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Introduction 

General comments 

This submission seeks to respond to a number of the specific questions posed in the 

Inspector’s MIQ’s regarding  Matter 7 ,re Economic Development Policies . 

Issue 7a :Protection of Rugby’s Employment Land 

Q1.a  Is the approach to the development and redevelopment of existing major 

employment sites in the Green Belt? Would greater intensification of employment uses at 

Ansty Park and Ryton sites be consistent with national policy on the redevelopment of 

previously developed sites in the Green Belt? 

Maintaining sub regional growth points at Ansty and Ryton is essential to the continued 

competitiveness of the area .Appropriate intensification of these sites is supported . 

The sites Ryton and Ansty remain recognised in the draft plan as significant regional growth 

points .However, the current employment  land supply at both locations is largely exhausted 

and this is not acknowledged .The recent emergence of  redevelopment proposals for the 

current Rolls Royce site is welcomed and will provide an important pool of additional land( 

approx.  1.3M sq ft uncommitted in addition to land already committed  or required by Rolls 

Royce) and this  needs to be  explicitly acknowledged in the plan to reflect the current 

situation. 
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The draft Plan should exclude these two areas based on the existing footprint from the 

Green Belt and should identify land adjacent to both areas as suitable for expansion and a 

continuing role as regional employment sites appropriate to meet both local ,national and 

international needs. There are clear natural boundaries where this can be achieved. 

At Ansty both the current Ansty Park scheme and the adjacent Rolls Royce site should be 

excluded and in effect represents a large strategic  employment site set within ,but excluded 

from the Green Belt. 

At Ryton where only one large distribution based plot remains additional land adjacent to 

the current site should be allocated as part of an extended area and excluded from the 

Green Belt. 

Safeguarded land at both locations to meet very long term needs and provide a pool of 

“reserve land” suitable for inward investment opportunities should alsobe provided 

adjacent to both sites. The region lacks major sites capable of accommodating large 

employment “windfall “sites .In order to maintain the competitiveness of the economy  this 

type of and needs to be provided , as set out in our previous representations 

Q1.b  Is the retention in the Green Belt of sites at Ansty Park and Ryton soundly based? 

 See above response to Q1 .a. 

 No ,we believe that both areas should be maintained as important sub regional and 

regional employment centres .These areas are suitable to attract  a wide range of major 

employment sites. Without these sites the competitiveness of the local and sub regional 

economy will be adversely impacted. As we have argued these sites need to be expanded 

and excluded from the Green Belt. 

Q1.c  Are the requirements for a 2yr marketing periods to test for ongoing demand for 

employment uses on non-allocated and allocated employment sites  justified and 

consistent with national policy on the reuse and redevelopment of employment land for 

alternative uses? Should a more flexible approach be applied taking account of the overall 

supply of employment land remaining in the borough? 

At the heart of the policy tests in the draft Plan is an objective to support the maintenance 

of a pool of land suitable for employment .This requirement has quantitative and qualitative 

dimensions.We support the wording in the Plan which is aimed to produce a fairly stringent 

test for testing the suitability to change any employment site to an alternative use. 

Over the 5 year period 2010-2015 a total of 1,394 Ha of employment land was lost to 

housing and other land uses across Coventry and Warwickshire .Most of this was in the 

urban areas. In many ways this can be seen as the successful application of policies aimed to 

recycle and make efficient use of brownfield land .However the price to be paid is the loss of 

a large area of employment space equivalent to a figure almost double the estimated 
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requirement over the plan period to 2031.Generally this land serves an important sub 

category of user requirements. 

The CW LEP, as set out in our previous representations to the draft Plan and to the 

Examination, believes that the  current pool of employment land needs to be protected in 

order that the local land markets for employment land continue to function to provide a 

range of opportunities for business requiring to establish ,expand or indeed move to the 

area. A properly operating market is similar to any residential market where businesses can 

“trade up “ through a ladder of suitable opportunities. 

Planning policies across the region largely seek to reflect the National Planning Policy 

Framework that encourages the development of housing on brownfield and and in effect 

threatens employment space at the lower end of the market This is starting to have a 

detrimental effect on the operation of the “churn “ process needed for all commercial  land 

markets to operate effectively . Much employment space under threat is at the lower end of 

the market in terms of rental levels ,land prices and indeed the general quality and amenity 

of an area .However this pool of development land is vital to the efficient operation of the 

market and provides land for many growing businesses unable to afford leading edge prices 

that prevail with much of the new stock added to the market.This pool of land provides a 

valuable source of employment space for many businesses that require cheaper property or 

wish to accommodate “non-conforming” business uses or require open yards ,storage space 

and workshops . 

We are concerned that much of this space is being lost .While the Local authorities across 

the CWLEP area all seek to replace the areas lost to other uses ,as we highlighted this is not 

a like for like process and the replacement land ,by definition ,serves a different sub market 

able to pay higher prices or rental levels. 

This problem of the loss of employment space is not unique to Coventry and Warwickshire. 

The recently published draft London Plan (2017)identifies that “the processes threaten the 

efficient functioning of London’s economy “.The Plan sets out draft policies to retain and 

make more efficient use of existing capacity for industrial ,logistics and related uses. The 

plan sets out a “no net loss “ of industrial floorspace capacity on certain designated areas. 

The policies in the draft RBC Local  Plan set a “high bar “ for testing if there is evidence that 

a site is no longer required. Given the overall trend ,we believe it is in the interests of good 

land use planning and the local economy to maintain this policy framework as drafted. 

    

Q7d.  Should Policy ED1 require provision to be made for the needs of small and medium 

sized enterprises in redevelopment proposals  for existing employment sites. 
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We would support a policy framework that makes explicit provision for the needs of SME 

sector businesses .Indeed we propose that the policy framework should be extended to not 

only redevelopment opportunities but also to make explicit provision on all employment 

sites ,including new and emerging allocations . 

Such a  policy framework would facilitate a discussion with all those proposing the creation 

of new space so that specific provision can be made .a set of criteria making it clear what 

type of sites need to be excluded from such a requirement might avoid the policy becoming 

manifestly unfair ,for example ,on very small sites . 

In its submissions on the draft plan ,the CWLEP and the C&W Chamber of Commerce and 

the Federation of Small Businesses have all highlighted the growing difficulties facing the 

SME sector in terms of “affordability “ of space and the overall shortage of certain types of 

smaller premises .The introduction of an explicit policy requiring specific provision would 

assist in addressing the current problems and would ,in the longer term, lead to an 

improved overall supply of smaller units and sites suited to the SME sector. . 
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