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1.0 Introduction 

1.1 This is the second of three Hearing Statements that are submitted on behalf of 

Roxhill Developments in response to the Planning Inspector’s Stage 1 Hearings 

(MIQs) letter, sent out on 5 December 2017. Roxhill have land interests at 

Walsgrave Hill Farm to the western side of the borough, directly adjacent to the 

boundary with Coventry City, east of the A46. 

 

1.2 Roxhill has previously made representation at the various stages of the Local Plan 

process. This includes making strong objections to the Publication Draft version of 

the plan on the basis that it is neither legally compliant, nor sound. A summary of 

the concerns raised, insofar as these are relevant to Matter 2 (housing and 

employment), is provided below: 

 

o Concerns about the distribution of unmet housing need from Coventry 

City and how allocations relate to the City’s boundary. 

o Unrealistic delivery assumptions for the Lodge Farm settlement due to 

lack of infrastructure, market saturation and the reliance upon delivery of 

road improvements to the South West of Rugby. 

o Failure to provide sufficient strategic employment land to meet identified 

needs and the impact this will have on the local economy. 

o Employment Memorandum of Understanding being silent on the 

distribution of 200Ha of employment land lost as a result of 

redevelopment.  

o Amount of strategic employment allocated ignores the overwhelming 

evidence of need identified by numerous studies, the Coventry and 

Warwickshire Chamber of Trade and the Coventry and Warwickshire 

LEP. 

1.3   This Hearing Statement sets out Roxhill’s position in respect of Matter 2 – Overall 
Development Needs. 
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2.0  Issue 2a: Housing Needs (question 1.f and 1. i) 

2.1  As part of its decision to not allocate Walsgrave Hill for employment purposes, the 
Council has claimed that if additional employment land is provided, this will lead to 
a pressure for additional housing land above that already being planned for. While 
it is understandable that the Council wishes to plan for the correct numbers, the 
Council’s views on this matter suggests a mis-understanding of the complex 
relationship between strategic employment and housing. 

 
2.2  The matter was considered by the Secretary of State for Transport as part of 

Roxhill’s East Midlands Gateway Strategic Rail Freight Interchange (EMG) 
examination in 2015. In granting a Development Consent Order under the NSIP 
process, he concluded that there was no evidence of a substantial requirement for 
additional housing provision because employees would either be living in the area 
already or people would commute from the wider area via the strategic road 
network. The Secretary of State stated in paragraph 39 of his letter dated 12 

January 2016 that “he agrees also with the Examining Authority that the 
generation of employment would be unlikely to lead to substantial additional 

housing requirements in the locality”. He supported the Examining Authority’s 
findings in their 12 October 2015 report which were: 

 
“we conclude that there would be significant benefits from the proposed 
development in terms of potential employment creation, whilst the impacts on 
housing demand, health and wellbeing would appear to be broadly neutral”  
(paragraph 4.14.36). 
 
Given that the nature of employment uses are similar on the EMG sites as they 
would be at Walsgrave Hill, as is the proximity of both sites to the strategic 
transport network, it is not unreasonable to arrive at the conclusion that allocating 
Walsgrave Hill for strategic employment would not create an additional pressure 
for housing in Rugby above that already being planned for. 

 
2.3  Paragraph 182 of the National Planning Policy Framework (NPPF) requires that in 

order to demonstrate that a Plan is sound, in addition to needing to be justified, 
effective and consistent with national planning policy, the plan needs to be 
‘positively prepared’. To be positively prepared the NPPF states: 
 
“the plan should be prepared based 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”. 

 
2.4  The distribution of Coventry’s unmet housing needs is set out in the September 

2015 MoU. Agreement was reached that Rubgy BC would take 2,800 of Coventry 
City Council’s unmet housing need, providing a total housing requirement for 
Rugby of 12,400 (2011-2031). The process of distributing unmet need was subject 
to Sustainability Appraisal in order to meet the ‘consistent with achieving 
sustainable development’ component of paragraph 182. That SA process 
identified that ‘Edge of Coventry’ and ‘Growth Corridor’ options were likely to be 
the most sustainable spatial approaches. 
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2.5  At Preferred Options stage, the Plan allocated the Walsgrave Hill site as a 
sustainable urban extension for 1,500 dwellings. As an Edge of Coventry location, 
this allocation would have met over half of Coventry City’s unmet need that Rugby 
BC accepted it needed to take. The decision to remove the Walsgrave Hill site 
from the Preferred Options version of the Plan means that all the Council’s 
allocations are remote from the City’s boundary. In fact none are within five miles. 
The Lodge Farm allocation, which replaced Walsgrave Hill in the Publication Draft 
version of the Plan, is over 10 miles away from the City with no direct public 
transport route from the site. This approach conflicts with the NPPF requirement to 
achieve sustainable development when identifying suitable sites to meet a 
neighbouring authority’s unmet needs. 

