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Introduction 

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

2031 Preferred Options consultation 2015.  

 

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

the economic strategy included within the Preferred Option.  

 

The Preferred Option consultation is an important stage in the plan making process. 

However, further work and public consultation is required before the Local Plan is 

submitted for examination. As a result, the evidence and topics referred to within this paper 

will be kept under review as the Council progresses the emerging Plan. The content of this 

document and the Preferred Option itself could therefore change before the Plan is 

submitted.  

 

The Evidence Base 

Planning practice guidance recommends the use of three different methods to estimating 

demand for employment land and thus working out the quantitative and qualitative need 

for employment / economic development floor space in B use class sectors. These three 

approaches involve the use of either: labour demand forecasts; labour supply scenarios; or, 

past take-up / past completions data. All three of these approaches have been considered in 

the Council’s most recent evidence on employment land need and supply, contained within 

the Employment Land Study (GL Hearn) May 2015, which can be viewed here 

https://www.rugby.gov.uk/directory_record/1093/employment_land_study/category/86/re

views_studies_and_assessments     

 

This paper will discuss each approach in turn, noting that each one has benefits and 

limitations to its use in producing final recommendations of how best to plan for the 

quantitative and qualitative employment needs of the borough.    

 

1. Labour Demand Forecasts   

Using Cambridge Econometrics 2014 data, a forecast of total jobs growth (in both B use 

class and non-B use class sectors) for Rugby to 2036 has been made. This is shown in Figure 

1 below. For the Local Plan period (2011-31) it can be seen that total employment growth in 

Rugby would be 8,500 jobs from 48,000 in 2011 to 56,500 in 2031.  

 

 

 

 

 

 

 

https://www.rugby.gov.uk/directory_record/1093/employment_land_study/category/86/reviews_studies_and_assessments
https://www.rugby.gov.uk/directory_record/1093/employment_land_study/category/86/reviews_studies_and_assessments
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FIGURE 1 

 
 

It is important however to note that this overall picture was based on a projection of very 

strong jobs growth from 2011-13 as the UK economy returned to growth following periods 

of recession. This issue will be further discussed in the following Labour Supply section of 

this paper, regarding the Strategic Housing Market Assessment (2015) update report. 

 

The forecast of 8,500 total employment growth was converted into a forecast for how many 

of these new jobs would be full time equivalent (FTE) only, based on the proportion of full 

and part time jobs in Rugby by employment sector. This gave a figure of 7,100 FTE jobs 

growth to 2031. The FTE jobs growth figure was then analysed to determine how many of 

these were in fact B use class jobs, by modelling the composition of employment in key 

sectors, i.e. the proportion of jobs in a certain sector that is likely to take place on B1a/b, 

B1c, B2, or B8 floorspace. This gave a figure of 6,729 FTE and B use class jobs growth from 

2011-31. 

 

Applying standard employment densities and plot ratios to this figure, broken down by B 

use classes, has therefore produced a labour demand employment land requirement to be 

provided in the Local Plan to meet Rugby’s needs to 2031. This is shown in the table below: 

 

FIGURE 2 

RUGBY BOROUGH 2011-31 LAND REQUIREMENT (HA) 

B1a/b: Offices and R&D 6 

B1c: Light Industrial 1 

B2: General Industrial 15 

B8: Storage and Distribution 57 
TOTAL 79 

 

In identifying a land requirement to accommodate economic development floor space, 

based on the above labour demand approach, Rugby’s employment land study recommends 

that it would be “prudent” to include a margin of additional land for allocation. A margin 
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would principally allow for further market choice of sites and cover small scale losses of 

other employment land, which have averaged just over 1 hectare per year over the previous 

five year period.  

 

It is recommended that a five year margin, based on past employment land take-up, is 

provided for. Over the period 2003-13 take-up has averaged four hectares per annum (p/a), 

which equates to a five year margin for allocation of 20 hectares (5 years x 4 hectares p/a) 

to cover the plan period.  Therefore, in adding this margin to the overall employment land 

requirement based on labour demand forecasts, 99 hectares of employment land should be 

provided to meet Rugby Borough’s own development needs.          

 

2. Labour Supply Scenarios 

This approach considers how the resident labour force in Rugby Borough may be expected 

to grow over the plan period, based on the level of new housing (expressed as dwellings per 

annum (dpa)) that is likely to be delivered through the Local Plan. The Employment Land 

Study ran scenarios for three different levels of housing growth to investigate how 

employment land requirements would be affected depending on Rugby’s housing need. 

