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1
INTRODUCTION

1.1
In November 1998 the City Council published The Coventry Development Plan (CDP) Deposit Draft and, as a result of representations, in July 1999 the Proposed Changes to the Deposit Draft. This is part of the process of reviewing and replacing the Coventry Unitary Development Plan (CUDP) 1993 in order to provide an up-to-date Plan projected forward to 2011. 

1.2
This Background Paper provides further detailed information to the approach taken in the Economy and Employment Chapter in the Proposed Changes version of the draft CDP and will inform the Public Local Inquiry which is starting in January 2000. This paper updates and replaces the earlier background paper published in January 1998. 

1.3
One of the key aims of the CDP is to help strengthen and diversify the City’s economic base. It will do this by protecting existing employment land and providing sufficient additional land, of the appropriate range and quality for the various market sectors, to meet the City’s continuing needs. In this way employment for the people of Coventry can be maximised and social disadvantage minimised.

1.4
Throughout the CDP and this Background Paper “employment land” is defined as Use Classes B1-B8 of the Town & Country Planning (Use Classes Order) 1987. This broadly comprises offices / research & development, industry and storage & distribution.  The B8 uses which are included are only those below 4,000 m2 and any larger scale use which satisfies the requirements of Policy E 13.

1.5
It is acknowledged that many jobs are located in space not identified in these terms as employment land.  Examples include employment in retail and leisure outlets, health, education and many other services. Provision of sites or locations for these other land uses is not addressed by this Background Paper.

2
EXISTING POLICY CONTEXT

2.1
The approach adopted in the CUDP was that employment land policies are based on the objective of providing sufficient land to accommodate enough jobs to achieve full employment, defined as a 4% unemployment rate.

2.2
To achieve this, the CUDP suggested that 32,000 net additional jobs needed to be provided in the period 1987-2001.  Land identified for employment development comprised 162 hectares within the City boundary and 150 hectares in the Warwickshire fringe available to meet Coventry’s needs.  Following boundary changes in 1994, much of this Warwickshire land was subsequently transferred into the City boundary.  The CUDP concludes that the amount of employment land is limited in relation to need.  This is the basis of:

· Policy E12 (CUDP 1993) which reserves a number of development sites for employment uses (defined as B1, B2 and ancilliary B8); and

· Policy E14 (CUDP 1993) which aims to ensure that existing employment sites remain in employment use rather than being redeveloped for other uses.

2.3
The need to diversify the economy was reflected particularly in Policies E8, E11, E16 and E17 (CUDP) 1993, which aimed to promote office and high-technology development and to encourage further development of the University of Warwick, the Science Park and Coventry University.

2.4
National planning guidance is set out in Planning Policy Guidance (PPG) Note 4 “Industrial and Commercial Development and Small Firms”, 1992.  This seeks to balance the need for development plans to take account of the locational demands of business with the need to take account of wider objectives such as limiting travel demand.

2.5
Since the adoption of the CUDP,  Strategic Planning Guidance for the West Midlands (PPG 10) has been superseded by Regional Planning Guidance for the West Midlands, 1998 (RPG 11) .  This new Guidance parallels and reinforces several of the objectives and policies in the CUDP.  It stresses the need to regenerate the metropolitan area in order to support the economic heartland of the region and to avoid further decentralisation into the shires.  The Guidance:

· emphasises the need to diversify the economy through encouragement of growth industries, the service sector, high technology activity and inward investment; 

· advises that a range of employment sites should be offered  “to reflect the differing development needs of businesses and to give a choice in terms of size and quality”;

· states that, in the interests of reducing car travel, urban regeneration and town centres,  “greenfield sites should be considered only if there are insufficient alternatives within the urban fabric”; 

· locations should minimise reliance on the car for access and should provide for the juxtaposition of employment and residential uses; and

· two Major Investment Sites for new industrial and commercial investment, each to be occupied by a single large multi-national organisation, to the benefit of the regional economy. They should each be a minimum of 50 ha. 

2.6
RPG 11 also states that authorities should not over-allocate employment land where there is little realistic prospect of it being developed, suggesting that market demand is a key criterion in justifying employment land allocations.

2.7
Coventry and Warwickshire recognise the importance of joint working on a wide range of development issues. In 1994 Coventry & Warwickshire Partnerships Ltd (CWP) was established. This is a not-for-profit company which has enabled private, public, education and community and voluntary organisations to work together for the economic growth and prosperity of Coventry and Warwickshire. It has 60 members including the local authorities, 2 universities, 7 colleges, the Chamber of Commerce, Training & Enterprise and the Solihull Business Partnership. An Economic Strategy for the sub-region has been developed which comprises six strategic aims. The provision of sufficient and suitably located employment land is an important element within this Strategy. This is reflected in the Coventry Economic Development Plan which is updated annually.

2.8
Advantage West Midlands (the Regional Development Agency) was established in April 1999 and has prepared a draft Regional Economic Strategy (July 1999). This relates well to the Coventry & Warwickshire Economic Strategy and stresses, inter alia, the importance of maximising the use of existing brownfield sites, and under-utilised land and buildings to promote sustainable regeneration. It also stresses the importance of integrating the regeneration of sites with disadvantaged communities, in part through transport measures within the new Local Transport Plans. One key mechanism for this integration is through the identification of Regeneration Zones at the sub-regional level.

3
Alternative Approaches To Addressing Employment Land Requirements

3.1 Unlike the forecasting of future housing needs, it is acknowledged that there is no  single method of quantifying future employment land needs. A variety of options for providing for future employment land needs for an area exist. They tend to fall into two categories of either land based or jobs based approaches. They include:

· simply allocating appropriate sites and monitoring take-up

· a criteria based approach (criteria are established against which all new proposals for industrial and commercial development can be considered)  

· technical forecasts (purely figures based)

· trend base forecasts (looking at what has happened and what is forecast to happen in economic terms over a Plan period).

Each method has inherent advantages and disadvantages. 

