
 

 

 

 

 

 

 

 

 

 

 

 

1. Introduction

1.1 IM Properties Developments Ltd has previously provided a series of representations
which comment on the draft employment policies within the emerging North
Warwickshire Local Plan1. These representations, submitted by Turley on behalf of IM
Properties in March 2017, considered the economic evidence and justification for the
employment land policies set out in the Draft Local Plan. They highlighted the failure of
the Draft Plan to recognise the strong economic need for additional strategic
employment land in the Borough to address the significant and growing unmet need
and demand at a sub-regional level, and within the M42 Corridor more specifically.

1.2 This report, prepared by Turley with commercial agency input from CBRE, provides a
detailed representation to the employment land policies within the Draft Submission
Local Plan- specifically the section titled 'Amount of Development' (paragraphs 7.43 -
7.48) and Policy LP6 Amount of Development.

1.3 The report provides updated evidence to show that the need for additional strategic
employment land in the Borough remains and indeed has become more acute as
evidenced by:

• Strong take-up levels for larger sites and premises in the M42 Corridor, which
although being constrained by supply, equated to 1.59 million sq ft in 2017.

• A pipeline of land that is not being replenished fast enough, equivalent to less
than 3 years supply when benchmarked against take up rates in the M42
Corridor.

• A growing pipeline of 11million sq ft of unmet requirements in the wider
market.

1.4 It is of significant ongoing concern that the Draft Submission Local Plan continues to fail
to acknowledge the sub-regional need for additional employment land and respond
positively through the identification of additional strategic employment land provision
in North Warwickshire.

1.5 IM Properties therefore maintain that the Council is failing to recognise the growing
employment land crisis and respond positively and proactively to support sustainable
economic growth. The Plan therefore is unsound against the tests set by the NPPF.

1.6 It is within this context that these representations have been prepared, with the
remainder of this report demonstrating that:

• Strong levels of demand and take-up continue to create an immediate need for
additional strategic employment sites in the M42 Corridor.

• There continues to be a collective failure of North Warwickshire and other
authorities in the M42 Corridor and across the wider economic geography to the

1 Most recently the Junction 9, M42: Economic and Employment Land Report prepared by Turley in March 2017
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east of Birmingham to identity strategic sites to service this immediate need and
demand.

• This failure to plan for the level of employment land required will undermine the
ability of the West Midlands region to achieve the economic ambition and
objectives it has agreed with Government.

• There is a compelling evidence-based justification for North Warwickshire to
accommodate additional strategic employment sites which will contribute to
satisfying unmet demand.

• There are specific concerns with regards to the robustness of the local evidence
base used to support the planned level of employment land provision within the
Draft Plan. This has led to the need for employment-land being under-estimated
with the potential to further compound the supply deficit.

• IM Properties land interests at Junction 9, M42 represents one of a number of
sustainable sites that have the potential to help alleviate the growing supply
deficit and support further employment-led growth in the M42 Corridor to the
east of Birmingham.

1.7 This report concludes with IM Properties' main comments on the Draft Submission
Local Plan, highlighting key aspects of the Plan which need to be reconsidered as a
matter of urgency in order for the Plan to be considered sound. It should be read
alongside Turley's main representation to the Draft Submission Local Plan and earlier
submissions made in March 2017 which set out IM Properties' full representations on
individual policies and proposals and key gaps in the informing evidence base.
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2. The West Midlands' Employment Land Crisis

2.1 The West Midlands is in the midst of an employment land crisis. Demand for new
employment land is extremely strong. The authorities across the region, however, are
collectively failing to respond to this demand in the allocation of a suitable supply
through the Local Plan process. The impact of this failure is now being felt, with take up
levels and potential job creation being constrained by an ongoing shortage of larger
scale employment sites.

2.2 Within the West Midlands the M42 Corridor is a critical focus of investment reflected in
high demand for new employment land from Solihull in the south to beyond Tamworth
in the north. North Warwickshire has a key role to play in addressing the employment
land crisis reflecting its location at the heart of the M42 Corridor. The continued failure
of the authority to recognise the importance of this role in the development of its Draft
Submission Local Plan is of particular concern to IM Properties.

2.3 IM Properties and Turley have consistently highlighted both the scale of the crisis and
the role that North Warwickshire must play in mitigating the evident sub-regional
deficiency of employment land. It is therefore of significant concern that no attempt
has been made through the plan making process to respond to these concerns.

A consistent evidenced need for strategic sites

2.4 The need for strategic sites within the West Midlands and in particular along the M42
Corridor has been expressly articulated through a series of updated strategic evidence
base documents conducted across the West Midlands and Coventry and Warwickshire
LEP (CWLEP) area.

2.5 The following have all been commissioned and published following the publication of
the adopted North Warwickshire Core Strategy and have been available through the
development of the Draft Submission Local Plan:

• In 2015 the West Midlands Strategic Employment Sites Study (WMSESS)2

highlighted the immediate need for additional strategic employment sites across
the West Midlands, and more locally across the M42 Corridor, to address
shortages of supply. The shortage was reported to be particularly acute in the
M42 belt to the east of Birmingham ('Area A') where the boundaries of
Birmingham,Solihull, North Warwickshire and Tamworth converge, with just 3.7
years of immediately available industrial land supply remaining. It is of ongoing
concern that despite the acknowledged shortfall, the potential Phase 2 work,
entitled 'Shortfall Advice', which formed a key recommendation of the original
WMSESS when it was published nearly 2.5 years ago, has yet to materialise.

2 'West Midlands Strategic Employment Sites Study', PBA/JLL, September 2015
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 Figure 2.1: M42 Corridor (Area A) Location Plan
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• Additional evidence of sub-regional employment land needs was presented
within the Coventry and Warwickshire Employment Land Use Study, prepared by
CBRE in 2015. This study, which provided an assessment of the objectively
assessed need (OAN) for employment land in the Coventry and Warwickshire
LEP area, concluded that rising demand had further depleted the available
supply of accommodation, with a reported 2 years supply remaining across the
area,much of it in smaller, ageing and unsuitable units. In terms of the land
supply, this is also reported to be at exceptionally low levels with the assessed
supply being insufficient to meet the recommended OAN.

• In 2016, evidence3 submitted in support of the planning application and
subsequent successful appeal on the Land south-East of Junction 10 near Dordon
provided an update on transactional activity, land committed for speculative
development, and other sites that were considered by the market to be
immediately available. This analysis covered the period from December 2014 to
30th June 2016. This work concluded that the total acreage of immediately
available land serving the West Midlands had reduced by 21%, from1,165 acres
to 910 acres over this period. It was also concluded at this time that " the level of
immediately available land in 'Area A' would still appear to be critical..."4.

• As part of IM Properties representations to the March 2017 Draft Local Plan, a
report was submitted by Turley5 to provide updated evidence on the need for
strategic employment sites and the immediately available supply within the M42
Corridor (Area A). These representations were informed by market evidence
prepared by CBRE6 and highlighted the continued constrained supply position,
particularly for larger sites suitable for accommodating 100,000 sq ft+ units. It
was concluded that whilst the allocation of Peddimore had made a positive
contribution to both the immediate and longer term supply, the M42 corridor
still had insufficient supply to accommodate demand in the short term.