These scenarios were deliberately wide ranging to keep the Council’s growth options open 

while work was still ongoing at the sub-regional housing market area level to determine 

objectively assessed need for each local authority in Coventry & Warwickshire. The three 

scenarios were therefore 453 dpa (OAN - SHMA Annex, 2014), 540 dpa (Rugby Core Strategy 

housing target, 2011) and 660 dpa (OAN – SHMA, 2013).    

 

Following further housing need work for the Coventry & Warwickshire local authorities, 

completed in September 2015 (i.e. some months after the publication of the Employment 

Land Study), the figures used in the above scenarios have now been superseded by a new 

demographic based OAN for Rugby of 480 dwellings per annum, based on data from 2012 

sub-national population projections (SNPP), and including an uplift of 16 dwellings per 

annum to address affordability issues. It is therefore now appropriate to use this number in 

considering a labour supply approach to assessing Rugby’s employment land requirement, 

rather than the labour supply numbers originally used in the Employment Land Study.  

 

The 2015 updated SHMA (‘Table 26’) analyses the labour supply and jobs growth that would 

be expected from housing need derived from the 2012 SNPP. For Rugby, during the period 

2014-31, this is related to 464 dpa (i.e. the OAN of 480 dpa minus the 16 dpa added for 

affordability) and gives the following results: 

 

FIGURE 3 

 Change in resident labour force Adjustment Factor Change in jobs 

RUGBY 6,030 0.98 5,912 

 



5 
 

To calculate the resident labour force and resulting jobs growth figures from the OAN of 480 

dpa, uplift is needed to the labour force figure above. This is derived from multiplying the 

additional 16 dpa (uplift to address affordability) by the number of years the data above 

relates to (17). Therefore, for an OAN of 480 dpa, the numbers in Figure 3 now become: 

 

FIGURE 4 

 Change in resident labour force Adjustment Factor Change in jobs 

RUGBY 6,302 0.98 6,176 

  

Further data from the 2015 SHMA states that from 2011-13 (i.e. as a means of ‘backdating’ 

to ensure coverage of the full plan period of 2011-31), Rugby experienced an increase in 

total employment of 2,600. Therefore using the most up-to-date evidence for a labour 

supply approach, it can be anticipated that total employment growth to 2031 will be 8,776 

(6,176 + 2,600) new jobs. This aligns fairly closely with labour demand forecasts in the 

Employment Land Study based on 2014 Cambridge Econometrics, being slightly higher than 

the 8,500 total employment growth forecast using this method.    

 

As with the labour demand approach, the total jobs number above can be converted into 

FTE B use class jobs only, to determine the amount of employment land required to support 

this labour supply. Using the same breakdown of sectors as the labour demand approach, 

and proportion of employees in these sectors relative to total employment, gives a figure of 

6,949 FTE B use class jobs that are expected to be additional jobs to 2031.  

 

3. Past Take-up / Past completions       

The final approach is different in that instead of forecasting estimated jobs growth for the 

remainder of the plan period and then calculating a land requirement from the jobs 

number, it projects forward data of past completions of employment land over recent years 

in Rugby Borough, using both local and regional monitoring data.  

 

Included within the GL Hearn Employment Land Study is a review of the Council’s 

monitoring data for the period 2009-14, which shows that Rugby’s employment land 

completions have averaged four hectares per annum during this time. The 2014 Coventry 

and Warwickshire Strategic Employment Land Study (Atkins) presents evidence that over a 

longer period (2003-13), Rugby’s employment land completions have also been at a rate of 

four hectares per annum1. Older data for the period 1995-2004, utilising monitoring data 

from the West Midlands Regional Spatial Strategy Employment Land Provision Background 

Paper (2009), shows that Rugby delivered an average of 6.4 hectares per annum of 

employment land. Rugby’s employment land study recommends, based on past take-up 

                                                             
1 Completions data for Rugby past take-up, both in Rugby’s Employment Land Study and the Atkins Study, 
excludes development on the two major employment sites in the Green Belt at Ansty Park and the former 
Peugeot Site (Prologis) Ryton, which counts towards the employment needs of Coventry City.   
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trends, that the Council should consider providing employment land for the delivery of 6 – 8 

hectares per annum to allow for market flexibility. This would equate to a range of 96 – 128 

hectares of land to be provided to 2031.  