The CUDP Approach

3.2
The CUDP took a jobs gap technical forecast approach towards identifying employment land requirements in Coventry between 1988 and 2001 determined on the basis of providing for the difference between full employment (at 4%) and actual unemployment. This required a complex calculation of jobs need over the Plan period and converting that into the amount of land required to meet that need assuming certain densities of employment. This calculation approximated the land available within Coventry, and in Warwickshire for Coventry’s purposes, at that time. While this approach has been reasonably successful in making sufficient future provision it did rely on various assumptions which were difficult to monitor in practice. It is worth noting that the market has successfully taken what was made available through the CUDP. Although most of the challenges at public inquiries were successfully rebuffed, and employment land safeguarded where appropriate, it was considered important to review and possibly simplify the approach by which future employment land needs were determined in the CDP. 

Advice Commissioned from Roger Tym & Partners

3.3
For this reason Roger Tym & Partners (RTP) were commissioned to provide advice on the subject. The main findings of their research were as follows.

3.4
They recommended the application of an employment growth forecasting model.  In summary, this approach derives estimates of future employment land requirements from the application of job density assumptions to modified national economic growth forecasts of individual employment sectors.
3.5
The RTP report forecasts a net increase in demand for employment land over the Plan period of between 46-107 hectares, dependent upon assumptions about Coventry’s future economic growth.  This forecast refers to an increase in the overall total of existing  employment land (i.e. land both already built and occupied), and identified development sites. RTP argued strongly against retailing as being a net contributor of new employment and therefore recommended continued resistance to retailing taking existing employment land.

3.6
The recommended modelling approach of RTP and the adherence to a target land supply has many disadvantages. These are set out below.

3.7 The outcome of the forecasting model is very sensitive to changes in assumptions. For example, the two different assumptions about Coventry’s future economic performance produce a range of forecast land demand of some 60 ha difference. RTP’s study was based on employment data up to the Annual Census of Employment 1993. Prior to this (1987-1993) Coventry had mixed fortunes with manufacturing  and public administration declining but the service sector growing  faster than nationally.1993 was a low point in levels of employment when the following years up to 1997 are considered. 1997 recorded  the highest level of employment in the City for over  a decade, 131,900 compared to 118,300 in 1993. There was an employment rise of 11.5 % (net) from 1993 to 1997. While employment in the manufacturing sector fell slightly as a percentage of total employment (25% to 24%), the numbers in employment rose from 29,800 to 32,100 from 1993 to 1997. Public administration, education and health is the largest sector and again employment fell slightly as a percentage from 30% to 28% but numbers of employees rose from 35,600 to 37,500. Within the various employment sectors banking, finance and insurance showed the largest increase between 1993 and 1997.These cyclical changes make forecasting difficult.

3.8 Another critical assumption is the jobs per hectare assumption used. The number of jobs per hectare will vary across development sites. For example, the densities are likely to be higher in city centre offices than business park sites. Densities may also be difficult to assess with many mixed activities on one site, such as where B1uses are mixed with B2/ B8 employment uses. An even greater problem is the variation in density between new development and existing employment sites. The only comprehensive survey of employment densities in the UK dates back to 1989. RTP’s research uses a figure of 69 jobs/ha for industrial uses and 166 jobs/ha for offices whereas the Draft Warwickshire Structure Plan Review has adopted a density figure of 48 jobs/ha.  This illustrates the lack of consensus in this area. In addition, such densities can be expected to vary over time.

3.9 Like most other local authorities, the City Council does not monitor losses of existing employment land to alternative uses. A “net” approach would not monitor the redevelopment of employment sites where they remain in employment use and would take no account of the impact of changing employment densities and changes in type of land supply. Furthermore, the monitoring of net additions to employment land supply requires monitoring of vacancy levels.  However, the reliable and complete collection of this information is very difficult. Another disadvantage of this approach is that no allowance is made for any existing under-use of buildings, a factor that can vary substantially according to the point in the business cycle at which a survey is made.

3.10 A target approach tends to underplay the qualitative aspects of employment land supply. The importance of the “quality” or more accurately, the “market sector”, of sites is outlined in Section 4.

3.11
Nevertheless, many of the key findings and much of the key advice in the RTP report have been accepted and these are set out below. 

a)   RTP recognised that a constant factor in Coventry’s recent development has been its considerable success in attracting a large amount of inward investment. Some of the incoming companies are from the engineering sector traditionally associated with Coventry’s economic base and the larger investments have come from overseas. But there have also been a large number of companies attracted from the services sector. Both the distribution sector, and more significantly the office based professional and business services sectors, have seen some large new inward investments which have helped to diversify the economic base and capture employment in some of the current growth sectors

b) In the light of this local experience of inward investment, and particularly the history of demand for land from high technology and manufacturing investors in Coventry, RTP argued that:

· it is very important to have large sites serving the international / national market sectors;

· much of Coventry’s future prosperity depends on diversifying its economy and encouraging high-value-added activities and inward investment. It follows that land supply should be generous to attract these types of company; and 

· it is likely that especially in the earlier years of the Plan period, much of the land take-up will be of the larger attractive sites which is likely to result in a shortage if not supplemented by new sites.

c)  Employment land should not be released for retailing. The opening of a new retail unit does not provide additional employment  and it does not contribute to national GDP . Development of a site for business uses is more likely to contribute to the objective of maximising employment in Coventry than is its development for retail, which will displace employment elsewhere or in the wider sub-region.

d) It is difficult to make long term land allocation decisions but these decisions have to be made because of the long lead times involved and the long-lived nature of property. One way to deal with this is to provide a highly optimistic land demand figure but this is difficult to defend because of the economic and social costs of keeping land vacant over long periods of time. Another way is to accept that development opportunities change and identify potential redevelopment sites as early as possible. The Council should encourage the recycling of vacant , underused and badly used employment land to produce high quality development opportunities.

