
1 
 

 

 

RUGBY BOROUGH COUNCIL LOCAL PLAN  

 

PUBLICATION DRAFT CONSULTATION 

 

UPDATED EMPLOYMENT LAND 

BACKGROUND PAPER 

 

 

SEPTEMBER 2016 

 



2 
 

1. Introduction 

 

This background paper has been produced to support the Rugby Borough Local Plan 2011-

2031 Publication Draft consultation running from 26 September – 11 November 2016. The 

purpose of the paper is to outline the evidence and options considered in developing the 

economic strategy and allocation of employment land within the Local Plan.  

 

This paper should be read in the context of being an update to the Employment Land 

Background Paper (December 2015), produced in support of the Preferred Options 

consultation on the Rugby Borough Local Plan. The primary piece of evidence in support of 

economic development polices and proposals in the Local Plan remains the Rugby 

Employment Land Study (May 2015) produced for RBC by consultants GL Hearn.  

 

The commentary on Rugby’s employment land demand (i.e. the forecast need for new jobs 

growth) remains the same as the previous Background Paper, as this has not altered from 

evidence contained in the Employment Land Study. This is not therefore repeated in this 

update paper. However evidence regarding Rugby’s employment land supply position, and 

therefore how this affects the overall employment land requirement for the emerging Local 

Plan, has changed since the Preferred Options stage of the Local Plan and these changes are 

detailed in this update paper.    
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2. Changes to Employment Land Supply and impact on Overall Requirement 

 

Rugby’s employment land supply has changed in the time since the Preferred Options 

consultation and previous background paper. Changes are a result of two main factors: 1) 

updated monitoring of employment land completions; and 2) a significant change to the 

employment provision total area in supply at Rugby Radio Station allocation. Therefore the 

previous overall supply total of 78 hectares as described in the Preferred Options 

background paper is now updated as in Figure 5 below: 

 

FIGURE 5 

 Gross Site Area (ha) Employment Type 

COMPLETIONS  

Central Park 2.44 B1/B2/B8 

Rugby Gateway 9.5  B8 

TOTAL 11.94  

   

SUPPLY  

Rugby Radio Station 16 B1/B2/B8 

Rugby Gateway 26.5 B8 

Central Park 6.23 B1/B2/B8 

Somers Road 0.7 B1/B2/B8 

Paynes Lane 2.2 B1/B2/B8 

Europark 0.4 B1/B2/B8 

Shilton Industrial 

Estate 

0.5 B1/B2/B8 

HTA Precision 3.2 B1/B2/B8 

TOTAL 55.73  

OVERALL SUPPLY 

TOTAL  

67.67  

 

 

The Rugby Radio Station allocation in employment land terms previously stood at 29 

hectares of B1/B2/B8 employment land. However, as outlined in the outline planning 

permission for the overall site, this employment land was made up of three proposed 

typologies of employment development, with only one of these typologies (‘large scale 

dedicated employment’) relating to B use employment development and totalling 16 

hectares in total area.  

 

The other two typologies proposed concern integrated office/workshops within flexible 

neighbourhood buildings and adaptable town housing. Both of these typologies relate more 

to the potential to provide workspace opportunities in amongst residential areas and 

district/local centres as opposed to solely B use employment sites.  
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Due to the uncertainty regarding the extent and exact nature of employment land to be 

provided in the non-dedicated typologies and the slower delivery of the site than 

anticipated at the time of allocation and outline planning permission, it is prudent to only 

allow for 16 hectares of employment land in supply at the Rugby Radio Station site. The 

developer of the Rugby Radio Station site has confirmed that they will seek a revised 

planning permission (through a Section 73 application) to reflect this change in employment 

land provision on the site.        
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3. Quantitative Supply-Demand Balance 

 

The Preferred Options background paper referred to an overall employment land 

requirement of 96-104 hectares, which equated to annual provision of 6 – 6.5 hectares of 

employment land, and included a margin of approximately 20 hectares over and above the 

labour demand forecast need for 79 hectares of employment land to meet forecast B use 

FTE jobs growth during the plan period. Rounding this target to 100 hectares, this meant 

proposed allocation in the Preferred Options of 22 hectares of additional employment land, 

i.e. 100 ha (target) – 78 ha (supply) = 22 ha requirement.   

 

However it is now considered that this level of margin would not allow sufficient land to 

accommodate the total forecast FTE B use jobs growth for the plan period 2011-2031.  