 

In considering the monitoring evidence that over a twenty year period (1995-2014) overall 

completions average out at closer to five hectares per annum and, perhaps more 

importantly, this average has dropped to four hectares per annum in more recent years, it is 

appropriate that a target at the lower end of this range would be suitable to meet Rugby’s 

local employment need. It is also worth noting that the higher end of this recommendation 

(i.e. 8 hectares per annum) is more closely aligned with housing delivery in the region of 660 

dpa, which as discussed in Section 2 is a labour supply scenario now superseded by the most 

recent Coventry and Warwickshire SHMA report and Rugby’s resulting OAN of 480 dpa.  

 

Summary of Evidence Base 

Predicting future employment trends and the amount of land required to accommodate 

jobs within an area, particularly alongside changes to housing supply trends over the same 

time period, is notably difficult. There are benefits and limitations to each approach 

discussed in this paper.  

 

Econometric forecasts used in the labour demand approach take account of expected future 

economic performance in an area relative to past trends, with regard to different sectors of 

the economy. However there are a number of assumptions that are then needed to convert 

jobs growth forecasts into floor space and land requirements based on the different B use 

classes. By comparison the past take-up / completions approach is based on actual delivery 

of employment development, but does not take account of growth in labour supply 

associated with housing growth, nor differences in economic performance relative to the 

past. It is also reliant on the robustness of the monitoring data used to inform past take-up 

figures. For these reasons, the most robust approach is to align the three methods discussed 

above as closely as possible.   

 

With this note of caution in mind, this paper concludes that provision of between 6 – 6.5 

hectares per annum, whilst at the lower end, would still sit within the 6 – 8 hectare 

recommendation in the GL Hearn Employment Land Study regarding past completions and 

provide fairly significant market flexibility over and above average take-up in more recent 

years. Delivering this amount per annum would see provision of 96 – 104 hectares of 

employment land over the Local Plan period. Existing employment land in supply currently 

totals 78 hectares. This means the allocation of 22 hectares of additional employment land 

would constitute an ambitious target seeking to increase annual average take-up to over 6 

hectares per year, and provide for the 20 hectare margin (based on five year’s supply / 

current annual average take-up) as recommended in the Employment Land Study as part of 

the labour demand approach.  
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In addition to the quantitative needs for employment land in Rugby Borough, a proportion 

of this land to be allocated for new employment development must 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.   

 

Sub-regional Employment Needs 

Recent employment land studies have also been carried out for employment land 

requirements at the Coventry & Warwickshire sub-regional level. In addition to the 2014 

Coventry and Warwickshire Strategic Employment Land Study (Atkins) referred to already in 

this paper, the Coventry & Warwickshire LEP has produced the CWLEP Employment Land 

Use Study (CBRE), June 2015.  

 

Duty to cooperate discussions between all Coventry and Warwickshire local authorities are 

ongoing concerning sub-regional need for, and supply of, strategic employment sites. 

Therefore at this stage in Rugby’s Local Plan preparation, this paper solely deals with 

employment land requirements arising from Rugby’s own, local need and not from sub-

regional requirements, particularly the extent, if any, of employment land shortfall from the 

emerging Coventry Employment Land Review.    

 

Local Plan Proposed Site Allocations 

The Preferred Options proposes the allocation of 22 hectares of new employment land, 

additional to that currently in supply, to meet local employment need during the plan 

period 2011-2031. To be consistent with the overall development strategy for the Local 

Plan, seeking to deliver development in the most sustainable locations for Rugby Borough, it 

is proposed that new employment land allocations will be on suitable sites on the edge of 

the existing urban area of Rugby town, which is the primary focus for growth as outlined in 

the housing distribution background paper. These sites are proposed as follows: 

 

 Coton Park East, land east of Castle Mound Way – 7.5 hectares 

 Cawston Spinney, land north of A45/M45 – 14.5 hectares  

 

Coton Park East 

Land at Coton Park East is intended for the provision of employment land alongside a larger 

residential allocation. This site has been promoted for 7.5 hectares of employment land and 

up to 855 dwellings. The employment element of this site allocation would be to the 

northernmost part of the site, adjacent to the M6 and will in effect act as an extension to 

the existing Central Park employment site, east of the units along Castle Mound Way.  
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The proposed employment land allocation is shown by the shaded area within the blue line 

boundary (the overall proposed allocation for Coton Park East including residential) on the 

above plan. Central Park employment site and M6 J1 can be seen on the plan to the west of 

the proposed allocation. 