The CDP Approach

3.12 Rather than rely on a detailed economic model with its inherent assumptions and problems, it was decided to take a simpler and more transparent approach based on past trends and local market demand. Such an approach takes into account Coventry’s central location and strong economic position, out-performing the national average in the mid-1990s, and is in line with RPG11. Whilst the majority of the growth has been in the services sector, manufacturing has also shown growth over recent years. This indicates that the right environment for continued economic growth is being provided and needs to be maintained.
3.13 The CDP’s policy aim is to provide sufficient land of a range of quality and size to strengthen and diversify the economic base of the City, in order to maximise employment and minimise economic disadvantage.  The overall means of achieving this policy aim is a range of policies and proposals which support the conditions for sustained growth. These include providing sufficient employment land of the right quality and size, diversifying the economy, encouraging high-value-added activities and inward investment and supporting regeneration. These are set out in the following sections of the paper. 

4
THE COVENTRY DEVELOPMENT PLAN ESTIMATES OF EMPLOYMENT LAND DEMAND AND SUPPLY
Employment Land Required

4.1
The CDP has been prepared during a period of greater economic strength and stability than was the case with the CUDP. Also, a greater body of economic development experience exists in the Coventry and Warwickshire sub-region than was the case before. The mechanisms of economic development are now more mature in the sub-region through the activities of the Coventry Centre for Investment (CCFI), Coventry & Warwickshire Partnerships Ltd and the Warwickshire Investment Partnership. The result of the combination of macro-economic forces, the attractiveness of the Coventry area for inward investment and the success of local agencies in supporting that investment has resulted in a much healthier City economically. During the 1990s Coventry has enjoyed a period of sustained and successful economic development. Consequently, unemployment levels have been falling significantly during the late 1990s. This has led to a greater local confidence in promoting and achieving the levels of economic development considered to be feasible. Nevertheless, much more continues to be needed to both maintain and diversify this local economic development. 

4.2
Local economic development agencies believe that the planning system can significantly assist inward investment and the ability of local companies to relocate and expand within the area by providing, as far as is practicable, sufficient employment land of the appropriate quality and size. In this way both local employment levels and the health of the local economy can be strongly influenced. However, it is also recognised that market demand plays a key role in the levels of employment development. Indeed, making positive provision of employment land can significantly influence the attractiveness of the City to investment and thereby influence future economic development success. Coventry’s economy has proved to be unusually adaptable to change in recent years and significant inward investment has taken place, both in service and manufacturing sectors, on the back of attractive and well located sites. 

4.3
Therefore, an approach which takes into account the wider macro-economic information provided by RTP, but which relies more strongly on known local factors is now preferred.  Therefore, the CDP adopts an approach to employment land provision which takes into account:

· recent levels of employment land development; 

· the quality of land developed; and

· a locally determined market view on likely future levels of demand in the City.  

As a consequence, land availability is a key factor in helping the City to build upon its economic strengths.

4.4 Past rates of take-up of employment land can provide a reasonably reliable local indicator of levels of demand, particularly during more stable economic periods.  Although the pattern is uneven, the last ten years have seen a take-up of employment land within Coventry  (i.e. the current City boundary) averaging approximately 15.7 ha per year. Fluctuations occur over time due to periods of boom and recession, the stage in the development of specific sites and the availability of new sites. An analysis of past take-up rates since 1988 is set out at  Table 1. If the recent average rate of nearly 16 ha per annum continues over the period 1998-2011, then the CDP should ensure that the supply of employment sites be in the order of 208 ha.

4.5 Demand does not necessarily equate to need of course. The UK has experienced a sustained period of major economic change during the past 30 years. There has been a very significant shift from primary and secondary industries towards the tertiary sector with the greater reliance on services. Major manufacturing cities, such as Coventry, have felt these changes considerably and have needed to adapt their local economies as a consequence. Whereas Coventry’s proportion of employment dependent on manufacturing was 30% in 1991, it was 24% in 1997. Over and above national economic factors, the City has been relatively successful in both maintaining the competitiveness of its industrial base while at the same time attracting new service sector employers. This has been achieved through a combination of factors including 

· its central location within the country, 

· good local accessibility, 

· a strong portfolio of attractive sites, 

· successful reinvestment by local companies, 

· training initiatives for the local workforce and 

· the effects of early and sustained economic development initiatives. 

4.6
Nevertheless, the City is still economically vulnerable and must maintain its successful economic development initiatives. Unemployment in Coventry in September 1999 is 5.8% compared to the regional average of 5.3% and the national average of 4.8% (Source: Office for National Statistics* - see footnote for definition). Unemployment in parts of the City exceeds this figure substantially. The City is still heavily dependent upon a relatively small number of major employers which have head office functions located elsewhere. In order to provide the conditions for the expansion and relocation of companies within the City, and for continued inward investment, it is vital that additional land of an appropriate size and location is provided for the CDP period.

Quantity of Employment Land Currently Available

4.7
There are several sources of supply of employment land for the identified needs of the period 1998-2011:

· undeveloped areas of previously allocated or identified sites with planning permission (CUDP Annual Monitor)

· allocated or identified sites under construction (CUDP Monitor)

· potential windfall employment sites (i.e. unforeseen sites which have not previously been used for employment purposes)

· existing employment land which is recycled for employment uses

· new CDP employment land allocations to meet any quantitative and/or qualitative shortfall.

4.8
With regard to the first two categories of land supply, the CDP Review process has incorporated a thorough review of Coventry sites. Careful consideration of realistically available sites has led to a slight downward revision of the total areas available. These amended site areas are set out in Table 3. This Table shows that some 86.15 ha of employment land remains available or is under construction, using a 1998 base date but updating the 1998 RILS figures to take into account changes subsequently. These changes are listed in the footnote to Table 3.

4.9
It should be noted that of the 86.15 ha land available some 15.09 ha is currently under construction and that a further 5.94 ha is now reserved for, and within the curtilage of, a specific company. Other land within the total is also already committed to particular companies. While these are all part of the ongoing take-up of employment land, it does indicate clearly the significant need for additional provision to be made in all market sectors for the CDP period to 2011.