• The Coventry and Warwickshire Chamber of Commerce has previously advised
that a fundamental barrier to business expansion and growth in the sub-region is
the shortage of premises for offices, industry and warehousing. Their plight was
acknowledged by a Planning Inspector in 2016 who cited the problem
as"...particularly acute and, if not addressed in the very near future, will mean
that plans for growth, change and investment by SMEs and major employers will
be severely hampered."7. Since that time the Chamber has issued a "Call to
Action" on employment land; entitled 'Go For Growth: Land For Jobs' their paper
reaffirms the concern that there remains just 2.5 years supply of strategic (i.e.
over 2ha) readily available sites across the Coventry and Warwickshire LEP area.
They go on to highlight the collective failure of the Local Plan process to deliver
what is needed in terms of employment land, citing a need for in excess of 1,000

3 APP/R3705/W/15/3136495 'Proof of Evidence by Peter Leaver BA MRICS' , August 2016

4 Ibid, paragraph 3.5

5 Junction 9,M42: Economic and Employment Land Report, Turley, March 2017

Junction 9,M42: Review of Midlands Logistics Market & Current Development Supply Activity', CBRE, March 2017
7

APP/R3705/W/15/3136495, paragraph 53
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ha to 20318. Their campaign highlights that the lack of land is not a developer
specific issue, but a common concern from those representing business across
the CWLEP area.

2.6 Within this context, it is also of concern that the Council itself has acknowledged the
recognised need for additional strategic employment sites which could be
appropriately located within North Warwickshire9, yet fails to allocate sufficient land
for this purpose within its emerging Local Plan. Indeed, the current failure of the
Council to take full account of this sub-regional evidence continues to represent a key
deficiency of both the Draft Submission Local Plan and the Council's informing
evidence base.

The current scale of the crisis
2.7 The market evidence previously prepared by CBRE has been reviewed and updated for

the purposes of IM Properties representations to the current round of consultation on
the Draft Submission Local Plan. This evidence highlights the current scale of the
employment land crisis. This continues to validate and reinforce the conclusions
reached in the sub-regional evidence,with IM Properties' previous representations
therefore of continuing relevance and the failure of the Council to respond positively
more pronounced.

2.8 Headline market trends provided by CBRE are summarised below.

The M42 Corridor remains the 'core area' of logistics and manufacturing demand in
the West Midlands

2.9 The Midlands continues to see an increasing proportion of larger distribution
acquisitions relative to other regions. This has continued in 2017 with CBRE reporting
an overall take-up, on logistics units of 100,000 sq ft and above,of 6.65m sq ft. This
was equivalent to 39% of the total take up of 17.26 million sq ft recorded across the
UK.

2.10 The M42 Corridor (Area A) accounted for 24% of the total Midlands take up in 2017.
Analysis of deals measuring 100,000 sq ft and above show an elevated level of take up
of 1,589,989 sq ft in 2017 relative to the previous 2 years10. This comprised 4 major
deals as summarised in Appendix 1.

2.11 Analysis of recent historic take-up also clearly reveals that where new sites are coming
forward they are being rapidly developed and occupied.

The national shortage of ready to occupy buildings for logistics operations continues
2.12 Overall, 72% of take-up in 2017 was on new build space and the market continues to

be dominated by the development industry, principally through the delivery of new
speculative built properties, typically for large units of over 200,000 sq ft.

8
Go for Growth: Land for Jobs" -Delivering a Prosperous Future for Coventry and Warwickshire: A "Call to Action" on

Employment Land,Coventry and Warwickshire Chamber of Commerce, 2017
9 Board Report of the Head of Planning into Hams Hall application (ref PAP/2016/0399), NWBC, November 2016
10 This in turn increases annual average take up within Area A from 845,305 sq ft (Average of 3 years take up from 2014 to 2016
reported in Turley's March 2017 representations) to1,031,476 sq ft over the 4 year period from 2014-2017.
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2.13 Trends in the take up of new build and second hand floorspace across the Midlands are
illustrated in the chart below. It is notable that online retail was a particularly dominant
sector during 2016, with Amazon being exceptionally acquisitive and accounting for
approximately 24% of UK take-up. In 2017, Amazon transacted 15 fewer sales/lettings
of buildings accounting for only 16.5% of UK take-up. Nevertheless the chart continues
to show strong demand for new and early marketed floorspace throughout 2017.

Figure 2.2: Take up of New build and Secondhand Floorspace across the Midlands
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2.14 CBRE report that in the 400-500,000 sq ft range, there currently are only 3 units
available in the entire Midlands area and 1of those units is a speculative 440,000 sq ft
unit in Four Ashes which will not complete until October 2018. . It is notable that Four
Ashes is not a recognised distribution location, with this representing an example of
developers having to focus on secondary locations outside of the M42 Corridor to
secure larger plots.

2.15 Increasing demand for larger units in excess of 400,000 sq ft has also resulted in a
corresponding increase in design and build activity during 2017.

2.16 Looking ahead, it is CBRE's view that demand for ever increasing efficiencies within
occupier's logistics chains and the evolving importance of urban logistics will increase
the need for ever larger units as regional or national distribution hubs in established
logistics locations such as the M42 Corridor.

Increasing demand from the parcel operator sector
2.17 In addition to these larger scale conventional warehouses there has been a significant

increase in the demand for bespoke land hungry parcel hub operations driven by the
increased parcel traffic generated by online retailing, and the growth of manufacturing
companies.

2.18 Two recent examples of bespoke requirements cited by CBRE include firstly, DPD,who
have exchanged contracts on a freehold basis to acquire 39 acres at IM Properties site
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at Hinckley whilst only building a 318,000 sq ft; it typical to see c.780,000 sq ft being
built on a plot of this size, therefore this is particularly hungry land requirement. CBRE
are aware of a similar requirement in the market from UK Mail who want to acquire 25
acres on a freehold basis for a new 165,000 sq ft facility.

2.19 Amazon has also been particularly active in terms of acquisitions programme over the
last year with the signing of 460,000 sq ft at Lyons Park, Coventry on the last remaining
development plot.

2.20 CBRE have highlighted that recent forecasts from leading experts in this sector suggests
that in addition to the ongoing demand from logistics companies and manufacturers
there will be significant increased logistics demand of up to 72m sq ft over the next 5
years simply driven by changes in on line 'e-tailer' demand.

2.21 The increase in this type of requirement from occupiers (i.e. land hungry and on a
freehold basis) is cited by CBRE as a cause for concern due to the paucity of suitable
sites on the market. Indeed, freehold land sales or design and build solutions are
particularly scarce and are having an impact on the availability of development
opportunities for occupiers throughout the Midlands.

Both manufacturing and logistics remain key drivers of demand
2.22 Whilst online retail was a key driver of demand take up in 2016, and remains so, during

2017 the automotive sector and its wider supply chain was the largest in terms of take
up accounting for around a quarter of all deals in the UK.

2.23 This trend is clearly in evidence in the M42 Corridor where occupier demand has
increased significantly over the last decade due to the recognised distribution benefits
of this location, but also the growth and related demand from JLR and its first and
second tier component suppliers.

2.24 CBRE report that in 2017 alonel.Olmillion sq ft of manufacturing deals were
concluded in the M42 Corridor that were, in the main, due to the growth and influence
of JLR and investment into the manufacturing sector in the West Midlands. The
availability of good quality units within the M42 Corridor not only cover the wider
Midlands but also offer 'just in time delivery' to both JLR's Castle Bromwich and Solihull
operations.

