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16 March 2018

Forward Planning
North Warwickshire Borough Council
The Council House
South Street, Atherstone
Warwickshire, CV9 1DE

By Email: planningpolicy@northwarks.gob.uk

Dear Sir/Madam,

Re: Wood Corner Farm, FillongSey, North Warwickshire ,

This representation is made by Piper Homes in respect of the Draft Submission
North Warwickshire Local Plan. Piper Homes has dver 50 years in the
housebuilding industry mainly within the Midlands region, delivering unique
homes within sought-after locations. Piper Homes has an interest in the land at
Wood Corner Farm for the redevelopment of a previously developed site to
accommodate residential development consistent with the Government's drive
to utilise underused brownfield sites.

Our Ref: RJP/diw

Within these representations, Piper Homes outlines the site context and
background, and explains the proposed development. The note then goes on
to look into the proposed Draft Local Plan policies.

The structure of this representation is as follows:

• Proposed use and Development;
• Analysis of Policy LP3 - Green Belt;
• Analysis of Policy LP8 -Windfall;

• Analysis of Policy LP39 -Allocations; and

• Conclusion

Policy LP3 - Green Belt

The site falls within the West Midlands Green Belt, and there is a general
presumption against development. It is however noted that the Green Belt
washes over two thirds of the Borough and the Draft Local Plan has historically
had the effect of limiting historical development to rural areas within North
Warwickshire. Presently, emerging Policy LP3 does permit replacement
buildings in the Green Belt, expressed under clause 5.c) of the policy:



"A replacement building will be considered to be materially larger if it is
30% larger in volume than the building it replaces. Replacements should
be locatedon the same footprint as the existing building unless there are
material benefits to the openness of the Green Belt or, when
environmental and amenity improvements indicate otherwise".

Whilst this policy does allow for larger redevelopments to take place, Piper
Homes does not consider that the policy does far enough to encourage the
redevelopment of previously developed sites, in order to assist the Council's
aims of increased housing delivery.

a

In particular, Piper Homes is drawn to the Government's consultation draft of
the Revised National Planning Policy Framework (NPPF 2), which is currently
out for consultation. This document proposes the same thrust for the protection
of the Green Belt, though importantly, introduces a number of clarifications
which serve to inform the Government's understanding of how previously
developed sites can come forward within the Green belt. The current context of
redevelopment in the Green Belt is outlined as part of Paragraph 89 of the
NPPF (bullet 6) which indicates that:

"The partial or complete redevelopment of previously developed sites
(brownfield land), whether redundant or in continuing use (excluding
temporary buildings), which would not have a greater impact on the
openness of the Green Belt and the purpose of including land within it
than the existing development'.

The NPPF 2 introduces two additional clauses to this paragraph to further clarify
the intentions of this policy, which the Council should be mindful of in drafting
this policy:

• Not have a greater impact on the openness of the Green Belt than the
existing development; or

• Where the development would re-use previously developed land and
contribute towards meeting an identified local affordable housing need,
not cause substantial hard to the openness of the Green Belt.

Although the NPPF 2 is yet to be formally adopted, it is a material consideration
and will likely be in place by the time the Plan is considered at Examination in
Public. Piper Homes recommends that the Council should give regard to these
two additional criterion in the NPPF2, which should be reflected in Policy LP3.
In particular, recognition should be given to the positive impact that
development can have and how the impact on the Green Belt should be
considered against current development uses.

Presently the policy is not positively drafted and does not conform to the
principles of NPPF2. Further changes to emerging Policy LP3 are necessary
enable the Plan to be sufficiently flexible to respond to the proposed changes
to national policy, and avoid the need for an early review.



Policy LP8 -Windfall

The Council has included a windfall rate within the overall housing trajectory, a
feature which is supported in the National Planning Practice Guidance (PPG)
as a valid form of supply. Currently, the Council base their windfall allowance
on the average amount of windfall applications from previous years, however
Piper Homes considers that the Council needs to update their approach, to
account for emerging sources of supply which could provide additional credible
land within the Period. In particular, Piper Homes takes the view that sites on
the Brownfield Register could contribute towards this aim, however this needs
to be, informed by evidence which is currently absent from the Council's
evidence base.

4 *
At the time of writing the Council do not have a Brownfield Register, the Town
and Country Planning (Brownfield Land Register) Regulations 2017 require
local authorities to prepare and maintain registers of brownfield lapd that is
suitable for residential development. Registers provide up-to-date, publically
available information on brownfield land suitable for housing.

The proposals for the brownfield register came forward mid-April 2017, with a
suggested timescale for the production of the register by 31 December 2017.
Alongside this register, under the Town and Country Planning (Permission in
Principle) Order 2017, it is indicated that sites entered on Part 2 of the
brownfield register will be granted permission in principle. The Government has
a clear mandate to see the redevelopment of these sites, however the
contribution from these sites does not appear to have been considered by the
Council and reference to this mechanism is absent from the Submission Local
Plan.

It is noted that the Council are currently developing a brownfield register, and it
is proposed that the Council should have this in place before the Examination
of the Local Plan, to inform the understanding of how much previously
developed land is available and whether this could contribute towards the aims
of the Local Plan. Piper Homes has submitted a Brownfield Register
Submission document alongside this representation for the Council to consider.