4.10
During the Plan period of the CUDP there has only been one small windfall employment site. It is not considered that further windfall sites are likely to be forthcoming on any significant scale during the CDP Plan period, particularly given the competition from housing for the use of windfall land which will command a higher price.


4.11 Table 2 (at the end of the Paper) sets out the amount of existing employment land which has been redeveloped and recycled for employment uses during the 5 years from 1993-1998. This shows that there has been an average of approximately 2.6 ha per year from this source. In other words, of the 15.7 ha of employment land developed each year of the CUDP Plan period some 2.6 ha came from the redevelopment of existing unallocated sites which were already in employment use, but which came forward, were granted planning permission and where redevelopment has taken place. It is important to note that this has been achieved with the application of CUDP Policy E14. If this recycling of employment land continues during the CDP Plan period at this rate then this would generate approximately 34 ha of additional land for development. It should be noted that an additional 11 ha of land at Coventry Business Park was redeveloped between  1995 and 1998. This site has not been included in these figures since it was a Policy E14 (CUDP) site referred to and taken into account in Policy E12 (CUDP). If it was taken into account then the average amount of land coming from this source during the period 1993-98 was 4.8 ha per year, which would equate to some 62 ha over the period 1998-2011. 

4.12
Given that the whole thrust of national and regional policy is towards regenerating and recycling the existing urban areas, particularly within the metropolitan areas, it is important that proper weight is given to the likely amount of employment land which will come from the redevelopment  or recycling of existing unallocated sites. The City Council is aware from the CDP process that a number of existing employment sites within the City are highly likely to be redeveloped during the Plan period. Even allowing that some of these sites might not actually come forward for redevelopment, and that other appropriate uses may be permitted on parts of them in line with CDP policy, it is considered that it is reasonable to make an allowance of approximately 45-50 ha from this source.

4.13
Taking the lower figure of 45 ha of development land coming from existing employment sites being redeveloped during the Plan period, together with the 87 ha of existing allocated and identified land, this amounts to approximately 132 ha. This leaves a shortfall of approximately 76 ha from the 208 ha past trends / market demand level would indicate will be needed. 

4.14
It is from the final source of supply, new allocations, that this deficit needs to be made good by the CDP.

Quality of Employment Land Required

4.15
Sole reliance on a quantitative target is an oversimplified approach as it ignores the qualitative aspect of the employment land portfolio. RPG 11 advises that a range of employment sites should be offered to reflect the differing development needs of businesses and to give a choice in terms of size and quality. “Quality” of employment land largely equates to market sector category and tends to be determined by a combination of size and location / access factors. The market categorisation of sites on this basis in contained within the Regional Industrial Land Survey (RILS), which is published annually in the West Midlands. This identifies three main market sectors – international / national, regional and local. In terms of their value to the City each of the sectors is important since they help provide for the needs of companies, operating in each property sector, which help sustain a healthy local economy and provide a variety of jobs. Local agents Innes England have undertaken a review of the available sites and have confirmed the qualitative classification of sites as used in RILS as they relate to Coventry with the exception of some of the smaller sites in the international/ national sector which they consider should be in the regional sector on account of their size.

4.16
The pattern of development within the last ten years suggests that Coventry has been successful in attracting inward investment due to the quality of available land as well as the quantity. A site does not need to be greenfield to provide the quality of site for the international/ national sector. If a brownfield site has high quality access to a motorway or major regional route and is a cleared site with suitable infrastructure it can be of international/ national quality (e.g. Coventry Business Park and Parkside). The City Council and its partners have in recent years been successful in implementing a regeneration strategy based on economic diversification encouraging high value added and high technology sectors and inward investment. This is the continuing approach within the Coventry & Warwickshire Economic Strategy. The success of this Strategy so far clearly owes a great deal to the availability of employment sites in the international / national and regional sectors of market demand. RTP argue that the supply of such sites within Coventry is likely to be restricted relative to demand and concludes that there is likely to be a shortage of such sites, especially large sites above 20 ha. On the basis of the existing portfolio, only 36.32 ha is available capable of serving the international/ national market sector and a further 12.23 ha is already under construction. Of the 36.32 ha some 6.63 ha is committed leaving just 29.69 ha available for the remaining period to 2011. This is clearly a major potential problem for the City in its continued efforts to attract inward investment and provide for local companies in this sector.

4.17 In the regional market sector there is some 14.02 ha of land comprising three sites and a further 2.30 ha under construction. Of the 14.02 ha some 8.83 ha is committed leaving 5.19 ha remaining to serve the needs of the City until 2011. In the local market sector there is some 20.72 ha available and a further 0.56 ha was under construction. Of the 20.72 ha some 2.20 ha is committed, and 5.94 ha allocated for private expansion, leaving some 12.58 ha for the period up to 2011. These regional and local market sector sites are very important to Coventry’s economy and employment since new manufacturing companies need cheaper accommodation to start and then “better” quality sites in which to grow. Given past trends and the location of the sites, it is considered that the majority of employment land coming forward for recycling is likely to be positioned in the local or regional market sector thereby replenishing these market sectors.

4.18
As stated above, the size of sites is an important aspect of market sector attractiveness, and the range to be found in Coventry is set out below. 

Table 4  Size of Current Principal Employment Sites ( E 12) in Coventry at April 1998

Size (ha)                  Number                        Sites                    

20-30                           0
                       -

10-20                            2                   Binley Business Park / Coventry Business Park

5-10                              3                   Cross Point BP / Westwood BP / New Century Park 

<5                                 6                    Parkside 1,2 & 3 / Univ. of Warwick Science Park / Wickmans / Leofric BP / Aldermans Green / Foleshill Enterprise Park.

4.19
RILS classifies large sites as those being 10 ha or over and Coventry has two current sites. There are none between 20-30 ha. Both Coventry’s large sites are in the range 10-20 ha at Binley Business Park and Coventry Business Park. However, there is about 5 ha of land remaining at Binley Business Park and about 4.5 ha at Coventry Business Park is committed to end users. Therefore, in reality there are no sites now available to the market in the 10-20 ha size category. There are three sites between 5-10 ha, of which New Century Park is now private expansion land, and about 5 ha remains at Westwood Business Park. There are six sites of less than 5 ha. Therefore, the majority of sites currently available are at the smaller end of the size range and there is a corresponding shortfall of larger and medium size sites.  It should be noted that a small amount of sites of less than 1 ha will help provide for the needs of this sector.