2.25 The number manufacturing relocations that took place in 2017 highlight the
importance of this location to the JLR effect:

• Walker Tenneco -January 2017, acquired 63,981sq ft at DC2 Bromford Gate,
Birmingham.

• International Automotive Components (IAC) - February 2017, a lead component
supplier to JLR located to a 90,693 sq ft unit at Faraday Point, Hams Hall.

• JLR -March 2017 acquired 556,157 sq ft at Dunlop Fort, Birmingham.

• WH Plastics -June 2017, a plastics supplier to JLR acquired 63,901sq ft at
Maybrook Park, Minworth.
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2.26 It is notable, however, that not all requirements could be satisfied due to insufficient
land supply within the M42 Corridor:

• Geodis-June 2017, a supplier of components to JLR acquired 126,580 sq ft but
had to find this accommodation in Lichfield due to the lack of available stock
along the M42 corridor.

• Grupo Antolin -October 2017, acquired 112,000 sq ft at Barton Business Park,
Burton, again having to search for a suitable site outside of the M42 corridor due
to lack of land development opportunities.

2.27 Occupiers having to locate outside of their preferred M42 Corridor location evidently
represents a sub-optimal solution whilst also having wider consequences from a
commercial , transportation and environmental/ sustainability perspective.

2.28 The wider economic consequences of not providing the required land are set out
within section 3 of this report.

Demand is now being frustrated by a lack of supply
2.29 At the end of 2017,CBRE estimate there was a total of 9.68m sq ft of available logistics

space across the whole Midlands region. Of this only 5.24m sq ft is Grade A
accommodation, the remainder being second-hand stock. This amounts to just over
one year's supply based on historic rates of annual floorspace take-up.

2.30 In the M42 Corridor (Area A) there are only 3 sites which are offering new speculative
units measuring more than 100,000 sq ft:

• Prologis Park Birmingham Interchange -Prologis will be speculatively developing
310,000 sq ft in 2 units measuring 76,975 sq ft and 233,025 sq ft. Construction
commences next month and practical completion of these units is due in Q4
2018.

• Kingpin, Tyseley - a 188,000 sq ft speculative scheme which is very near
completion offering 3 units of 24,000 sq ft, 44,000 sq ft and 120,000 sq ft.

• The Hub, Birmingham-8.5 acres being proposed for a 3 unit speculative scheme
of units ranging from 30,000 sq ft to 100,000 sq ft.

2.31 CBRE also report that there is only one available speculatively developed building
available in the M42 Corridor (Area A) at Tamworth. The 153,000 sq ft unit was
developed by St Modwen on land that is known to be affected by the development of
HS2. As such, there has been only tentative interest in the unit.

2.32 Whilst underlying demand remains strong, CBRE warn that going forward maintaining
above trend take-up is unlikely to be possible given the supply constrained nature of
the market. This has already resulted in a tempering of take up levels across the wider
Midlands region during 2017, which in CBRE's view, is directly attributable to the
shortage of land supply.
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Planned future supply remains insufficient
2.33 Strategic development sites within the M42 Corridor (Area A) which have more than 20

acres of available land are summarised in the table below. Please refer to Appendix 2
for more detailed descriptions.

Table 2.1: Immediately Available Supply (20+ acres)11

Scheme Status Residual availability
(100,000 sqft+ plots) 12

Core 42, Birch Available 25
Coppice 2 plots remain available

Corel 160,170 sq ft and Core3 345,414 sq ft

Tamworth Available 32
Logistics Park, Potential to accommodate a single unit up
J10 M42 to 605,000 sq ft

Prologis Park Available 45
Hams Hall Potential to accommodate up to 903,000 sq

ft in a 3-unit scheme

Peddimore Phase Available 91
1 Potential to accommodate up to 1.5m sq ft.

First units not available until Summer 2021.

Total 193 acres

Source: Adapted from JLL 2016, with CBRE and Turley updates - based on gross
developable area

2.34 The assessed supply equates to around 193 acres (gross) equivalent to just 3.3 years
supply at average take up rates, as shown in Table 2.2 below.

11 Immediately available relates to sites over 20 acres available within the next 5 years, capable of accommodating a 100,000 sq ft
+ unit
12 Based on updated assessment by CBRE and Turley, January 2018
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Table 2.2: Potential years supply in the M42 Corridor

Scenario Available Assumed Annual take-up Years
land area Floorspace new build supply
(acres) Capacity13 (>100,000 sq ft)

Available land 193 3,362,83214 1,031,476 3.3

Source: Turley,2018

2.35 It is important to note that the actual developable area available to accommodate new
floorspace will be lower. A gross to net adjustment should therefore be applied that
takes into consideration the estimated proportion of land which may be lost to site
servicing, infrastructure and landscaping. The ratios applied vary but typically range
from 100% for vacant site with road frontage to 70% where more extensive
landscaping and infrastructure, including access roads, may need to be provided.

2.36 Turley is aware that Peddimore Phase 1has a net developable area of 65 acres -
equivalent to about 71% of the 91acres gross site area. Applying a relatively modest
gross to net adjustment of 15% to the remaining sites would reduce the immediately
available land supply to 152 acres, with the resultant years' supply reducing from 3.3
to just 2.6 years.

2.37 Outside of the numerical calculation of years supply more significantly CBRE report that
of the sites listed above, only Prologis Park Hams Hall and Tamworth Logistics Park are
in a position to offer occupiers a viable development solution if they were to approach
the market in 2018.

2.38 CBRE is aware of around 11m sq ft of live current requirements for bespoke large-scale
distribution units with the majority of these needing to be accommodated on oven
ready distribution sites, of which there are very few across the Midlands, particularly
in recognised distribution locations such as the M42 Corridor.

2.39 Evidently, the continued failure to address the supply side issue and allocate more land
through the Local Plan process has the potential to severely damage the economic
prospects of the area, preventing investment from being fully secured and new jobs
opportunities being created.

13 Assuming 40% site coverage
14 Land area in sq ft x 40% plot ratio
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Summary

2.40 In summary, it can be concluded that:

• Market interest and take up in the M42 Corridor remains strong, with take up
levels in 2017 exceeding those recorded in previous years.

• There is a finite land supply and the continued erosion of this during 2018 will
further limit choice for prospective occupiers, developers and investors.

• Where new sites are coming forward historical data indicates that they will be
rapidly taken up.

• Although the allocation of Peddimore has bolstered the supply at current take up
rate there is likely to be less than 3 years of immediately available supply
remaining,

• It is evident that the acute supply shortages,which have been widely
acknowledged by local authorities across the West Midlands, still persist.

• The West Midlands, and M42 Corridor, requires significantly more land to
address current shortfalls of land suitable for large scale Grade A floorspace to
meet growing market demand beyond the immediate term.

• There remains demand in the market for speculatively built units, but also
freehold and/or design and build solutions to accommodate larger, bespoke
occupier requirements.

• Unless proactively addressed the acknowledged employment-land crisis in the
M42 Corridor will be exacerbated with this serving to undermine the stated
economic ambitions for the sub-region and wider West Midlands region.
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3. A Constraint to Economic Growth

3.1 North Warwickshire sits at the heart of planned investment in the economic
infrastructure of the West Midlands region. This investment will define the growing
future role of the area as a generator of employment opportunities.

3.2 In this context it is vital that IM Properties representations are considered with
reference to national, regional and sub-regional policy aspirations on economic growth
and investment.