Policy LP39 -Allocations

The Council has a housing requirement of 9,598 up to 2033. Piper Homes
considers that the Council should look beyond the current scope of allocations,
and make further allowance for deliverable sites in the District, which could
include proposals on previously developed land. The Draft Local Plan has
included a number of sites for allocation, categorised as part of the settlement
hierarchy under existing towns and villages. Fillongley falls under Category 4,
other settlements with a development boundary.

A Housing Survey Need was undertaken by North Warwickshire Housing
Strategy and Development Officer in 2014, out of the 71 responses received



from the community, 42 agreed that Fillongley suffers from insufficient housing

provision for local people and their families. This was agreed by a Planning

Inspectorate on a recent application1 for 27 dwellings within the Green Belt. He
agreed that Fillongley was in need of additional houses; however, under the
existing NPPF, the benefits of development did not outweigh the detrimental
harm to the Green Belt.

In recent years several residential applications have been submitted to the
Council and have been refused based on failure to provide evidence of special
circumstances. Small developments of less than five have been approved
within the development boundary, such as three detached units along Castle
View, which are due to be delivered this year. Piper Homes that there is a need
to revisit whether the housing need for Fillongley carv be met on any alternative
sites which can bring forward this much needed affordable housing, without
impacting on the openness of the Green Belt.

In this regard, Piper Homes proposes that Wood Corner Farm should be
included within the list of potential sites that could come forward for
development to assist the Council in meeting its overall requirement for
housing. This site has not been previously submitted to the Council, and is
proposed as an omission site for consideration, in addition to being placed on
the Council's brownfield register once this has been more fully developed.

In order to make the Plan more flexible, Piper Homes considers that the Council
should revisit its assumptions in relation to previously developed land within the
Green Belt, consistent with the emerging NPPF 2. Brownfield sites located
within the Green Belt should be considered for settlements such as Fillongley
where development within the settlement boundary is not possible, and there
remains an unmet housing need to address in the Plan period.

Land at Wood Corner Farm, Fillongley is promoted by Piper Homes for
residential development, utilising the extents of the brownfield site in a way
sympathetic to the characteristics of the local area. Presently the site is in B8
uses, occupying a number of existing two storey buildings o High quality
landscaping will be incorporated into the scheme in order to mitigate any
negative impacts onto the Green Belt and avoid amenity issues with neighbours
to the east and the west of the site.

Wood Corner Farm is located along Green End Road, Green End, Fillongley
(see Appendix 1 for Location Plan), currently housing a commercial property
for the storage of exhibition stands/furniture. The site is approximately 3.5
hectares in size and located within the Green Belt, within open countryside with
detached residential properties either side of the commercial property. On-site
a large industrial unit is located centrally, with car parking to the front, and open
yards and circulation space to the rear. There is a significant amount of
landscaping surrounding the site.

1 APP/R3705/W/15/3087232



Access to the site will follow the current access route off Green End Road used
by the current occupier. The access point is wider than the typical junction on
residential schemes due to the current use which requires large HGV's to drive
in and out of the site. It is proposed to decrease the width to accommodate two
lanes, rather than four.

A large amount of the site is covered by the industrial unit, and tarmacked for
car parking. To the rear of the site, a large area is used as a yard to store
materials. The redevelopment will enhance and improve the site area which
currently holds little value to the Green Belt.

By way of example, Piper Homes is aware that an application for the
development of 14 high-quality dwellings was approved December 2010 in the
Borough at Wagstaff Farm2. It is noted that this application was approved pre-
NPPF adoption; however the principle of development is similar to Wood
Corner Farm. The site is set in the open countryside and consists of land used
for commercial purposes. HGV's were moving to and from the site several times
a day travelling along the small country lanes. ,

The principle of development and change of use from industrial to residential is
not dissimilar to Wood Corner Farm with regard to lowering' the impact of
transport in the surrounding area. The scheme also took into account the
surrounding area and followed similar building design throughout Fillongley.
One of the key features in the consultation NPPF 2 relates to the ability of
previously developed sites to come forward in a way which would not have a
greater impact on the openness of the Green Belt than the existing
development and could in fact be further enhanced beyond the extents of the
existing development.

Conclusion

Piper Homes is of the view that as currently drafted the Local Plan is not
sufficiently flexible enough to respond to changes in housing delivery and
should account for further sources of housing land through the plan period,
which could come from sites on the Brownfield Register. In the absence of such
an assessment, Piper Homes has prepared its own Brownfield Register
proforma to assist the Council in this regard, which is enclosed as Appendix
2 to this letter.

Piper Homes considers that land at Wood Corner Farm can satisfy local
requirements for affordable housing need and improve the quality of
development on the existing site, enhancing the sense of openness on the site.
The redevelopment of Wood Corner Farm presents an opportunity for a house
builder led redevelopment of a previously developed site near the village of
Fillongley, which meets the tests of the emerging NPPF2.

2 PAP/2009/0592



Yours faithfully

Rupert Parkin
Director

Encs.
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