 

FIGURE 6 

 Gross Site 

Area (ha) 

Estimated Net 

Floorspace 

(sqm) 

Forecast Jobs 

Growth 

SUPPLY    

Rugby Gateway 26.5 66,000 825 

Central Park 6.23 30,000 600 

Somers Road 0.7 3,000 65 

Paynes Lane 2.2 10,000 300 

Europark 0.4 2,000 45 

Shilton Industrial 

Estate 

0.5 2,000 

45 

HTA Precision 3.2 10,000 220 

Rugby Radio Station 16 60,000 1,200 

TOTAL 55.73 183,000 3,300 

COMPLETIONS    

Central Park 2.44 10,000 200 

Rugby Gateway 9.5 44,000 550 

TOTAL 11.94 54,000 750 

OVERALL TOTAL 67.67 237,000 4,050 

 

 

Figure 6 above shows that land currently in supply (in other words, not including allocations 

proposed through the emerging Local Plan) would be anticipated to deliver in the region of 

4,000 FTE B use jobs (4,050 in table). Clearly this would not be sufficient to meet the 

forecast jobs growth to 2031 as contained in the labour demand scenario in the 

Employment Land Study. Therefore a greater margin is required that allows a larger gross 

figure for the Local Plan proposed allocations, to achieve the forecast jobs growth of 6,729 

for Rugby Borough to 2031.  
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The addition of the proposed Local Plan allocations to current supply as per Figure 7 below, 

gives a total of 110 hectares overall gross employment target, providing a total in the region 

of 6,800 FTE B use class jobs.  

 

FIGURE 7 

 Gross Site 

Area (ha) 

Estimated Net 

Floorspace 

(sqm) 

Estimated 

Jobs Growth 

PROPOSED ALLOCATIONS 

Coton Park East 7.5 20,000 500 

South West Rugby 

(Cawston Spinney) 

35 180,000 2,250 

TOTAL 42.5 200,000 2,750 

FIGURE 6 + FIGURE 7 

OVERALL TOTAL 
110.17 437,000 6,8001 

  

 

The change from the proposed allocations in the Local Plan Preferred Options is to the 

South West Rugby allocation, which increases from 14.5 hectares (plus 13.5 hectares 

safeguarded land) to 35 hectares. The overall allocation of 35 hectares is a gross site area 

allocation which includes land that will not be used for employment floorspace, but will 

provide aspects such as landscaping, road layouts and drainage to the overall employment 

development. This increase in allocation provides flexibility in meeting the forecast jobs 

growth and accounts for the loss of employment land in supply from the Rugby Radio 

Station allocation.  

 

In response to the Local Plan Preferred Options consultation, a number of representations 

were received suggesting RBC should seek to provide for a requirement of up to 128 

hectares of employment land, this figure being based on an annual average of 8 hectares 

per annum which was recommended as the upper end of a range of provision included 

within the Rugby Employment Land Study. For reasons given above regarding jobs growth 

forecasts and the land required to meet this labour demand approach, the Local Plan 

includes a requirement of 110 hectares.  

 

Additional justification as to why Rugby’s local requirement should not be uplifted further 

relates to other major employment sites in close proximity to the Borough. With the 

exception of Coventry City and Warwick District, the largest commuting flows of Rugby 

residents to employment are to the neighbouring districts of Daventry and Harborough. It is 

                                                             
1 Estimations of job growth in Figures 6 and 7 are based on plot ratios and employment densities contained in 
the Employment Land Study (May 2015), which has used the HCA Employment Densities Guide: 2

nd
 Edition 

(2010) as standard practice. 
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reasonable to assume that the location of the major employment sites at Daventry 

International Rail Freight Terminal (DIRFT) and Magna Park (respectively in Daventry and 

Harborough) is responsible in part for these patterns.  

 

The Employment Land Study states that where growth in resident labour force (labour 

supply approach) is forecast to be higher than jobs growth forecast in the labour demand 

approach, this is principally explained by the proportion of Rugby’s resident labour force 

that can be expected to work at sites such as DIRFT and Magna Park which will provide jobs 

growth over the remainder of the plan period.   
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4. Sub-regional Employment Needs 

 

In addition to working with neighbouring authorities in the Coventry & Warwickshire 

Housing Market Area (HMA), RBC has also considered employment needs under the Duty to 

Cooperate across the sub-region.  