4.20
The location and accessibility of sites is another key aspect of market sector attractiveness. Large and medium sized sites with good access to the trunk road network are attractive to inward investors and companies seeking a high level of presence. Other companies are less concerned with these locational attributes and require to be close to where customers are located within the City. 

4.21
In order to promote sustainable development by reducing travel demand, employment sites should ideally be located in close proximity to the potential workforce and public transport nodes. The Plan promotes the development of an integrated transport system and given the compactness of the City, employment generating opportunities wherever they arise should be accessible by a choice of means of travel.  In accordance with RPG 11, as referred to in Section 2, locations should minimise the reliance on the car for access, should provide for the planned juxtaposition of employment and residential uses and encourage urban regeneration for economic, social and environmental reasons by giving priority to brownfield sites. However, it needs to be recognised that many companies, particularly larger ones, are fearful of being too close to housing areas due to potential restrictions on their activities resulting from residents’ concerns. Of the 1998 employment land supply, 60% are brownfield sites. Much can be done by the use of S106 agreements to ensure that new employment sites enhance their accessibility by modes other than the private car and this is the case at Keresley where money has been reserved for this.    

Availability of Employment Land over Time

4.22
It is important to ensure that a sufficient supply of employment land in terms of choice and quality will be available at all times throughout the Plan period.  The April 1998 employment land portfolio (Table 3) shows that out of a total of 71 ha, about 63 ha or 89% is considered to be readily available but that about 24 ha is committed. Therefore, it is vital that sites come forward during the CDP period, both in the short and longer term. The Keresley site has recently received planning permission and there is strong market demand from companies for sites there. It will come on stream from 2000 / 2001. In order to provide market choice for large scale inward investment projects and ensure a greater sufficiency during the CDP period, it is important that additional land is provided as soon as possible.
Locally Determined Market View on Future Levels of Demand

4.23 Innes England have been appointed to give a locally determined market view of this Background Paper. They support:

· the approach that looking at trends over the last ten years is a sound basis on which to project future assumptions

· the view that inward investment has been achieved as much as a result of the quality of land available as its quantity. 

They also consider that: 

· good quality sites should continue to be made available over the Plan period and that this is of vital importance for the growth of the local economy;

· the sector criteria are correct but comment that the smaller sites listed in the international / national sector might be more appropriately listed under the regional sector;

· a number of existing employment sites are likely to become available as a result of their obsolescence, due either to the age and construction of the properties and / or access and infrastructure problems; and

· a figure of 45 ha would be a realistic figure of employment land likely to be recycled during the Plan period. 

5
Coventry Development Plan Policies And Proposals
5.1
Section 4 has indicated how the employment land requirements of Coventry for the period 1998-2011 have been assessed and has set out the updated 1998 base employment land situation for the City. This section sets out how the draft CDP policies and proposals aim to ensure sufficiency and quality of employment land supply in the light of these figures.

5.2
The policy implications for the CDP can be divided into those which affect existing employment sites and those relating to the supply of new employment sites.

Existing Sites

Safeguarding of employment sites

5.3
The previous section has shown that there is a high demand for employment land. The type of land required needs to meet a range of needs, from large highly accessible sites to attract inward investment to smaller sites that cater for firms seeking to start up or expand in the local area. All sectors in the land portfolio are subject to this pressure. Therefore, the CDP proposes to continue the approach of the CUDP to safeguard employment sites from passing to alternative uses. This is not only to retain land in employment uses but also to maintain the range of sites to meet the demand. In this way the needs of the Coventry economy, which is an important part of the UK economy, can be met and plentiful jobs well suited to Coventry people can be provided.

5.4
As the pressure is for land in all sectors in the land portfolio it is essential that all the sites currently allocated as principal employment sites, and that existing employment sites, are maintained wherever feasible. 

5.5
CDP Policy E9 protects existing employment sites and only allows development for other uses by means of a sequential assessment. The aim is to complement the provision of new employment sites listed in CDP Policy E7 and to minimise the greenfield land released by that Policy by encouraging the redevelopment of brownfield employment sites for employment purposes. However, Policy E 9 does recognise that in some circumstances it is difficult to ensure the redevelopment for employment purposes without allowing other development uses, and it allows for that eventuality. In these circumstances a proportion of the site (not more than 10 % of the developable area) could be developed for quasi-employment uses to allow the rest of the land to be developed for employment uses. If this alone will not bring about redevelopment, proposals for mixed uses including a predominance of employment uses (at least 65%) will be considered. In exceptional cases, a complete change of use may be the only practicable outcome where environmental, amenity and highway problems cannot otherwise be overcome. Where it is unequivocally demonstrated that an employment site cannot be re-used for employment uses for these reasons consideration will be given to residential, open space or other appropriate uses. This is considered to be a realistic approach which balances the need to protect employment land in that use with the need to bring difficult sites forward for redevelopment within a reasonable timescale to support the regeneration of the City.

5.6
In the context of the retention of employment sites, the CUDP refers to land suitable for office, manufacturing and some ancillary warehousing (within Classes B1, B2 and of the Town & Country Planning (Use Classes) Order 1987).  The CDP proposes to define this as Class B8 development designed to serve the needs of local industries, i.e. up to 4,000 sq m.

New Supply

5.7
From Section 4 it is apparent that there is currently insufficient land across the board to meet the needs of Coventry for the CDP period in terms of market sector and size of sites. It is anticipated that the growing shortfalls in the local / regional sectors which tend to comprise smaller sized sites will be replenished by existing sites being recycled within the terms of CDP Policy E9. Also, in response to representations on the deposit draft Plan the 2.5 ha Websters site at Stoney Stanton Road has been allocated to help meet local needs which it is well located to serve. However, it is considered vital that the lack of large sites to serve the international / national sector needs significant new site allocations in the CDP. New allocations are required to ensure that high quality sites remain available for inward investment particularly to attract new companies which support and diversify the economic base of Coventry. 