 
2.6  As part of the process of identifying unmet need from Coventry, the City Council 

identified that it could find land to provide 24,600 dwellings, 17,800 short of the 
42,400 Objectively Assessed Need. The 24,600 figure included an allocation 
within Policy H2 of Coventry City’s recently adopted Local Plan for 900 Homes on 
the Walsgrave Hill Farm site to the west of the Coventry Eastern Bypass (A46). 
Policy H2 requires emergency (blue light) access to be provided as part of that 
development between the A46 and the University Hospital. The City had 
anticipated that as part of the emerging Rugby Local Plan, the Walsgrave Hill site 
on the eastern side of the A46 By-pass would be allocated and a comprehensive 
development would then be taken forward. The City Council recognised that this 
would have allowed the new grade separated A46 junction to be constructed 
promptly, providing a suitable access to their 900 house allocation and enabling a 
blue light link to the University Hospital. 

 
2.7  If the Walsgrave Hill strategic employment and housing allocation does not come 

forward within Rugby’s Plan, delivery of Coventry City Council’s 900 home 
allocation H:3 will be significantly delayed. That allocation is in the same 
ownership as the Walsgrave Hill site on the eastern side of the A46 By-pass and it 
is intended that Roxhill will bring forward both sites comprehensively. This will 
allow new and improved roads and junctions, providing a safe solution, alleviating 
congestion and improving access to the hospital. It will also allow bus services to 
be routed through the development to allow residents and employees to access a 
choice of transport options. 

 
2.8  The scale of the overall housing development (900 homes in the City and 1,500 

homes in Rugby) coupled with the 90Ha (55Ha developable) of strategic 
employment development in Rugby would be of a sufficient scale to fund the A46 
grade separated junction, assisted by the committed match funding from 
Highways England. Without this scale of development, the road improvements 
cannot be funded privately. This would be a missed opportunity to improve traffic 
flows and provide the opportunity to quickly alleviate congestion at the University 
Hospital. Furthermore, if the City’s 900 home allocation can not be delivered, 
these homes would need re-distributing amongst the other authorities across the 
HMA, including Rugby. Put simply, if the Walsgrave Hill mixed use allocation does 
not form part of Rugby’s new Plan, it will significantly delay the strategic road 
improvements, the improved blue light access to the hospital and the additional 
900 houses allocated within Coventry City’s Plan. 
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3.0 Issue 2b: Employment Land (Question 2. a.) 
 
3.1  The emerging Plan has been informed by a number of employment land studies. 

In relation to the issue of unmet needs, these studies comprise: 
 

 Coventry and Warwickshire Strategic Employment Lands Study (Atkins, 

October 2014) 

 Coventry and Warwickshire Employment Sites Study (CBRE, August 2015) 

 West Midlands Strategic Employment Sites Study (JLL, September 2015) 

 Coventry Land Supply Position (GL Hearn, December 2015) 

3.2  The above studies all suggest that more employment floorspace is needed to 
satisfy market demand. The CBRE study identifies between 500Ha and 660Ha of 
employment land and the Coventry and Warwickshire LEP recommends that 
authorities should plan for the upper end of this forecast. In addition, all these 
studies recommend that additional high quality employment land is provided, 
particularly in relation to large strategic sites (over 100,000 sq. ft) to meet high 
levels of demand from the logistics and industrial sectors. 

 
3.3  The need for additional large-scale and high quality strategic employment sites 

close to Coventry City’s boundary is reinforced by Local Plan representations 
submitted by the Coventry and Warwickshire Chamber of Commerce and the 
Coventry and Warwickshire Local Enterprise Partnership. Both are keen to see 
additional land being brought forward for employment around Ansty Park and at 
the Walsgrave Hill site to the east of the Coventry Eastern By-pass that would be 
delivered by Roxhill. They have referred to an identified shortage both in terms of 
quantity and quality of sites and feel that additional land should be allocated close 
to Coventry’s boundary to support the local economy, in close proximity to the 
strategic highway network. 

 
3.4  The 2016 Memorandum of Understanding (MoU) identifies a minimum local plan 

employment requirement of 714Ha. While at face value this suggests that 
sufficient land is being provided, both the Coventry City Council and the Warwick 
Local Plan examination revealed that of the 714Ha identified in the MoU, at least 
154Ha (in Coventry alone) would replace existing sites being lost to other uses. 
This figure is likely to be as high as 200Ha when considering employment land lost 
through redevelopment across the region. In view of this, it is clear that the 
amount of new employment land distributed across the HMA as part of the MoU is 
in fact at the lower end of the 500-660Ha identified through the CBRE study. The 
55Ha of employment land proposed at the Walsgrave Hill site would help to off-set 
this shortfall. 