Planning for a nationally resilient and growing economy

3.3 Despite the current uncertainty surrounding the ongoing Brexit negotiations, the
Government's goals or expectations for economic growth remain clear and provide a
positive investment context for the Midlands region, built around an aspiration to
create a nationally resilient economy.

3.4 The Government continues to recognise that 'improving productivity is vital to building
an economy fit for the future'15. To this end, boosting productivity and earning power
throughout the UK represents the central aim of the Government's Industrial Strategy
white paper16.

3.5 It is acknowledged that many places in the UK are not realising their full potential,
despite possessing competitive advantages that are seen as essential to shaping the
country's economic future. Increasing the economic productivity of areas like the
Midlands can therefore make a significant contribution towards national prosperity.
Regional initiatives such as the Midlands Engine are seen as critically important in this
regard; creating opportunities to deepen pools of skilled labour, drive competition and
increase market access.

3.6 The Industrial Strategy explicitly seeks to transform the country's economic geography
through investment in infrastructure, with a clear recognition that infrastructure
choices must be made to support long-term productivity. This requires a more
geographically balanced approach which links up people and markets to attract and
target investment.

3.7 Of particular relevance in planning for employment land is the recognition that local
insights are needed to develop clear, long-term strategies for the successful future
growth of local economies. The Industrial Strategy also expresses support for LEPs'
continued roles as influential local leaders and figureheads for economic success,
providing a clear strategy for local and national partnership.

15
HM Treasury (2017) Autumn Budget, para 4.3

16
HM Government (2017) Industrial Strategy -building a Britain fit for the future
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3.8 This strategic ambition is also articulated within the Midlands Engine Strategy (March
2017) which is stated as representing a:

"...demonstration of the government's commitment to making the Midlands a powerful
enginefor economic growth." (foreword)

3.9 The ambition for growth in the Midlands, and more locally in the LEPs in which North
Warwickshire is located, has been previously articulated through the Strategic
Economic Plan's (SEP) of both the Greater Birmingham and Solihull and Coventry and
Warwickshire LEPs. The subsequently published SEP for the West Midlands Combined
Authority (WMCA) articulated a further layer of ambition captured in the headline
objective to deliver 500,000 new jobs across the combined authority.

3.10 It is evident that both Government and the WMCA remain committed to the aim of
bringing increased productivity and improved life chances to the West Midlands, as
part of realising the potential of the Midlands Engine as a key growth centre for the UK.
This is in evidence in the signing of a second devolution deal17 to promote growth and
in response to the need for the WMCA to develop a local industrial strategy to shape
the long-term vision for growth in the area.

3.11 North Warwickshire evidently forms an important component part of this wider
strategic ambition supported by the Government. The scale of ambition and the
planned investment and realisation of the strategic assets upon which it is based
therefore forms a critical context for the development of North Warwickshire's Local
Plan.

Planning positively to support growth

3.12 A sufficient supply of developable land for employment use has been identified by the
WMCA and LEPs as an important pre-requisite for the delivery of wider economic
ambition. This is addressed by a number of objectives within the WMCA SEP, including
the need to " improve the quantity of high quality, readily available development sites
to high quality locations that meet housing and business needs" which will be
measured by "an additional1,600 ha of industrial land available1S" by 2030.

3.13 Within this context, it is essential that the Council plans positively to support the
creation of a balanced portfolio of development sites to accommodate economic
growth, working collaboratively with other authorities and the LEPs to maximise
investment and deliver the required 'step change' necessary to achieve stated
economic ambitions and targets.

3.14 The opportunities this would create are acknowledged by the earlier WMSESS which
stated that:

"...if supply constraints are relieved in these areas this should add to economic growth
and employment in the West Midlands, in the manufacturing as well as distribution
industries. This would be not only by attracting inward investment, but alsofrom

17 A Second Devolution Deal to Promote Growth, HM Treasury and WMCA, 2017
18 West Midlands Combined Authority, Strategic Economic Plan, 2016,pl3
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encouraging firms already based in the region to grow, expand and diversify, in the
region, andfrom the suppliers that serve both sets of firms"19.

Consequences of failing to plan for the land required

3.15 Both the WMCA and CWLEP explicitly recognise the consequences of failing to plan for
the employment land that is needed. The WMCA SEP recognises that “ the area's good
track record of securing inward investment is in danger of being constrained by an
impending shortage of large strategic sites with significant costs in land remediation
and assembly needed in order to bring forward a pipeline of sitesfor employment
use” 20.

3.16 These risks were also recognised by the Inspector considering the appeal on Land
south-East of Junction 10 near Dordon. The Inspector confirmed that " ...the current
situation is described as "...particularly acute and, if not addressed in the very near
future, will mean that plans for growth, change and investment by SMEs and major
employers will be severely hampered."21

3.17 The market attractiveness of the area has resulted in a significant reduction of stock
and a number of notable flagship developments are now full. As a result there remain
very few sites capable of taking 100,000 sq ft + units, including new bespoke units in
excess of 500,000 sq ft being sought by some occupiers. Evidence previously prepared
by CBRE22 also highlighted that site availability remains a key limiter to both logistics
and manufacturing expansion in the Midlands, with evidence of occupiers either
changing or downgrading their investment plans, as a direct consequence.

3.18 As indicated previously demand remains strong across the region particularly in
recognised prime distribution corridors such as the M42 Corridor. A supply of larger
scale strategic sites is intrinsically linked to the sustainable operation of the local and
sub-regional economy and forms a critical part of the areas infrastructure, supporting
the areas logistics and manufacturing supply chains to function effectively through
movement of goods and components.

3.19 The continued failure to plan for the land required could therefore have a number of
potential economic consequences for North Warwickshire, the Coventry and
Warwickshire LEP area and the West Midlands more widely.

3.20 This includes:

• Constraining jobs growth, in turn undermining the stated economic ambitions
and economic competiveness of area.

• Frustrating logistics and manufacturing related demand, impacting negatively on
the sustainable operation of major employers and their supply chains.

19
West Midlands Strategy Employment Sites Study, PBA & JLL, September 2015, paragraph 6.7.

20 West Midlands Combined Authority, Strategic Economic Plan, p21
21

APP/R3705/W/15/3136495, paragraph 53

Junction 9, M42: Review of Midlands Logistics Market & Current Development Supply Activity', CBRE, March 2017
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• Loss of new jobs and investment as logistics and manufacturing operators seek
to meet their needs in other parts of the country.

• Constraining the expansion, growth and diversification of existing businesses; in
turn potentially jeopardising contracts, and hence jobs.

• Impacting on the areas ability to diversify the skills base and breadth of
employment opportunities available across the authority.

3.21 The Coventry and Warwickshire Chamber of Commerce have also been proactive in
highlighting their ongoing concern regarding the severe and prejudicial impact the lack
of employment land will have upon economic growth and employment opportunities
in Coventry and Warwickshire and for the areas growing and relatively young
population23.

23 "Go for Growth: Land for Jobs” -Delivering a Prosperous Future for Coventry and Warwickshire: A "Call to Action" on
Employment Land,Coventry and Warwickshire Chamber of Commerce, 2017
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4. Changes Needed to Ensure a Sound Plan

4.1 IM Properties maintain there is a need to plan positively and allocate additional land to
provide for strategic needs - with the level of provision consistent with the stated
economic ambitions for the area and the scale of potential unmet need in the M42
corridor as described by CBRE and other market commentators.

