry City up to 2041 and a good indication

at least of the scale of these unmet needs. It is not the case that this Plan should

" Examination of the Warwick District Local Plan: EXAM 23 - Inspector's lindings regarding inltial matters and issues (June 2015).
Available here hitps/fSewww warwickde govulydownlcads/dovwnioad/ 6 7B /examination documents
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32.16

3.2.17

3.2.19

necessarily accommodate all of the residual unmet need from Coventry, however, the
Council has submitted a plan in the absence of a clear strategy to deal with this key
strategic matter. Policy DS3 is not considered, therefore, to be sound as drafted, as it

is not justified, effective, positively prepared or consistent with national policy.

A more proactive approach, including a clear commitment to meeting these unmet

needs, is needed for the policy to be sound.
Strategic Policy DS7 - Monitoring of Housing Delivery

Policy DS7 states that the Council will monitor the delivery of housing and publish
progress against the housing trajectory as contained within Appendix B of the plan.
MNPPF paragraph 74 sets out that strategic policies should include a trajectory
illustrating the expected rate of housing delivery over the plan period and if
appropriate to set out the anticipated rate of development for specific sites. The
trajectory in Appendix B lacks any real detail or substance, only providing information
collated into five categories of development. Gladman are concerned that the
nebulous housing trajectory will not enable robust monitoring to be undertaken. In
order to be sound and justified, a detailed housing trajectory including for specific

sites should be inserted into Appendix B.

Policy DS7 goes on to state that where it becomes apparent that delivery rates are
falling short of what is necessary, action will be taken to address any shortfalls. The

policy then sets out a list of actions that could be implemented.

Whilst the overall thrust of Policy D57 is recognised, we consider that it requires
further modification in order to be found sound. The formatting of the policy suggests
that if delivery rates are falling short, the Council will prioritise working with
developers to review the requirements and phasing of infrastructure provision, where
such re-phasing would assist with viability. If this fails to have the desired effect, the
policy then reads that the Council will seek to secure external funding and, if
necessary, utilise compulsory purchase powers to help address land acquisition
issues. Delivering additional sites where it can be demonstrated that such sites will
assist with delivery to address short-term needs is the final bullet point within the

policy, suggesting the least weight is being given to this approach.
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Whilst working with developers of existing site allocations to unlock delivery is clearly
important, negotiations around the phasing of infrastructure and viability are likely to
be time consuming and in Gladman's view will not have the desired effect of properly
addressing the under-delivery of much needed new housing in the short term.
Similarly, the suggestion to use compulsory purchase powers and seek to securing
additional funding would take some time to implement and ultimately may not be
successful. If greater weight is therefore given to these two approaches, Gladman are
concerned that this could just compound an existing housing delivery shortfall, rather

than resolve it.

Ultimately, granting planning permission for additional new homes is likely to be the
most effective way to address any under-delivery of housing, particularly in the short
to medium term. Gladman therefore consider that the policy should be reformatted
so that it clearly sets out that if monitoring shows that the plan is not delivering
hosing as required the Council will grant permissions for additional housing (focused
on sustainable edge of settlement sites) and then undertake other actions to help
bring schemes farward, in that order. It is important for any under-delivery of housing

to be addressed as soon as possible.
Strategic Policy DS8 - Review

Policy DS8 sets out the Council's approach to undertaking a review of the Plan. As
drafted Policy DSE is not considered to be sound as it is not justified or effective, or

consistent with national policy, for reasons set out below.

The policy does not define with clear stages and timing, the areas and process that
will trigger a review of this yet to be adopted Local Plan Review. The policy is too
vaguely written and therefore inconsistent with the approach required by paragraph
16(d) of the Framework which requires policies to be clearly written and

unambiguous.

The policy also states that a 'quicker review' may be required, if one or more of the
listed circumstances is met. However, there is a distinct lack of clarity over what
triggers would lead to a 'quicker review' of the Plan. It is necessary to amend Policy

DSB8 to include a worked example and / or timeline to clearly illustrate what is meant
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3.5

231
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by this policy. We also suggest it may be pertinent to broaden the review triggers to
consider other situations, for example the delivery and effectiveness of policies of this
Plan against specific performance indicators and targets. Moreover, there are
currently no specific criteria about what would trigger a full or partial updated to the
Plan, so it would be useful to provide some clarity in the supporting text on under

what circumstances a full or partial review would be expected.

As set out in above, Gladman strongly refute the Council's current approach which
postpones dealing with unmet housing need from neighbouring Coventry through
this Plan, contrary to national policy and guidance. The Council should be addressing
unmet housing needs from Coventry in this Plan, and the Council should not use a
review policy to delay taking the positive action it needs to take now to address this

critical strategic matter.

Development Management Policies

Policy H1 - Range and Mix of Housing

With reference to the general market housing element of policy H1, Gladman note
that it seeks to ensure a range and mix of housing types and sizes are provided, which
should be informed by the l|atest HEDNA or equivalent document. Housing
requirerments constantly evolves and as such there should be flexibility embedded in
policies to enable them to respond to changing demands and context, whilst also
recognising that housing needs vary on a site-by-site basis. Furthermaore, it would
also be appropriate for the policy to refer to other evidence, not just the latest
HEDMA, and should include consideration of elements such as the demand/need at

the time a planning application is submitted.
Policy H4 - Nationally Described Space Standards

Policy H4 requires all new homes to as a minimum meet the Nationally Described
Space Standards (NDSS). If the Council wishes to apply the optional NDSS to all
dwellings, then this should only be done in accordance with paragraph 130f and

footnote 49 of the NPPF. Footnote 49 confirms:
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33.5

33.6

‘49, Planning policies for housing should make use of the Government's
optional technical standards for accessible and adaptable housing, where
this would address an identified need for such properties. Policies may
also make use of the nationally described space standard, where the need

for an internal space standard can be justified.”
Furthermore, with reference to the NDSS, the PPG® confirms:

"Where a need for internal space standards is identified, local planning
authorities should provide justification for requiring internal space

policies”.

If the Government had expected all properties to be built to ND5S then they would
have made these standards mandatory not optional, Therefore, if the Council wishes
to adopt this optional standard, it should be justified by meeting the criteria set out
in the national policy, including need, viability and impact on affordability. An
inflexible policy approach to NDSS for all new dwellings will impact on affordability
and effect customer choice. Gladman do not consider that the requirement for all

dwellings to be built to at least NDSS has been robustly justified by the Council.
Policy H5 - Accessible and Adaptable Homes

Policy H5 seeks all dwellings on major developments to meet the requirement for the
optional higher Building Regulations of M4(2) with 5% required to meet the more
onerous M4(3) standard. This marks a significant uplift above the 35% requirement

for M4(2) in adopted Policy BE3.

If the Council wishes to adopt the higher optional technical standards, it should anly
do so by applying the criteria set out in the PPG. This criterion includes the likely
future need; the size, location, type and quality of dwellings needed; the accessibility
and adaptability of the existing stock; how the needs vary across different housing

tenures; and the overall viability'”. To demaonstrate compliance with the PPG, the

*PPG ID: 56-020-20150327

" PPG ID: 56-007-20150327
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Council will need to provide evidence setting out a specific case for the need for
Optional Technical Standards and their application across Nuneaton & Bedworth

prior to the Local Plan Review being submitted for examination.

The Council's evidence is set out in the supporting text, with reference in particular
to 2021 Census data and the HEDNA. This evidence does not identify any local
circumstances which demonstrate that the needs of the Borough differ substantially
to those across the West Midlands or England as a whole. Whilst it is accepted that
that population of the Borough is ageing and this trend is accelerating, and that a
proportion of households have at least one resident with a long-term limiting iliness
or disability, this is not in itself a reason to apply the optional building standards to
100% of development proposals. The Council should provide further, detailed
localised evidence making the specific case for Nuneaton & Bedworth which justifies
the inclusion of optional higher standards for accessible and adaptable homes in this
policy. If the Council can provide the appropriate evidence and this policy is to be

included, then a reasonable transition period should also be included within the

policy.

More widely, Gladman observe that Policy H5 is one of five separate policies within
the Plan that seeks to introduce a requirement for 95% of residential development to
meet M4(2) and 5% to meet M4(3). This excessive referencing is potentially confusing
to the reader (whether it be member of the public, developer or planning officer).
These standards, if needed at all, do nat need to be repeated throughout the Plan
when they have already been addressed elsewhere, and the plan should be read as a

whole.
Policy NE3 - Biodiversity & Geodiversity

Gladman hold significant concern with the element of Policy NE3 under the sub
header ‘Biodiversity offsetting’ and consider that, as drafted, it is not consistent with
national policy, not effective and not justified, and will need significant amendments
to be sound. In our view, this section of the policy as drafted is confusing and requires

a variety of amendments to the policy wording for it to reflect the Environment Act,
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in addition to emerging policy, guidance and Best Practice on how Biodiversity Net

Gain (BNG) will be implemented in practice.

It is unclear why the section is focused just on 'Biodiversity Offsetting’ as offsetting is
but one of the ways that BNG can be delivered. This section should therefore be titled
‘Blodiversity Net Gain'. A sensible approach from this point may be to split out the
two issues of BNG (on-site, off-site, then statutory credits) and mitigation hierarchy
(avoid, minimise, restore, offset) within the policy text. The section on BNG should set
out that all qualifying development proposals must deliver at least a 10% measurable
biodiversity net gain calculated using the latest Natural England’s Biodiversity Metric
and could also refer to forthcoming mandatory requirements. The policy could
usefully say on-site biodiversity should be fully explored before moving to consider
off-site units or statutory credits. If the Council wants to explain how it would like to
see BNG off-site delivery prioritised, this should be included within the supporting

text.

If the Council wish to refer to the mitigation hierarchy within this policy, then the
policy should start with a section on the mitigation hierarchy which sets out the
principles of the mitigation hierarchy and that as a point of principle the loss of any
biodiversity should be avoided in the first instance wherever possible. Only then
should you move down the mitigation hierarchy to the minimise, restore and then

offset phases.

Currently, several elements of the policy are unjustified and contrary to national
policy. For the Policy to be found sound, the Council need to revise the palicy wording
to ensure it reflects current national policy advice and guidance. Gladman would urge
the Council to review the Planning Advisory Service guidance on BNG in the context

of Local Plans and Strategic Planning.
Policy BE3 - Sustainable Design & Construction

Whilst the overarching thrust of Policy BE3 is understood, in overall terms Gladman
consider there is a lack of clarity, justification or evidence for a number of the
requirements as detailed within the policy and consider that, as drafted, Policy BE3 is

‘unsound’ for the following reasons.
24



MNuneaton L Bedworth Boreugh Plan Review Regulation |9 Represenfations Glodman Developments

33.14

3.3.15

33.16

3337

Criterion 3 states that all development proposals must show compliance with a water
efficiency standard of 110 litres/person/day. Under current Building Regulations, all
new dwellings must achieve a mandatory level of water efficiency of 125 litres per day
per person, which is a higher standard than that achieved by much of the existing
housing stock. This mandatory standard represents an effective demand
management measure. The Optional Technical Housing Standard is 110 litres per day
per person. The higher standard proposed within the draft policy has not been
justified in accordance with the standard required by the NPPF. If the Council wishes
to adopt the optional standard for water efficiency of 110 litres per persan per day, it
should justify doing so by applying the criteria set out in the PPG (ID: 56-014-
20150327).

Criterion 4 of Policy BE3 sets out that “Development should adhere to the Future
Homes and Buildings Standard prior to its introduction in 2025 by promoting a fabric
first approach, including the use of passive design principles where possible”, This is

unreasonable and unjustified.

It is the Government's intention to set standards for energy efficiency through the
Building Regulations. The key to decarbonising Nuneaton & Bedworth's energy
demand is to recognise the need to move towards greater energy efficiency via a
nationally consistent set of standards and timetable, which is universally understood
and technically implementable. Therefore, the Council does not need to set local
energy efficiency standards to achieve the shared net zero goal because of the higher
levels of energy efficiency standards for new homes set out in the 2021 Part L Interim
Uplift (which requires at least a 31% reduction in emissions compared to current
standards) and proposals for the 2025 Future Homes Standard (which should ensure

that all new homes built from 2025 will produce 75-80% less carbon emissions).

Gladman have been unable to locate within the Council’s supporting evidence any
justification for the requirement for new development to meet the upcoming Future
Homes Standards and Future Buildings standards, ahead of the government's
timeline for its introduction in 2025. Therefore, this part of the policy is not justified,
unsound and should be deleted. Furthermore, there is a wider question of whether

planning policy should be getting involved in matters that are properly being
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3.3.18

addressed through the Building Regulations system at all. Consequently, Gladman
consider criteria 4 of Policy BE3 inappropriate and contend that it should be removed

from the Plan in its entirety.

The residential section of the policy is yet again referring to 95% of development
meeting M4(2) and 5% meeting M4(3), in addition to NDSS. These issues have already
been addressed several times in the Plan and it is not necessary for them to be

referenced in yet another policy.
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SITE SUBMISSIONS

Context

As detailed in Section 3.2, it is not a 'sound’ approach for the Council to advance its
Local Plan Review which makes no contribution towards, and is indeed silent on, the
unmet needs of Coventry City Council. National policy and guidance clearly direct the
Council to address the strategic priorities of its own area, and the unmet housing
needs of its neighbours. It also makes clear that those matters should be addressed

now,

It is Gladman's view that the housing requirement for Nuneaton & Bedworth requires
a further uplift to respond to significant unmet housing need arising from Coventry.
A necessary step for the Plan to take in order for it to be found sound is the delivery
of an increased housing requirement now, even if that is below any eventual
distributed growth, with further allocations identified within the Plan that are

specifically identified to meet Coventry’s unmet need.

Gladman are promating two sites in the Borough for residential led development.
These are Land off Weddington Road, Nuneaton (Appendix 2) and Land off The Long
Shoot, Nuneaton (Appendix 3). Appendix 2 & 3 provide additional detail on these
sites identifying their sustainability and suitability for development and allocation
within the Plan. We respectfully request that these sites are assessed fully in the Local

Plan process which will identify that they are appropriate for allocation.

Gladman has a proved track record of promoting sites which are ready for
development and can quickly progress from allocation to outline and reserved

matters application to development being delivered.
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SUMMARY AND CONCLUSIONS

Introduction

Gladman welcomes the opportunity to comment on the Nuneaton & Bedworth
Borough Plan Review Regulation 19 consultation. These representations have been
drafted with reference to the National Planning Policy Framework (2023) and Planning

Practice Guidance.

For the emerging Plan to be found sound at examination it must be able to meet the
four tests of soundness as required by paragraph 35 of the Framework. This will
require the Local Plan to be positively prepared, justified, effective and consistent with

national planning policy.

Assessment against the Tests of Soundness

As currently framed, we consider that in relation to the proposed scale of residential
development, the Plan is not pasitively prepared, justified, effective or consistent with

national policy. It is, thus, not sound.

National policy and guidance unequivocally direct the Council to address the strategic
priorities of its own area, and the unmet housing needs of its neighbours. It also
makes clear that those matters should be addressed now, and not decanted to future
plan reviews to deal with. This is what the Local Plan Inspector will expect to see if

they are able to find the Plan sound on examination.

It is known that there is an existing unmet need emanating from Coventry that exists
now and, as has been evidenced through this representation and supporting
appendices, there is almost certainly going to be a further unmet need up to 2041
flowing from Coventry City in the region of 14,000 — 39,700 homes. This is clearly a
significant strategic matter that requires urgent action from Nuneaton and Bedwaorth

Council as well as its HMA partners in order to remedy the problem.

Despite the Council having accepted a responsibility to accommodate some of
Coventry's unmet need in the Borough Plan that was adopted just 4 years ago, the

Plan is silent on this matter and makes no contribution towards the unmet housing
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needs of Coventry City Council. This despite the Council's own evidence base clearly

stating that there "is o reasonable prospect that an unmet need will again arise”.

By pursuing this approach Gladman contend that the Council is simply trying to delay,
or even ignore taking the positive action it needs to take now to address this critical
strategic matter. Such an approach is not positively prepared, not justified and not

effective, and so is contrary to national policy and guidance.

Moreover, at this time it is not possible to tell if the Council will be able to discharge
its Duty to Cooperate, and this could have fatal implications for the Plan at
examination. The Council in preparing the Borough Plan Review has a legal duty to
co-operate with neighbouring authorities to address cross-boundary issues, including

Coventry's potential unmet housing need.

Conclusions

The Plan is likely to fail without a fundamental review of housing numbers to consider

unmet housing need from neighbouring Coventry City.

Due to the issues raised through this submission, Gladman formally request to

participate at the examination in public to discuss the issues raised.
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(1]

1.1

1.2

1.3

Introduction

This Report has been prepared by Lichfields, on behalf of a consortium of housebuilders
and land promoters, comprising Gladman Developments Ltd (“Gladman”), St Philips Land
Ltd (“St Philips”) and Richborough (i.e., “the Consortium™), to consider how the unmet
housing needs of the Coventry and Warwickshire Housing Market Area [HMA] ("C&W
HMA") could be sustainably distributed amongst the constituent authorities based upon the
functional relationships between the authorities.

The purpose of this Report is to consider the levels of unmet housing need arising in
Coventry in light of the Council's objectively assessed housing needs [OAHN], set out in the
'Coventry & Warwickshire Housing & Economic Development Needs Assessment
(November 2o2z)' [HEDNA] and the Consortium's alternative assessment of Coventry's
projected household population and housing need, set out in their Housing Needs
Assessment [HNA] (Appendix 2). This Report is not an ‘OAHN’ report. It has been
prepared in support of each member of the Consortium's respective representations to
Nuneaton and Bedworth Borough Council’s (“the Council”) forthcoming Publication Draft
Plan (“the PDP") consultation on the Borough Plan Review.

It is important to note that the Consortium welcomed the Couneil’s previous commitment
to assisting in addressing the unmet housing needs of the C&W HMA through the Borough
Plan 2011-2031 (adopted June 2019) (“the Borough Plan”), as agreed through the 2017
C&W HMA Memorandum of Understanding [MoU]. However, the purpose of this Report is
to demonstrate to the Council that the currently proposed withdrawal from the MoU is
inappropriate and would not accord with the National Planning Policy Framework’s (2021)
[NPPF] elear instructions that local planning authorities [LPAs] should work together to
identify and meet (where it is sustainable to do so) housing needs across neighbouring
areas, underpinned by adequate, relevant and up-to-date evidence now, rather than
deferring these matters (Paras 11b, 31, 354 and 35¢) — and is, therefore "‘unsound’.

As such, the Consortium considers that there is a clear and cogent need for the Council to
work alongside the other C&W HMA authorities to ensure that the HMA's existing unmet
housing needs up to 2031 are addressed alongside the likely emerging unmet needs up to
2041 and beyond.

It should be noted that in Consortium's representations to the Council’s Preferred Options
[PO] consultation on the Borough Plan Review held between 13 June and 22 July 2022, the
Consortium recommended that the Council considered undertaking analysis that
considered the functional housing market relationship between the various local authority
areas, taking account of: the degree of migration and commuting linkages within the C&W
HMA, opportunities to capitalise on sustainable transport links and improve affordability,
and the degree of environmental and physical constraints which might impede on an
authority’s ability to accommodate unmet housing needs.

In this regard, this Report seeks to further justify this approach and demonstrates how this
analysis would, ultimately, illustrate the functional linkages between the authorities within
the CEW HMA, the origins of the unmet housing need, and how Coventry's unmet housing
needs could be sustainably distributed across the CEW HMA and within Nuneaton and
Bedworth.
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1.7

Structure

This Report Update is structured as follows:

Section 2.0 — Sets out the Couneil's proposed approach to addressing the unmet
housing needs of the C&W HMA through the emerging Borough Plan Review;

» Section 3.0 — Defines the extent of the C&W HMA;

.+ Section 4.0 — Sets out the current unmet housing need position across the C&W HMA,
explores the genesis of, and the quantum of the need, and defines the potential scale of
unmet housing needs within Coventry to be met up to 2041;

Section 5.0 — Sets out the approaches taken by other authorities to distributing unmet
housing needs, the need for an evidence-led approach, and Lichfields’ approach to
muodelling the location of where Coventry's unmet housing needs should be addressed;

+  Section 6.0 - Sets out Lichfields' step-by-step analysis of key indicators to conclude on
how much of Coventry's unmet housing needs should be addressed within Nuneaton
and Bedworth; and

- Section 7.0 — Provides Lichfields’ conclusions on the quantum of unmet housing needs
that the Council should be testing and planning to meet through its Borough Plan
Review,

F:
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The Council’s Current Approach

As the Council will be aware, as a part of the preparation of currently adopted Local Plans
across the C&W HMA a series of Joint Strategic Housing Market Assessments [SHMAs]
were produced between 2013 and 2015 for the CEW HMA, which assessed the housing
needs of the C&W HMA over the 2011 — 2031 period.

Importantly, the 2015 Joint SHMA! underpinned the Coventry Local Plan and was
endorsed by the Inspector at the Coventry City Local Plan Examination in Public [EiP]. For
Coventry, the 2015 Joint SHMA identified an OAN for the 2o11-2031 Local Plan period of
42,400 dwellings or 2,120 dwellings per annum [dpa]. However, Coventry’s Strategic
Housing Land Availability Assessment [SHLAA] only identified capacity for ¢.25,000
dwellings.

Consequently, Policy Hi1 (Housing Land Requirements) of Coventry City Council’s *Local
Plan zo11-2031" (*the Local Plan”) set out that provisions would be made for a minimum of
24,600 additional dwellings over the plan period (2011-2031) within the Couneil's
administrative boundary, with the 17,800 dwellings shortfall to be met elsewhere within the
C&W HMAL

To distribute Coventry's unmet housing needs up to 2031 and demonstrate the Duty to
Cooperate [DtC], the C&W HMA authorities prepared and signed the 2017 MoU, which
required each LPA to prepare a Local Plan that reflected the agreed distribution (Para 6) -
the Council subsequently signed the 2017 MoU on 23 January 2018, For Nuneaton and
Bedworth, the 2017 MoU identified that the Council should make provision for 4,020
dwellings up to 2031. To this end, consequently, the Council made provision for these needs
within the 2019 Borough Local Plan.