 

Similar to the Memorandum of Understanding (MoU) signed by the Coventry & 

Warwickshire local authorities (with the exception of Nuneaton & Bedworth BC) on the 

planned distribution of housing in the sub-region, a MoU has also been agreed (July 2016) 

by the Coventry & Warwickshire authorities to “seek to ensure that the employment land 

needs of Coventry & Warwickshire are met in full including addressing an identified shortfall 

of employment land provision arising in Coventry”.  

 

The MoU states that employment land studies for each of the districts indicate a need for 

714ha of gross employment land, which broadly aligns with the CWLEP Employment Land 

Study (CBRE, June 2015) conclusion that up to 660 ha land is required for Coventry & 

Warwickshire. However it also states that Coventry has identified a shortfall of 241 ha of 

employment land to be found within its own boundaries, and therefore redistribution is 

required to the other districts. 

 

Based on the redistribution approach to Coventry’s housing shortfall, and the addition of 

commuting flows between Coventry and neighbouring districts, the employment land MoU 

seeks to ensure that planned housing growth over the plan period, including redistribution 

to RBC from Coventry City Council’s identified shortfall, will be aligned with proposed 

employment developments in Rugby Borough.  

 

Rugby Borough already contains two major employment sites near to Coventry, these being 

Prologis Ryton (the former Peugeot site between the A45 and A423) and Ansty Park (near to 

M6 Junction 2 and the A46). Whilst both of these sites are in the most part now developed 

(with remaining land with planning permission for employment development), completions 

on both sites have been since 2011 and therefore contribute to the employment land 

requirement during the Local Plan period (2011-31). RBC therefore provides an over 

provision of employment land to meet the redistribution from Coventry City, however both 

of these sites are viewed as sub-regional sites and the MoU seeks to formalise their 

inclusion as sites contributing to the shortfall arising from Coventry. 
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5. Qualitative Demand and Market Intelligence 

 

The employment land background paper supporting the Preferred Options highlighted the 

need identified in the Rugby Employment Land Study for the Local Plan to make provision 

for employment land to address qualitative deficiencies in supply. In particular this relates 

to the need to meet the qualitative demand for employment sites providing smaller units in 

the range of 5,000 - 50,000 sq.ft, and in particular units below 20,000 sq.ft. This is especially 

important in accommodating demand from firms requiring floor space in this size band for 

B1c, B2 and ancillary B8 employment uses.  

 

In response to this issue in the Preferred Options consultation, the Coventry & Warwickshire 

Local Enterprise Partnership (CWLEP) have formalised arrangements to work on market 

intelligence relating to employment demand across all authorities within the sub-region. It 

has been agreed (cf. Paragraph 3.6 of C&W Employment Land MoU referred to in Section 4 

above) that the C&W local authorities will work with both the CWLEP and Warwickshire 

County Council in the ongoing development of their employment land evidence bases. 

Specifically this concerns the monitoring of market intelligence relating to employment land 

supply and demand. 

 

At the present time and on the evidence currently available, it is considered that the Rugby 

Local Plan Publication Draft overall employment land requirement provides for the 

protection of both existing land in supply and new allocations that accommodate for 

existing qualitative employment demands in the Borough.  
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6. Additional Sites Assessments – 2016 Call for Sites     

 

In addition to all previous sites considered for employment allocation at the Preferred 

Options Stage, a further site was submitted through the last Call for Sites process (January-

February 2016) for consideration as a potential employment development allocation. This 

site has not been proposed for allocation as outlined below:  

 

S16022 Millboard, Ryton on Dunsmore (2.35ha) – site located off A423 to west of village of 

Ryton on Dunsmore and opposite Prologis Ryton employment site. The submission forms an 

area of expansion land to the existing Millboard employment site, which measures 

approximately 14 hectares in total area. The site is situated in the Green Belt and not 

considered suitable for allocation in the context of the settlement hierarchy for the 

Borough. It is considered that alternative options exist in more sustainable locations to 

deliver Rugby’s employment land requirement.  
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7. Summary 

 

This paper has outlined the evidence that has informed employment land allocations 

proposed within the Local Plan Publication Draft. In particular it has updated evidence on 

the Supply-Demand balance of Rugby’s employment land to consider what the appropriate 

overall requirement for employment provision to meet Rugby’s local needs should be.  

 

It has also considered sub-regional employment issues, including redistribution of a shortfall 

in employment land arising from Coventry City and the impact of major employment sites 

on the edge of Rugby Borough, and how these issues impact on existing employment sites 

within Rugby Borough and the overall employment land requirement of 110 hectares to be 

delivered between 2011-2031.        

 

 