4.2 It is of continued concern, however, that the Council are failing to recognise the
current scale of employment land crisis and plan for the need for additional strategic
employment land within North Warwickshire.

4.3 It is apparent that even in the context of the updated evidence and recognised need
the Draft Plan continues to fail to consider the potential for the accommodation of
further strategic employment sites in the borough. In the context of the clear need for
such a site in the area in which North Warwickshire is located, and an inevitable
shortfall position in the short-term, the Draft Submission Local Plan is considered an
inadequate response to the evidence base.

4.4 Similarly, in the context of the clear advice offered by the Inspector examining the
Adopted Core Strategy the failure to adequately consider this issue continues to
provide a significant gap in the evidence base used to justify the Draft Submission Local
Plan. IM Properties maintain, therefore, that without action to address the very
significant issues outlined above the North Warwickshire Local Plan will be found
unsound.

Updates required to the Draft Submission Local Plan

4.5 It is considered that the level of employment land proposed within the Local Plan is
inconsistent with the overall vision for and potential of the West Midlands. It does not
align with the level of ambition envisaged at this scale, nor is it proactive in seeking
opportunities for further growth beyond its locally assessed needs. It has not been
positively prepared.

4.6 The failure of the Council to take full account of the sub-regional evidence represents a
key deficiency of both the Draft Submission Local Plan and the informing evidence
base. Fundamentally in the context of the Core Strategy Inspector's points raised
through the EiP no attempt is made to reflect upon the updated sub-regional evidence
or indeed more recent market signals evidence submitted in response to the Council's
consultation on the Draft Submission Local Plan.

4.7 Furthermore, whilst North Warwickshire appears to have sought to take a
comparatively progressive approach to planning for recognised significant housing
needs across the area the absence of any form of Joint or Strategic Plan has meant that
the comparative evidence of a need for large strategic employment sites has not been
addressed in a similar way. This is considered to represent a fundamental continued
flaw in the approach taken by the Council in its approach to the development of the
Draft Submission Local Plan.
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4.8 Representations submitted in March 2017 highlighted a number of specific concerns
with regards to the robustness of the local evidence base used to support the planned
level of employment land provision within the Draft Submission Local Plan. IM
Properties maintain that in the context of the compelling market evidence presented
within this report, the derived maximum need for 100 ha24, in isolation, is not a robust
basis for future planning.

4.9 Whilst it is recognised that the Draft Submission Local Plan and Policy LP6 must
consider local needs, in the development of its strategic planning the current failure to
recognise the wider role of the authority to contribute to the wider objectives and
vision established for the area represents a fundamental shortcoming of the Plan in its
current form.

4.10 It is therefore recommended that Draft Submission Local Plan and associated
employment land policies are re-considered in full prior to the Plan being submitted to
the Inspector for Examination. Critically, there is a need for the Council to respond
more positively and proactively to the evidenced need for both local employment land
- in which an aspiration to create a stronger balance between local jobs, housing and
the existing and future local skills base can be considered - and strategic sites
accommodated in the authority in accordance with the sub-regional evidence and
latest need / demand position set out within this report and IM Properties previous
representations.

4.11 IM Properties maintain that the evidenced need for allocating new strategic
employment sites in North Warwickshire remains compelling and points strongly in
favour of the land west of Junction 9; a site submitted to the Borough Council's Call for
Sites in 2015 and one which provides an exceptional opportunity for a major new
employment development to meet a well evidenced significant and pressing strategic
economic need in this location.

Land to the West of Junction 9 M42

4.12 The land west of Junction 9 M42 is one of the few sites in the UK that combines a
number of attributes which companies in the logistics and manufacturing sector would
consider favourably when making location decisions. This is due to the site offering:

• A strategic location in the heart of logistics 'Golden Triangle';

• Excellent access to the automotive sector catchment, including JLR's operations
at Castle Bromwich and Solihull with potential to support their manufacturing
and logistics networks;

• Access to Junction 9 of the M42 and ability to serve the major West Midlands
and UK markets, including Birmingham's growing labour force.

• Sufficient land availability to support large scale manufacturing and logistics
operations;

24 North Warwickshire -Update to the Employment Land Review for the Period 2011-33, GL Hearn, September 2017, Figure 3
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• Proximity to a major labour pool for positions typically sought by employers in
those sectors; and

• Proximity to two intermodal terminals.

4.13 The sites location is inherently sustainable and will enable a range of positive economic
benefits to be realised as set out within the Promotional Document that was submitted
alongside IM's main representations in March 201725. Importantly, the development
and operation of Junction 9 will make a substantial contribution to job creation and
investment in North Warwickshire, whilst ensuring the borough contributes positively
to the growth agenda of the region's Local Enterprise Partnerships ("LEPs"), the
WMCA,and the wider objectives of the Midlands Engine Strategy.

4.14 Wider economic value will also be generated which can positively contribute towards
the local economy with development of the site presenting opportunities to assist in
the delivery of North Warwickshire's stated economic aspirations. Indeed, logistics
supports a wide range of occupations. Positions in managerial, administrative and high
tech occupations are now common, including electrical and mechanical engineering
and IT roles. Furthermore, companies in the logistics sector are recognised to invest
substantially in their workforce, often training individuals for engineering roles and
offering apprenticeships.

4.15 It is strongly recommended that in order to address the identified deficiencies of the
Draft Submission Local Plan, and the ongoing failure to recognise and plan for the need
for additional strategic employment land within North Warwickshire, that Land to the
West of Junction 9 is fully considered for allocation within the next iteration of the
North Warwickshire Local Plan.

25 Land at Junction 9,M42 Curdworth: Investing in North Warwickshire, Turley, March 2017
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 Appendix 2: M42 Corridor (Area A) Strategic
Development Sites

|Name Prologis Park Hams Hall |
Location Coleshill / J9 M42

Postcode B46 1AQ

General description Former electricity power station redeveloped from mid-

1990's as distribution park with rail terminal

Developer Prologis

Date site launched 1992 (Phase1) - Phase 2 being promoted

Planning status Bl, B2 and B8

Total site area 45 acres

Summary Prologis will develop an extension to Hams Hall on the
remaining power station site of 45 acres gross where
they have just secured outline planning consent. Prologis
land provides is likely to be developed to provide either a
three or four-unit scheme offering units from 85,310 to
414,360 sq ft.

Source: CBRE, 2018



Name Tamworth Logistics Park

Location Tamworth

Postcode B78 1SQ

General description Distribution park

Developer St Modwen

Date site launched 2017

Planning status Outline Bl, 2 & 8

Total site area 32 acres

Summary Outline consent for up to 705,000 sq ft of Bl B2 B8
development. Phase1due for completion Q4 2018, units
available from 12,000 - 49,000 sq ft. Phase 2 about to

submit detailed planning permission for a 2-unit scheme
of 260,000 sq ft and 180,000 sq ft. Can accommodate a
single unit solution of 616,600 sq ft.

Source: CBRE, 2018



Name Peddimore

Location Birmingham

Postcode B76 9AA

General description Greenbelt / countryside

Developer Birmingham City Council

Date site launched TBC

Planning status Subject to review of Birmingham Development Plan

Total site area 175 acres (71hectares)

Summary / Comment The Planning Inspector has approved the release of 134
hectares from the greenbelt for development. The
developable area extends to some 91acres for Bl(c), B2
and B8. The first units will not be available until summer
2021. Current master planning suggests 2.7m - 3m sq ft
of development. Of this total 40 hectares must initially
be reserved for industrial development leaving 75 acres
for up to 1.5m sq ft of B8 distribution. To be launched at
MIPIM 2018.