However, the Council has expressed its concerns regarding the adopted existing level of
unmet needs arising from Coventry, owing to inaccuracies in Coventry’s population
projections and mid-year population estimates and the consequences this has on Coventry's
unmet housing needs up to 2031. As such, the Council has expressly stated that it intends to
withdraw from the Mol and re-negotiate its contribution because of this,:

Notwithstanding this, although the Coventry Local Plan Review Issues and Options [10]
consultation indicates that the Council’'s OAHN is markedly lower than the Standard
Method [SM] figure — discussed further below — it is considered that it is extremely likely
that there will still be an acute level of unmet housing needs arising in Coventry in the
future as the current round of plan-making extends plan periods beyond 2031 and up to
2050 in some instances,

Indeed, the Council’s own ‘Nuneaton & Bedworth Housing & Economic Development
Needs Assessment (2zo22) (“the Nuneaton HEDNA") clearly stated that there “is a
reasonable prospect that an unmet need will again arise” in Coventry, which “given the
strong funetional relationship between Nuneaton and Bedworth and Coventry” may be
“an important consideration in considering overall housing provision within the Borough
Plan Review” (Para 10.7). Moreover, the HEDNA, although not explicitly stated, suggested

! Updated Assessment of Housing Need: Coventry-Warwlckshire HMA (September 2015)
! hitpsi/ fedempcracy covenby.gov.uk/ mgAlaspa D =340601

Fg_f
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2.4

that some of the C&W HMA authorities would need to consider unmet needs arising from
the C&W HMA (Para 15.8).

Despite this, the Council's previous PO consualtation and PDP consultation make no
commitment to a contribution towards the unmet needs of Coventry, Whist the PDP is
silent on the matter, the PO stated that this was on the basis of uncertainties surrounding
Coventry’s housing need with regards to ongoing doubts regarding the 2014-based
househald projections for the city (Para 7.25). As such, the Couneil’s emerging Borough
Plan Review is not seeking to make provisions for the unmet housing needs of Coventry
hevond 2031 — quantified and discussed further below.
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The Housing Market Area

As indicated above, the Council falls within the C&W HMA. The extent of the HMA was first
established in the joint Coventry and Warwickshire Strategic Housing Market Assessment
in 2013 (“the 2013 Joint SHMA"), prepared by GL Hearn and Justin Gardner Consulting,
which was commissioned jointly by the authorities for the functional housing market area.
The purpose of the Joint SHMA was to (inter alia) bring together the evidence base
necessary to make policy decisions on overall housing requirements within the HMA.

In defining the HMA, the 2013 Joint SHMA utilised a ‘best fit’ approach, which uses LPA
boundaries, and concluded that the C&W HMA comprised 6 LPAs.» Notably, the C&W HMA
is also contiguous with the Coventry and Warwickshire Local Enterprise Partnership
[CWLEP].

Flgure 3.1 CLG Strategle Housing Market Areas

Source: 2013 Joint SHMA (GL Hearn)

The 2013 Joint SHMA was subsequently updated in 2014 and again in 2015 to reflect the
publication of new population and household projections since the publication of previous
versions of the Joint SHMA. Nevertheless, the spatial extent of the C&W HMA remained
unchanged throughout these subsequent updates. Although not explicitly, as set out in the
Coventry’s Local Plan and Stratford-on-Avon ‘Core Strategy 2011-2031° (“the Core
Strategy”) Inspectors Reports, the Inspectors accepted the scope and extent of the C&W

! Coventry City Council, Nuniaton and Bedwarth Borough Council, North Warwickshire Borough Council, Rugby Borough Council,
Warwlck District Council and Stratford-on-Avon District Councll

12013 -based Sub-Mational Population Projections & Econormic Forecasty; implications for Housing Need in Coventry &
Warwickshire [September 2014)
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HMA (IR 21 and IR13 respectively). In essence, the C&W HMA has been endorsed by
Inspectors through the examinations and adoption of the currently adopted Local Plans
across the HMA and therefore represents a long-established functional strategic HMA.
Indeed, the HMA was adopted as the framework, and starting point, in the 2017 MoU for
distributing Coventry’s unmet housing needs and it is settled that the area comprises the
geographic extent of ‘neighbouring areas’ from which the NPPF requires unmet needs be
addressed. Moreover, it is considered that the C&W HMA remains an appropriate HMA
geography, with the HEDNA reviewing the HMA and concluding that:

“Whilst functional geographies do not in reality precisely fit onto local authority
boundaries, Coventry and Warwickshire remains an appropriate ‘best fit' Housing
Market Area (HMA) and Functional Economic Market Area (FEMA)." (Para 1.9)
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The Origins and Scale of Unmet Housing
Needs

As set out above, the Coventry's Local Plan confirmed an unmet housing need of 17,800
dwellings up to 2031. These needs were met within respective adopted Local Plans
throughout the C&W HMA, as agreed through the 2017 MoU; albeit there are legitimate
questions as to whether this need was fully addressed.

Indeed, the 2017 MoU agreed distribution of growth implied that c.3,800 dwellings of the
shortfall had not been accounted for within the distribution, Warwick adopted a shorter
plan period (2011-2029) resulting in a 664 dwelling lower contribution and Stratford-on-
Avon deferred addressing these needs to a future Site Allocations Plan [SAP] which now
does not propose to make any provision for the unmet housing needs of the C&W HMA. As
such, on the face of it, there remains an unaccounted shortfall of 4,464 dwellings up to
2031.

Notwithstanding this, it is important to note that as authorities within the C&W HMA begin
to review their Local Plans, these reviews will need to be undertaken in accordance with the
revised NPPF and Planning Practice Guidance [PPG].

As the Council will be aware, Coventry’s Local Plan Review should have regard to palicy
requirements set out in the revised NPPF, including caleulating its local housing need
[LHN] figure using the SM. Indeed, the NPPF is clear that LPAs should, as a minimum,
provide for the OAHN of the area (Para 11b), which should be informed by the SM for
calculating LHN (Para 61). However, Coventry has sought to demonstrate that "exceptional
circumstances’ exist that would justify an alternative approach to the SM (i.e., Para 61 of the
NPPF), which are set out in the HEDNA and Coventry 10.

Whilst this may be Coventry's position, the Consortium contends that Coventry's approach
to calculating its OAHN would not accord with the NPPF, nor the Government's ambitions
to significantly boost the supply of housing and focus development in the top 20 major
urban areas of the country — and is, therefore ‘unsound’ — which is discussed further below.
When taking the correct approach, and when coupled with the underbounded nature of
Coventry, it is considered highly likely that Coventry will continue to face further significant
land capacity and availability pressures (i.e., more unmet housing needs up to 2041), which
the Council and other C&W HMA authorities will need to assist in meeting. In this regard,
there are several housing need scenarios arising in Coventry which need to be considered
when determining the likely level of unmet housing needs arising in Coventry:

1. The Standard Method

As the Council will be aware, on 24 July 2018, the Government published the revised NPPF,
which amongst other things, introduced the new standardised methodology to assess LHN,
which took immediate effect. As such, for the purposes of plan-making in the C&W HMA,
the SM applies for the C&W HMA authorities, unless ‘exceptional circumstances' justify an
alternative approach.

Notably, and as the Council will be aware, the SM is caleulated — for the vast majority of
local authorities — based on the 2014-based household projections, uplifted where
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appropriate to address the latest median workplace-based affordability ratios, and in
certain instances, capped at a level 40% above the annual average housing requirement
figure set out in existing up-to-date policies.’

However, following the consultations received in relation to the Government's proposed
changes to the SM, as a part of the ‘Changes to the current planning system’ consultation, in
December 2020 the Government revised the SM. The PPG* was revised to include a further
stage within the SM which applied a 35% uplift for those urban local authorities in the top
20 cities and urban centres list; which includes Coventry.

As a consequence of the new SM, as of August 2023, Coventry's minimum annual housing
requirement is 3,247 dpa (“Scenario 1"). This is markedly higher than the OAHN of 2,120
set out in the 2015 Joint SHMA Update, and previous LHN figures for Coventry. Ultimately,
this is because in December 2022, the Coventry Local Plan became more than five years
old, and as such, the 40% cap no longer applies to the Local Plan requirement. Instead, it
applies to the household projections. This is important, as the 40% cap on the Local Plan
requirement artificially lowered housing needs within Coventry by virtue of the Local Plan
being unable to meet its housing needs. This is tacitly accepted in the PPG’, which states
that the “cap reduces the minimum number generated by the standard method, but does
not reduce housing need itself”.

Moreover, the current SM figure for Coventry includes the 35% uplift for those urban local
authorities in the top 20 cities and urban centres list. Nevertheless, the above represents
the NPPF's and PPG's starting position for Coventry’s minimum housing requirement for
the 2021-2041 Local Plan Review period.

2, The HEDNA’s Approach

Given concerns regarding Coventry’s population projections and mid-year population
estimates with regards to perceived inaccuracies in respect of the impacts of the student
population on the housing need figures — a point which the UK Statistics Authority has
acknowledged® and ONS have indicated would be reviewed® - the HEDNA sought to deviate
from the SM's use of the 2014-based household projections; as required by the PPG.* In
particular, the HEDNA considered that there were two main considerations justifving a
departure from the 2014-based projections, which comprised:

“s Firstly that demographic data on which projections are based is demonstrably wrong
and cannot realistically be used for trend-based projections on which the Standard
Method is based; and

YPPG ID: 20-004: “Where the relevant stroteglc policies for housing were odepied more thar 5 peors ogo {at the pairt of making
the colculotion). the locol housing meed figure is copped ot 40% above whichever is the higher af: 0. the projected household
growth for the orea aver the 10 yeor period identified in step 1; or
L, the overoge annual housing requirement figure set out In the most recently odopted strotegic palicies [if @ flgure exisés). ™
¥ PPG |D: 2a-004
' PPG ID-2a-007
* Review of population estimates, and projections produced by the Office for National Statistics (May 2021), UKSA
* fivallable at:
hitps:/fwww.ons.gov,ik/ peoplepopulationandeommunity/ populationandmigmtion/populationestimates/ aticles/ futur
E‘;FJI.!I[!furrﬁt‘ﬂ.fﬂll-l).l!l'-‘%!ﬂ!llﬂﬂﬂnﬁ!lI!!ﬂtl‘-!ﬂ_"!"lﬂﬂlim'ILIDE-L'{U!!-_UI-_'M
PPG 10: 2a-005
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« Secondly that demographic trends have changed so much that it is unrealistic to use a
set of projections based on information in a trend period to 2014, which is now over 8-
years old.” (Para 5.16).

On this basis, the purpose of the HEDNA was (inter alia) to consider the overall housing
need within the C&W HMA between 2021 and 2041 and up to 2050, having regard to the
SM, an interrogation of demographic trends and other relevant considerations including
economic growth potential. It should also be noted that the HEDNA has also considered the
demographic analysis and modelling of housing needs capturing initial Census data
released on 28th June 2022,

When having regard to the PPG’s guidance that an alternative approach to the SM can be
taken in ‘exceptional circumstances’,” the HEDNA deviates away from the main SM’s
required use of the 2014-based projections and prepares its own ‘trend-based projections’.
In this regard, the HEDNA derives its own sub-national population projections based on
several different datasets to reflect a 10-year migration trend. Namely, it has utilised the
population/migration trends from the 2018 Sub-National Population Projections [SNPP]
and applied adjustments to reflect the Mid-Year Estimates and 2021 Census on
births/mortality and migration.

These projections are then applied to the househaolds as of 2021 recorded in the Census,
with the 2014-based Household Representative Rates, to derive a new household projection
for each authority, The HEDNA then runs these baseline population projections through
the SM framework (i.e., an uplift for the median affordability ratio), and, importantly, the
45% Urban Centres uplift is applied. Consequently, the HEDNA concludes on an OAHN of
1,064 dpa for Coventry ("Seenario 2") — which was 1,224 lower than the then 2014-based
LHN (utilising the then 2021 Median Affordability Ratio) and is 1,283 lower than the
current SM for Coventry.

3. The Consortium’s Alternative Approach

The PPG states that an alternative approach to the SM can be take in ‘exceptional
circumstances’, stating that:

it i t ¥l 1... authorities ¢
this to be scruti e closely at examination. There is an expectation that the
standard method will be used and that any other method will be used only in exceptional

circumstances.™ (Emphasis added)

And goes on to state:

“Where an alternative approach results in a lower housing need figure than that identified
using the standard method, the strategic policy-making authority will need to

0 ate, usin t evidence, th ure is b i realistic 1005 0
demographic growth and that there are exeeptional local circumstances that justify
deviating from the standard method. This will be tested at examination.

"UPPG ID: 2a-003
Y PPG 10: 2a-D03
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ny meth hich relies on using h hol, jections mao nt ished than th
2014-based household projections will not be considered to be following the standard
method as set out in paragraph 60 of the National Planning Policy Framework. As
explained above, it is not considered that these projections provide an appropriate basis
for use in the standard method.™ (Emphasis added)

It is therefore clear that the SM should be used for the purposes of calculating housing
needs, unless ‘exceptional circumstances’ justify an alternative approach. In this regard,
prior to the HEDNA being published, the Consortium commissioned the HNA (Appendix
2}, prepared by Lichfields, to provide the Consortium’s alternative assessment of Coventry's
projected household population to be used as a basis for calculating the level of housing
need arising from the city in the future.

As required by the PPG, " the SM still utilises the 2014-based household projections.
However, the Consortium was acutely aware of the concerns expressed by the Council in
respect of the challenges to Coventry’s population projections and mid-year population
estimates with regards to perceived inaccuracies. Therefore, as a part of the HNA, it was
concluded that the principle of deviating from the 2014-based household projections, but
utilising the SM framework was acceptable in principle — an approach the HEDNA
subsequently took. As such, the Consortium accepts, in principle, the derivation of
independent population projections and agrees with the HEDNA's approach of utilising the
broad SM framework in calculating an OAHN for Coventry.

In this context, the HNA prepared its own alternative projections for Coventry, which had
regard to the 2021 Census population and household data, published on 28 June 2022, and
made adjustments to the official 2018-based projections to take account of the differences
in migration over the 10-year intercensal period. As such, when the HNA's alternative
population and household projections were run through the SM framework, including the
35% uplift, this resulted in a minimum LHN figure of 2,529 dpa (“Scenario 3").

4. Coventry's Approach

Coventry is currently consulting on the 10, which sets out Coventry's views on its housing
requirement for the 2021 to 2041 plan period. Drawing on the HEDNA, the 10 states that
the Topic Paper has set out three housing needs options for the 2021-2041 plan period:

1 Scenario 1: SM for LHN - a total minimum need of 63,760 new homes — or 3,188 dpa;

2 Scenario 2: The HEDNA's 2021 Census ‘trend-based projections’ which are run through
the SM's framework (Inc. 35% Urban Centres uplift applied) - a total of 39,280 new
homes — or 1,964 dpa; and

3  Scenario 3: The HEDNA's 2021 Census ‘trend-based projections’ which are run through
the SM's framework (Exe. 35% Urban Centres uplift applied) - a total of 29,100 new
homes — or 1,455 dpa.

Ultimately, the 10 concludes that "Scenario 3 represents the true need for Coventry, as it is
hased on the best available evidence. The Council, therefore, considers that this is the
Sfigure that we should deliver and is seeking views on this approach.” In particular, the 10

T PPG ID: 20015
M PPG 1D: 2a-D05
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states that the Council disagrees with the implementation of the SM's 35% Uplift, stating
that "the figure is not justified and appears entirely arbitrary, having no relevance to
addressing local need.” Fundamentally, whilst the Consortium accepts that it is appropriate
to deviate from the 2014-based household projections in this instance, the Consortium
considers that Coventry's proposed approach would not accord with the NPPF, nor the
Government's ambitions to significantly boost the supply of housing and focus development
in the top 20 major urban areas of the country — and is, therefore ‘unsound’. To this end,
the Consortium has made representations to the 10 which set out the Consortium’s

concerns with this approach. As such, the Council’s 10 approach should be disregarded at
this time.

Available Land Supply

As a part of the Coventry Local Plan Review, Coventry has now updated its evidence base,
and prepared a ‘Housing and Economic Land Availability Assessment’ (2023) [HELAA]. It
is understood that the HELAA was prepared within the context of the jointly prepared
Housing and Economie Land Availability Assessment Methodology in September 2021,
Crucially the HELAA updates the Council's information in respect of available housing land
supply and sets out the projected delivery of new housing between 2021/22 and 2040/41.
The purported housing land supply comprises several components, including:

Figure 4.1 Coventry's components of housing land supply

Housing land supply Number of Homas

Past net completions 3,818 (2021 /22 manitaring year)
1,620 (2022 / 23 monitoring year)

Call for brownfield sites 1,200 (approx.) =

Sites with planning permission (includes those | 11,914
under construction but not completed)

Local Plan allocations — remaining capacity 3.151

City Centre Area Action Plan Remaining 455

Allecatlons

Windftall 3,000 (2026 onwards)"
Total 25,158*"*

Source: Table 5, Coventry |0 Consultation

As such, as of 31st March 2023, Coventry has confirmed a supply of 25,158 dwellings. As is
shown above, a large proportion of this supply is already permitted; albeit, a large majority
of this existing permitted land supply relates to flatted PBSA or flatted sehemes on
previously developed land.

The HELAA supply also indicates that ¢.3,000 windfalls would oceur between 2026 and
2041, equating to an annual rate of 200 dpa. This is, of course, an optimistic position,
which assumes that existing trends will continue beyond 2031. For example, it may become
apparent that there is a lack of windfall sites suitable for redevelopment in the future
because brownfield land is, by its nature, diminishing in supply, which would consequently
impact the likely Loeal Plan windfall completions. Notwithstanding this, at present, the

" Coventry and Warwlckshire Sub-Regional Joint Method Statement Housing and Econamic Land
Avallability Asspasment - Methodology September 2021
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above supply represents a reasonable starting point for considering the likely unmet
housing need in Coventry up to 2041.
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Coventry’s likely level of Unmet Housing Need

Table 4.1 demonstrates the likely range of Coventry’s shortfall across the 2021-2041 period.

Table 4.1 Likely Housing Shortfall for Coventry up to 2041

3,247 1,964 2529
(based on 2014-based ‘::::::wﬂ:h;:' {based on 2018-based
Minfmism Annual Need (p.a) LHN figures and ‘oure and Includ Lichfields adjusted LHN
including 35% Urban 35% Urban C T“ figure and Including 35%
Centre Uplift) TR Urban Centre Ugplitt)
Uplife)
Minimum Howsing Need over Plan Periad
ity 54,840 39,280 50,580
15158
T sem | sam | asanm

Source; Lichfields’ analysis

The above suggests that, based on the SM, there would be a minimum shortfall of ¢.39,782
dwellings over the 2021-2041 period. This would markedly reduce if the HEDNA OAHN
wiis utilised, falling to c.14,122, which is still an acute level of unmet housing need within
the C&W HMA. However, if an alternative approach was utilised, which draws on the 2018-
based household projections adjusted to reflect 10-year intercensal migration trends and
re-run through the SM ealeculation, there would be a minimum shortfall of c.25,422
dwellings over the 2021-2041 period.

It is important to note that the NPPF and PPG are clear that the LHN figure generated by
the SM is the minimum starting point (i.e., a "policy-off” housing need) and it very well may
be that Coventry needs to explore further uplifts to these minimum figures. Therefore, these
shortfalls should be seen as the minimum level of unmet housing need, which does not take
into consideration whether higher levels of growth would be required.

On this basis, a key hurdle for the Council, and indeed all authorities in the C&W HMA, will
be the need to onee again strategically and collaboratively grapple with how these unmet
housing needs can be addressed through the raft of emerging Local Plan reviews to ensure
that the Council and HMA can demonstrate that it has complied with the DtC. In this
regard, the Consortium strongly contends that the Council, alongside other C&W HMA
authorities, should work together to identify and meet (where it is sustainable to do so) the
housing needs of the C&EW HMA, underpinned by adequate, relevant, and up-to-date
evidence now, rather than deferring these matters.
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5.6

Distributing Unmet Housing Needs

The NPPF is clear that:

“Strategic policies should, as a minimum, provide for objectively assessed needs for
housing and other uses, as well as any needs that cannot be met within neighbouring
areas” (paragraph 11b) (Emphasis added)

It goes on to state that:

“The preparation and review of all policies should be underpinned by relevant and up-to-
date evidence. This should be adequate and proportionate,_focused tightly on supporting

and justifying the policies concerned, and take into account relevant market signals.”
(paragraph 31) (Emphasis added)

It is also clear that Local Plans should be:

joint king on -boundary strategic ma t b

dealt with rather than deferred, as evidenced by the statement of common ground”
(paragraph 35¢) (Emphasis added)

In essence, the NPPF is clear that local planning authorities [LPAs] are required to work
together to identify and meet (where it is sustainable to do so) the housing needs of the
relevant HMA, underpinned by adequate, relevant and up-to-date evidence.

The Need for an Evidence-led and Functional Housing
Market Relationship Approach

At present, due to a slow-down in plan-making, it is unclear whether any of the C&W HMA
authorities will work together to address the likely unmet housing needs arising from
Coventry up to 2041, This is despite, as noted above, the Council's Nuneaton HEDNA and
the HEDNA recognising that there is a reasonable prospect that an unmet need will again
arise in Coventry, which “given the strong functional relationship between Nuneaton and
Bedworth and Coventry” maybe “an important consideration in considering overall
housing provision within the Borough Plan Review"” (Para 10,7, Nuneaton HEDNA). It is
considered that Coventry’s approach to determining its OAHN, set out in the 10, is
fundamentally inappropriate. As such, even if, subject to exeeptional circumstances,
Coventry seeks to use alternative projections rather than the SM (i.e., Scenarios 2 and 3),
Coventry's own evidence base on land supply indicates that there is likely to be unmet
housing needs arising from Coventry.