5.8
Major new allocations for the international / national sector need to be highly accessible in two senses. Firstly, for the commercial markets of the companies which will locate on such sites they must have good primary road communications. Secondly, for the potential employees of such companies the sites need to be readily accessed by a choice of means of transport. Ideally, they should be close to, and accessible from, areas where there are higher levels of unemployment. The CDP promotes a North / South Regeneration Corridor through Coventry. This builds upon the principal transport corridor in the Coventry-Warwickshire sub-region and is an accessible focus for much of Coventry’s future employment development.  Key development sites already in the pipeline within this corridor include Parkside, Foleshill Enterprise Park (Phase II) and Foleshill Gas Works. Accessibility to this corridor has improved through the opening of Phases One and Two of the North-South Road (Phoenix Way) and enhanced with the pioneering Bus Showcase route along the Foleshill Road, now scheduled to be extended all the way to Nuneaton and Atherstone.  In addition, the City Council is keen to maximise the potential for improved rail services through the corridor. The City Council, Centro, Warwickshire County Council and Railtrack are currently carrying out a technical study into the feasibility of improving rail services along the Coventry-Nuneaton line. Locating major employment development within this corridor will provide a practical link between jobs and many of the most deprived residential areas of the City. Notwithstanding this, employment opportunities anywhere in Coventry are capable of benefiting Priority Area residents. Increasing transport access to employment for those whose personal mobility is limited is an important part of the regeneration process, alongside access to new skills. 

5.9 Given the need to provide additional high quality employment land the CDP proposes two new employment sites at either end of the North / South Regeneration Corridor.

Coventry Colliery at Keresley

5.10 This is a very significant site straddling the City boundary on the northern edge of the City and is identified in the draft CDP as a Strategic Regeneration Site. The City Council has worked with Warwickshire County Council and Nuneaton & Bedworth Borough Council to agree a North of Coventry Regeneration Zone. The regeneration potential of the site is great, forming one end of the North / South Regeneration Corridor as it passes through Coventry and being particularly accessible to the inhabitants of the former mining village of Keresley, north Coventry and Bedworth. The site includes the former Coventry Colliery and Homefire Plant plus the rail sidings and some open farming land. Outline planning permission, which includes 40 ha within Coventry (including 9 ha of Green Belt land), is for B1, B2 and B8 uses. Most of the site in Coventry is brownfield land (77%). Substantial road, rail and public transport infrastructure will be required. The existing mineral railway line will be reinstated for freight and a new access road will be built alongside in order to tie it effectively into the North-South Regeneration Corridor. The site’s redevelopment will also result in a significant visual benefit to the surrounding area.

Adjacent to Jaguar’s plant at Whitley

5.11
This site is located in the south of the City adjacent to the A45 / A46 and A444. Some 10 ha of this site is already reserved in the CUDP for the expansion of Jaguar / Ford Cars Plc. The draft CDP proposes redefining and extending the allocation to a gross total of 32 ha, taking the balance of the land (22 ha) out of the Green Belt. The site will wrap around the existing employment site and will provide a high quality mixed use business park incorporating research and development premises. The site lies only 2-3 km from the City’s highest unemployment area. It will create the opportunity for a high quality flagship development, attracting inward investment into the City and providing over one million square feet of floorspace leading to over 2500 jobs. The application was referred to the Secretary of State in July 1999 so that the highway issues can be considered alongside the economic case and the environmental matters and has now been called in.  

5.12 In line with RPG 11, the emerging Regional Economic Strategy, and the strategic objectives of the CDP, it is recognised that greenfield sites for development should only be considered if there are insufficient alternatives within the urban fabric. The CDP process has carefully considered the existing sites and those sites known to be coming forward for redevelopment. It is clear that there are no known sites which have the capability to meet the needs of the international / national market sector for the Plan period. The City is a relatively tightly drawn urban area and the opportunities to provide for these needs are inevitably limited. In considering which land should be allocated regard was therefore taken of:

· the ability of the site to meet the requirements of the market sector (in size and accessibility mainly);

· the extent to which sites tied into the urban fabric, particularly in terms of relating to existing employment sites and brownfield sites; and

· how well they could be linked in transportation terms with areas of deprivation. 

5.13
The Keresley and Whitley sites taken together will provide approximately 72 ha of additional development land, of which about 43% is brownfield and 57% is greenfield (including some 31 ha of Green Belt release). They are both attractive to the international / national market sector in terms of scale and accessibility and are well tied in to the existing urban fabric of the City close to areas of relative deprivation. They are readily accessible by local people, particularly with the application of measures to enhance transport facilities as an integral component of each scheme. 

5.14
Table 5 indicates employment land availability incorporating the new land supply. This shows that, with the 87 ha carried forward from the existing supply in Table 3, the three new allocations at Keresley, Whitley (Jaguar) and Stoney Stanton Road (Websters), there is some 161 ha allocated in the draft CDP. When the 45 ha allowance for recycling existing unallocated sites is taken into account this totals approximately 206 ha of employment land. It is recognised that this is a tight employment land supply position, but one which recognises the land constraints upon the City and the national policies which apply.

Related Matters

Major Investment Site

5.15
In line with RPG11, the draft Warwickshire Structure Plan Review 1998 identifies a 50 ha Major Investment Site (MIS) at Ansty to the east of Coventry to provide an opportunity for a high quality single user inward investment. It should be noted that such sites are brought forward to help meet the needs of the West Midlands Region and not solely for the employment needs of the area in which they are located. The Warwickshire Structure Plan Panel report supports this aspect of the draft Structure Plan Review. The Rugby Local Plan will need to incorporate this in due course. The proposed site has access direct from the A46 and will replace the Premium Employment Site (40 ha) identified in the previous round of county development plan reviews. The MIS will be for a single large scale user, in contrast to the previous allocation of a Premium Employment Site, which was intended for multiple, mainly B1, end-users. The MIS should not count towards the 16 ha per annum requirement of the CDP because it is for a very special type of user not represented in the past trends figures.