 

A new 7.5 hectare employment site in this location would offer excellent access to M6 

junction 1 (J1), as well as Rugby town centre and surrounding areas just a few miles to the 

south along the A426. The large area of employment land at Central Park already provides a 

broad mix of employment uses in B1, B2 and B8. There is a good existing concentration of 

manufacturing firms, mostly firms of a local or regional scale as opposed to national or 

international occupiers, and a new allocation in this location could be expected to enhance 

the existing offer of suitable units for B1(c), B2 and small-scale or ancillary B8 for such 

companies.  
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It is anticipated that the provision of units up to 50,000 square feet of floor space, and in 

particular units up to 20,000 square feet, would be appropriately located at this proposed 

allocation site to address a qualitative need for Rugby Borough.  This is one of the key 

recommendations from the Rugby Employment Land Study (2015). Delivery of this type of 

employment development could augment an existing concentration of local manufacturing 

firms in this location, as well as potentially benefiting other local firms that may form part of 

the supply chain for these manufacturing firms. The proposed allocation should also provide 

an attractive location for employers in terms of being in close proximity to an accessible 

labour force in and around Rugby urban area.  

 

Coton Park East employment land would be likely to have significant positive impacts on 

sustainability issues such as enabling a strong local economy and promoting accessibility by 

sustainable transport means. This is reflected in the scoring of this site in the Local Plan 

Sustainability Appraisal (SA). Additionally, as Coton Park East is in relatively close proximity 

to Brownsover, one of five priority areas as identified in the Rugby Regeneration Strategy 

2014/15, a positive impact on addressing issues of deprivation would be expected from an 

employment allocation in this area of the borough.  

 

The proposed allocation is however shown by the Local Plan SA to be likely to lead to some 

negative impacts. For this site, the SA highlights these as being the potential loss of some 

grade 2 agricultural land, potential exposure to air quality and noise pollution, and potential 

adverse impact on an adjacent local wildlife site and any other undesignated biodiversity 

assets not yet known about. Furthermore, the site sits within an area of high landscape 

sensitivity (the ‘High Cross Plateau – Village Farmlands’). Significant negative effects could 

therefore arise from development in this location unless proposals can incorporate 

mitigation measures through design, such as the provision of adequate landscape screening 

or buffer zones. 

 

Cawston Spinney 

Land at Cawston Spinney is proposed as a large mixed-use allocation as part of the wider 

south west Rugby site allocation, specifically with 14.5 hectares of employment land and up 

to 1875 dwellings allocated for the Cawston Spinney site. In addition, it is proposed that up 

to 13.5 hectares of further employment land proposed by the site promoter could be 

safeguarded for employment need beyond the plan period. The location of the proposed 

employment element of the overall Cawston Spinney allocation, including safeguarded land, 

is to the south-west of the site, as shown on the plan below. The junction of the A45/M45 

can be seen to the south of the site.  
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It is likely that the employment land proposed would be delivered in at least two phases, 

with the southernmost part of the allocation, north of the A45/M45 junction, being built out 

as the first phase of development and making up the 14.5 hectares of allocated employment 

land needed in the Local Plan period. This has a number of advantages, the principal one 

being the ability to deliver infrastructure improvements such as a new access road into the 

heart of the Cawston Spinney site from the south. Early delivery of this first phase of 

employment development would thus have knock-on benefits for the delivery of the 

residential element of the site allocation.  

 

As has been implied, the promoters of this site have proposed the delivery of a further 13.5 

hectares of employment land within the plan period. An allocation of this total quantity of 

employment land, which would total 28 hectares, would not be supported by the 

Employment Land Review evidence outlined in the opening paragraphs of this paper; the 
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Council is therefore not proposing that this additional land will come forward in the plan 

period. The Council acknowledges that there are benefits to the provision of further 

employment land in this location, not least relating to the provision of a sustainable mix of 

uses in the wider areas. For that reason, the Council is proposing to safeguard this land until 

such a time that it can be demonstrated that it is required to come forward to meet an 

identified employment need.  

 

In terms of the selection of this land to deliver new employment land, there are clear 

benefits to the site’s location both with regards to the contribution to development targets 

for Rugby Borough based on the scale of the development and the jobs growth that will be 

expected to materialise, as well as the need to minimise any negative impacts of 

development, particularly in relation to social and environmental sustainability.  