On this basis, as required by the NPPF, the Council will need to work alongside other CEW
HMA authorities to address these needs — per the DXC. In this context, whilst the NPPF is
clear that LPAs should meet their own housing needs and the unmet needs of other
authorities where they cannot be met (Para 11b) based on up-to-date evidence (Para 31) and
cross-boundary joint working (Para 35), it does not explicitly set out a single, or definitive,
approach to distributing this unmet need. How, therefore, should the C&W HMA
authorities seek to address the unmet housing needs of Coventry within the HMA and how
much (and what proportion) of those unmet needs should that location seek to plan for?
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Il 35 clear thal. Lor many HM A=, a [air share’ approach would nol work as gore adthoritizs
miry be nearly ag eonstrained as the ovigin of the winet housing needs in the first place,
alheit in respect of Tootnote 7 constrainks rather than administrathve boundaries. Suceh an
approach i alzo wnlilely L be supporled by evidenee (i.e.. Para 21). Indeed, 1his was an
issue Laced by Norlh Warwickshire, who inilislly utilised a 10% ligure for their conlribulion
towards the GRLCITMAS unmet need, with the Tnspector stating that:

28, Althouch estaddisfimg fousineg meeds oot an exacd scicace, L poragronh 799
cxplaing that NWB has tested delivering 10% of that residual (3,070 haines), wchich s
referred to b ife LE o an uspiration”. Whilst thef aspiralion [s sigaiffeant in pro-rofo
ferans cpivenn Pher rrnieber o oot o fE e woithin The Gresiler Birminighomm Housing Mefeet
Areda (GBIMAY the Justifcation for a figure af w2k s nor reacdify apparent,” (Inspector’s
Preliminary Note Ref: INSP1) (Emphasis added)

Furthormore, ther: is little peent oking boevoned the C&W HRMA, a5 thore are likely to he
few soein-ceonomic linkages between the origin of the cnmet housing needs and the
respeclive aulhorily. Again, an Ingpector al the Siralord-on-Avon Core Siralsgy EiP stated,
“there is ne polnt trying to meet the unmet needs of Binningham i Glasgow because the
socio-ceonontic links woald be lost.” (IR, Inspectors Report), Morcover, sivea the wider
West Midlands” unmet housing need issues, it is un ikely that many authorities beyond the
CEW TINA wonld e in a position to offer mich assistance in any event.

In This regavd, as the Conoeil will be aware, at the very heavl of the approaclh adapled |y the
CEW TINMA authorities o distribute Coventry's ammet honsing needs through the =on 7
Mol was a functional relationship {e.£., migration and commuting) that also attributed
ecunomic uplifls to mdividual auidhorities, 1 should be nated that the Consortinm, and
dovelopncal dusley ncre widely across Lhe Weosl Mudlaods, has Fon supporbed U CEW
IIM A authoritics’ approach to dealing with this matter in this way, The preparation of the
2017 Mol based on a joint evidence base, enabled a consislenl approach o plan-making
ancl addressing these needs quickly acrnss the HMA which dealt with, vather than deferred,
this important and stratepde eross-houndary matter, Cracially, the Inspectors at the EiPs
emdorsed this approach too see for example the Stratford-on-Avon Core Strategy (2017)
Inspector’s Heport.'®

Matably, other authorities have deawn oo the H WA’ Hunetional Relationship approseh.
Indead, to help address tha wmmet housing needs of GBBCIHMA, North Warwickshire
considercd the proxdmity, eonncetivity, ard strength of functional inter-relationshipes with
Birmingh:m in determnining its contribution towards addvessing the unmet hous'ng needs
ol Lhe GBECHMAL This was nalocally sinnlar Lo Lhe appecach lakeo by C&W HMWA and,
amain, was an approach that the Inspector supported. 7 More recently, in comsidering how
the nnmet housing reeds of Leicester — another city subject to the 353 urban centres uplift
— eonilil be addressed throaghont the Teicaster and Teicestershire Honsing Marlet Avea
|ILLHMA | @ similar funcehonal relztionship approach was utilised, Albeit this approach
differed slightly and drew on considerations of ceenomic alignment and market capacity.

Whilst the NFPT and PPG provide no formal moechanism to undertake this task, it is eleas
that the inital functionsl relationship approach taken b the C&W HMA authositics, which
was endorsed by Inspectors, has now peen utilised elsewhere within the country as a critical

* IKed, Irspectars Keport
-HIRL2, s pectors Repart
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mechanism for evidencing the apportionment of unmet housing needs. As such, the
Consortium contends that there is a clear and cogent need to explore distributing the unmet
housing needs of Coventry based upon the functional relationships between the authorities
to provide an evidence-led approach to addressing this matter now. In the absence of this,
there is a very real risk that Coventry’s housing needs may not be fully met, that the DtC
cannot be sufficiently evidenced and that the Borough Plan Review may be found

‘unsound’.
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Lichfields Methodology

The NPPF requires housing needs to be met, it does not explicitly set out a single, or
definitive, approach to distributing this unmet need. Whilst the Consortium welcomes the
proactive approach taken to date by the C&W HMA authorities (e.g., the 2017 MoU), it
nevertheless is clear that this issue will onee again be at the fore of IMC discussions as the
C&W HMA authorities review their adopted Local Plans under the current NPPF.

The key question, therefore, is where outside of Coventry will those needs arise and how
much (and what proportion) of those unmet needs should that location seek to plan for? To
this end, Lichfields has developed a three-stage ‘Functional Relationship and Gravity
Model’, which builds on the foundations of the functional relationship approaches taken by
the C&W HMA and LLHMA, which is as follows:

1 Stage 1: Quantifying Linkages — [t is important to begin by identifving and
analysing the functional linkages between the C&W HMA. This draws on an analysis of
out-migration and in-commuting flows,* which are then converted into a percentage of
the total flows into and out of Coventry. A blended average is then taken. This then
represents a baseline degree of housing market linkage (“baseline share™) that an area
has with Coventry and forms the starting position;

2 Stage 2: Sustainability and Market Signals Adjustments — There is a need to
consider how, and whether, additional factors might influence the proportion of the
baseline share that an authority has. Stage 2 includes adjustments for:

a  Sustainable rail links: Authorities that benefit from good public transport links
to Coventry can enable the promotion of sustainable commuting patterns. This is
particularly important as the NPPF is clear that plans should actively manage
patterns of development to support sustainable transportation.* The adjustment
utilises the guickest train travel times from a station within the Distriet to
Coventry;

b Sustainable bus links: As per the above, this adjustment utilises the percentage
of a district within 45 minutes travel time, at peak times, from a District to
Coventry; and

¢ Affordability pressures: Higher affordability ratios are a core indicator of a
worsening housing market. It is necessary to consider how some areas (i.e., with
greater affordability pressures) should be expected to do more than their ‘share’, as
pressures are more pronounced. Doing so could reasonably be expected to improve
affordability and ensure that housing needs are met. This adjustment utilises the
ONS median workplace-based affordability ratios (i.e., the 2o22 ratios*) and the
SM's affordability adjustment.»

3 Stage 3: Environmental, Policy and Physical Constraints — The NPPF is clear
that strategic policies should, as a minimum, provide for objectively assessed needs for
housing and any unmet housing needs, unless it is not sustainable to do so.2 There is a

W ppG ID: 61018

* Paras 104 and 105, NPPF (2021)
5 Published In March 2023

1 ppG I0: 20-004

# para 11b, NPPF (2021)
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6.4
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need to consider whether environmental and physical constraints could prevent
development. The Stage 3 analysis includes adjustments for:

i

Fundamental environmental constraints: The analysis maps fundamental
constraints (e.g., NPPF footnote 7 environmental constraints) and considers the
proportion of the district's area that is fundamentally constrained; however, this
excludes Green Belt;

Policy constraints: The analysis maps Green Belt and considers the proportion
of the District’s area that is covered by Green Belt designations; and

Under-bounded authorities: Some authorities’ urban areas have grown to the
extent of their administrative boundaries and have limited available land to
accommuodate the pressure for further expansion. These authorities are considered
‘under-bounded’ and are unable to accommodate significant further growth.

A summary of the Stage 2-3 adjustments is shown in Table 6.1 below. As a part of Stage 3,
authorities that are under-bounded are excluded from the analysis; accordingly, a -100%
adjustment factor is applied to these authorities. In addition, the final stage accounts for
existing/emerging commitments in Local Plans and includes the application of a eap that
limits the increases any one individual local authority can face up to 25% and rebalances
the proportions accordingly. However, in instances where the HMA only comprises a small
number of authorities, a 25% cap may not be appropriate as the implications of applving a
‘cap’ could unreasonably and unjustifiably shift higher contributions on to authorities with
much weaker social-economic links. The model then summarises the proportion of the
overall sub-HMAs unmet housing needs that each of the C&W HMA authorities and others
should seek to meet through their Local Plan Reviews.

Table 6.1 Stage 2-3 adjustments applied to each district's base share of unmet needs

*20% <10 mins >20% *10% <10% <I5%
«10% 10-20 mins 15-20% 15-20% 10-20% 15-50%
% 20-30 mins 10-15% 10-15% 20-30% 50-70%
-10% 30-40 mins 5-10% 5-10%% 20-40% T0-90%
20, =40 mins 0-5% <5% s40%, =00%

Importantly, Lichfields’ model reflects the key choices people make in respect of where they

live and work and utilises this to demonstrate how far, and the degree to which, this
impacts on the authorities within the HMA and beyond. Fundamentally, the model is
weighted towards locations and communities that can accommodate greater levels of
growth across the region, but it also ensures that each authority would still take a *fair
share' and would not be disproportionately impacted by the outcomes of the model.
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7.4

Nuneaton and Bedworth’s Functional
Relationship

Stage 1: A baseline degree of Linkage

As a result of some residents being unable to find appropriate housing in Coventry, this will
place additional pressures on those areas that are linked in housing market terms to the
city. This is because, compared to past trends, this will result in either more migration out
of these areas (as people move to seek a home) or less migration into these areas as people
cannot find a home to move to and therefore choose a different location but commute to a
place of work. As such, areas that are strongly related to Coventry will face greater
pressures from the unmet needs. ldentifying how inter-dependent a location is within the
C&W HMA is a function of movement, both to live (migration) and to work (commuting).

1. Migration

In respect of migration patterns for the C&W HMA, Lichfields’ analysis of migration flows
between 2012 and 2020 show that whilst Coventry is a major inward migration destination,
it also sees significant levels of outward migration to neighbouring authorities reflecting
different stages of life and living preferences. In particular, just over half of all of the city's
outward migration into the C&W HMA is into Warwick (c.50%), with a majority of the
remaining people migrating to Nuneaton and Bedworth (c.27%).

It is therefore clear that Coventry exerts a significant migration pressure on these areas, to a
much greater extent than it does the other areas such as Rugby (c.13%), Stratford-upon-
Avon (c.4%) and North Warwickshire (c.4%). This may be the result of both Districts having
large towns in close proximity to the city, such as Kenilworth in Warwick, and Bedworth in
Nuneaton and Bedworth. Moreover, it may have been the result of Coventry to Nuneaton
and Coventry to Leamington Spa Railway Lines, which provide direct access from these
areas to Coventry that were upgraded in 2016 and 2010,

Importantly, this gross outward migration flow over the 2012 to 2020 period provides an
indicator of the spatial extent of the geography that Coventry’s unmet housing need might
impact. As shown in Figure 7.1, it is clear that Coventry exerts significant housing pressures
on the Warwick and Nuneaton and Bedworth authorities collectively.

Pg 19
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Figure 7.1 Gross out-migration (from Coventry)

D HMA Boundary

Local Authority
Boundary

Coventry Local
Authority

% ol Gross Out-Migration Flows
from Coventry to Districts in
Housing Market Area

0%+

5% - 29%
0% - 24%
15% - 19%
1096 - 14%

<10%

Semivim! DN Migratlioh Ealimaies
{2012 H120 Total)

Source: Lichfields analysis based on ONS Migration Estimates (2012-2020 Tatal)

a2, Travel to Work

With regards to the travel to work patterns, Lichfields’ analysis demonstrates that
Coventry's economy is relatively wide-reaching across the C&W HMA and beyvond into
Birmingham and parts of Leicestershire, with a gross inflow of ¢.10,800 commuters into
Coventry every day. As a result, the city's economic opportunities in edueation,
manufacturing, retail and healthcare are placing pressure on local housing markets in areas
where there is good commuter access.

In this regard, Lichfields’ analysis shows that, in general, the travel inflows within the C&W
HMA tend to correlate with the above-mentioned migration patterns. However, the 2zo11
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Census showed that the strongest travel inflow from within the C&W HMA into Coventry
arises from Nuneaton and Bedworth (c.41%), rather than Warwick (¢.29%), with maost of
the remaining people commuting in from Rugby (c.18%). Conversely, as was seen in
migration flows, more rural areas, such as North Warwickshire (c.6%) and Stratford-upon-
Avon (e.7%) see significantly weaker inflows of residents commuting into the city daily.

Figure 7.2 In-commiuters {to Caventry)

D HMA Boundary

Lecal Autharity
Boundary

Coventry Local
Authority

% of In-Commuters froam
District in the Housing Markst
Area to Coventry

o o

25% - 29%
20°% - 24%
15% - 19%
10 - 14%:

<10%

Soiree: Copnpuis 2011 Table WUGKLK

Source: Lichfields analysis based on 2011 Table WUDIUK

Baseline degree of linkage

Drawing on the analysis of out-migration and in-commuting flows into and out of Coventry,
which is converted into a simple percentage and then averaged out, we can determine a
percentage for each District (adding up to 100% for the whole of the C&W HMA). This
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percentage represents the baseline degree of housing market linkage an area has with
Coventry and therefore represents its starting share of their unmet needs that will need to
be met. For Nuneaton and Bedworth, Lichfields’ analysis results in a baseline starting point
share of ¢.34.5%, which the Stage 2 and 3 adjustments will be applied to.

Figure 7.3 Base share of Coventry's unmet needs

m
D o soundry

Local Authority
Boundary

Caoveritry Local
Autharity

Baseline Functional Link
with Coventry

30

5% - 29%

20% - 4%

15% - 19%

10% - 14%

<10%

Source: Lichfields analysis
Stage 2: Uplift and Restraint Factors

7.8 When accounting for the Stage 2 adjustments, the Borough's baseline share for the C&W
HMA would increase to 48.3%. The detailed analysis for the Stage 2 adjustments is set out
below in more detail:

P 22
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1. Sustainable Rail Links

The NPPF sets out an approach to sustainable development patterns that specifically
identifies support for patterns of development that facilitate the use of sustainable modes of
transport. In this regard, it is noted that the HMA benefits from a regional railway network.

In this context, Lichfields has reviewed the fastest train times between all stations within
the HMA and Coventry (as shown in Figure 7.4). Notably, although only having two
stations, the Borough does provide rapid access to Coventry within 12 minutes. Although
there are some authorities within the HMA that offer faster rail access to Coventry, such as
Rugby and Warwick, the Borough is one of the most accessible authorities for access to
Coventry.

Accordingly, Lichfields’ model has aseribed a 10% uplift to the baseline degree of linkage as
the fastest commuting times is between 10 and 20 minutes. Other authorities across the
C&W HMA offer much slower commuting times to Coventry, which aligns with some of the
other more rural authorities in the C&W HMA, such as Stratford-upon-Avon and North
Warwickshire, as these authorities have a slower commuting times and multiple changes.
As such, the Borough's rail-links with the city are stronger than both of these authorities
(aseribed a -10% and -20% adjustment respectively), Conversely, and logically, those
authorities closer to the eity, such as Rughy and Warwick, have faster access to the city and
are therefore ascribed a 10% or 20% uplift.
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Figure 7.4 Fastest Train Times to Coventry
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Source: Lichfields based on the Traln Line

2. Sustainable Bus Links

Whilst the HMA does benefit from a rail network, the rail network has a particularly strong
emphasis on connections with Birmingham, rather than to and from Coventry. By way of
example, areas such as Stratford-upon-Avon and North Warwickshire do not benefit from
direct trains to Coventry, despite having several stations throughout the District. As such,
there is a need to change up to two times to enable travel to Coventry. There are similar
issues throughout the HMA, whereby authorities have some stations that offer direct
access, but others that don't — such as Warwick.
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7.1

Haowwewver, the HAMA also benefits from relatively strany aceess to the stratepic road network
[SEN] (e, the Mo, M6, and A5) and & regivnal Dus nelwork, Tadesd, the Nalicnal Express
Coventry operates 48 Bus vontes in the Wast Midlands with 1,228 bus stops. As sat out
above, Lhe NTPF encourages supporl for palierns of developient that facililate the use of
enstminable ouedes of lranspool, which includes buses. Moreover, where (ireen Belt relesse
is eomsidered necessary, poans shonld give frst eonsideration o land that bas been
previously developed and/or is well-served v pablic transport.e To this end, Lichfields has
mapped oul Lhe percenlaze ol an authorily thal is wilhin 45 minules bus [ravel, at peak
comunuting fimes, to Coventry city contre,

As shown I Figure 7.5, the bus network covers a majority aof the eity and extends out to
some parts of Warwiek, Bughy and Kuneaton and Bedwosth. Notably, whilst mueh of the
HMA is not able to reach Coventry by bus, logical v parts of those anthoritics closer to the
city, such us Bedworth and Kenilworth do. Indeed, of all of the HMA authorities, at least
15% of the Borongh's area can access Coventry iy s in under 45 minntes, compared to
C.4% of Warwick and ¢.2% of Rugbyv. By virtue of Bedworth's proximity to the city,
Muneatom and Hedworth s considered The most accessible andhorily within the HRA Tor
acecss to Coventry by hus and is thorofore aseribod 2 10% uplift

* Parag-aph 138
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Figura 7.5 Areas witl:l-; 45 minute bus journey to Coventry at pait-h times
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Source; Lichfields based on Travel Time

Lestad guthotity Bosindary

3. Adjusting for Affordability

7.15 Higher affordability ratios are a core indicator of worsening housing market pressures. In
this regard, the 2022 median workplace-based affordability ratio for the Borough is 8.09,
which is the highest ratio to-date. Following the worsening, and deubling, of the Borough's
affordability between 1997 and 2005 - from 3.13 to 6.24 — the Borough's ratio did begin to
see an improvement following 2005, with a 4-vear downward trend up to 2009 (5.11).
Despite this, it has subsequently begun Lo increase again, reaching higher levels than those
SEEN in 2005.

PR 26



Distributing the unmet housing neads of the CEW HMA : Functional Housing Market Analysis

7.6

Figure 7.6 Muneaton & Bedwaorth's Median Affordability Ratios [1997-2022)

Nuneaton and Bedworth

N oo P D Pd S PO O NS SED DD
FFEFLELFFFFTEFS I F TS T

Source: Lichfields based on the ONS 2022 median workplace-based affordability ratios

In the context of the C&W HIMA, as shown in Figure 7.7, the Borough is considered to be
one of the more affordable areas, with a median affordability ratio below the national
average (8.28) in zo22, Half of the C&W HMA authorities could also be considered more
affordable than the national average, such as North Warwickshire (7.79) and Rugby (7.17).
However, Stratford-upon-Avon (11.22) and Warwick (10.44) both have particularly acute
affordability pressures. Nevertheless, based on an affordability ratio of 8.0g, the
affordability uplift to the baseline 2014-based household projections in the SM would be
e.26%. Accordingly, Lichfields’ model has asceribed a 20% uplift to the baseline degree of
linkage. Similarly, all other C&W HMA authorities affordability uplifts exceeded 20% and
were also ascribed a 20% uplift to the baseline degree of linkage, with the exception of
Rughy, which was marginally below 20% and therefore ascribed a 10% uplift.
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Figure 7.7 CEW HMA Median Affardability Ratins (2022)

m
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Source: 0N 031 Medan Work-plece
based affotamiby rasios

Seurce: Lichfields based on the ONS 2022 median workplace-based affordability ratios

Stage 3: Environmental, Policy and Physical Constraints

77 When accounting for the Stage 3 adjustments, the Borough's baseline share following the
Stage 2 adjustments would increase to 58% The detailed analysis for the Stage 3
adjustments is set out below in more detail:

1. Environmental Constraints

7.18 Applying this factor to the gravity model needs to distinguish between those constraints
which are fundamental and ultimately would prevent development appropriately being
allocated through a Local Plan process (e.g., fundamental NPPF footnote 7 environmental

Pg 28



Distributing the unmet housing needs of the CEW HMA : Functional Housing Market Analysis

7149

constraints*) and those that are policy choices (such as Green Belt). By mapping Footnote 7
environmental constraints across the C&W HMA for each district, the proportion of the
distriet's area that is constrained is identified.

Lichfields’ analysis shows that very few if any, districts are fundamentally constrained by
environmental designations to the point where they cannot accommaodate any additional
growth, Whilst constraints will cover parts of a district, in most areas there are also less
environmentally sensitive areas that could potentially accommodate development. Except
for Stratford-upon-Avon (14%), none of the other authorities has more than 14% of their
remaining land constrained by NPPF Footnote 7 constraints. Indeed, of Nuneaton and
Bedworth's land, only e.4% is constrained by statutory environmental designations.
Accordingly, Lichfields' model has ascribed a 20% uplift to the baseline degree of linkage.

" Fpotnote 7 ol the NPPF: *The palicies referred to ore those in this Framework (rather than those in development plans) réloting
te: habitats sites (mod those sites Hsted in parogroph 176) ond/or designated os Sites of Special Scientific interest; land designated
as Green Bell, Locol Green Spoce, an Ared of Outstending Natural Beauty, @ National Park for within the Broods Authority) or
defined as Heritoge Cowst; irreplaceoble hobitots; designoted heritoge awsets (ond other heritoge axsets of orchovalogical interest
referred to in footnote 63); and areas af risk of flooding or coastal change.”
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Figure 7.8 CEW HMA Foatnote 7 Constraints

D HMA Boundary
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© Mistoric Englamd, 2023
© Enwiranment Agancy, 3021

Source: Lichfields analysis based on Natural England, Historic England and Magic Maps

2, Policy Constraints

7.20 Green Belt is not exercised as a fundamental environmental constraint within the model.
This is because the Green Belt is a function of the Local Plan process, where there will be
legitimate reasons for reviewing its boundaries, such as the acuteness of unmet housing
needs=s,

7.1 Adjustments on this basis would also unsustainably burden authorities with no Green Belt
land, shifting need onto districts that may be less sustainable. As such, if those areas with
Green Belt are excluded, the implications for those areas with no Green Belt become stark;

 Nottingham Clty Council v Calverton Parish Councll [2015] EWHC 503 [Admin| (02 March 2015)
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7.23

meaning that no authorities within the C&W HMA would be expected to contribute to
Coventry's unmet needs.

Even if we focussed growth in areas where the Green Belt covers less than half of a district's
area, such as Stratford-upon-Avon, this would still have a similar effect, meaning that
districts with a weaker socio-economic linkage with Coventry would be bearing the majority
of the burden, promoting unsustainable patterns of development.