Warwickshire Employment Land

5.16
There is a high degree of interdependence between the economies of Coventry and Warwickshire. This is recognised in RPG11 which treats the Coventry and North East Warwickshire area as one sub-region.  Employment sites within Warwickshire provide jobs for Coventry residents and vice versa. However, the two authorities, in an effort to end confusion over double-counting, have confined themselves to assessing demand and supply only within their respective areas. Nevertheless, in line with the aim of regenerating the metropolitan area as stated in RPG 11, the City Council  supported the provision close to Coventry within Warwickshire at the recent Structure Plan Review EIP. This also has the effect of reducing the lengths of journeys by commuters.

Resistance to large scale warehousing

5.17
Recent provision for large scale warehousing and distribution in or close to Coventry / North-East Warwickshire has been made at Hams Hall (North Warwickshire), DIRFT (Crick), Magna Park (Lutterworth) and Bermuda Park (Nuneaton & Bedworth). In the first two cases these are major international road / rail freight interchanges where large scale distribution warehousing is optimally located. The City Council does not therefore believe that Coventry, being an urban area with a restricted ability to provide new large scale employment land, is a necessary or appropriate location for such large scale B8 uses. The draft CDP interprets large scale development as being in excess of a 4,000 sq. m. floorspace threshold, so limiting B8 development to sites which are not of strategic importance. Along with diversifying the City’s economic base, the need to ensure maximum job creation is central to the CDP policy approach (see paragraph 1.3 above).  RTP’s research shows that large scale distribution uses usually result in a job density of less than half that for general industrial uses.  The CDP therefore requires that job densities in large scale proposals be comparable to B1 / B2 in addition to resisting large scale warehouse and distribution (B8) uses on employment land within the City, unless it is essential and ancillary to local manufacturing and distribution. 

6
SUMMARY

6.1
Coventry has been relatively successful during the 1990s in protecting, strengthening and diversifying its local economy. This has been achieved through a combination of factors including its central location within the country, good local accessibility, a strong portfolio of attractive sites, successful reinvestment by local companies, training initiatives for the local workforce and the effects of early and sustained economic development initiatives. The CUDP has played its part in that success by ensuring sufficient land for Coventry’s employment land needs up to the present day. This has been achieved both by protecting existing employment sites and providing new land. Nevertheless, the City is still economically vulnerable and must maintain its successful economic development initiatives. In large measure these rest upon continuing to ensure a sufficiency of employment land in terms of both quantity and quality.

6.2
For reasons of robustness, practicality and local experience, the City Council has chosen not to adopt a complex modelling approach at the first review of the CUDP.  Instead, it has adopted a demand based approach to ensure an appropriate land supply and quality by taking account of past take-up rates, local circumstances and the views of the commercial sector on the adequacy of the land portfolio. The publication of the Coventry Development Plan Proposed Changes and this Background Paper form an important part of this process. Innes England, a respected local firm of commercial property agents, have been involved in the preparation of this Background Paper in order to ensure the validity of its findings in terms of the commercial property market.

6.3
Using monitoring information of past trends of employment land development in Coventry it is reasonable to assume that there will be a need for approximately 208 ha of employment land over the period 1998-2011.  

6.4
From a careful re-examination of existing employment land, both allocated and other identified sites, there is approximately 87 ha currently available for the period 1988-2011. However, much of that land is already in the development process and is therefore committed.  In addition, it can be reasonably assumed, on the basis of past trends, local knowledge and commercial experience, that approximately 45 ha of existing employment land will be recycled for employment purposes largely for the local market sector, during that period.  Existing employment land, either known or anticipated, totals approximately 132 ha.

6.5
On this basis it is assessed that Coventry’s employment land supply needs to be supplemented primarily by new large sites providing approximately 76 ha additional land, predominantly in the international / national market sector. Two sites, located at Keresley (40 ha) and Whitley (32 ha), are proposed to be allocated in the draft CDP. They are located within the North-South Regeneration Corridor in positions which will be attractive to the market sectors they are designed to serve, while also being readily accessible to local people. Additionally, a further small local site of 2.5 ha at Stoney Stanton Road is proposed to be allocated. Although this approximately meets the anticipated employment land supply requirements of the CDP period to 2011 it is recognised that the provision is tight.

6.6
Existing employment sites are protected by policies in the draft CDP which seek to retain them in employment use unless it is demonstrated not to be feasible. This policy position explicitly recognises the need to allow re-use for quasi-employment, residential or other appropriate purposes in some circumstances where this is necessary to help bring about early redevelopment.

6.7
By this combination of protecting existing employment sites, encouraging the recycling of employment land and the prudent allocation of new sites the draft CDP aims to help achieve the overall sustainable regeneration of Coventry for the benefit of its existing and future residents whilst keeping to the minimum the release of Green Belt land. 

Specific queries regarding this background paper should be addressed to Ann Turner , telephone (01203) 831392 or at the following address:

 City Development Directorate, Floor 6,

 Tower Block,

 Much Park Street,

 Coventry. CV1 2PY.

