


Warwick District Local Plan
Publication Draft Local Plan:  Focused Consultation October 2014

1.0 Introduction

1.1	This submission is made on behalf of the following land owners:-

· Severn Trent Water
· Mr and Mrs D Webb and Family
· Mr and Mrs Preston / Barwood Developments Ltd

1.2 The owners control all the land edged in red, as shown on the attached plan.  The land edged blue, which is included within the Focused Consultation allocation, is within the ownership of Warwick District Council. The entire landholding including the Council owned land amounts to some 24 ha.

2.0 Background

2.1 The LPA will recall that land south-east of Stratford Road, Warwick was first considered as a potential employment site in the preparatory stages of the 1995 Warwick District Plan.  At that time the area of land was identified as an alternative employment site to an equivalent area of land on the west side of Stratford Road, which eventually secured the allocation as part of a mixed-use development at the South West Warwick.  The development of the employment site, now known as Tournament Fields, forms part of the original land release, has been principally targeted towards B1 development, for example Tournament Court.  Other uses, including a private hospital, while securing planning consent have not proceeded during the past recession.  

2.2 An adjoining parcel of land of employment land within the same allocation – known as the Capco land – has recently been granted planning permission for residential development (Ref: W/11/1251).  In consequence the amount of employment land at South West Warwick is now less than the original proposal in the 1995 Local Plan.  The reduced provision, i.e. the amount of land lost from employment use to residential, amounts to some 2.3 hectares.

2.3 It is fair to comment that progress in developing Tournament Fields has been slower than anticipated, notwithstanding extensive marketing since receiving outline planning permission.  It is considered that a key factor has been the marketing orientation of the site towards Class B1 development and other compatible employment uses, rather than being planned from the outset, for Class B1(c), B2 and B8 developments that relate well to the quality of access to the strategic highway network.

2.4 It is submitted that the land east of Stratford Road has the propensity to be developed for a range of industrial and logistics buildings, for occupiers that are seeking high profile locations along the M40 – in part related to the locational proximity to JLR at Gaydon.  Warwick District has no other site that is so closely related to the strategic highway network provided by the M40; A46 with rapid access in north-south and east-west.

2.5 Buildings will be delivered primarily in a response to occupier demand, albeit some speculative units may be provided.  The proposed allocation is considered to be inappropriately restrictive in scale.  Indeed when the existing occupancy of Severn Trent Water is taken out of the allocated land area, the amount of new employment land does not reinstate the land lost for employment as a consequence of the recent grant of planning permission and changed allocations from employment to housing.  The table below sets out the calculation.

1. The provision of new employment land is as follows:

Land east of Stratford	 Road		
(Focused Consultation)		11.7 ha
STW Land				 3.4 ha
Net greenfield land provision	 8.3 ha

2. Land allocation changed from employment to housing:
P/P ref: W/11/1251 (Capco)		 2.3 ha
Europa Way				 8.0 ha
Opus 40				 3.7 ha
Total land lost		           14.0 ha

While it is acknowledged that some of the STW landholding may indeed be surplus to operational requirements, no account has been taken in the above calculation that part of the land allocated for employment development in the Focused Consultation owned by WDC (land edged blue) which is used for industrial purposes (Sita).

3.0 Representation 

3.1 In order to provide incentive for new investment to be secured on land to the east of Stratford Road, the allocation should be extended as shown on the accompanying plan.  Provision would be made for a landscape buffer of some 30 metres along the southern boundary of the site with the M40.  This extended site area will replace the land ‘lost’ from employment development through development control decisions and proposed residential allocations.  The extended allocation would amount to some c26 hectares.  

3.2 The additional land allocated for employment purposes in the Focused Consultation (excluding the Operational STW land) amounts to 8.3ha.  The replacement of the land lost from employment to residential requires a further 6.7 hectares (14.0 less 8.30) so as to make a total allocation, including the District Council’s landholding of 18.40 hectares (11.7 plus 6.7).  

3.3 The difference between the larger area of land proposed for employment and the land lost is considered to have no strategic planning significance. Indeed part of this area of land would be taken with the proposed landscape buffer along boundary with M40.  Furthermore extending the site allocation as proposed provides an opportunity for infrastructure costs in developing the site to be carried by a larger area of land improving development viability.

3.4 Presently the proposed allocation ‘cuts through’ a farmholding run by the Webb family, leaving two fields to the south of the allocation with no potential agricultural value.  If, notwithstanding these representations, there is a compelling concern that the Local Plan will identify an excess of employment land, (which it is believed would not be the case in view of the recent releases of employment land for housing (whether by planning permission or allocation)), then it is requested that consideration is given to the land to the south of the proposed allocations being identified as an ‘employment reserve site’.

3.5 A criteria-based policy could be introduced into the Plan that held back this area of land from being developed until a stated proportion of the allocated site is committed for development.  This arrangement has several advantages, namely:-

i. It enables the developer to plan for and install highways, drainage and services infrastructure to serve the entire site.

ii. It enables the developer to market the potential availability of additional land that has been identified in the Local Plan for employment use.  Indeed, it is considered almost inevitable that this extended area of land will be developed for employment development as a logically planned extension, if the first phase is released in this Local Plan.  It makes good planning sense for the entire site to be released to provide wider opportunities for investment and enable structural planting to be undertaken at an early stage.

iii. It enables the entire site to be ‘master planned’ from the outset.  

3.6 The landowners are advised that a key issue for occupiers is the provision of security, with effective site management.  As such it is anticipated that roadways will be maintained as private roads, rather than being adopted as public highways.  This characteristic avoids problems of on-street parking by motorists, who are not ‘bona fide’ visitors to the development and provides effective surveillance for all vehicle and pedestrian movements on a commercially developed site.

3.7 The LPA will be aware that the landowners have submitted objections to the Preferred Options Consultation for a Gypsy and Traveller Site on land adjoining the proposed employment land allocation.  This site is served by a private farm drive that serves three existing dwellings at Longbridge Farm.  The drive is not of sufficient width to allow two vehicles, potentially with trailers and commercial vehicles to pass one another.  Furthermore the existence of this route severs the practical possibility of the employment allocation being extended to the southern boundary of the land holdings.

3.8 If it has been contemplated that access for the Gypsy and Traveller site is to be gained through the employment site, such an arrangement would conflict with the objective of maintaining the development as a private estate.  For these reasons the two land uses create an irreconcilable land use conflict that will prejudice delivery of the employment land.

3.9 [bookmark: _GoBack]The District Council has received technical and environmental analysis demonstrating the suitability of the entire site for employment development. The land edged red is deliverable for employment development within Class B1, B2, and B8. A Further Modification is sought to extend the allocation to encompass all the land edged red and blue as shown on Drawing No. PF/9201.01. 
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