Recognising the need to promote sustainable patterns of development within the Green
Belt, by mapping Green Belt land across each of the districts, the propartion of the district’s
area that is covered by it is identified. For Nuneaton and Bedworth, e.68% of the Borough's
remaining land is covered by a Green Belt designation — a level broadly consistent with
Rughy, North Warwickshire and Warwick. Accordingly, Lichfields' model has ascribed a
0% uplift to the baseline degree of linkage.
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7.25

Figure 7.9 CEW HMA Green Belt Coverage
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Source: Lichfields analysls based on Magic Maps
5. Physical Constraints

It is important to acknowledge that a significant challenge for Coventry is that, although not
overly constrained by Footnote 7 designations, it has largely grown to extent of its
administrative boundaries and has limited available land to accommodate the pressure for
further expansion. Authorities such as this are considered ‘under-bounded’ and this is,
arguably, the reason why Coventry is unable to meet their needs.

In this regard, reflecting the problems such areas face meeting their own needs, any such
district is ascribed a -100% adjustment factor, essentially meaning that the ‘gravity model’
assumes these areas will be unable to help meet Coventry’s unmet needs. However, in this
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7.28

7.29

7.40

7

regard, no authorities within the C&W HMA, including Nuneaton and
Bedworth, are considered under-bounded.

Rebasing

As the above steps and adjustments are applied individually to each LPA in the C&W HMA,
the final stage is to bring them together into a single distribution. This is done by rebasing
the distribution between each LPA such that it collectively adds up to 100%, but in the same
proportions as arises from the application of the model stages. This is what is referred to by
‘rebased proportion’ and ensures the outeomes tally across the whole HMA (and that the
full unmet need, not more or less, is being distributed by the model),

Outcomes

Lichfields' model has analysed the degree of migration and commuting linkages within the
CEW HMA, opportunities to capitalise on sustainable transport links and improve
affordability, and the degree of environmental and physical constraints which might
impede on an authority’s ability to accommodate unmet housing needs.

Drawing on the above analysis, Lichfields' model concludes on the functional linkages
between the districts and the C&EW HMA. From this, it shows how Coventry’s unmet
housing needs could be sustainably distributed to Nuneaton and Bedworth.

However, whilst regard should also be had to whether an authority has already made a
commitment through an adopted Local Plan or is progressing a contribution towards these
needs that is higher than Lichfields’ model would suggest, this is not the case in the C&W
HMA. This is because authorities within the HMA have only just begun the Local Plan
Review process.

In addition to this, whilst the fundamental aim of Lichfields’ model is to apportion these
needs to areas with higher levels of socio-economic linkages with the origin of the unmet
housing needs, there is clearly a need to ensure that each authority would still take a *fair
share’ and would not be disproportionately impacted by the outcomes of the model. Much
in the same way that the NPPF's SM utilises one, Lichfields” model typically ascribes a 25%
‘cap’ to authorities that the models indicate would exceed this figure, with the other
authorities experiencing a commensurate inerease in their contributions. However, given
the fact that the HMA only comprises 5 authorities beyvond Coventry, the implications of
applying a ‘cap’ would unreasonably and unjustifiably shift higher contributions on to
authorities with much weaker social-economic links. By way of example, applying a 25%
‘cap’ in this model would result in areas such as Stratford-upon-Avon going from
accommaodating 5% to 15%. As such, a ‘cap’ has not been implemented within this model.

When accounting for the above, Lichfields' model indicates that to address the likely unmet
housing needs of the C&W HMA, a reasonable distribution would see Nuneaton and
Bedworth accommuodating ¢.40% of Coventry's unmet needs up to 2041, This
would equate to a contribution of between ¢.5,650 and ¢.15,910 dwellings towards
Coventry's unmet needs* above the Borough's own housing needs — see Appendix 1 for
a detailed caleulation.

" Based on an estimated unrmaet need of betwean ©.14,100 [Scenario 2) and £.39,780 dwellings |Scenario 1) up to 2041 n
Coventry,
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Table 7.1 Likely Housing Shortfall for Coventry up to 2041

Coventry's Minimum Shortfall
MNuneaton and Bedworth's Share of
Coventry's Unmet Housing Need 2041 [Re-
Balanced if Commitments exceed model)

Source: Lichfields’ analysis

Figure 7,10 Distribution of CEW HMA's unmet housing needs up to 2041
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Source: Lichfields analysis
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B.2

B.a

B.4

B.5

.6

B.8

Conclusions

The NPPF is clear that LPAs are required to work together to identify and meet (where it is
sustainable to do so) the housing needs of neighbouring authorities, underpinned by
adequate, relevant and up-to-date evidence.

Although Coventry's Local Plan Review is at an early stage, and contends that the 35% uplift
should be discounted, the Consortium strongly contends that Coventry fundamentally lacks
any justification for proposing its carrent housing requirement. Fundamentally, this is at
odds with the HEDNA, and the evidence produced by the Consortium, which suggests that,
in all likelihood, the Coventry’s OAHN is between the HEDNA's 1,064 dpa and the HNA's
2,529 dpa. In either event, both point to a markedly higher level of need than the Coventry
has proposed to date, Given the underbounded nature of the city and that it has historically
been unable to meet its needs in full, it is likely that there will be significant unmet housing
needs arising from Coventry up to 2041.

Indeed, under both the PPG compliant SM caleulation, or the HEDNAs SM caleulation
based alternative household projections, based on Coventry's current land supply it is likely
that there will be an unaccounted for shortfall of between e.14,100 and ¢.39,780
dwellings up to 2041 — or e.25,420 under the HNA's alternative projections.

Whilst it is acknowledged that the C&W HMA has historically sought to take a collaborative
‘evidence-led’ approach to address the HMAs housing needs, the Couneil’s current position
appears to disregard this approach and is not seeking to effectively grapple with this issue.

To date, there has been no commitment from the C&W HMA authorities to address any
unmet needs from Coventry in the likely event that they arise from this process. Moreover,
as a result of this and the fact that the Council’s emerging Borough Plan Review is
particularly advanced, there is a very real risk that the Council ends up electing to defer
making a contribution towards the C&W HMA to another Borough Plan Review which
won't be completed for up to five years post-adoption of the current Borough Plan Review
and ignores this important cross-boundary matter which should be addressed now, per the
requirements of the NPPF.

If the Council fails to address these needs, the implications are that those needs will not
simply disappear; they will either result in increasingly negative housing outcomes for
people living in the city, or they will mean households will have to look elsewhere to meet
their housing needs. The practical implication is that unmet needs in Coventry will mean
greater net outward migration than the ambient trends accounted for within the population
projections, which will affect those areas in close proximity, particularly Nuneaton and
Bedworth.

In this regard, the Consortium considers that there is a strong and cogent need to distribute
the C&W HMAs unmet needs based on functional relationships between the authorities; an
approach that aligns with the C&W HMAs previous approach, and which was endorsed by
Inspector’s at the C&W HMA respective Local Plan EiPs.

To this end, Lichfields, on behalf of the Consortium, has prepared this Report and
accompanying model to demonstrate how the C&W HMA's needs could sustainably be




D stributing 92 unnet 1ausing needs ot the CEYWY HMA - Tuncticnol Housir g tarket Alralysis

distributed amongst neighbouring authoritics based upon the functionad relarionships
Delween those aulhworilisg,

By For Wunecaton and Bedworth, Lichficlds” mode] indicates that to address the unmet housing
needs of Coventry, a reasomuble distribution would see Nuneaton and Bedworth take 40'%
of Coventrv's unimet needs up ta 2041, above the Borouzk's o housing needs. Onme the
Lasis of the liliely level of unmet housing need arising in Coveniry belween 2021 and 2041,
Lhis woulel equeale Lo g contribution between c.5.650 and ca5,910 dwellinus, This
highlichts that the Counei.’s current appreach sct out in the PTXP would clearly not fally
grapple with this stratemic matter now.

B It is important to note that the abovementioned apportioned figpaee should be seen as a
starting poesition, which skonld be tested throngh the Sustainability Assessnwent [SA]
procass, Nevertheless, this report and analysis underpinning it demonstrate how an
evidence-led approach (e.g., funetionel relaticnships) would strongly sugsest that the
Coundcil should make a ¢.5.650 and e,15,010 dvelling contribution towards meeting the
unmet housing needs of Coventry now, which should be tested through the SA process
accordingly.
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Appendix 1 Nuneaton and
Bedworth’s Functional Relationship

Analysis
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Appendix 2 Housing Needs
Assessment: Calculation Coventry’s
Housing Needs (2021-2041)
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1.0

1.2

1.3

Introduction

This Housing Needs Assessment [HNA] has been prepared by Lichfields, on behalf of a
consortium of housebuilders and land promoters, comprising Gladman, St Philips Land Ltd
(“St Philips™) Richborough Estates (“Richborough™) and Ainscough Strategic Land
(“Ainscough”) (i.e, “the Consortium”™).

This HNA considers the concerns raised by MPs and CPRE - acknowledged by the UK
Statistics Authority* and Office for National Statistics [ONS] — with regards to inaccuracies
with Coventry city’s population projections and mid-year population estimates and the
impacts this has on the housing needs being planned for within the city and wider Coventry
& Warwickshire Housing Market Area [HMA] (“C&W HMA”") and the potential level of
housing needs arising in Coventry between 2021 and 2041 that Coventry needs to plan for
as a part of the emerging Loecal Plan Review.

Although the National Planning Policy Framework (2021) [NPPF] requires local planning
authorities [LPAs] to use the Standard Method (Para 61), the Planning Practice Guidance
[PPG] enables LPAs to use an alternative method for caleculating housing needs in
‘exceptional circumstances.” In this context, the Consortium is acutely aware that a joint
C&W HMA HEDNA (“Joint HEDNA") is being prepared to provide an up-to-date
assessment of the housing and employment needs of the HMA and each authority, which
will likely depart from the Standard Method and have regard to the 2021 Census.

However, the purpose of this HNA is to provide the Consortium’s alternative assessment of
Coventry's projected household population to be used as a basis for calculating the level of
housing need arising from the city in the future. These alternative projections have regard
to the 2021 Census population and household data, published on 28 June 2022, and make
adjustments to the official 2018-based projections to take account of the differences in
migration over the intercensal period.

The purpose of this HNA is also to inform the Consortium's wider work on establishing the
extent of Coventry’s emerging unmet housing need and how the unmet housing needs of
the CEW HMA could sustainably be distributed amongst the constituent authorities of the
HMA based upon the functional relationships between the authorities, It has been prepared
in support of each member of the Consortium's respective representations to Nuneaton and
Bedworth Borough Couneil's (*the Couneil”) fortheoming Pre-Submission (“the PS™)
consultation on the Borough Plan Review.

Structure
The structure of this as follows:

«  Section 2 sets out the context of the concerns raised in relation to the household
projections for Coventry;

! Review of population estimates, and projections produced by the Offlce for National Statistles (May 2021), UKSA

! fvallable at:

https:/fwww.onsgovuk) peoplepopalationand community/ popalationandmigmtion/ populationestimates  articles/ futur
eplunsforresearchonpopulntionestimatesand projections/ 9021-07-20

PG I 2a-003

Pgl
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Section 3 sets out the relevant national planning poliey and guidance;

- Section 4 sets out the various market signals within Coventry including affordability
ratios, property prices, completions, and rental costs;

. Section 5 sets out Lichfields' methodology for calculating Coventry's household
projections for the 2021-2041 period;

Section 6 assesses the housing need for Coventry based on Lichfields' household
projections and the Standard Method; and

.+ Section 7 provides a summary and set of conclusions arising from this HNA.
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Context

Official Population Measures

The ONE @ responsible (oe colleeling, analyaing and publishing a range ol demographic,
hrsing, lahour market and ceoncmic data for England. This inelades censuses (taken omee
every decade, most recently undertaken in 20213 and » wide range of surveys and other
nfficial data and estimates prepared on a manthly, quarterly, and yearls hasis.

In terms o measuring population (znd population ¢hangs — births, desths and migration)
ONS relies an two main sources;

1 Censuscs — these provide a ‘snapshot’ of the population usually resident in an area on
Cengus day (ot recently 21+ March 20210 by sex and age (and oCier characlerislies).
ILis Lypacally reparded as Lhe mosl acearale measurce of the popusation available {in
part duc to the legal requirement for bouscholds to complete it); the 2011 Consas had
an estimated confidence intervul (g3%0) of 0.15% across England and Waes — dowm
from o,21% in 2oo1; and

2 Mid-Year Estimates [MYEs]- these provide estimates of the population on an
annual bagis {in Jure of each vear), based on dala on the number of hirths, deaths and
tgralinn. Recocding of biclhs and dealhs i3 based on olficial records (which are
cimsidered to be tear-portectin the UKD, whilst nugration estimates ane hased on
several soarees including the Intormational Passenger Burvey [1PS], school consus data,
patient register data, state pension data and higher education data, ONS notes that a
limaitatinn nf the migration estimates is that they invalve combining imultple
admindslrative sources managed by oller oreanisalions whose primary purpose s
elivering services (such as healtbeare, bigher edlacalion aud enelits) rather Hao
caollecting data for population statistics. Difficulties also arise, for example, with thoze
who do not olerael” wilh any ol those dala sources bul who nay be recorded in Uhe
censas, where paaple move mulliple Bmes wilhin g vear, or areas which exoercience
relatively high proportions of non-usnal resident populations and,/ or international
migration (e.g. arcas with high student populations).

O applies a consistent moethodology nationally for its MY1s and does not adoprt bospoke
methodolapies for different local suthorities where there may be errors in the dats sourecs
used, This is partly for consisteney in approach nationally (sines, for example. over-
reearding of migratior in one arca may be acenunted tor by under-reeording in the
neighbouring arex, and therstore on balanee the impeet is net vero) and to cepeat this even
forr g small proportion et alone all) of the 300+ local authorities would unlikely be feasible
on an annnal hasis. Therefore. if there are germine ‘zrrors” in the population estimates Jor
one area, these will unlikely lead to mamal amendments to the MYEs by ONS, until the
nes| Censud.

Unattributahle Population Change [UPC]

Following each census MYEs are revised; this is because it is tare that MYEs have perfectly
recorded populaloen change in an areq over Lhe previows 1o vears and therelore some
revisong are neeesssaney Lo recalibeale’ the popocalivon ' UTwese adjosbnenls aec e

‘Unatt-ibutable Population Change TP, Le the smount of population change (hetyeen

Pg i
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cach census — e hetween 2001 and 2011) which cannot be aceounted for by births, deaths
promigralion recorded by the MY Es o the inlervening yvears, This is done al g oations] Tevel
and a local authority level. There are three rauses of UPC:

1 Errorsin the census cetimates (either at the start yews, cod year, or both),
2 International migration estimates: and
3 Ineermmal migration estimates {at the sub-national level only)

Wi cdilTenalt do attribute Lhis chaoge Loany one faetor, althooneh OGRS has preparad an
analysis which suprests which factors are more likely than others in cach locel authority, Tf
UPC nationally or in 2 given local acthority is doe to crrors in the ceonsus cstimates then
populalion eslimaces are vnalleeled, Decause Lhe changs can be accounled [or in errors in
the start/end population, rather than the components of change (births, deaths, migration}.
If the UPC is due € mirration crrors this impoics the data sources cither over-cstimeazed
migration (if the LPCis negative, because o negative component is needed to calibrate the
estimate) or under-estimatead migration (if the UPC is positive, for the opposite reasan ). If
there is reason to believe the census estimates are broadly correct and an area has a
snlsban il wmwunt of DPC relative Looils size) s conld snpees) s systermalie mis-
recovding of migration.

Oree recalibrated aller each census, subsequenl MYEs ars based oo Lhis revized populalion,
and che: process cepeals wuld e oeal census, Bocause coooes coornparund over oo (hocanse
the popnlation cstimate in a given vear is the basis for the cstmate of the snbseguent year)
this aleo means eslimales produced immedialely aller census years are Lypically more
accurate than estimates produced i later yeazs, For exariple, a populazdion estimate for
2013 will likely he more accurate than an ecstimate for 2010, becanse the 2013 estimaore is
unly one yoar on from the 2011 Census, compared with cight veurs e in 2014,

It is imporkant to nete that for the 2001-11 period ONS does not make a formal adjustment
for UPC at the nations] level because the ameoant of UPC s within the maeging of error of
the censuses. In otherwords, loolang nabionaly, the st of LIPL in MY 155 betweean 2om
md 2011 could i theory  be fully seeonunted Ty the margin of crror in the eensuaes, in
which ease there would be implied errors within the estimates of births, deaths and
migralion ab the nalional level, 1L 3s uoknown whelher QNS will draw e same conclusions
for the 2011-21 perind at the national Tevel.

Use of Mid-Ycar Estimates in Projections

ILis importanl Lhal MYES copresool a ccasoaably acewrale piclure of popalation change —
notably migration — within a local authority becanse MVTs are the hasis of ONS's
population prijections. ONS prodouces Sub-National Population Prajecions [SKPPs]
ivpically every iwea years, masl recenlly the 2en®-hased SKNPPs which were puthlished in
sz, SNTPs were not published in 2o (these would have been woz=o-based ), these will
be delaved allowing for the analysis of the 2021 Census results.

In its SNFPs, GNS trends “orward recent tronds of migration {(in and out, internal and
international) in an arca. as recorded inthe MYEs, Theretoee, if thore are any systemie
errors within migration estimates of MYLis in a certain area, they will teed into funire
population projections. These population projections form the basiz of household
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projections* which are used within the standard method for assessing local housing needs
as set out in the NPPF (2021) and PPG. Prior to the introduction of the standard methaod,
these population and househald projections still formed the basis of housing need
assessments for local plans, as they are the only official set of centrally produced
projections,

As noted in Section 1.0 above, the NPPF expects that local authorities will use the standard
method to assess their local housing need, except in ‘exceptional circumstances” which
should be tested through local plan examination. As the standard method has only been in
place for a few vears there are currently no examples of authorities which have successfully
adopted ‘exceptional circumstances’ to suggest their local housing need is lower than that
suggested by the standard method. However, purported errors within the underlying
population projections and estimates might constitute such circumstances; this is the
position being advanced by Coventry City Council.

Coventry’s Population

The Censuses

The censuses provide a reliable basis for Coventry’s population (it is understood that the
issues raised locally do not suggest the censuses are inaccurate) and there is no reason to
believe that any census figures are over- or under-estimates® of Coventry's population. The
2021 Census recorded Coventry’s population as 345,300, an increase of 50,321 (17.1%)
sinece 1991, as shown in Table 2.1. Coventry's population has grown faster over time,
increasing by just 2.0% in the 1991-2001 period, 5.4% in the 2001-11 period and 8.9% in the
2011-21 period.

Table 2.1 Coventry Population Change — 1991, 2001, 2011 and 2021 Censuses

Census 294,979 300,848 316,960 345,300
L ) : ~ 5,869 16,112 28,340
-year change up to... |— 2.0% 5.4% B.9%

= -~ 21,981 44,452
20- h to..
year change up to = o 7.5% 14.8%
i L G 5”.321
30-year change up to... |- = P 17.1%

Source: DONS

Faster growth in Coventry's population in the most recent decade is not in and of itself
unusual, particularly in the context of international migration trends* which have been
steadily rising in the long-term nationally and Coventry’s relatively high proportion of non-
UK born residents, and in the context of housebuilding trends in Coventry specifically. In
the 2001-11 period Coventry saw 644 homes per vear (net) built; indeed in 2003/04, there
were -8 net additions to the dwelling stock. By the next decade (2011-21) this had doubled,

' The 2018-based and 2016-based iterations of the household projections were published by ONS; prior to this (i,e. 2014-based
and earllet) thete were pubilished by DLUHC {farmerly MHCLG/DOLG).

¥ Statistically significant

* For example see p.6 herg which shows long-term net migrathon trends to the UK

PES
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with Coventry seeing 1,205 bomes por vear (net) built, including a peak of over 2,206 built
in 2oig/20- Therelpre, we would expect Covenlry's populadion o have grown yuicker in
the 2o11-21 period than in the 2o001-11 perind, all things being equal. Othar tactors, such as
the expansion of higher edueation insliuioens in Covenlry aod economic growth, could also
heave eomleibilel.

Mid-Year Estimates

Figure 2.1 shows the BMIYEs [or Lhe 1994-2021 period, wlong wilh the censuses, Estimeaies
prior b 2001 are revised Lo aceount Toe all census resulls fin 191 there does however
remain a small margin of error), henee ap to 2011, the MYTs align with the censuses in the
relevant vears, For the 2001-11 poriod, this process has already ocenreed; after the results of
the 2011 Census became available, ONS revised ils 2001-11 MYEs 34 thal Lhe populalion of
Crventry aligned with the Census, This maans the MYEs appear to alizn with the censuses,
hissever, the chart below does not saow the sigoificant amount of UPC which was required
to be added to the estimates (in this case, a negative TIC),

For the most recent decade (2011-21) howoeser the MYEs are yet to be revised because the
2021 Census resulis have only been avaalable Tor a few months, Tn time ONS will revise its
2011-21 MYTS and will add in an element of TP (in this tase, negative) so that the MYTs
produce a population in 2021 which aligns with the 2021 Census. Figure 2.1 shows that the
MY Hs suzeesled Covenloy's populition was growing [ar quicker than the 2021 Census has
shaw to be Lhe case. Woallst ONS will uolikely allribote Wis Lo a spoeilic cause)'s (such as
errors in one or botk ecnsuses, internal or international migration), absent any indication
thal the cenzuses are inaccurale, the Coureil's view i8 that this is a resull of over-recording
nf migrazinn {either a result of recording too many people entering Coventry, ton tew
lewving or both ], As noted abose, these estimates feed into the populstion and houschold
projections which inform the standord methed: the implication being that  in the Counal s
view - it histarie population growth is heing systemicz vy ovar-recorded due to maceurate
recording of migraticr, this will over-estimate future population houschold growth and
howsing need.

Tapurce: O_UHC Live Table 122 Neat addition: dwe ings oy local autk onity
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Figure 2.1 Coventry Population - 1991-2021
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Source: ONS Censuses and Mid-Year Estimates. Note: 1991-2001 estimates were not revised, hence 1991 population does
not match the 1991 Census.

Figure 2.2 shows the difference in Coventry's population between the 2020 mid-year
estimates (the latest available) and the 2021 Census. Whilst we would expect minor
differences because they refer to slightly different points in time (June 2020 vs March
2021) the differences are significant, especially amongst younger adults. The 2020
estimates anticipated almost 95,000 more residents in Coventry in the 20-34 age groups
than the 2021 Census showed were actually resident in the City. This is important because
these are the age groups which will form a significant number of Coventry's households in
the near future. By way of illustration, at the national level, 38% of males aged 25-29 form a
household (as of 2021); for those age 45-49 this rises to 75%. Aged on 20 vears, a cohort of
100 males aged 25-29 today would form 38 households but would form almost double this
number of households by the time they are aged 45-40.