Source: CBRE, 2018



Name Core42

Location Tamworth / east of J10 M42

Postcode B78 1SZ

General description Distribution Park

Developer Hodgetts

Date site launched 2016

Planning status Bl, B2 and B8

Total site area 25 acres in 2 separate plots

Summary Hodgetts have completed the freehold development of a
106,000 sq ft unit for Bonds International tyres leaving 2
plots for further design and build development. These
sites can accommodate a unit of 345,414 sq ft and
160,170 sq ft. Detailed planning consent has been
obtained and site plateauing and infrastructure has been
completed.

Source: CBRE, 2018
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Introduction1.
1.1 This addendum report is prepared by Turley on behalf of IM Properties Development

Ltd (IM Properties) to support representations to the North Warwickshire Draft
Submission Local Plan.

1.2 It provides an update to the 'Green Belt: Exceptional Circumstances and Alternative
Sites Assessment, March 2017' report (March 2017 report) submitted in support of
representations by IM Properties to the Draft Local Plan in March 2017.

1.3 IM Properties is promoting land to the west of Junction 9 of the M42/M6 Toll for
consideration as major new employment development to meet a significant and
pressing strategic economic need for strategic employment sites in this location.

1.4 The main representations (see separate document) set out IM Properties' comments
on the Draft Submission Local Plan and the changes required in order for the plan to be
found sound as it progresses to examination. This includes the reasons for which the
land at Junction 9 must be recognised through the plan as a major employment site to
meet the identified need within this geographical location.

1.5 The site is located within the Green Belt, and national policy requires Green Belt
boundaries to only be altered in exceptional circumstances through the preparation or
review of the Local Plan.

1.6 This addendum report provides an update to the consideration of exceptional
circumstances which exist to justify the review of Green Belt boundary within North
Warwickshire, and specifically the exceptional circumstances to support release of the
land at Junction 9 and allocation for employment uses through the Local Plan.

1.7 A key factor contributing to the exceptional circumstances is the absence of alternative
sites to meet the identified need. This addendum captures new sites being promoted
which were not previously assessed, and demonstrates that the site remains the
sustainable location to address the identified need against other alternative Green Belt
and non-Green Belt sites within an appropriately defined catchment.

1.8 The report is set out as follows:

• Section 2: provides an update to the exceptional circumstances which exist to
justify the review of the Green Belt boundary within North Warwickshire and to
support release of the land at Junction 9 from the Green Belt;

• Section 3: provides an overview of the assessment and key considerations of the
additional alternative sites;

• Section 4: sets out a summary and the conclusions.
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2. Exceptional Circumstances

2.1 The 'Green Belt: Exceptional Circumstances and Alternative Sites Assessment, March
2017' report set out the exceptional circumstances that exist to justify the release of
the land at Junction 9 from the Green Belt and to allocate the site for employment
uses.

2.2 The key thrust of this case has not changed. Existing evidence points to a significant
need for employment sites across the Midlands,West Midlands and CWLEP area, with
the area of greatest need focussed on the M42 corridor/Area A as identified with West
Midlands Strategic Employment Sites Study (WMSESS).

2.3 IM Properties' representations to the North Warwickshire Draft Submission Local Plan
include a representation to the employment land policies prepared by Turley
Economics, with commercial agency input from CBRE. The representation provides
updated evidence to show that this issue remains and indeed has become more acute
as evidenced by:

• Strong take-up levels for larger sites and premises in the M42 Corridor, which
although being constrained by supply, equated to 1.59 million sq ft in 2017.

• A pipeline of land that is not being replenished fast enough, equivalent to less
than 3 years supply when benchmarked against take up rates in the M42
Corridor.

• A growing pipeline of 11million sq ft of unmet requirements in the wider
market.

2.4 An updated supply position for Area A has been set out within the representation
which confirms that the immediately available land supply has reduced to 2.6 years
(applying reasonable gross to net assumptions).

2.5 Outside of the numerical calculation of years supply more significantly CBRE report that
of the sites within the immediately available supply, only Prologis Park Hams Hall and
Tamworth Logistics Park are in a position to offer occupiers a viable development
solution if they were to approach the market in 2018.

2.6 CBRE is aware of around 11m sq ft of live current requirements for bespoke large-scale
distribution units with the majority of these needing to be accommodated on oven
ready distribution sites, of which there are very few across the Midlands particularly in
recognised distribution locations.

2.7 Evidently, the continued failure to address the supply side issue and allocate more land
through the local plan process has the potential to severely damage the economic
prospects of the area, preventing investment from being fully secured and new jobs
opportunities being created.
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3. Alternative Sites Assessment

3.1 The 'Green Belt: Exceptional Circumstances and Alternative Sites Assessment, March
2017' report set out a methodology for the assessment of alternative sites which may
be capable of accommodating large scale employment facilities, similar to the land at
Junction 9 (Section 4). Section 5 of the same report provided an overview of the key
findings and analysis of the assessment of alternative sites, following the methodology
in Section 4.

3.2 Two new sites currently being promoted which have come to light since the
preparation of the March 2017 report, are included within the assessment set out in
this addendum. The sites are as follows:

• Site XI - Land east of Junction 9, M42
• Site X2 - Land at Junction 4,M6

3.3 Both of these sites are of a suitable scale (over 20 hectares) and which have been
actively promoted for development, and there are no immediately obvious physical
constraints to delivery.

3.4 On this basis, and following the methodology set out in the March 2017 report,
detailed assessment of these sites has been undertaken on the basis of:

• market suitability and accessibility;
• site specific constraints; and
• contribution towards the Green Belt purposes.

3.5 An updated plan showing each of the alternative sites in the context of Area A, the
drive-time catchment areas and Green Belt boundaries is provided in Appendix 1.

3.6 Detailed assessments for the two new sites are provided in Appendix 2 of this
addendum report, however we consider each of these key headings in turn below:

Market suitability and accessibility

3.7 Paragraph 160 of the NPPF underlines that local planning authorities should have a
clear understanding of business needs within the economic markets in and across their
area. In order to gain an understanding of business needs, local planning authorities
are advised to:

"work closely with the business community to understand their changing needs and
identify and address barriers to investment, including a lack of housing, infrastructure
or viability”

3.8 Within this context, it is important to consider the market suitability and attractiveness
of the alternative locations for a strategic employment site, specifically with due regard
to access to labour supply, access to rail / intermodal facilities, and access to existing
markets.
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3.9
Access to Strategic Road Network
A key criterion for manufacturing and logistics occupiers when selecting sites is access
to the strategic road network. Sites with good access to the strategic road network not
only benefit the businesses which occupy them in respect of efficiency of distribution,
they also minimise potential impacts on local roads.

3.10 Both sites are within good proximity to the motorway network, however it is not clear
at this stage how vehicular access into the sites will be achieved.

Access to labour supply / accessibility
3.11 Access to labour supply is also a key criterion for prospective manufacturing and

logistics occupiers. Most occupiers in these sectors will consider labour availability
within a defined drive-time catchment (typically 30-45 mins), based on the maximum
travel times employees within relevant occupations are willing to travel . In addition,
the availability of labour and relevant skills profile of the labour force are both
important factors.