E mail: 113263.203@compuserve.com

Table 1 Annual Completions by Sector 1988-1998





Date


Inter/Nat
Regional
Local
Total

1988/9 1988/89
2.10
1.61
11.20
14.91

1989/9 1989/90
5.6
2.2
4.4
12.10

1990/9 1990/91
11.4
4.5
4.3
20.20

1991/9 1991/92
1.2
2.0
4.2
7.40

1992/9 1992/93
25.2
0.0
6.4
31.60

1993/9 1993/94
7.2
0.4
2.3
9.90

1994/9 1994/95*
26.15*
1.8
5.0*
32.95*

1995/9 1995/96
3.3
1.7
2.5
7.50

1996/9 1996/97
1.5
0.2
2.3
4.00

1997/9 1997/98
15.8
0.0
1.3
17.01



TOTA tTotal
99.45
14.4
43.9
157.75








63%
9%
28%
100%

Average annual completions 1988-98: 15.7 ha per annum

* 15.35 ha  of development pre 1994 boundary changes on land previously in Rugby BC

Table  2  Annual Completions by CUDP Redevelopment Sites  (Policy E 14)  1993-98





Year
Land Developed (ha)

excl. Cov Bus Park 
Land Developed (ha) incl Cov Bus Park





1993/94
3.41
3.41

1994/95
1.10
1.10

1995/96
1.47*
2.47

1996/97
0.92*
1.13

1997/98
5.90*
15.88





Total
12.80
23.99





Average per annum
2.6
4.8

* Coventry Business Park excluded from figures . 

TABLE 3  EMPLOYMENT LAND AVAILABILITY 

APRIL 1998(ha) – UPDATED SITES INFORMATION TO TAKE INTO ACCOUNT SITE CHANGES AND DELETIONS BUT NOT NEW ALLOCATIONS
International/

National Sector


Remaining


Under Construction
Readily  Available


Comment

Coventry Business Park
14.27*

  6.46
Yes
Many of these plots already committed.

Cross Point
7.04

  1.70
Yes


Westwood Business Park
5.48

  1.91
Yes
Remaining area of Business Park.

Parkside 1
1.83

  2.16
Yes


Parkside 2
4.50


Yes


Parkside 3
2.00


No


University of Warwick Science Park
1.20


Yes
Last remaining Science Park plot.

Total
36.32



12.23



Regional Sector








Binley Business Park
10.67


Yes


Matrix Churchill
1.57

  1.30
Yes


Keelavite, Meriden

Toll Bar End
1.78

2.96

  1.00
Yes
Green Belt brownfield site.



Total
14.02



  2.30



Local Sector








Wickmans
6.10


Yes


New Century Park
5.94


No
Now private expansion land for Marconi only.

Stoke Aldermoor Gardens
3.80


No
Site currently retained by Peugeot.

Leofric Business Park
3.96


Yes
The largest site is currently committed.

Aldermans Green Phase II
3.19

0.56
Yes
Single large site at Dutton Rd.



Foleshill Enterprise Park
1.53


Yes


Total
20.72

  0.56





TOTAL
  71.06

15.09  



OVERALL TOTAL
86.15





List of changes made
Toll Bar End deleted

Stoke Aldermoor deleted

Keelavite, Meriden, amended to reflect part of site completed 1997/98

Matrix Churchill amended to reflect part of site completed 1997/98

Wickmans amended to reflect grant of planning permission

* Coventry Business Park excludes sites recently developed for park and ride and hotel uses.
TABLE  5  EMPLOYMENT LAND AVAILABILITY 

APRIL 1998(ha) – UPDATED SITES INFORMATION TO TAKE INTO ACCOUNT PROPOSED CHANGES VERSION OF CDP

International/

National Sector


Remaining


Under Construction
Readily  Available


Comment

Keresley
40.00



Business park new allocation proposed in the CDP.

Jaguar Whitley
32.00



Business park new allocation proposed in the CDP.

Coventry Business Park
14.27

  6.46
Yes
.

Cross Point
7.04

  1.70
Yes


Westwood Business Park
5.48

  1.91
Yes
Remaining area of Business Park.

Parkside 1
1.83

  2.16
Yes


Parkside 2
4.50


Yes


Parkside 3
2.00


No


University of Warwick Science Park
1.20


Yes
Last remaining Science Park plot.

Total
108.32



12.23



Regional Sector








Binley Business Park
10.67


Yes


Toll Bar End
2.96


No
Not available until significant highway improvements take place.

Matrix Churchill
1.57

  1.30
Yes


Keelavite, Meriden


1.78

  1.00
Yes
Green Belt brownfield site.



Total
14.02



  2.30



Local Sector








Wickmans
6.10


Yes


New Century Park
5.94


No
Now  private expansion land.

Stoke Aldermoor Gardens
3.80


No
Site currently retained by Peugeot.

Leofric Business Park
3.96


Yes
The largest site is currently committed.

Foleshill Enterprise Park
1.53


Yes


Aldermans Green Phase II
3.19

0.56
Yes
Single large site at Dutton Road.



Websters, Stoney Stanton Road
2.50



New allocation in CDP Proposed Changes 

Total
23.22

  0.56



TOTAL
145.56

15.09  



OVERALL TOTAL
160.65





New allocations underlined

Appendix A: Table of Principal  Employment Sites from CDP Proposed Changes  Document   July 1999

E 7: PRINCIPAL EMPLOYMENT SITES




Principal employment sites are over 1 ha and available at April 1998. They are reserved for employment uses and are shown on the Proposals Map at:



ha


International/national sector




1
Coventry Business Park 
20.7 

2
Cross Point Business Park
8.7 

3
Westwood Business Park
7.4 

4
Parkside 2
4.5 

5
Parkside 1
4.0 

6
Parkside 3
2.0 

7
University of Warwick Science Park
1.2 






Regional sector






8
Binley Business Park 
10.7 

9
Toll Bar End
3.0 

10
Matrix Churchill
2.8 






Local






11
Wickmans
12.1  11.9 

12
GPT New Century Park 
5.9 

13
Leofric Business Park
   
4.0 

14
Aldermans Green Phase 2

3.8 

15
Stoke Aldermoor 
3.8

15
Websters, Stoney Stanton Rd




2.5 

16
Foleshill Enterprise Park
1.5 






SUB-TOTAL  
96     91.6 





Additional sites in the international/national sector are shown on the Proposals Map and reserved for employment uses at:







17
Jaguar Whitley
32 






Keresley (Policy OS 2-2)
40 






TOTAL


168   163.6 




Unemployment rates are calculated by expressing the number of claimants of unemployment-related benefits as a percentage of the 1991 Census of Population economically active population aged 18 to 59 years, excluding economically active students.  This denominator is based on where people live as opposed to where they work
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