PE7
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Figure 2. Coventry population - 2020 Mid-Year Estimates and 2021 Census by 5-year age group
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Unattributable Population Change in Coventry — 2001-11

To understand what could happen to the 2o11-21 MYEs following the results of the 2021
Census, we can assess what was recorded to have happened in the 2001-11 period. As noted
above, the 2001 Census recorded a population for Coventry of 300,848; the 2011 Census
showed that in 10 years this increase by 16,112 (5.4%) to 316,960. MYEs show that
Coventry's population grew as a result of natural change (i.e. more births than deaths),
reflecting its relatively young population. As shown in Table 2.2 Coventry’s population grew
by an average of around 1,300 per year (13,400 total) as a result of natural change. The
MYEs also suggested that Coventry saw net out-migration to the rest of the UK (i.e. more
peaple left Coventry for the rest of the UK than moved into Coventry, around -19,000 in
total or -1,900 per year) but saw net immigration from overseas (i.e. more people arrived in
Coventry from overseas than emigrated, around +16,000 in total or 41,600 per yvear).
Owerall, this suggested Coventry's population should have grown to nearly 332,000 by 2011.

However, the 2011 Census shows that the actual resident population in 2011 was closer to
317,000; some 15,000 less than suggested by the original MYEs as a result of births, deaths
and migration in the prior decade. As a result, the revised MYEs contain a component of
UPC which totals around -15,000; approximately 1,500 each year, as shown in Table 2.2.
Working on the assumption that this error is not attributable to errors in either of the
censuses, this could suggest that the level of overall net migration to Coventry between
2001 and 2011 was over-estimated by around 15,000. As shown in Table 2.2 the total
amount of net migration (internal and international) seen in the 2001-11 period amounted
to an estimated +15,604, therefore a UPC component of -15,017 accounts for almost all of
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the level of net migration seen in Coventry. If these levels of migration are trended forward
(e.g. for the purposes of population and household projections) without any account taken
of UPC, the result could be that future population and household growth is over-estimated.

Table 2.2 Companents of Population Change for Coventry - 2001 to 2011

2002 1,601 | 2,894 707 | 11,718 | 14284 | 2566 | 4,750 | 2,863 | 1,887 &7 | -1,537 | 301,205
2003 3676 | 3,004 672 13036 | 14935 | -1.899 | 5066 | 2,957 | 2,108 210 41,512 | 300,665
2004 1920 | 307 847 | 12,621 | 15482 | -2861 | 4,821 | 3,816 | 1005 | -1B56 | -1482 | 298,174
2005 3941 3,031 910 12,840 | 15,120 | -2.280 | 5,657 4,564 3,083 813 -1.511 | 298386
2006 #4071 | 2818 | 1,153 | 13747 | 15479 | -1,732 | 7.179 | 3,354 | 3,825 | 2083 | -1L503 |300,129

2007 4,241 | 2,853 1388 | 13,180 | 1596858 | -2.775 | 7.293 | 3087 | 4206 | 1,431 | -1,519 | 301439
2008 4550 | 2815 | 1735 | 13575 | 15062 | -1.487 | 6921 | 1927 | 4994 | 3507 | -1,485 | 305,186

2009 4540 | 2Bas | 1691 | 13974 | 15329 | -1,355 | G54B | 3172 | 337 | 2021 | -1,506 | 307,393
2010 4,746 | 2,667 | 2079 | 14,700 | 15646 a5 7455 | 2,787 | 4668 | 3,722 | -1520 | 31L674
2001 | smay | 2591 | 2.252 | 14802 | 15576 | 774 | 9043 | 3837 | 5206 | 4432 | 144 | 316505

Total 42,129 | 28,695 | 13,434 | 134,193 | 152,868 | -18.675 | 64,733 | 30,364 | 34,369 | 15694 | -15.017 b
Average | 4,313 2,70 1,343 | 13419 | 15287 | -1 B6R | 6473 3,036 3,417 1,569 | -1,502 =

Source: ONS MYEs. *Maost of this ‘Other Change' s UPC, however, it includes other adjustments to “special populations’
Including armed Tarces and prison populations, **Population does not match the Census figure because the Census refers
to March and MYEs refer to lune.

An alternative way of looking at the 2001-11 change is to assess what the level of averall
implied net migration was, Starting from the 2001 Census population and adding
births/subtracting deaths in each vear leaves an amount of change which is assumed to be
attributable to migration. It is not possible to disaggregate this into in/out flows and
UK/overseas flows, however, it provides a simplified method of understanding the likely
level of population change in Coventry which was attributable to migration. This is shown
in Table 2.3; between 2001 and 2011 Coventry’s population increased by 16,112, There were
42,129 births and 28,695 deaths, meaning natural change accounted for 13,434 of
Coventry's growth and implying that 2,678 (the remainder — 16,112 — 13,434) is attributable
to migration. This is substantially lower than the 15,604 total net migration recorded in the
MYEs.

Table 2.3 Implled Net Migration for Coventry - 2001 to 2011

Census Population 300,848 316,960 +16,112
Population Change 16,112
Births 42,129
Deaths ) 28,695
Natural Change 13,434
Implied Total Migration 1,678

Recorded® Migration (MYEs 2001-11) 15,694

Source: Lichfields analysis of Census and MYEs. *Nate MYEs refer to the year to June whereas Censuses are taken in
March, therefare figures are not precisely comparable to each other,

Pp9
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Looking at the most recent decade of MYESs (2011-21) shows where the greatest differences
are between change recorded in the 2001-11 decade and the 2011-21 decade. Table 2.4
below shows the components of population change recorded for Coventry in ONS's mid-
vear estimates for 2011 to 2021 (figures for 2020/21 have been estimated using trends for
the purpose of this analysis). These figures suggest Coventry's population has grown
significantly from natural change (+16,000 over the decade) and international migration
(+71,000 over the decade) but has declined from internal migration (-16,000). The latest
population estimate for Coventry (for mid-2020) suggested Coventry’s population had
grown to nearly 380,000 by 2020; the 2021 Census showed this was not the case, It is
possible that ONS will need to add an element of UPC to the mid-year estimates for 2011-
21, totalling somewhere in the region of 40,000, to reconcile the mid-year estimates with
the 2021 Census.

Table 2.4 Companents of Population Change for Coventry - 2011 to 2021

2012 | 4,728 | 2,650 | 2,078 |16,392|17,384 | 992 | 7,050 | 2576 | 4,474 | 3482 | 29 | 3225
2013 a.599 1,717 1872 | 15,671 | 16267 | -596 | 7330 | 2,737 | 4,593 31,997 50 328423
2014 4,513 2,584 1929 | 1691217176 ( -264 | B043 | 3,305 | 4938 | 4674 -1 335,018
2015 | 4565 | 2828 | 1737 | 16,774| 17,153 378 |10,757] 2,845 | 7912 | 7,533 | 0 | 344288
2016 4,555 2,755 1.BOD (1704217543 ( 501 |10416| 2,764 | 7,652 7151 -2 353,215
2017 4,453 2,786 1667 | 20,125]|21,139(-1.014 | 8,674 | 2,368 | 6306 5292 -25 360,149
2018 | 4365 | 2895 | 1470 | 21,097|23370| 2.273 | 10,999 | 3,363 | 7,630 | 5357 | 191 | 366,785
2019 i, 266 2,815 1451 (2134125582 ( 4241 |11.126| 3,549 | 7577 3336 <51 37151
2020 4,118 3,105 1,013 | 20,689 33,725 | -3.086 | 12,782 | 3,002 | 9,780 | 6,744 109 370,387
2021°* | 4118 | 3,105 | L013 | 20,689| 23,725 | 3,096 |12.782| 3,002 | 8,780 | 6,744 | 108 | ~***
Total | 44280 |28,250| 16030 | 1867320306 - g9 05020317 | 70,642 | 54310 | 0 -
2 | & |mam
Average | 4,428 | 2825 | 1,603 | 18,673| 20,306 1633 | 9,99 | 2,032 | 7,064 | 5431 | O -

Source: ONS MYEs. *Other changs here does not relate to UPC, rather it relates to adjustments for ‘special populations”
such as armed lforces and prison populations. **Note: ONS has not published estimates for the components of change for
the 2020/21 year; for the purposes of abtaining a 10-year average for this research the 20019720 figures have been
trended. ***0ONS has not published a population estimate for mid-2021; this will follow the results of the 2021 Census.

Table 2.5 shows the total change from each component for Coventry in the 2o11-21 decade
compared to the 2001-11 decade. It shows that:

+  Births have increased slightly while deaths have remained broadly similar, In a growing
and relatively young population, we would expect to see these trends. Given recording
of births and deaths is considered to be near-perfect, there is no reason to question this
increase;

«  Internal migration flows (both in and out) have increased, from around 13,000 to
19,000 inflows and 15,000 to 20,000 outflows. The result is that net internal migration
has increased anly slightly, by 234 (from -1,800 to -1,600). This is small in the context
of the overall gross flows seen (almost 40,000 flows in the 10 vears to 2021). However,
it is unknown whether the inerease in inflows and outflows is being caused by a
statistical issue (i.e, both in and outflows are being inflated, despite this only increase

" This Is estirmated based on ONS's mid-2020 population estimate of 379 387 with companents of change trended from 2019/20
sdded {+1,013 patural change, -3,306 internal migratian, +9,780 international migration) giving an estimated mid-2021 populstion
af 387,753, Compared to the 2021 Census (345,300) this is 41,953 more,
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net flows by a small margin) or whether these flows are accurately representative of
trends in Coventry, and appear to suggest that population ‘churn’ from the rest of the
UK is increasing; and

+ International inflows in have increased substantially (by around 50%, from around
65,5000 to nearly 10,000) while outflows have remained broadly stable, resulting in net
international migration doubling from around 3,500 to 7,000. Again, it is unknown
whether the increase in inflows is a result of statistical errors or whether these flows are
accurately representative of trends in Coventry. Some increase in overseas migration
during this period would be expected, given this trend was occurring at the national
level, however, it is not possible to determine the accuracy of the migration estimates.

Table 2.5 Difference between components of change recorded for Coventry - decade to 2011 and 2021

2011 4,213 2,870 1,343 13,419 | 15,287 -1,868 6,473 3,036 3,437 1,569

2021* 4,428 2,825 1,603 18673 | 20,306 | -1,633 9,996 2932 7,064 5431

Difference| +215 45 +260 | 45254 | 45,020 | 4234 | 43,523 -105 +3,627 3,862

Source: Lichfields analysis of ONS MYEs, *Note: Components of change for the 2020/21 year have been trended using
2019/20 figures for the purposes of this analysis.

In summaary:

1 The result of the 2001, 2011 and 2021 Censuses show that Coventry saw higher
population growth in the 2011-21 period compared with the 2001-11 period. There is no
reason to question the accuracy of the Census estimates in Coventry (at least, to a
statistically significant degree) and indeed we would expect faster growth for a variety
of reasons including higher rates of housing growth, more international migration
nationally, growth in higher education and economic growth;

2 The degree of UPC which was added to the MYEs for Coventry between 2001 and 2011
(following the results of the 2011 Census) suggested that overall net migration could
have been over-estimated. It is not possible to determine which flows
(in/out/internal/international) may have been inaccurately recorded, however, the
inclusion of UPC clearly has a significant impact on Coventry's population estimates
(and therefore potentially its future projections) given that it equated to c.5% of
Coventry’s population®; and

3 Information from the 2011-21 MYEs suggests overall natural change and internal
migration net flows have been fairly consistent with those seen between 2001 and 2011,
however, net international migration flows have doubled. UPC will not be added into
the mid-vear estimates until the results of the 2021 have been fully analysed, but based
on current population figures ONS could be required to add in an element of UPC in
the region of ¢.-40,000 for the 2011-21 period to reconeile the mid-year estimates with
the Census.

This analysis sets the context for our alternative projections for Coventry, set out in Section
5&“!

¥ Other change accounted for £.15,000 of overall growth between 2001 and 2011, compared with a 2001 populstion of ¢, 300,000,
e 5%.

Pg il
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Office for Statistics Regulation findings

In May 2021 the Office for Statistics Regulation [OSR] published a review of population
estimates and projections used by the ONS. This review was initiated in response to
concerns raised in 2020 by Coventry City Council regarding population estimates and
projections for Coventry. In short, this review found that ONS's approach was “generally
seen as fit for purpose and is highly regarded internationally”™ but that “one area of
challenge has been migration, where there are limitations in the data available... more
needs to be done to investigate the root and scale of the issue associated with students and
outward migration”, OSR also stated that it would “like to see ONS be more open and
responsive to issues when they first arise and view challenge as an opportunity to
improve outputs and not a criticism of its approach”. OSR went on to make several
recommendations for improving methods, enhancing communication and embracing
challenges.

Following the OSR review, ONS has not specifically revised, or re-issued population
estimates or projections, for Coventry or any other authority which raised similar concerns.
This leaves authorities such as Coventry in a difficult position regarding its population
estimates and projections; there appears to be an acceptance from the OSR that population
estimates in areas with high levels of international migration and/or large student
populations may have more limited accuracy due to data limitations. However, improving
such estimates will be an ongoing and long-term process, and no revised estimates or
projections have yet been produced. In the absence of alternative data or revised figures, is
unclear what the migration figures for Coventry should be. However, the 2021 Census does
provide some assistance in terms of assessing the overall scale of population growth seen in
Coventry — of which migration is a key factor.

As such, although not explicitly stated by any of the C&W HMA authorities, the Consortium
understands that the C&W HMA authorities have concerns with using the Standard Method
to caleulate Coventry's housing needs, on the basis that the PPG requires authorities to
utilise the 2014-based projections. Indeed, in this regard, it is noted that Joint HEDNA is
being prepared to provide an up-to-date assessment of the housing and employment needs
of the HMA and each authority. It is also noted that this Joint HEDNA will look to take
account of the updated 2021 Census population and household data which has recently
been published.

Summary

Population estimates published by ONS are important for planning (and a variety of other)
purposes as they provide an annual picture of the population in a given area and how it has
changed. The census is an inherently more accurate measure of the population, but lacks in
frequency, only being undertaken every decade, An element of ‘unattributable population
change' is required to some degree in every local authority, however, ONS does not consider
it significant enough at the national level to warrant adjusting the estimates or projections.
In most anthorities, UPC will also not have a significant enough effect to warrant departing
from the official projections.

i Avallabbe hirg

Pg 12
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However, the OSR has acknowledged that there can be much larger margins of error in the
estimates (i.e., much more significant levels of UPC]) in areas where international migration
flows make up a significant portion of population change, including where there are
significant student populations. In the case of Coventry, it is suggested that flows associated
with students, particularly international students, are not being accurately recorded and are
inflating the number of voung adults in the city. When trended forward in projections, if —
hypathetically — residents are not recorded as out-migrating when they in fact are, this will
over-inflate the population and therefore household growth and housing need in Coventry.

Our analysis shows that, following the 2011 Census, ONS added a UPC element into the
mid-year estimates of over -15,000 - in other words, there were over 15,000 fewer people in
Coventry in 2011 than the estimates expected. Assuming this difference is not accounted for
by errors in either the 2001 and/or 2011 censuses, this would imply the difference is a result
of the mis-recording of migration. Based on the population in the 2021 Census, it would be
reasonable to assume that, once again, ONS will be required to add a significant element of
[negative] UPC to Coventry’s mid-vear estimates onee again, potentially in the region of -
40,000. However, until ONS publishes these revised estimates and/or makes any changes
to the way it projects population growth in Coventry or similar areas, we must estimate
future change based on scenarios which might be reasonably expected to occur. This is set
out in Section 5.0.
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Planning Policy and Guidance

National Planning Policy Framework

The reviged NPPE was wpdaled on 20.July 2021 and sels ool Lhe governmenl's plarning
policies for Tnpland and how these are cxpeeted t be applizd. This revised Framework
repliaces the previous Netiomal Planming Policy Frumework published in March 2012,
revisad in July 2tn8 and updared in Fehrmary 2o,

The W PPF s clear that;

"Straveric policies sheuhd, g8 g minmuam, provide for objectively assessed needy for
houstng amd other uses, as well as emy meeds Phai commot be met within neighbouring

greas” (paragraph b (Emahasis added)

It goes on o state that:

"Tie preparction and reoiew of eff policies should he ynderpirmed by relevant o up-tio-

dute vvidence, This should be adeguate amd proportionaete, foeused Gghtly on supporfing
nd justifiufng the poficies concer nd fake fr ount refeeant market sh

{paragraph ;1) {Lmphasis added)

Tt 15 also clear that Tocal Plans should provide:

“u strategy which, as o mintmum, seeks to meet the area’s objectvely assessed needsa)”
{paragraph Hsal {Fmphasis addad)

I termes oF housing needs, the NPPY s cloar that the Government’s objective is to
sigmificaatly boost the supply of homes (Parva 6o, Tt goes on to state that;

"o determine the mintmum number of homes needed, strofegio policies shoukd be
informed by o local housing need assessmend, condueted vsing the standaird method in

neré fonal planning guidance  unless exreplionad circtmsionees iesdiftr an aliernaiive
approdelt wiich clso reflects crrent and futire dernogrephic eends and rorket sigrals.”
{paragraph 60 (Fmphiasis adoed)

Planning Practice Guidance

The PG provicdes further puidacce on the Standand Method, which provides ancamnusl
number, hased an a 1o-year haseling, which can he applied to the whole plan period - 1t
states that it nsez a fonmula to ideatify the mininnm munber o homes expected to be
planned for, in a way which addresses projeclad bousehold growlh and historic under-
sy ?

Il goes on o provide guidance oo how e mininoum annual Toeal hwusing need [LHN]
lipure is calenlaled waing Lhe Standacd Method) which comprises Lhe Baseline 2014
houschold prajections, the application of a median affordability-based adjnstment, a cap to
help ecnsure that the mininem LHN figure caleulatod using the standard moethod is
deliverable, and a 35% urban cenlres uplill fwhere applicable).

pag o 2a-012
Lpag o 2e-nz
Iipig D 2z-004
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Iimportantly, the P is clear that for the purposes of celeolating the LHN, the 2014-hased
Tisusehold projections should be olilised ws he Buseline housshol] prodeclions, Dsiead of
more recent datasets “to praide stahilify for planming authorities amd comnminitics,
eresae et historic under-delfvery and declining affordabiliey are reflected, arud o be
vemasistent raith the Goverarmertd s odijec!foe of slgnifieon ity boestfagg the supmaly of Bores™

In respect of Lhe allordabilily adjustment, the PPG stales il Uhis is applied to ensure that
the standacd enelbind responds b price signals s thal e minieoem LHN lzwre slaels to
address the affordability of homes s Ta terms of the cap, the PPG highlights that:

“Ther cap vaduces the niivdntum nomber geresafed B the standard metfod, hat does ol
reduce fiowsing need itseff. Therefore strategie podicies adopted with o cap applfied moy
reguire an eiarly revlew i npdating to ensure that any housing need above the cappedd
fewel i planned for as soon as i3 reasonably possible,

Where the nuininmum annual local freusing need figure is subfect to o cap, considerarion
cant sUT be given Lo whether a Righer level of need could realistically be delivered. This
may help pravent authorities from having o undertalke anr early review of the relecant
policies, ™

Followang the consultations received in velation to the Governmment’s proposed changes to
the standard method, as a part of the 'Changes to the current plannings system’ consultation,
in Decamber uono the Government revised the stardard method. The PPGE was vevised to
nchide a farther stage within Fhe standard method waich applies a 35% wphitt for tacse
urban local zuthorities in the top 0 cities and urban centres list.

Crucially, the PPG i clear What e LH fgure generaled by the slandard method ig a
minimum starting point (i.c. actual housing need may be higher than this figgnee) @
Blaverver, clscwhere In Lhe guidaoee, Lhe PPO dilleeenUales bebscen e moiimum Lo
arrived at hrough the slandard method aad e faclual’ housing need which can be higher,
The PPC gocs on to state that it would e appropriate for a higher figure to be adopted on
the hais of employment, mfrzstruchure, afterdzble housing or immet housing needs.»

Howwever, the PPG s also elear that an alternative approwch to the Stendard Method can be
taken I ‘exceptional cirgumstances’, stating that:

Mt i felt thof cfrcmstonces worroent an eliernutive cpproach . aquthorities cor expect
this o fig seruiinised rore ofosely at evanrngfion. Hhere 15 an axpectaiton Hhat fhie
standard method will be used and that any other method 10ill be used only in exceptional
eircumstances. ™ {( Emphasls added)

And goes on to state:

¥ p1g D 2z-005
1'piG |0 2=-006
" PG 10 2e-007
PIGE D Ja.L
W pag o 2a-m02
Bpag o 201l
Wpig D 1:-003

P15



Housing Neads Assessmaent © Calculating Coventry's Housing Needs [2021-2041)

“Where an alternative approach results in a lower housing need figure than that identified

using the @iﬂrﬂ method, the stmteglc pa!zny-mﬂlﬂng ﬂu!hnnty w:H need to

1] r 1hnh h 'n!' mn !
deviating from the standard method. This will be tested at examination.

meth ich relies on using h jections m 5 n

2014-based hﬂuseﬁﬂld projections will r;_ﬂ.l be mnmdered tﬂ be .ﬁ]ﬂntmng_b‘lf standard

e&p:’amed abaue,lr is not cunsrdered that these pm_;ecnﬂrts provide an uppraprmre basis
for use in the standard method. ™ (Emphasis added)

Y PPG 1D: 2a-015

Pg 16
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Coventry’s Market Signals

Market signals can act as an indicator of the balance between the demand and supply of
housing within an area. Prior to the introduction of the Standard Method, the PPG provided
guidance which set out six market key signals; land prices, house prices, rents, affordability,
rate of development and overcrowding/homelessness (albeit the latter is typically
addressed in an assessment of affordable housing needs separately).

To this end, this section reviews the housing market signals and the extent to which they
indicate a supply and demand imbalance in Coventry (and the other authorities in the C&W
HMA) and therefore indicates whether demographic-led needs would be sufficient to
address housing needs, or whether uplifts would be required.

1. House Sales

Average (median) house prices in Coventry as of 2022 are £205,000, which is significantly
under the National average (E270,000) and below the West Midlands average (E220,000).
Compared to the other authorities who form part of the C&W HMA, Coventry is the second
least expensive, at only £2,000 more than Nuneaton and Bedworth. Conversely, areas such
as Stratford-on-Avon and Warwick are markedly higher, at £430,000 and E320,000
respectively. The city is therefore one of the least expensive areas to live within the HMA
and wider West Midlands region.