3.12 For the purpose of this assessment, a high level consideration of each site's proximity
to major urban areas and their connectivity and accessibility for employees has been
considered. Crucially, strategic employment sites need to be accessible (or capable of
being made accessible) to large numbers of employees at different times of the day,
recognising that many businesses operating on these sites will have 24 hour
operations.

3.13 Both sites are well located in respect of proximity and accessibility to a major pool of
skilled labour, given their location within the M42 corridor, near to existing urban areas
and employment sites. However, it is not clear how either site would be accessible to
employees via sustainable means, given the relative isolation of the sites and barriers
to access from the principal urban areas.

Access to Rail / Intermodal Facilities
3.14 Sites in proximity to strategic rail networks provide occupiers greater choice of

transport options for long-distance movement of goods (though there is evidence to
suggest these distances are shortening). Similar to access to the strategic road
network, sites with good access to the rail terminals not only benefit the businesses
which occupy them in respect of greater efficiency and reduced costs of distribution,
they also reduce road traffic levels and its associated detrimental impacts in terms of
C02 emissions and air quality, as well as traffic congestion.

3.15 Government policy supports the greater use of the rail network for carrying freight, to
reduce road traffic levels and associated impacts.

3.16 Site XI is within excellent proximity of the rail terminal at Hams Hall, and also within
10km of the Birmingham International Freight Terminal (BIFT) at Birch Coppice.

3.17 Site X2 has reasonable proximity to the rail terminal at Hams Hall. Whilst this is just
over 4km away, access would most likely need to route along the A446, extending the
distance to access the rail terminal.
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Access to Markets
3.18 The WMSESS confirms that Area A, where the boundaries of Birmingham,Solihull,

North Warwickshire and Tamworth converge, offers logistics operators "the best travel
times to the UK population as well as access to multi-modal facilities". It also confirms
that Area A also gives manufacturers and their suppliers' proximity to the main
automotive facilities, JLR in particular.

3.19 Both sites are well located in the heart of Area A, and benefit from good accessibility to
JLR's operations at Castle Bromwich and Solihull.

Site Specific Constraints

3.20 For most forms of development, it is important to be within relative close proximity to
settlements, for reasons of accessibility by sustainable modes of transport. A balance
is necessary for strategic employment sites, where being too close to sensitive
adjoining uses (including residential properties) can cause issues (e.g. noise pollution
and visual impact) without careful design and appropriate mitigation.

3.21 Due regard has to made to key constraints such as flooding and heritage and the extent
to which a site can accommodate new floorspace and remain viable given likely
mitigation measures used to address any adverse impacts. In addition, it is important
to consider international and national environmental designations such as Sites of
Special Scientific Interest (SSSI), Special Areas of Conservation (SAC), Special Protection
Areas (SPA), Ramsar sites or Areas of Outstanding Natural Beauty (AONB). Those sites
with significant ecological or landscape designations are likely to require careful design
mitigation and may not be appropriate for development.

Surrounding Uses
3.22 Site XI is located within close proximity to residential properties near to the boundary

of the site to the north, as well as residential properties within the settlement of Lea
Marston to the east.

3.23 In addition, the majority of the site is allocated for minerals extraction, and we
understand it is the owners' intentions to bring forward the site for this purpose before
any employment development could be accommodated on the site.

3.24 Site X2 performs relatively well when considering surrounding uses, given that no
residential properties lie within its immediate proximity.

Flooding
3.25 Following a review of the Environment Agency's Flood Map for Planning, it was found

that both sites are located wholly within Flood Zone 1(i.e. less than 0.1% chance of
flooding in any year / 1:1000 year chance).

Heritage
3.26 A review of Historic England's online register has revealed that neither site contains or

is immediately adjacent to either Grade I or Grade II* listed buildings or any scheduled
monuments.
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3.27 Four grade II listed features neighbour the land east of Site XI including Dunton Hall,
which is located immediately adjacent to the north-west corner of the site. These
heritage assets could constrain future development on this site.

3.28 No listed buildings are located within or adjacent to Site X2.

Environmental Designations
3.29 A review of the online mapping tool, Magic Map, has been undertaken to assess

whether there are national / international environmental designations which may
constrain development at the two sites. Paragraph 110 of the NPPF states:

"In preparing plans to meet development needs, the aim should be to minimise
pollution and other adverse effects on the local and natural environment. Plans should
allocate land with the least environmental or amenity value, where consistent with
other policies in this Framework."

3.30 Site XI does not contain any environmental designations. Whitacre Heath SSSI is
located approximately 500m to the east of the site, however it is likely that any
adverse effects on this site could be reduced with appropriate mitigation.

3.31 A significant portion of Site X2 contains the Coleshill and Bannerly Pools SSSI. It is
unclear from information available as to how the landowners/promotors of this site
would seek to deal with this key environmental constraint. As such, it is considered
that this remains a major constraint to development of the site.

Green Belt Purposes

3.32 The alternative sites have been assessed for their contribution towards the Green Belt.
Paragraph 79 of the NPPF sets out that the fundamental aim of Green Belt policy is to
prevent urban sprawl by keeping land permanently open.

3.33 As referred to in methodology set out in Section 4 of the 2017 report, the assessment
of the alternative sites focusses on the first three purposes set out in paragraph 80 of
the NPPF, which are:

• Purpose 1- to check the unrestricted sprawl of large built-up areas;

• Purpose 2 - to prevent neighbouring towns margining into one another; and

• Purpose 3 - to assist in safeguarding the countryside from encroachment.

Purpose 1
3.34 The assessment of the sites in the context of Purpose 1considers whether a site

protects open land that is contiguous with large built up areas and prevents urban
sprawl of large built-up areas where development would not otherwise be restricted by
a boundary of permanence.

3.35 Whilst Site XI does not lie adjacent to a large built up area, it is within close proximity
to Hams Hall, and development of the site could be considered to lead to the
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unrestricted sprawl of the employment area. Moreover, the site is not bordered by
strong defensible boundaries.

3.36 Site X2 is relatively isolated and therefore does not currently perform a function of
preventing sprawl. The smaller parcel has strong defensible boundaries on each side,
however, the larger parcel does not have strong defensible boundaries on its eastern
and southern sides.

Purpose 2
3.37 The assessment of the sites in the context of Purpose 2 considers whether a site

prevents neighbouring towns from merging into one another and whether the 'gap' to
which the Green Belt contributes to will be significantly reduced.

3.38 In the case of the West Midlands Green Belt, Purpose 2 works to prevent the merging
of Birmingham with other large cities or towns such as Coventry,Nuneaton, Tamworth
and Lichfield. The Green Belt also restricts the merging of Birmingham with smaller
settlements like Dorridge and Coleshill, and Coventry with settlements such as
Nuneaton and Bedworth.

3.39 It is considered that neither Site XI or Site X2 contribute strongly to the second Green
Belt purpose. The latter does however close the gap between the south of Coleshill and
the proposed Arden Cross development site (proposed to be removed from the Green
Belt).

Purpose 3
3.40 The assessment of the sites under the context of Purpose 3 considers whether a site

assists in safeguarding the countryside from encroachment. Encroachment is
considered to refer to urbanising influences and the intrusion / gradual advance of
buildings and urbanised land within the Green Belt. One of the key factors considered
here is whether the site has the characteristics of the countryside or whether the land
already contains some urbanising features.

3.41 Site XI is predominantly open countryside, but contains some urbanising features
along its southern extent in the form of overhead powerlines.