 

Initial proposals for the employment element of the site allocation suggest approximately 

one million square feet of employment development can be delivered at this location. 

However this is based on around 20 hectares of employment land being made available. 

Taking into consideration Rugby’s local employment need and the Local Plan proposal to 

allocate 14.5 hectares of land at Cawston Spinney, it would be expected that approximately 

750,000 square feet, or 70,000 square metres, of employment floor space could be 

delivered, based on demand for occupation of the site being for larger scale B8 employment 

units. An estimation of the likely new jobs this could create (assuming B8 employment 

development of the site at 80 sqm. gross external area per employee) in the local economy, 

gives a total figure of 875 new jobs.  

 

The positive impact this site allocation would have in delivering sustainable development 

from an economic point of view is reflected by the potential job creation. This is evident in 

the Local Plan SA of residential and employment site options. Crucially where the delivery of 

employment land and the creation of several hundred jobs are concerned, the site is also 

shown to score well in sustainability terms in relation to accessibility by a choice of means of 

transport, with a number of bus stops in close proximity and a national cycle route only 

300m to the east of the site.  

 

Inevitably for a large site allocation proposal, there are likely to be some negative impacts 

on certain sustainability criteria. The SA highlights these as being the potential loss of grade 

3a agricultural land (although in the absence of further assessment, agricultural land here 

may in fact only be grade 3b), potential exposure to air quality and noise pollution, and 

potential adverse impact on an adjacent local wildlife site and any other undesignated 

biodiversity assets not yet known about.  

 

The site is relatively free of other major physical and environmental constraints. For 

example it is in flood zone 1, is in an area of moderate landscape sensitivity and has no 
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heritage assets or other historic environment interest either on or adjacent to the site. 

Negative impacts are likely to be capable of mitigation through both the local plan and the 

development management process.  

 

Other Employment Site Options 

Several other sites were submitted to the Council in the most recent call for sites for 

consideration to provide employment land, either solely or as part of a mixed-use allocation 

alongside residential development. These have not been proposed for allocation in the Local 

Plan preferred options for the following reasons: 

   

- Eastfield Farm, Crick Road (2.3ha) – site to south east of Rugby beyond the 

urban area. It has constrained access and the shape of the site is unsuitable 

for industrial uses, as well as being potentially constrained by adjacent 

railway line. There is also uncertainty over the site’s availability for 

employment development due to the existing Rugby Radio Station allocation 

(Core Strategy Policy CS4) and potential land needed for railway station 

proposal. 

- Europark Extension (3ha) – site to northeast of Rugby urban area and good 

access to A5 although detached from Rugby itself. Employment Land Study 

questions the market demand for development at this site given current 

occupancy levels at Europark site.  

- Hillfields Farm (5.9ha) – site is in the Green Belt and currently used as 

agricultural land adjacent to farm. Development of this site would be reliant 

on new access to/from the A46 which would, in turn, rely on the allocation 

of the adjacent (residential) Hillfields Farm site, submitted to the Council’s 

call for sites, to provide this access. This adjacent site is not currently 

proposed for allocation.  

- Newbold Sewage Treatment Works (1.74ha) – site is within Rugby urban 

area however development of the site is restricted due to very constrained 

access between two railway lines. This will severely constrain market 

demand for occupation of the site and is therefore not considered to be 

deliverable.    

- North of Walsgrave Hill Farm (96ha) – site is in the Green Belt and proposed 

alongside residential development to the south of Walsgrave Hill Farm2. 

Development of this site would be reliant on new junction access from the 

A46. The site is not considered necessary in the plan period because 

                                                             
2 A proposal for employment development at Walsgrave Hill Farm was made to the Council after original 
submission of this site for residential development through the Call for Sites / SHLAA and also after sites had 
been assessed in the Local Plan Preferred Options Sustainability Appraisal (SA) report. The site has therefore 
only been appraised in the SA as a residential option.   
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employment development here would significantly over deliver on Rugby’s 

local employment land requirements.  

 

 

Conclusions 

 

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

proposed within the Local Plan Preferred Option.  

 

The Preferred Option consultation is intended to test the Council’s assumptions on these 

points. Comments made will be considered and will inform the Publication Version of the 

Local Plan which will outline the Council’s conclusions upon its supply of employment land 

and requirement for additional employment land allocations to meet identified economic 

development needs.   

 

 