Flgure 4.1 Average (median) house prices - 1996-2022

£400,000 s Enigland

s Wiast Midlands

MNerth
Warwickshire

MNuneaton and
Bedworth

Rughy
Stratford-on-
Avon

e Warwlck

s COVOOLTY

5888 EE

EEEEREEE

Source; ONS

Since 1996, house prices in Coventry have typically followed the regional and national
trends, increasing steadily up to 2007, falling sharply in 2008-09 and rising since. Indeed,
even with the effects of the 2008-09 recession, between 2001 and 2011, house prices

P 17
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increased by o7% in Coventry — a marginally higher rate than the nations] averape (o6%)
and mpch higher than the other CEW TIMA quthiorilies, which runge belwean 6g9-Ho'
increases over this same 10-vear pericd. TTowever, betwaen 2m1 and zo21, house prices
eualy rose by G8%, with ulber areds rising moere instead; such as North Wenvickshive {6o%)
armd Rughy (7o%). Nelably, The more rueal aeeas of Steatlord-nn-Avon amld Wenwick saw
increases of betweon 47% and 59% instead, suggesting that over the last 10 years there has
been g market shift towsards the urban arcas within the CEAW TIMA.

Althonel the city 15 one the most attordable places tor howsing within the CEW TTMA, well
below the regional and national average house prices, it is elear that honse prices clearlys
reprasenl a ‘worgening trend’ n Covenlry, having inereased 2231% over Lhe 2001-2021
pesind, which s the hichest increase in average property prices within the CE&W ITAA over
this same period (raaging from 141-216%).

2, Rental Prices

Az ol Seplember 2o21, the average fmedian) moolhly reol Tor all dwellings in Covenbry was
Efos. Rents in Coventry are higher than the West Midlands repional average (£675 por
calendar month [pen]), bul e £60 pen Tower Theo the national average. Similac o house
nrices, rents in Coventry are snme of the cheapest within the O&W HM A with the highest
prm renial cosis being in Stratllocd -on-Avon (£95 pem) aod Warwick (F820 pem).
Huowever, both Worth Warnwickshime angd Numedtoo amd Bedworth are cheaper areas (o rent
rhan Coventry.

enis in Coventry have risen by C200 (40%) since 2001, which in relative lenms s in excesy
of the »egional [which saw a £175 — 35% — inerease) and national averages (whiclh saw a
£1580 — 91% — inereasc). OF the C&EW IIMA authoritics, despite recent inereases in rental
cosls, Covenlry's renlal cosls reowin relalively low wilhin the HM A, alongside Norlh
Warwickshire, Nuncalan aond Bedwor b and Roghy, and are sUlLsome ways ok L
national average.

However, although house prices are relatively Inay in Coventry, the incraase in prices above
the national rate over the last 20 vears s likely to be bavinge a knock-on impact on private
rents; as fewer peope are able to buy, more people move into the privacely rented sector,
Without sutficient supply 10 meet detnands, the cost of renting increases, Overall, the cost
of rents is a further indicator that the housing supply in Coveatry should be increased to
help el ress housing dermand.
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Figure 4.2 Average monthly rents (all dwellings) - 2011-21
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Source: VOA Private Rental Market Statistics

3. Median Affordability Ratios

Measuring affordability involves comparing house prices to earnings; this is known as the
affordability ratio. This indicator, therefore, provides information not only on house prices
but how these prices compare to earnings. These earnings can be resident-based (the
earnings of those living in the District) or workplace-based (the earnings of those who work
in the Distriet, i.e. of jobs).

As of 2021, the median quartile (median house prices to median earnings) resident-based
affordability ratio in Coventry was 5.33 (i.e. median quartile house prices were just over 5
times median quartile earnings). The workplace-based affordability ratio was 5.96 which

suggests those who commute out of the city for work have marginally better earnings and
purchasing power than those who work in the city.

Figure 4.3 shows the median quartile workplace-based ratio between 1997 and 2zo21.
Affordability in Coventry and the C&W HMA has followed a similar pattern, rising steadily
up to 2008, before falling. In recent vears, affordability in most areas, including Coventry
has exceeded the 2008 peak. Whilst national affordability historically remained relatively
stable at around 7.0 since the onset of the recession, as of 2021 it too has inereased 1o 9.05.
Notably, between 2001 and 2011, Coventry saw the sharpest increase in the median
workplace-based affordability ratios, increasing by 62% in this 10-year period - the highest
in the C&W HMA and far higher than the national average increase (51%). However, in the
following 2011 to 2021 10-vear period, Coventry’s affordability ratio previous rapid increase
abated, increasing by anly 20%, whereas other areas such as North Warwickshire and
Warwick saw increases in excess of 41%.
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This suggests that over the last 10 years, the increase in development within the city —
discussed further below — has slowed the rate of increase in the median quartile workplace-
based ratio. Nevertheless, the above also highlights that wider issues around affordability
that exist in the region which has worsened in recent years, although is still indicative of
affordability pressures in Coventry.,

Figure 4.3 Workplace-based Median Quartile Affardability
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4. Completions

As shown in Figure 4.4 below, dwelling completions since 2001 have been on a steady
increase; albeit, with a noticeable decline in 2003. Again, similar to house prices, rent and
affordability, completions in Coventry have typically followed the HMA, regional and
national trends, increasing steadily up to 2007, falling sharply in 2008-00 and rising since.
However, in Coventry, there is a slight reduction in annual nett completions in 2015,
followed by a rapid jump in completions post-2017. This is likely linked to the adoption of
the Coventry Local Plan and its housing allocations, meaning that it has taken a few years
for the Local Plan's proposals to be translated into completions - hence completions in
2018 returned to a similar level to 2015 and continued up to a peak of 2,241 in 2019, Over
the 2001-2011 period, Coventry was averaging 644 completions per annum. However, from
2011 to 2021, this nearly doubled to 1,205 completions per annum. 1t is likely that the lower
10-vear period of delivery prior to 2011 is likely to be largely reflected in the other market
signals (e.g. house prices and affordability) which deteriorated over that same period.

Pg 20
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Figure 4.4 Completions in Coventry 2001-2021
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4.4 Although not directly comparable, particularly given that Coventry as a city can achieve

higher densities than other C&W HMA areas, Coventry has consistently been delivering a
larger number of dwellings per annum that the other C&W HMA authorities over the 20
years up to 2021,

Figute 4.5 10 and 20 yer average completions between 2001-2021
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Source: Lichfields analysis based on Table 122, DHLUC
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5. Overcrowding

Overcrowding

In 2o, 3% of households in Coventry were overcrowded, which is higher than hoth the
regional (6.8%) and national (8.7%) averages. It is alsn markedly higher than the nthar
aulhorilies within the C&W HMMA, which ranged from 3.4% to 6.5%. IL s Ltherelore clearly
thal, s od 200 avererowd ing o Coveoley wins quile acule. Indeed, the nuinber of
rwercrowded honseholds In the city inereased by 2,314 between 2001 and 2001, increasing
the number of overcrowded hounsehelds from 8.5% to 9.5%. Coveatry's overcrowding rate is
the highesl in Lhe C&EW HBA, wilh Lhe olher CEW HMA authorilies well below the nalional
averape.

Concealed Families

Aol 2011, there were ¢.1,974 concealed [milies in Cover ey which represenled 2.4% ol all
Lhe faeilics o Lhe eily, Debween 2001 and 20001, Lhe number ol conecaled Tamilics incrcascd
by 745, 4 rate more severe than other C&W HMA authontces. Similar to overcrowding. the
rale vl concealad Tamiivs in Covenlry is U Bighest across the CEY HAA and exceeds
regional (2 2% and natinnal (1.9%) averages.

Summary

Market signals provide a helpful indieator of the Tralance hetween the demand and supply of
housging within an area. For Coventry, over the 2001 to 2011 period, the ety was building an
averye of 664 dwelliogs per annum. In that same period, Coventry saw its rates of
overcrowding and concealec Gimdlies markedly increase, resulting In cates higher thao the
other C&W TTM A zuthorites, and both the regional and national averages. This period of
lower housing growth also correlated with a pericd inwhich both workplace-based and
resilent-based median allordabilily valios rose sharpy, al some ol Lhe 2izhest growlh rales
in Lhe C&8W LI A and in the case ol Lo workplace-bascd calio, well above Lhe naliomal
average. Azain this period also saw average house prices inereasc by o7%. Whilst, on the
[ of i1, Covenlry appeans allurduable by comparison W ey of e ether Ciw HMA
anthnrities, the ooei-2o11 peviad shows a deteriovation in atfordability for vesidents of the
city.

However, largely linked to the adoption of the Loeal Plan, average completions have nearly
doubled for the 2011 to 2021 pericd. As a result, the rate of inercase in both average house
prices ardd both workplace-based and vesident-basel] madian aftorcability ratios dropped to
belew other CiW 11MA authorities and the national lavel. Alheit average maonthly rents
have increasad in excess of other CEW IIMA authorities and the regional and national
averfges etween 2011 and 2021, This Leead 1s broadly simdlar Lo the nalional Lrend in o lar
as siaee Covid- 1o theee bhas beeo roported a g disparily belween sapply aod demeand in
rental propertics. In any event, as of 2022, average property prices arc £2035,000 11
Coventry, the second lowest in the CEW HMA and far lowe: than the national average
(£e7o 000} Similarly, both atiordahility rating are the lowesl arross The CEW HM A ane
well below regional and national levels, In essene, it could be argued thal higher levels of
groneth have positively impacked on the aftordability of the city over the Tast 10 yrars.
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However, with rents increasing, an uplift in housing needs could be warranted to alleviate
these pressures.

Pg 13
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Lichficlds’ Asscssment of Coventry’s
Future Housing Growth

Methodology

The assessment of Tuture population and howsing for Coventry nses the indostry-standard
toollit Paplroup, PopGroup is a fumily of demogriaphic models (developed by the
Umiversity of Manchester and owned by the Tocal Government Association) to develop
population, houschold and labour forec foreeasts. FopGroup incorporates a eohort
component melhodology lor ils populabon projeclion model wnd 2 headship rale model for
s humisehokl propeclion odel,

PopGroup is used by a lacee nuraber of local suthovities 10 the UK cnd lias been subjpect Lo
exlensive enhaneement amd developmeant over the Ll ten yeacs, s widely adopted by
those preparing the evidence haze for local plans to help establish astimates of housing
needs.

Seenarios run thraugh PopCroup for the purposcs of this report are "demographic-led’: in
desnographic-led scendarivs, Lhe change in populalion Delween eachs year is caleulaled aond
hased an This population — ineloding i1z give and age sheneture - The nomber ol homes 1=
caleulated (using inputs on the mumber living in eommunal cstablishments, bouschold
formation rates by sex and age, and dwelling vacaney rates ). Therefore, the number of
homes i3 an output, driven by demographic change. The number of househalds and
dwellings is ant only a funetion of the overall population change, but the age structure of
ie population (eiven thal seenarios will prodoce different aze stoaclures, and houseliold
Torrmalion varies by sex and apel. A prowing popolazion which & relalively voung Gneliding
with high populations of children) will experience lower honsehold growth relative to
overall population groswth compared with o growing population which is resatively old
because Lhe averaze household sive in vounzer populalions is larger (e, household
Tevernialionn is lenwerr),

Demographic scenarios can be driven by:

1 An assumed level of overall population srowth {population-led). In these scenzrios, a
‘tavget” level of the overall population is input inte the model, which then adjusts (Le.
inntlatess o constraing] levels of births, deaths and migration (raking indo wecouat any
birth/death rates and migration protiles entered “nto the model] so that the overal.
population matehics the target level, From this population, estimates of houscholds and
hewsing growlh ace calealaled; or

2 Asswmed levels of specific eoraponents of change (eomponent-led), in this case, by
levels of migration. Birth and death rates ace fixed (based e efficial projections}, and
thi levels of migration ace flexed based on ditferent assumptions. Those components
drive population growth, which m turm dictates household growth and housing need.

Seenarios are nodellod over the 202041 peried, e, using the 2021 Census ay tae base
population and modelling population growth and housmg need over 20 vears, All scenarios
usc the 2021 Census (by sex and age) as the basc population and apply fortility rates,
morladity rates Gy sex and age) and migration prodles Oy sex and azed sel aul in the QRS
goaté-hascad MM [or Covealry, 'The projeetion of housing necds based oo populalion
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erowth includes an allovanee for the communa. population (e those living in halls of
residence, care homes, rmedical institulions, ele), For these under qge 75 (his is held
constant (this means that no consideration is given to any growth in the student population,
which could allecl housing needs®); [or (hose age oves oq, this is applied as @ ale (o ensuee
the cire home populalion ineresses proportionally io line wilh the numiber of eldzely people
inthe ety

Scendarios assessed

Section 2.0 et ool the detailed condesl for Covenldry™s historic population goowth, cludiog,
that fronm mid-vear estimates and the Censuses, These frrm the basis of fntnre population
modeling for Coventry, as follows:

I Populalivn-led” scenarios, Dased on lrending Torwand hisboric levels of overall
population growth seen in Coventry, based on Census data;

i 10 year rate of growth  boetween the 2011 and 2021 Censuses Coventry's
population grew by an average of 0.0% per year, [ Covenlrys populalion
conlinued e govse al Lhis cale, i would iooply Lhe popalacon increasiog from
345,300 111 2021 to 417,000 by 2041;

b 2o-vesrrale of prswlh — as above, Tl nsiog The 2000-20 rate of growth (oo7%)
which wonld imply the popnlation inereasing t 402, 000 Dy 2041; and

¢ 3o-vear rate of eowth  as above, using the 1091-2021 rate of rrowth {0.5%) which
wiuld imply the poaulation increasivg to 388,000 by 2041,

2 Component-led’ scenavins, based on adjusring inputted levels of migration,

d  International rmigratior 2001-11 trend — in this scenario, intermational miyration
flonws (total. In and out) are based on levels seen between 2001 and 2011

¢ weWi-11 migration trends and UPC — in this scensrio, migration Zows scoorded in
the 2001-11 period are adjusted to take into accourt UPC {app.icd pro-rata across
in/oulfinlernal/internalional Oowsd and are leended [orward;

t 2o0n-11 implied migration - in this seenario, the level of migration which iz
implied between »001-11 {based on the zoo1 and 211 Censuses, accounting for
ratural change il agsuming any rermaining changes s attributable to migration} is
trended forward;

£ 2o1t-21 implicd migration  as ahive, but usings implicd lesels o miration sased
on the change between the 2011 and 2021 Consuses; and

[ zorr-220 o plicel mupraliony — as abwnec, bul usiog nplied levels of ougralion baseel
on the change betwesn the 2o and 2021 Censuses.

L f for cwam e, the unvorsizies zlarned on arov'ding additional hallz of residenze withoukincecaziag the overall ruriber of
spaces at universizy, this would move somne of the yaang2r adu t populatian wwha carrently ive in Faoseholds nto cormuonal
aocommeoc At reducing becas ng neec below Eaat inclcsted Ie this ana yslz. 1Fthe univers tirs p anned to expand but did notp En
cn delive-ing halls of resideqce, tne housing eed would likely be hipher. 1he outcome will depenc onwhezher any stucent
erowtn is "additinaal tc the prajections a4ad bow chese peopls are expected to be arcommoadatad (oemnienal or in b ousa nelds).

P l5
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Figure 5.1 averleaf shaws the surput of the scenarios, alongside historic trends and official
projections tor context.

Mistorice Context

Iistorically, Coventry has seen its fastest growth in the most recent decade (2on1-1) with a
population growth of 2,844 per vear (based on the 2011 and 2021 censuses) and housing
growth of 1,205 per year. In the decade vrior, population growth was 1,611 per weur wila
howsing grovwlh olbag per year. Owver the 200 yeors, Lhis has an average of 2 223 populazion

growth and 924 housing growth par vear.

Official Projections

The 2cnB-lased SNPT — when oot re-based Lo the 2021 Census — sugeests Covenlry’s
population will grow by 3,386 per vear up fo 2041 and there will be a need for 1,707
thwellings per years. This is lower than the 2014 based houschold projections, which
suggesled 4 need [or approxdmaley 2,000 dwellines over Lhe same period. When re-based
Loy Lhe 2031 Oensus, the oflleial projeelions aupgpesl even higher popalation 2eowlh al 4,471
pes yeur, but saghtly Tower Cwvelling growth of 1,521 per vear, This is becanse of the
difference in age profiles in the base vear [(2021] between the projections, and the impact
thiz has em futare sopilation size and age profile, and anbsequently honsshaold and dwelling
growth.

Lichfields Scenarios

Tooling at Lichfields scenarins for fintare growth, the highest of the population-lad scenarin
is the w-vear rate of growth (2oc-21) because these trends forward the growth of 0.9% per
annuen seen in this decode. Ttosoprrests Coventry’s population will grew by 3,210 per year
over the next 10 years, with a need for 1,404 dwelings per year. This 2xceeds the historic
trends in houssbuilding scen in the decade £1,205 per vear, according to DLUTICY however
when applving a conslanl vale of growtl: the population will grow [asler — 1n absclutle lerms
— Lhan il has hislosieslly, and urthermoce as Covenlry's popelalioe heging Lo age Lhe rale of
homschold prowtl will begin to aceclerate taster than population growth as houschold size
Tulls. The 20-vear rate of growth seenario is slightly lewer, at 1,010 dwellings per year and
the so-vear rate of growth is the loavest at 744 per vear.

Across the coroponent led seenarios, the lowest growth is seen nnder the scenicio which
trends forward 2o01-11 migration trends and fully acconnts for UPC, Howeser, this relies
upon abscuse levels of growth which occurred 10-20 vears age and may not be reflective of
trends seen i the most recent decade, which we know have been faster for o number of
regsunes Chonesebuilding, higher education expansion, Tighe: inleroativwal inigralion seen
nationally, etch. For this reasorn, it wonld be sensible to forns on secnarios which trend

i Mote hat this does nat carrespord with the 2018-bazed Sub-“ational Houzehold Frajections “o- Coventry — 1,644 houzehalds
pen araun S0EL 41 — bees o Themodal bes eoneerterd - aesaonlo dwes hings, whoek ke oo peceoael anallew zoes Toe wasan sy,
=283 2014 besed populaticn pro cctieas ans azscciates DLUFC 2014-bascd -auschold zrocctions only run te 2039 and
t1ere"ore have been t-eqacac thereafar to abtain an estinate far 2031, Dwel 11g astmate basad on household srowth plosa
vacancy rate af 3% based pn Loventry's vacaroy rate at te hme cf the 2010 Census. This scrnaaa has roz Been medslled taroush
PopGrio.ap.
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forward levels of migration seen either in the most recent decade (2011-21), or a longer
period, such as 20 vears, which includes 2011-21 as well as 2001-11.

Comparison with official projections

Notably, the scenario which applies the 2o11-21 implied levels of migration (i.e. migration
implied based on the population recorded in the 2011 and 2021 Censuses, less natural
change) vields a level of housing — 1,753 per year — which is broadly comparable to the
latest official projections — the 2018-based SNPP — before they are re-based to 2021, i.e.
1,707 per year, This is despite the fact that the scenarios have significantly different levels of
overall population growth — 2,404 per year compared to 3,386 per vear respectively. This
highlights the significant impact that the population age structure (as driven by the base
population and the profile of migrants moving into and out of Coventry) has on household
growth and housing need.

Pg 27
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Figure 5.1 Population/Dwellings per year for Coventry - Historic, Official Projections and Lichflelds scenarios
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Summary

I our view, il wouldl be sensible 1o adopl a scenario [or Covently Lhal:

1 Tses the wo21 Censns as its base population, to veflect that recent mid—rear estimatas
Lor the cily are likely Lo significan:]y over-estimale the number of voung adults in te
Cily. "This rules oul ol Reial projections {ooig-hased, 2o08-lused) which sre nol re-
hazed ta 2021; and

& Uses trends which inelude the peried 2011-21 (as oo minimum), becouse Tare are
legitimate reasons why Coventry's population growth in the 2o11-1 pericd has been
higher than in earlier decades and trending forward trends seen in the uoo1-11 period
iy be wieler-re presenbalive of likely loture growth. Scenarios Dased on longer- e
Lrends (e Those besed on the 20 vears 2000-2 1, sugzesting 1,000-1,504 dwellings per
vear, or 30-vear trends at 744 per vear) are hasad on pericds far longer than those
adopted in official projections (typically 5 yoars) and do not piclk up on recent trends
which will be impoarlant in nlonming lulure need in Covenlry, & Lo-yvear base period
[z2onl-2) s sullicienl Lo capluce a Tull ceonooie evele (g, To lerms af househailding)
in the ease of Coventbry,

This wouldd poinl Wnwards Lhe to-year vale of growlh secoario (1,504 dwellings per year)
or the 20n1-21 implied migration trend (1,752 dwellings per year)  a mid-point of
which would be ¢.1,500 dwellings per yvear, The top end of this range would be hroadly in
line with tha latest afficial projections, albeit with lower levels of popnlation growth (as a
result of dilferences in the projected age profile). Both seenarios are lower Uaan the growlh
snugoesa el inhe 2o00g4-based projections (estimated 51 2,160 dwelliogs per veasr lur
Coventry), which form the basis of the standard merhod far azsassing LUIN.