 
3.5  As part of Roxhill’s representations to the November 2016 Publication Draft, a 

report was presented by Savills to provide information about the need for strategic 
employment sites. This study has been updated (January 2018) and provides the 
latest market information for the Local Plan Examination. This document is 
attached at Appendix A and key findings are summarised below: 

 

 Across the UK there were exceptionally high levels of take up of strategic 

employment land in 2016 (37 million sq. ft), driven by the on-line retail 
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sector. National take-up was slower in 2017 but remains above the long-

term average.  

 Strategic employment land supply has fallen in the UK by 70% since 2009. 

 The West Midlands region is continuing to experience very high demand 

from logistics and manufacturers, resulting in a critical shortage of 

employment land and premises. Take-up in 2016 was up 27% from 2015. 

 Total supply across the region was at 4.8 million sq. ft (November 2017) 

due to growth in speculative development as a result of shortage. 

 There is an acute under-supply of employment land in the West Midlands 

(less than 1.2 years) as at November 2017. 

 Strong demand and low supply are pushing up the price of rents. These 

are increasing at a rate of 7.7% per year. 

 The recent investment by Jaguar Land Rover has seen a spike in take-up 

of employment, leading to a significant shortfall in land that would 

otherwise have been available to other businesses. 

 Where unconstrained sites have become available, take-up has been 

exceptionally quick. 

 Savills estimate that there is now 41% less land available than when the 

CBRE study was undertaken in 2015. There is no remaining land on key 

strategic sites including Rugby Gateway, Lyons Park, Whitley Business 

Park, Birch Coppice, Opus Blueprint or Sideway Stoke. Supply at other 

strategic sites, including Prologis Ryton, is extremely limited and the last 

remaining plot at Ansty Park is under offer. 

 There is a clear quantitative need for additional strategic employment land 

to serve the region and sub-region, particularly the Coventry Travel to 

Work Area owing to the significant reduction in supply since the publication 

of the studies. 

 The Walsgrave site is ideally located to meet the identified need for 

strategic land to serve Coventry. There are no other sites in the sub-

regional portfolio which are capable of meeting this need and its allocation 

is therefore vital to ensure that investment isn’t lost to the sub-region. 

3.6  In addition to the regional shortfall, at a local level, the Savills study confirms that 
three strategic sites identified through the Rugby Local Plan are all at or nearing 
completion (Rugby Gateway, Ansty Park and Ryton Prologis). The Plan does not 
provide for an on-going supply of strategic employment sites throughout the plan 
period. 
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4.0  Conclusions 
 
4.1  The allocation of housing land is inconsistent with the SA process that informed 

the allocation of Coventry City’s unmet housing need. Sites should be selected at 
the ‘Edge of Coventry’ or along ‘Growth Corridors’ to represent a sustainable 
solution. The allocation of the site at Lodge Farm in preference to the Walsgrave 
Hill site represents one of the least sustainable spatial options for growth. As a 
result, the Plan has not been Positively Prepared as required by paragraph 182 of 
the NPPF. 

  
4.2  The provision of housing remote from the edge of Coventry will undermine the 

delivery of Coventry City Local Plan housing allocation H:3. Without the mixed use 
allocation of the Walsgrave Hill development on the eastern side of the A46 By-
pass, the investment needed to provide a new Grade Separated Junction to the 
A46 will not be available. This means that a suitable access could not be formed to 
serve the 900 homes allocated on the western side of the By-pass. It will also 
mean that blue light emergency access cannot be improved to serve the University 
Hospital, which is a requirement of policy H:3 and is an essential requirement for 
delivering safe accident and emergency services. The strategy to omit the 
Walsgrave Hill site from being allocated as a mixed strategic employment and 
1,500 home SUE from the Plan therefore fails to effectively deal with the unmet 
need identified within the MoU. 

 
4.3  Various economic studies demonstrate that there is a need for additional sub-

regional employment sites to plug the gap in land supply. This particularly applies 
to sites capable of accommodating large floorspace storage and distribution (Class 
B8) development and sites close to the strategic highway network. This opinion is 
supported by the Coventry and Warwickshire LEP and the Chamber of 
Commerce. A recent study has been carried out by Savills and this provides the 
latest market information in respect of employment land supply and demand. This 
confirms that in order to support the growth of the Coventry and Warwickshire 
economy, additional strategic employment land supply is needed urgently in order 
to prevent existing businesses moving elsewhere and to prevent new businesses 
from overlooking Coventry and Warwickshire as a suitable location. 

 
4.4  The amount of employment land distributed across the Coventry and Warwickshire 

authorities fails to take account of up to 200Ha of employment floorspace that will 
be lost through redevelopment. The allocation of the site at Walsgrave Hill will go a 
substantial way to bridging this gap in supply and will ease the pressure to release 
less sustainable strategic employment sites in future years. 

 
4.5  In conclusion, the proposed spatial growth solution proposed in the Plan has not 

been positively prepared and presents an ineffective and unsustainable solution, 
conflicting with the NPPF. 