It is noted that in the last (Oovesrs Coventry has seen pepulation growth of 2,800 per vear
{pased an tha censuses) and housing grawth ot 1,105 per vear, therefore ftumire population
growth in the region of 2,500-3,200 and housing growth in the region of 1,300-1,700 per
yeur s nol unreasonable in this contexl (parlticalarly in the conlext of wider Wrends of
ageing, which will sccelerale howsebold growlh nalionally even as populalion growlh may
slowe],

Thiz analysis also illuatrates how sensitive population and housshold projections san be to
the population age profile of an arca, which in turm is largely informed by the profile of
migrants maving to and from the arsa Cand, subsequently, the fertility and mortalioe rates
of those peaple). This anahsis has been basec on the migration profiles (tor
in/outfinternal /finternaticnal flows) set out in the SNPP, absent any alternative data
sources. Theretore, even though the ceerall flows have been mannally adjusted, these flows
will sLT T sulyect o the ape profle sel ool in the SNPP, which willinluenee The overall
population age prafile, housckold growth and housing necd. Should ONS revise its data in
tie [ulure, such thal the prodile of migran.s moving Lo/ rom Coventry 1s signilicaatly
dilferenl Lo Lhat seb oul in Lhe 2o iB-based SNPP, Uns miiphl cesall in o dilferenl populalicon
privjection and housing necd than the analvsis set out in this report, even it overall
pupulation growth or migration fhves remained the same,
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Lichficlds’ Asscssment of Coventry’s
Housing Need

As set out ahove in Seetion 2.0, the PPG requives that the Standarnd Method otilises the
2014-hased projections amd dees not allow for Later population,lhiousehold projections to be
ulilized — This ia by ensore a nalional need and demanel ol goo,o00 homes s rellecled a8 on
output of the Standard Mothod across the Country, However, it does also highlischt that:

*Whrere an alternative apprdach rasmdts in o dower housing weed figure than thaf fdentifiod
wsing the standord meshod, the strotegic policy-making dauthoriiy will need i
demunstrate, wsing rabust evidence, that the fgure is bovedd on reafistic nssmmptions of
demographic growth and that there are exceptional local civeumstances thar justify
deviating jrom the standard method ™= (Emphasis added)

o the basis of Lichfields’ analysis in Section 3.0, it is considered that the most recent
demographie trends in migration and the immplications of the 2021 Census may provide a
polential vxvenional circwmstonee” 1o deviate [rom the Standand Metbod, noling the
overastimated migrilion Irends feeding into the 20104-Eased projeciions. However, The PPG
cloes not specity what an alternatire approach shonld comprisc,

Whilsl il 1z underslond Lhal Lhe CEW HMA has resecvations regacding Lhe acouracy ol Lhe
201 d-bascd projections, one of the TIMA anthoritics has cxprossed any concerns reganding
the use of the Standard Method. Indeed, in the Kuneaton & Bedworth Ilousing & Eeonomice
Developmenl Needs Assessmenl (May 2o22), prepared by Ieeni, Lhe Couneill’s own housing
need assessment considered that the yeeent popalation growth is higher for Kuneaton and
Bedworth than reflected in the 2014-based houschaold prigections, but still utilised the
Stndard Method [ramewers,

In this regard, Lichficlds eonsiders that, althourh deferring from the 2014-based would not
align with the PP Stundard Method framework aoud Lichfielcs’ 2018-based projections
wentld he lower than the 2im4-hasad prjections, thera iz a engent and lngical argnment that
the broad prineiples of the Standard Method fromework should still be utilised to caleulate
Coventry's housing nesd.

Firstly, privr to the intreduction of the Standard Method in the KPTF and TTG, housing
need was caleclated through Objectively Assessed Housing Needs [OAHN]. At the time, the
PP was clear that thorme was no one moethodolagical approach or usc of a particular
datasct(s} that would provide a definitive asscssment of development need. Howeser, it did
culline an overasching methodology e prepering need assesarienls ina Lransparent
manner, hased an the following criteria:

1 Beproportionate and not consider purcly Inypothetical scenarios, only futaee scenarios
that could reasonably be oxpected to oceor,

@ De bazed on [aels and unbiased evidence. Conslrainks should not be applied 1o the
overall assessment of need;

3 Ulilise howsehold projeclions published by the Deparlment lor Cormanu lies anod Local
Coverimnenl as (he slarling peinl estinmlz of overal] housing need;

Ep3g |0 2z-015
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4 Consider sensitivity testing, specific to local circumstanees, based on alternative
gssumplions inrelativn W e underlving demographic projections god boosehold
formasion rates: and

5 Take account of emplovment trends and appropriate market sigrals induding market
indicalows of the balance belween the demand [or and supply of dwellings and
alloedable houwsing necda.

Lty ezzenee, al their eore, QAHN ealeulalions prineipally asgezsed projecied howsehold
growth over a plan periad, bascd on official projections with sensitivity testing o
demopraphice trends (where necessary) and applicd o market siznals uplift’ ranging
between 10-30%,

In this regard, the use of Lichficlds” projections in the Standard Mothod framework wounld
be consistent with the PGy Standard Method requirements in so far as it would be being
hased on realistic demographic data. which reflects the UK SA and ONS acknowledgzament
that the 2014-based projections do coatain some Jevel of inaccuracy for Coventry.
Frtherevore, inprinciple, he applicatan of s Smerket stpmals aplift” is nat too dissimilar o
the Stendared Mothod, which applics an atfordahbility uplitt to the bhaseline housechold
projections, Which, in Coventry's case would be 12.5% — disenssed further below — aned
therefors well wilhin the 10-30% markel signal ranges previously ulilised.

Secondly, as nnled ahave In Secliom .o, The PTG was reviged Ininelode a lurelher slaze
wilhin the Standard Method which applies a 55% uplifl lor Lhose urban local authorities ‘n
the top wo eities and urban centres list — this was to ensure that the Government achieved
its gon,000 dwellings per annum housing taveet. Fundamentally, the Government's
rationale for the uplift was based on three fuetors: masimizng existivg infrostroctore,
respondimg to Fhe availability of land arsing trom shmeharal change in retail and eommerce,
therelyy macitnising brownfield rather than greenfield cevelopment; and responding to
climate change by reducing nigh-carbon travel.

[Iousing necd is a ccneept that has long been untouched by policr facters that should
promote oo constrain the delivery of housing in different areass. [ndeed, the Gallarher
Fslales Lid v Solibull BIGBC judgmenl conlicmed hal OQALLN 3 an ooqjeelively asscssed necd
for hemsing in an arca, leaving aside policy considerations, whoercas a housing reguirement
is 4 [igure which reflects, nol only the assessed nesd [or housing Bal slso any policy
considerations that might require that figure to be manipulated to determine the actual
housing target for an arca, In essenee, local housiag need is policy off and a housing
requirement is ‘policy o',

Howewver, the Standacd Method now incorporates three spatial policy judsements into the
assessment of necd. As such, st its heart, the introduction of the 359% urban contres uplift is
clearly a Government-led ‘policy-on’ approach to calculating hansing needs. Therefore,
Lichfields’ considers that, even if an authority were to defer from the Standard Method, the
application of the 35% uplitt would still be reguired to meet the Government's sxpectations,

When taken together, even it Coventry were to defer to the previous QATIN-hased
caleddatiors, they would still need to factor in o market siznals uplift and apply the 25%
urhan cenlees wplifl o Lhis eod, such an approach weould o essence be malerially sinilar

26 PPG D: Z2a-0C4



Hinpsine Mepds Assesiment © Caloalpeing Cowentry's Housing Meeds [2022-2041)

in approach o the curreat Standard Method fremework, Therefore, Lichfields considers
that il would Ie entively sensible aod reasonalle o eoolinue loowork williin te Trainework
of the Standard Methad hut have regard to the vealistic demographic data for Coventiy
which reflects the 2021 Census ainl Talest household projeclions (ie. the 2018-based
projeclions].

Coventry’s Housing Needs 2021-2041

O Lhe basis of Lhe lop-end of the above alternalive household projeclions (Le. the 2011-21
imphed wigralion trend projections], amd when asing the Staodard Blethod coleal:ting as
set ot In the PPG {with the exception of deferring from the 2014-based howsehold
projections), the four step analvsis below considers the level of LIIN for Coventry over the
2] ko 2041 period;

1

Step One: Setling the Baseline — As noted abave, Lichfields have derived an
allernalive sel of household projections lor Covenlry, based on Lthe 2018 -based
homzehold projections and wdjustad (o reflect the trends shown in The inlercens:l
period hetween 2011 and 2021 to reflect more acenrately the level of migration o and
out of the city, The bascline household growth of Lichficlds’ 2611 21 implicd migration
Lrend projeclions equales Lo 1,609 per anouwm {(as opposed Lo the 1,735, which is
hewschalds comverted Tolo dwellings, shenvn abwve]. As sol cul above in Seelion .o, Lhe
PP 15 clear that the LHN, althoueh based on a 1o-year period, can “be applied to the
iirede plast pertod” in caleulating housing needs;

Step Tion: Affordabiling Adjstnent — The atfordability adjustnent has ~osard o
the most recent median workplace-based affordability ranos, published by the ONE,
which provide a baromeler [or the area’s markel signals (e, relavve aflordabilily of
hewsing i Lhe arcak As such, Lhis adpalment inereases the bonsiog, need where bowse
prices are high relative toworkplace incomes, For Coventrs, the latest 2021-hased
median house price to median earnings ratio, pablisked in March 2022, s 5.96,
resulting in a 12.25% uplift:

Ftep 3: The Cap — As sct out in the PPG, there are two secnarios in which the cap is
applied; the firs., which applies to Covenlry for now, is capping 11e need al 40% above
Lha Lewal Plan houwgiog redquirzment ol & Local Plao adopled in Lhe lagl live vears, god
secomd is capping the necd at 40% above the houschold projections in the absence of an
up-to-cdute Local I'lan. Go the basis that Coventry benefits from an up-to-date adopted
Local Plan, the cap is applied to Coventry's Local Plan housing regoirement. As the
adopted Liocal Plan requirement is 1,230 dpa, and the projected household growth and
atfordability uplift is 1.878, this would exceed the 40% rap, As such, the initial LHN
Mgure is lniled Lo 722 dpa; aod

Step Four: Urban Upldift — The final step of the Standard Method calealzacion is the
application of the nrhin cortres 35% uplift, which requires the 20 largest urbaa areas
it1 England lo apply within the Standard Melhaod caleulalion. Fondamenlally. Lhe
purposc of this uplift is to ensure that the Government’s housing target of 300,000 dpa
is mot (Lo, apolicy-on approach). As Coventry is listed within the top 20 wban aceas in
the country it I therefore subject to this additional uplhitt.

FRg|0 2z-012
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Standard Method Caleulation

A summary of the above Standard Method calculation is set out below in Table 6.1, which
demonstrates that, based on Lichfields’ household projections and the Standard Method
calculation, Coventry's minimum LHN figure would be 2,325 dpa. Notably, this is the same
as the 2014-based LHN for Coventry, by virtue of the application of the 40% cap on the

Loeal Plan figure.

Table 6.1 Coventry's Housing Need — Local Plan Cap Applied

Per annum household change 1.669

Affordability ratio (2021) 5.96

Uplift to household growth 12.25%

Initial Local Housing Need 1.873

cap Yes (40% - Local Flan Housing Requirement)
1,723

Urban Uplift Yes — 355

Total Local Housing Need (per annum) 2,325

Source: Lichfields analysis

Removal of the Cap

A key component of the Standard Method caleulation is the application of a eap to the LHN
figure, which applies a 40% eap above the projections or plan requirement, depending on
the age of the plan (i.e. if adopted within the last five vears).

The consequence of this is that, in many instances, particularly in LPAs which have recently
adopted plans where they were unable to fully meet their housing needs in the adopted
Loeal Plan, the cap results in an artificially lowered housing need for the LPA. Indeed, by
way of example, as a part of the adoption of Coventry’s Local Plan, Policy 1 (Housing Land
Requirements) confirmed that the Council could only meet 24,600 dwellings of its 42,900
dwelling OAN over the 2011 to 2031 period. As such, as Coventry’s Local Plan was adopted
within the last five years, the Standard Method cap applies to the lower plan requirement,
and not the Council’s OAN.

Although the PPG recognises this and is clear that the cap “does not reduce housing need”
and LPAs can exceed the minimum LHN if ‘deliverable’,” given the timescales of Coventry's
emerging Local Plan Review, it is likely that the cap would not be applied to the Local Plan,
This is because, in December 2022, the Coventry Local Plan will become more than five
years old, and as such, the 40% cap would be applied to the household projections. As a
result of this change, from December 2022, when following the abovementioned caleulation
but omitting the Local Plan-based cap, Coventry's minimum LHN figure would increase to
2,529 dpa — see Table 6.2 below for a summary of the Standard Method calculation.

M PPG 1D: 2a-D07

Pg 32
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6,18

6,19

6.20

Table 6.2 Coventry's Housing Need — Cap Removed

Per annum housshold change 1,669
Affordability ratio (2021) 596
Uplift to household growth 12.25%
Initial Local Housing Need 1,873
Cap N/A
Urban Uplift Yos — 35%
Total Local Housing Need (per annum) 2,529

Source: Lichfields analysis

Summary

In summary, when calculating an authority’s LHN figure using the Standard Method the
PPG requires the use of the 2014-based household projections. However, it is clear that an
‘alternative approach’ based on ‘realistic assumptions of demographic growth’ can be used
in ‘exveptional circumstances’, It, however, does not specify how this might be
demonstrated (i.e. a methodology for caleulating OAHN).

As acknowledged by the UK SA and ONS and shown in Section 5.0, there are clearly some
overestimations in Coventry’s population and household growth forecasts on the basis of
inaccurate migration trends, Lichfields has undertaken an analysis of a series of
demographic-led scenarios through PopGroup, which clearly shows that the 2011-21
implied migration trend would be broadly in line with the latest official projections, albeit
with lower levels of population growth (as a result of differences in the projected age
profile) but would result in a lower level of growth than suggested in the 2014-based
projections. In essence, on the face of it, this may provide a potential ‘exceptional
circumstanceto deviate from the Standard Method.

However, Lichfields considers that, although deferring from the 2014-based would not
align with the PPG's Standard Method framework and Lichfields’ 2z018-based projections
would be lower than the 2014-based projections, there is a cogent and logical argument that
the broad principles of the Standard Method framework should still be utilised to caleulate
Coventry's housing need.

In this regard, based on a household growth rate of 1,669 per annum, the Standard Method
framework would generate a minimum LHN figure of 2,325 dpa. Notably, this is the same
outeome of the Standard Method when utilising the 2014-based projections. This is
fundamentally due to the application of the 40% cap on the Local Plan requirement, which
caps growth to 1,722 dpa. As both the 2014-based projections and Lichfields’ projections
exceed this cap, when a 12.5% affordability uplift is applied, they are both capped at 1,722
dpa. However, when the Local Plan-based cap is removed in December 2022, the Standard
Method Framework would generate a minimum LHN figure of 2,529 dpa, which is much
lower than the minimum uncapped 3,188 dpa figure generated by the 2014-based
projections.

Pg 33
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Conclusions

This TN A Tias Been prepaced Ly Lichliehds, on Deball ol a consactiom ol hooselnilders aod
land promoters, The purpose of this IINA was to eonsider the concerns raised with regard
o inacceuracies in Cavenlry cily's population projecicns and mid-vear populaticn estimares
ard Lthe impacts Lhis has oo Lhe houslog needs ealeulations,

Asg aulaorilies within the C&W HMA begin o prepare Local Plan Review, lhese will need Lo
be underlaken in Lhe conlesl of Lhe revized NPPE, which now requices sulhorites Lo dse Lhe
Standard Method (Fara 61), which reguires the use of the 2014-hased projections — per tac
PG Howevor, the PG enablos LPAs to use an alternative methaod for caleulating housing
naads in “excaptional circumstances,” It is understood that the fortheoming CEw HIMA
Jomt IIEDNA will look at providing an altcrmative esscssment for Coventry to refleet the
above 2014-based projecton concerns, As such, this ANA provides the Consortium with an
allermative sssessmenl ol Covenlry's projecied household popualalion 1o be used as a basis
for caleulating the level of housing need arising from the eity in the future,

Populalion eslimales pubilisbed by OS5 ace toporlant e planning (aod a vaciely ol olher)
purposcs as they prowvide @n annual picture of the population in a given area and how 1t has
changed. Whilst an element of ‘unatmibutable popalation change is required to some
degrae in every loeal aulharvily, ONS does nol eonsider il sigmiblizan enenazh al the nalional
lessel to warruot adjusting the csimates or projections. Hewoever, the QSR kas
acknowledged that there can be much Lirger marging of errorin the estimates in areas
where international migration flows make up a significant portion of population change,
including where there are significant studant sopulations, such as in Coventry, This conld -
hypothetically — over- nllzle the populalion wad Ltherefore lousehood zrowih and housing
nead 1o Covenliy.

Our unalysis shows that, following tae 2011 Censuas, ONS added a UIMC element into the
id-year estimates of over -15,000 people. Baged on the population in the 2021 Census, 't
winald be reasonahble to assunc that, enee again, ONS will be requived to add a significant
element of [negative] UTC to Coventry's mid-vear esimates oncee agoin, potentally in the
region of -4, 000, However, uncil ONS publishes thede revigsed exlimalag and/or makes any
changes to the way it projects population growth in Coventry or similar arcas, we must
estimate future change baged on seenarios which might boe reasonably expertod to oeear,

Lichficlds’ analvsis has clso shown that over the last 2o vears, Coreentry has seen a dramatic
changee in ity completions and housing market trends, Owver the 2001 to 2011 oriod, with
lower average levels ol complelions than currently, e cily saw worsening leends in
affordability — increased housing costs and affordability vatios and worsening of
evercrowding and coneealec families. Most of these negative housing trends were in excess
of the C&EW HMA, regional and natiomal trends, However, sinee 2000 completions bave
nearly doubled, and the rate of worsening in thesc market signals has decrcased. As of
2022, the city remains one of the most affordable arcas within the IIMA and region.
Nolably, complelions have mackedly mereased sines Lhe adoplion of the Local Plan, which
was underiainned by Lhe carlicr 2012-hased projections,

MNolwilhsianding this, as 2l oul i the PPG. ag alternabive assessmenl ol housing needs
shauld be based on ‘robust evidenee” and ‘realislic assumplions ol demographic growtl:’
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Given the concerns around the seeurcacy of the 2004-based projections, it is likely that the
‘wxgepliunal circanmsianees” neeessary Lo deviale Tmom e 3 acdand Wethod in Coventry
conld be justified. To this end, Tichfields have assessed the future population and housing
[or Covenlry using Uhe induslmy-slundard Loolki: PopGroup, TIis analysis comprises Do
ceemiteios — populalion-led sl componenl-led — ruesdlecled over the 20021-41 period and
utilising the 2021 Consas as a base pooulation and wider trends from the ONS 2018-based
SN PFs for Coventry.

For Coventry, Lichfickls alteraative assessiment of the population inclodes the period 2o11-
21 (ug a minimum), because there are legitimate reasons why Coventry™s popalation growth
in lhe 2e11-21 period has bean higher Lhan in earlier decades, and Leending [orward Lrends
seen in the auoi-11 period may be under-representative of likely future srowth. As such, a
10=vear base period [2011-21) 1y sufficient to capture a full ceonomie eyvele (e in terms of
housebuilding}in the case of Coventry, Thiz would point towards the 10-vear rate of growth
seenaria (1,304 dwellings per yvear) or the 20n1-21 implied migration trend [ 1,753
dwellings per year).

Working an the basis of the top-end of the 10-vear implied migration trend, this TINA has
utilised the Standard Method tramewoark to caleualate Coventy’s housing needs over a 2021
Lo 2041 plan period. This s because the PG does nol specily the methodolosy [or un
allernalve asscasmenl’s AlLhough defezving Teom e 2o eg-based would nol align sl Lhae
PP s Standard Method framework and Lichficlds' 2o18-hzsed projections would be lower
than lhe 2014-based projeclions, lhere is a cogent and logical argument that the broad
principles of the Standard Method framework should still be atilized to caleulate Coventry’s
housing need  panticnlarly the policy-on” urban ceotres 25% uplift.

In this regard, based on a household groswth rate of 1,564 per anmun, the Standard Method
framework wooald senerate a minimum LHEY fisure of 2,225 dpa. Notably, this is the same
puteome of the Standard Method when utilising the 2014 bused projecticns, This is
fundamentally due fo the application of the 40% cap on the Local Plan requiretnent, which
caps growth to 1,722 dpa. As both the #014-based projections and Lichficlds’ projections
exceed this cap, when s 12.5% afferdaniity uplift is applied. they are both capped at 1,722
dpa. Howeeyoer, when Lhae: Local Plan-basced cap is removed in December zoz2z, Lhe Starndacd
Method Framessork would gencrate a minimum LTI figure of 2,520 dpa, which is muaceh
lower U the minimuon uneapped 3,088 dpa Ogure generaled by Lhe 2024-Iased
projections.

Loy conclusion, Were aese legilinele coneers reganding e populaticn estimales wlonning
the 2ing-hased projections for Coventry. Thase have heen arknowledged by the TTRKSA and
OIS, In addition, Lichficlds analysis suggests a level of popalation erowta below the official
figores. However, on the basis of Lichfields analyss, Coventry's minimnm OAHK figrore
wonld be 2,325 dpa. Notably, this is the same as the 2ing-based LIN for Coventry, by
virtue of the application of the 40% cap on the Local Plan figure. ITowever, given that the
A0% cap will be romeved o Deeeraber 2022, the HYA also assessed the OAHN wita the
0% capr inchadad, which cesulled in Covenlry™s eimimuom OQAHN Ngwee incrcasing Lo 2,520
dAnia.
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1.1 Weddington Road, Nuneaton

Site Context and Surroundings

1.1.1  Located to the northwest of Nuneaton, the 47.5ha greenfield site represents a logical
extension to the existing built development of Nuneaton and can deliver

approximately 700 dwellings. The site sits outside of the West Midlands Green Belt.

1.1.2  The site is located along the western edge of Weddington to the south of
Weddington Road and adjacent to a disused railway line, now Weddington Country
Walk and National Cycle Route 52. The surrounding landscape to the west is
predominantly agricultural land. To the immediate south of the site is an agricultural
field through which the River Anker runs. The Tamworth to Rugby railway line is
located beyond this field. South of the railway is Judkins Quarry and the Camp Hill

area of Nuneaton.

1.1.3  The site is bordered to the east by ‘Church Fields’, a recently completed residential
development. The north-east boundary of the site is adjacent to the proposed
extension to the MIRA Technology Park which is an adopted allocation in the North
Warwickshire Local Plan. An outline planning application for strategic employment
development, together with accesses, new link road, landscaping, sustainable
drainage, and other associated infrastructure, was validated by North Warwickshire
Council on 15 September 2022 (LPA Reference: PAP/2022/0423).

1.14  The site is located within close proximity to bus stops, good pedestrian and cycle links
along with retail, health, leisure and education opportunities. The centre of Nuneaton,
approximately 2.5km south of the site, also contains a wide range of services and
facilities which future residents of the scheme will be able to access via sustainable

transport methods.

1.1.58 Gladman have submitted a planning application on the site (reference: 039369), with
a suite of supporting documentation which provide further evidence and support the

comments made below.
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New Homes

1.1.6  The site can deliver a wide range of market and affordable homes to meet the
Borough's general and specialist housing needs, with potential to deliver up to 700
rew homes. The site would deliver a policy compliant level of affordable homes (25%
in accordance with emerging Policy H2) which could result in the provision of up to

175 much needed affordable homes.
Open Space, Green Infrastructure, Biodiversity, Ecology and Local Wildlife

1.1.7  Qur proposals for the site are landscape-led and the integration of open space and
built development underpins the design principles for the site. The site will provide
approximately 27ha of Green Infrastructure which will be formed of a variety of
elements. A community park will be established at the centre of the site, providing
both formal and informal open space and equipped play provision. Moreover, we are
exploring the opportunity to provide either a BMX pump track or skate park in the
community park. As part of this open space a 20-plot allotment site will also be
provided giving residents the real opportunity to grow their own food while engaging

with the community.

1.1.8  The open space will both frame and interweave with the built development and links
will be provided via a netwark of high-quality, accessible green corridors to facilitate
walking and cycling. The existing Public Rights of Way (PRoWs) on the site will also

be enhanced and incorporated into this netwaork of accessible green corridors.

1.1.9  The scheme will retain hedgerows and trees where possible and take the opportunity
to create new habitats and provide other ecological enhancements within the large
amounts of open space provided. This may take the form of new species-rich
hedgerows and areas of species-rich grassland in tandem with tree/shrub planting

within the areas of green space.

1.1.10  The Council's SHLAA identifies that there are natural features on site which may have

ecological value or may affect the design and layout, and these will have some impact

4
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on the site. These should not be viewed as a barrier to the development of the site
and will be shown to be integrated as part of the design of the site. Additionally, it is
intended that a 15m buffer will be provided to the Weddington Walk, which is
identified as a Local Wildlife site to reduce any impact which the development may

have.
Highways

1.1.11  The site will be accessed from Weddington Road in the form of a roundabout with
spurs leading to the development. An emergency access is also intended to be

delivered, located in the northern area of the scheme.

1.1.12  The SHLAA identifies those improvements likely to be needed to the highway network
to ensure that the site is well located in respect of the main road network and vehicle
movements. While improvements may be required, Weddington Road is a major
route into the centre of Nuneaton and also provides convenient access to the A5. As
such, residents of the scheme will have direct access to a key route which provides
good access to the surrounding highway network. To resolve and mitigate any
highway issues that might be present, Gladman are actively engaged with the relevant

bodies through the planning application process.

1.1.12  Gladman are currently undertaking additional modelling of both the local and
strategic highway network, as requested by Warwickshire County Council,
Leicestershire County Council and National Highways. Gladman reasonably
anticipates that the outputs of this modelling will further demonstrate that there are
no severe impacts, as a result of the development proposals, upon the local and

strategic highway network.

1114 In addition, Gladman are promoting significant sustainable/active travel
improvements throughout Nuneaton and specifically connecting the site into
MNuneaton Town Centre, Railway station and therefore the wider sustainable transport

network.
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Sustainability

1.1.15  Land off Weddington Road will become a place known for its sustainable choices. The
sustainability of the development proposals has several companents and is a key

influence on the design and delivery of the site.

1.1.16  Itis Gladman's intention that the scheme will not just provide much needed housing
but also several facilities and services to create a truly sustainable place. Within the
site, we intend to provide land for the creation of a convenience store, alongside a
community building and the establishment of a mobility hub. This will not only satisfy
the requirements of Policy TC3 but assist future residents of the scheme, as well as
existing residents in the surrounding area. A position accepted by the council through

the planning application process.

1.1.17  In addition to those facilities which Gladman are including on the site there are several
facilities in the surrounding area which residents would be able to access, these
include primary and secondary schools, supermarkets, public houses, takeaways, a

garage, barber shop, convenience store, and hardware stores.

1.1.18  Gladman are committed in the design and delivery of this site to enhance connectivity
both within the site and to the surrounding area whilst simultaneously supporting
sustainable transport options. Walking and cycling are to be given the highest priority
when traversing both the site and into the wider area, followed by public transport,
new mobility solutions and finally the private car. As identified above a mobility hub
is intended to be provided on site, this could include car club information alongside
EV charging points, bike hire and delivery lockers and will help to future proof the

site and facilitate new mobility solutions.

1.1.19  This connectivity will be further enhanced through the provision of linkages both
within the site and the wider area. The existing on site PRoWs will be enhanced to
provide combined cycle/pedestrian footways facilitating accessible access into the
surrounding countryside, Through providing links onto and across the Weddington

Walk this will provide recreation and functional routes to the existing settlement.
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1.1.20  The Weddington Walk is a key connectivity facilitator as it forms part of a largely non-
road route into the centre of Nuneaton providing residents with a wide range of
services and facilities. By facilitating access to the Weddington Walk residents can
choose to access the centre of Nuneaton in a sustainable way. It is also the intention
of the development to improve various parts of the Weddington Walk including a
contribution to the improving of the surface under the NCN bridge providing another
route to the eastern development. Additionally, where the Weddington Walk is
bisected by Weddington Road in the north, it is Gladman's intention to install a

toucan crossing to facilitate the safe crossing of the road at this location.
Flood Risk

1.1.21  Technical work undertaken by Gladman has identified that the site is within Flood
Zone 1, 2 and 3, which is a position reflected within the Council's SHLAA and the site
is therefore allocated an amber score. It is important to note that all proposed built
development on the site will be located only within the areas designated as Flood
Zone 1. As such Gladman do not consider the presence of Flood Zone 2 and 3 on site

to be a constraint to the development of the site.

1.1.22 Gladman would like to highlight that through the application process both the
Environmental Agency and Warwickshire County Council (as the Lead Local Flood
Authority) had no objections to the application, subject to suitable conditions being

attached to any planning permission.

1.1.23  Gladman therefore cansider this amber score is unjustified and should be updated to

a green score.
Landscape and Topography

1.1.24  Technical landscape work has been undertaken by Gladman and correlates with the
Council’'s own SHLAA analysis, which details that the site has a medium susceptibility
to the type of development proposed. The site is visually well contained within views

from the east, north and west due to the prevailing topography and combination of
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intervening vegetation and built form associated with the wider setting of

Weddington.

1.1.25 It is the intention of the development proposals to both retain and enhance the
existing vegetative structures found along the boundaries of the site which will help
to maintain the character of the site. The development of the site will seek, where
feasible, to retain the site's existing landscape features within the detailed design
process. The proposals will not result in significant harm to the landscape character

or visual environment and will be successfully integrated into the location.
Additional SHLAA Considerations

1.1.26 There are additional points, to those answered above, which are raised within the
SHLAA which Gladman seek to address. Within the SHLAA the Council identify that
with regards to integration with the settlement, that mitigation is achievable through
good design. The above statements highlight the measures which Gladman are
taking, which will integrate the site with the existing settlement. In particular, the
Council identify Weddington Walk as separating the site from existing built
development. Gladman do not consider that the Weddington Walk is an absolute
barrier, instead it is a porous feature which provides connections not only to the
adjacent residential area but also the centre of Nuneaton and accompanying facilities

and services,

1.1.27  Additionally, the SHLAA identifies that there are some facilities reasonably accessible
from the site. Gladman have again demonstrated above, and through the planning
application process, that we are committed to improving links to the surrounding
area and facilitating the use of sustainable transport to facilities, services and

employment locations.

1.1.28 The Council categorises the site as scoring red with regards to PRoWs due to the
presence of PRoWs crossing the site. While PRoWs do cross the site, these PRoW
networks will be retained and enhanced as part of the development, establishing
them as further green routes, embedding them in a wider network of routes which

8



Weddington Road, Nuneaton - Site Submission EE’:E- GLADMAN

o R e e e e e R R e S e e e s e

can be used by residents to access areas within the site and the wider countryside

and settlement.

1.1.29 Through the planning application process, the Public Rights of Way team had no
objection to the proposals for the site and as a result, Gladman consider the SHLAA

score should be updated to green.

1.1.30 The SHLAA classes the site as amber in terms of public transport, this is due to the
site lying within the acceptable distance to a bus but not to rail. Gladman will enhance
the access to bus services and are intending to incorporate a bus stop into the site.
While the site may be outside the accepted minimum distance to the rail station, by
enhancing the connectivity to the wider area, especially via sustainable transport,
means residents will be able to easily access the rail station without needing to rely

Upen private car.

1.1.21  The SHLAA identifies that there is some impact from neighbouring land uses,
Gladman queries where this impact is from given that most of the site is surrounding
by open countryside. To the south of the site lies the River Anker and the rail ling,
however development is not intended to be in close proximity to these uses, and a
large amount of green space is envisioned in the southern part of the site, thereby

negating the impact of these adjacent uses,

1.1.32 The SHLAA categorises the land as scoring amber for agricultural land due to the
potential presence of grade 1 land on the site. Gladman have undertaken our own
investigation of the agricultural quality of the site and have found that the majority
of the site represents grade 3a and 3b with a smaller section of grade 2. It is not
thought that this should represent a barrier to the development of the site due to
them limited loss that would be incurred by the development of this site.
Furthermare, the loss caused by the development of the site is limited and is not a

barrier to development.

1.1.33  The SHLAA scores the site as amber for the Legal category due to the Council not

knowing if there are any outstanding legal issues. Gladman can confirm there are no

9
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outstanding legal issues on the site and if the site was to be allocated, or planning
permitted were to be granted, there are no legal impediments to bringing the site
forward. The site is scored Amber within the SHLAA when its current use of
agricultural land is identified. Gladman agree that the site is currently in agricultural
use but there are no tenants who would need to be relocated and this would not

delay the development of the site.
Development Framework Plan

1.1.34  Gladman have prepared a development framework plan to indicatively demonstrate
how any development on the site may take shape and how the aforementioned
benefits will be integrated into the site. This plan is appended to the site submission

document.
| = Site Submission Conclusions

1.2.1  As highlighted in the main body of the representations Gladman encourage the
Coundil to identify additional, sustainable housing sites for allocation as to ensure
that the Council are able to meet their own requirements and its share of unmet
needs from the wider HMA. The Site Submission has demonstrated that the site is
suitable, sustainable and available for development and we respectfully request that

this site is assessed fully in the Local Plan process,

10



Weddington

Churchfields
€@ Notes Legend
1. Potential Primary Access into the Site

2. Over-sized Culvert to Road Bridges
(To be agreed with LPA)
3. Floadplain Zone- revised in accordance with

engineer's flood modelling analysis
4. Main Street 'Loop Connection’

5. Upgraded seclion of PROW- 3m wide shared

6. Playing Fields (eg 2no. mini-soccer pilches)
7. Allotments to be equipped & fenced as per
NBBC allotment provision standards
8. Opportunity for permanently wet pond
9. Emergency Access
10. Retained Agricultural Access

To Sandon Park Playing Fields & Allotments
P located c. 625m south east of the Site
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o Indicative location for toucan crossing to
be agreed with WCC highways

@ Ecological Buffer (field ditch) 17.5m

Scale: 1:2000 @ A1

Ecological Buffer (Weddington Walk) 15m

0 50 100 150 200m

@ Landscape Buffer 7.5m

KABOOD\BD4AS\LANDS\Plans\8045 Development Framework rev W 2023.indd

1:2000 @ A1

Gladman Developments Ltd
Weddington Road, Weddington
Nuneaton

IDR / KMN

W

09 June 2023

8045-L-03 .

DEVELOPMENT FRAMEWORK

footway / cycleway with sealed surface & lighting

This drawing Is the property of FPCR Environment and Design Ltd and
is issued on the condition it is not reproduced, retained or disclosed to
any unauthorised person, either wholly or in part without written consent
of FPCR Environment and Design Ltd.

Aerial imagery © 2017 Infoterra Ltd and Bluesky, Getmapping ple,
Bluesky, Map data © 2017 Google

Site Boundary 47 .5ha
TOTAL DEVELOPMENT:
Total Development Parcels: 20.30ha

Average Density 34.5dph yielding up to 700 units

Local Centre in accordance with 0.30ha

Policy TC3

Community Parkland for active recreation

Public Open Space

0.15ha
0.05ha

NEAP Play Area
LEAP Play Area

Indicative Primary Street Layout

Existing PROWSs Retained

(PROWSs within site enhanced as part of green infrastructure
proposals)

Proposed New Footpath Network

Proposed Shared Use Path

Proposed New Cycle Lane Network

Indicative SUDs Attenuation Basins
incorporating wetland planting

Existing Hedgerows, Field Trees and Field
Ditches Retained and Protected

Existing Green Infrastructure Edge &
NCN Route 52 - Weddington Walk

Structural Planting to Rural Edge

Wild Flower Meadow Habitat

TOTAL GREEN INFRASTRUCTURE 26.9ha

OPEN SPACE & PLAY PROVISION:

20no. Community Allotment Plots- 0.58Ha
Future Expansion Sel Aside 0.35Ha

NEAP 0.15Ha

LEAP 0.05Ha

Skatepark or BMX track 0.12Ha

Outdoor Gym Zone 0.07Ha
Total Equipped Play 0.39Ha

Public Open Space 0.49Ha (inc. mobility hub)

Community Park 17.25 Ha
(inc. green corridors & community orchard 0.32ha)

Natural/ Semi-Natural Habitat 5.25Ha
SUDs (Indicative Only) 1.0Ha
General Amenity Land (float) 1.79Ha

Formal PAG Total = 18.13Ha [67% of GI}
(community park, public open space & equipped play)
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1.1 Land off The Long Shoot, Nuneaton

Site Context and Surroundings

1.1.1  Located to the northeast of Nuneaton, the 34.5ha greenfield site represents a logical
extension to the existing built development of Nuneaton and can deliver

approximately 500 dwellings. The site sits outside of the West Midlands Green Belt.

1.1.2  Thesite lies south of existing development along The Long Shoot and directly east of
recently completed residential development east of Eastboro Way. The site is
contained to the south by the Birmingham to Peterborough railway line, and the east
is bordered by the existing water course ‘Harrow Brook', beyond which is a recently
approved development for ¢.136,000m* of distribution and industrial buildings falling
within Use Classes B2 and B8 (NBBC Ref. 038340). The site is, therefore, extremely well

contained and related to the urban area of Nuneaton.

1.1.3  The site is located within close proximity to bus stops, good pedestrian, and cycle
links along with retail, health, |leisure and education opportunities. The centre of
Muneaton, approximately 2.5km from the site, also contains a wide range of services
and facilities which future residents of the scheme will be able to access via

sustainable transport methods.

114  Gladman have submitted a planning application on the site (reference: 039213), with
a suite of supporting documentation which demonstrates the site's deliverability. We

consider below the various concerns for the site and clarify findings of the SHLAA.
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New Homes

1.1.5  The site can deliver a wide range of market and affordable homes to meet the
Borough's general and specialist housing needs, with potential to deliver up to 500
rew homes. The site would deliver a policy compliant level of affordable homes (25%
in accordance with emerging Policy H2) which could result in the provision of up to

125 much needed affordable homes.
Open Space, Green Infrastructure, Biodiversity, Ecology and Local Wildlife

116  Gladman will be overproviding on open space when compared against the
requirements laid out with the Council’s Open Space SPD. As well as providing land
with more varied uses to allow future residents to use for exercise and leisure
purposes, the over provision will also provide higher levels of green infrastructure,

thereby enhancing the biodiversity of the site, and providing benefits for local wildlife.

1.7 Gladman will be providing a community park which will be home to many species of
rich wildlife and foster numerous opportunities for wellbeing and physical activity.
The community park will include the provision of outdoor sparts pitches and areas of
play to serve the community, This will be bordered by a trim trail that has a combined
cycle/footway that will flow through the native habitats, including wildflowers, thicket,
and scrub planting, which will be interspersed with pockets of tree planting, creating

an idyllic setting for wellbeing and physical activities.

118  Attenuation basins will also provide valuable habitats for wildlife as well as offering a
visual interest that can be viewed along the trim trail. Picnic areas have also been
placed along the trim trail, where residents can benefit from the well landscaped

character of the new green spaces.

1.1.9  Gladman have also sought to provide a ‘central green' at the heart of the
development to provide a focal point for future residents, which through good
design, will encourage residents to utilise more sustainable modes of transport. The

central green will help to visually break up the rooflines of the proposed new homes,

4
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as well as accommodate the existing pond and hedgerows that are present on site.
The central green will help to draw people into the site to explore the provided

recreational routes, green spaces, and areas of play.
Highways

1.1.10  The site is well located in respect of the local and strategic road network, with The
Long Shoot forming a key route in and out of Nuneaton town centre. The A5, slightly
west of the site, provides links with other strategic road networks such as the M1, M6
and the M42.

1.1.11  The Long Shoot already benefits from a good and frequent bus service, with 2 stops
within a short walking distance from the site, allowing future residents to use
sustainable modes of transport and not rely solely on personal vehicles. Both
Calendar Grove and Eastboro Way bus stops are accessible on foot from the site and
within the CIHT recommended maximum walking distance of 400m. These provide
regular services into Nuneaton, allowing access to several services and employment

opportunities, as well as to Muneaton Train Station.

1.1.12  The site is also advantageously located with regard to a range of destinations that are
credibly accessible by active travel modes. Particularly relevant are employment sites
at Attelborough Fields south west of the site, off Eastboro Way, and major employers
located south—west and west of Hinckley just beyond the Long Shoot and Dodwells
junctions on the AS. These latter are all within 2km of the site and therefore within
walking distance, and also very comfortably accessible by cycling. The fact that the
site's location strongly supports the use of active travel modes to these destinations

is a significant benefit of the proposals.

1.1.13  Gladman are currently undertaking additional modelling of both the local and
strategic highway network, as requested by Warwickshire County Council,
Leicestershire County Council and National Highways. Gladman reasonably

anticipates that the outputs of this modelling will further demonstrate that there are
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no severe impacts, as a result of the development proposals, upon the local and

strategic highway network.

1.1.14 In addition, Gladman are promoting significant sustainable/active travel
improvements throughout Nuneaton and specifically connecting the site into
Nuneaton Town Centre, Railway station and therefore the wider sustainable transport

network.
Sustainability

1.1.15 Gladman are providing a ‘'mobility hub' within the central area of the site, adjacent to
the central green. This will help to further tie the development together and provide
facilities and services beneficial to the residents, with the aim of adding to the sense

of community and increasing the sustainability of the site.

1.1.16  The mobility hub will also help address the environmental challenges new
developments can pose. The mobility hub will provide opportunities to encourage
residents and visitors to use sustainable modes of transport as opposed to personal
vehicles, a key theme of the development site and the design. This will be achieved
through the provision of bicycle parking, to encourage visitors to use our recreational
paths to cycle to and through our development. The hub will also provide electric
vehicle charging points to encourage the use of more environmentally friendly
electric vehicles. The design of the mability hub, as well as the central green, will also
encourage residents and visitors to walk, as we provide clear pedestrian links in

several directions, with engaging and attractive walks and trails.

1117 Consideration has also been given to the scheduled cycle improvement works along
The Long Shoot. These involve the widening/upgrading of the footway adjacent to
the road along The Long Shoot, which are scheduled to begin this summer, This
provides a great opportunity for the site, and we have included several cycle links

back onto The Long Shoot to encourage the use of bicycles for short journeys.
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1.1.18  Technical work undertaken by Gladman has identified that the site is within Flood
Zone 1, 2 and 3, which is a position reflected within the Council’'s SHLAA and the site
is therefore allocated an amber score. It is important to note that the actual proposed
development on the site will be located only within the areas designated as Flood
Zone 1. As such Gladman do not consider the presence of Flood Zone 2 and 3 on site

to be a constraint to the development of the site.
Landscape

1.1.19  The site bounded to the west and north by other residential developments, with the
southern border of the site bounded by the railway line. The eastern border is lined
with hedgerows and large trees along the Harrow Brook watercourse, meaning there

are no clear landscape views from the site,

1.1.20  The design of the site has sought to improve the landscape, through well-designed

spaces that create attractive areas to participate in wellbeing and physical activities.
1.1.21  Additional SHLAA Considerations

1.1.22  There are additional points, to those answered above, which are raised within the

SHLAA which Gladman seek to address.

1.1.23  The site has been assessed in the SHLAA to have a significant contribution to defining
and maintaining the separate identity of the settlement and therefore scores red in
terms of coalescence. Gladman acknowledge that there is intervisibility between the
settlement edge of Nuneaton and Hinckley. However, the development proposal
included a substantial area of open space in the east of the site, supported by
significant native planting, which will filter views of Hinckley and ultimately enhance
the sense of separation. Moreover, it should be noted that the sense of separation is
already diminished through the recent permission of the neighbouring commercial
development and as ribbon development along The Long Shoot extends up to the

A5 to the edge of Hinckley. This creates the perception that the development is part
7
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of one settlement when travelling along this road and the AS into Hinckley from the

north. For these reasons Gladman consider the SHLAA finding should be amber.

1.1.24  The site is directly bordering residential development to the east and in parts to the
north. Further connectivity to the farm shop to the north provides a further link
through to the Long Shoot and allows suitable integration of development that will
entirely fit the surrounding area. Although Gladman agree this can be mitigated
through good design, we think it is an unnecessary/unjustified amber score for the

site.

1.1.25 The SHLAA identifies that there is some impact from neighbouring land uses and
therefore this justifies an amber score in terms of neighbouring amenity. The current
surrounding uses are residential with the farm shop to the north, providing a small
amount or retail/leisure. The development will not have an impact on the residential
uses of the adjacent development and although the farm shop will be impacted by
the development, this will not adversely impact the surrounding neighbouring

amenity and, if anything, it will in fact enhance the area and the surrounding uses.

1,1.26  The SHLAA scores the site as amber in respect of land contamination. Gladman

disagree with this conclusion as there is no evidence that the land is contaminated.

1.1.27  The SHLAA scores the site as amber for the Legal category due to the Council not
knowing if there are any outstanding legal issues. Gladman can confirm there are no
outstanding legal issues on the site and if the site was to be allocated, or planning
permission were to be granted, there are no legal impediments to bringing the site
forward. The site is scored Amber within the SHLAA when its current use of
agricultural land is identified. Gladman agree that the site is currently in agricultural
use but there are no tenants who would need to be relocated and this would not

delay the development of the site.
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Development Framework Plan

1.1.28 Gladman have prepared a development framework plan to indicatively demonstrate
how any development on the site may take shape and how the beforementioned

benefits will be integrated into the site. This plan is appended to this document.
1.2  Site Submission Conclusions

1.2.1  As highlighted in the main body of the representations Gladman encourage the
Council to identify additional, sustainable housing sites for allocation as to ensure
that the Council are able to meet their own requirements and its share of unmet
needs from the wider HMA. The Site Submission has demonstrated that the site is
suitable, sustainable and available for development and we respectfully request that

this site is assessed fully in the Local Plan process.
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