3.42 Site X2 contains no major urbanising features save for some small farm buildings within
each of the parcels.

3.43 On the basis of the above, both sites are considered to make a strong contribution to
the third Green Belt purpose.

Summary

3.44 The two additional sites generally perform well when considering market suitability
and accessibility, which is unsurprising given their location within the heart of the M42
corridor / Area A. However is not clear at this stage how vehicular access into the sites
would be achieved, nor is it clear how either site would be made accessible to
employees via sustainable means, given the relative isolation of the sites and barriers
to access from the principal urban areas.
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3.45 On this basis, it is considered that IM Properties' Junction 9 site continues to
outperform all of the alternative sites when considering market suitability and
accessibility.

3.46 In terms of site specific constraints, Site XI is potentially constrained by nearby
heritage assets, and residential uses, whilst Site X2 contains a SSSI within its boundary.

3.47 IM Properties' Junction 9 site is not affected by any environmental designations and
has no constraints to development. On this basis, it is considered that IM Properties'
Junction 9 site continues to outperform all of the alternative sites when considering
site constraints.

3.48 Finally, in respect of the Green Belt purposes, both new sites contribute to the first
three purposes of the Green Belt, as set out in paragraph 80 of the NPPF.

3.49 It is considered that Site XI does not have strong defensible boundaries, and comprises
predominantly open countryside. Site X2 also doesn't have strong defensible
boundaries on two sides (larger parcel), comprises predominantly open countryside
and would close the gap between the south of Coleshill and the proposed Arden Cross
development site (proposed to be removed from the Green Belt).

3.50 Whilst the Junction 9 site contributes to the first and third purposes, the site's
boundary to the east formed by the M6 Toll, represents a major man made feature
diminishing the value of the Green Belt and providing an opportunity to contain
development.

3.51 Overall it is still considered that of the alternative sites assessed, the land at Junction 9
is the most sustainable location to address the identified need.

8



 

 

 

 

 

 

 

 

 

 

Conclusions4.
4.1 This addendum report provides an update to the 'Green Belt: Exceptional

Circumstances and Alternative Sites Assessment,March 2017' report (March 2017
report) submitted in support of representations by IM Properties to the Draft Local
Plan in March 2017.

4.2 The report provides an update to the consideration of exceptional circumstances which
exist to justify the review of Green Belt boundary within North Warwickshire, and
specifically the exceptional circumstances to support release of the land at Junction 9
and allocation for employment uses through the Local Plan. Updated analysis confirms
that the issue of supply of strategic employment sites in the M42 corridor (Area A) has
become more acute. An updated supply position for Area A confirms that the
immediately available land supply has reduced to 2.6 years.

4.3 A key factor contributing to the exceptional circumstances continues to be the absence
of alternative sites to meet the identified need.

4.4 This addendum captures new sites which are being promoted, and demonstrates that
the site remains the sustainable location to address the identified need against other
alternative Green Belt and non-Green Belt sites within an appropriately defined
catchment.

4.5 The analysis has considered the various criteria under the key headings of:

• market suitability and accessibility;
• site specific constraints; and
• contribution towards the Green Belt purposes.

4.6 Overall it is still considered that of the alternative sites assessed, the land at Junction 9
is the most sustainable location to address the identified need.
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 Appendix 1: Alternative Sites Plan



 Appendix 2: Site Assessments



Site Details

Site name / reference: Site XI - Land east of Junction 9,M42

Site area: 103ha

Ownership: Junction 9 Consortium

Local planning authority: North Warwickshire Borough Council

Sl»W 1 i -Und c.v.t o( Lichfield Rond, Junctinr 9 ftatHMa

Commentary

Existing Use: Agricultural land

Nearest Town: Coleshill

Surrounding Uses: North: bound by Waterpark Lodge,Dunton Coppice, Lea
Marston Golf Club, and residential uses
East: agricultural land, and Lea Marston village

South: bound by electricity substation, agricultural land
and Faraday Avenue

West: adjoins A446 Lichfield Road, aggregates recycling
centre and Dunton Hall.

Policy Designation: Green Belt; Sand and Gravel allocation (Policy S9 of Draft
Minerals Local Plan)

Market suitability / accessibility: Within close proximity to the motorway network, Hams
Hall Rail Freight Terminal, Birmingham Intermodal Rail
Freight Terminal and Birmingham International Airport.



The site has good proximity and accessibility to a major
pool of skilled labour, however accessibility for employees
via sustainable modes is currently poor..

Site specific constraints: Flooding: the site is located wholly within Flood Zone 1

Listed Buildings: No listed buildings are situated within
the site and the site is not located within a conservation
area. Four listed features neighbour the site, namely
Dunton Flail, Barn and Pigeonhouse to the west of the
site, and Blackgreaves Farmhouse to the north.
Environmental Designations: The site is not subject to
any national / international environmental designations.
Whitacre Fleath SSSI lies approximately 0.5km east.

Green Belt (if applicable): Purpose 1: the site does not adjoin an existing
settlement, however it could lead to the unrestricted
sprawl of the employment area including Flams Flail and
industrial land at the north of Coleshill. The site does not
have strong defensible boundaries.
Purpose 2: The site forms part of a 2km gap between Lea
Marston and Curdworth.
Purpose 3: site is predominantly open countryside,
however contains power lines running through southern
extent



Site Details

Site name / reference: Site X2 - Land at Junction 4,M6

Site area: 5.5ha + 70 ha (75.5ha)

Ownership: Stoford Properties Limited

Local planning authority: North Warwickshire Borough Council

|Criteria Commentary j
Existing Use: Agricultural land and woodland

Nearest Town: Coleshill / Solihull

Surrounding Uses: North: Agricultural land,motorway maintenance
compound
East: Agricutural land

South: Landfill site

West: Coleshill Pool (woodland and wetland), motorway
maintenance compound

Policy Designation: Green Belt

Market suitability / accessibility: Within close proximity to the motorway network at the M6
and M42 Junction, Hams Hall Rail Freight Terminal, and
also very close proximity to Birmingham International
Airport and the proposed HS2 station.

The site has good proximity and accessibility to a major



pool of skilled labour, however accessibility for employees
via sustainable modes is currently poor.

Site specific constraints: Flooding: the site is located wholly within Flood Zone 1

Listed Buildings: no listed buildings are located within or
adjacent to the site.
Environmental Designations: Coleshill and Bannerly
Pools SSSI are located within and adjacent to the site.

Green Belt (if applicable): Purpose 1: the site relatively isolated and therefore does
not currently perform a function of restricting sprawl. The
smaller parcel has strong defensible boundaries on each
side, however, the larger parcel does not have strong
defensible boundaries on its eastern and southern sides.
Purpose 2: The smaller parcel forms part of the c.lKm
gap between Chelmsley Wood (Solihull) and Coleshill; the
large parcel forms part of the c.2Km gap between the
proposed Arden Cross site and Coleshill.
Purpose 3: the site is predominantly open countryside.
Both parcels contain small agricultural buildings but could
not be considered urbanising features.



 Appendix 5: North Warwickshire Labour Group
Representations to the Draft
Submission Local Plan



Representations on the Draft Submission Version of the North Warwickshire Local Plan
2017 on behalf of the North Warwickshire Labour Group.

Introduction

The North Warwickshire Labour Group comprises the 13 Labour councillors on North Warwickshire
Borough Council.

This representation sets out the Group's key concerns in relation to the draft submission version of
the North Warwickshire Local Plan (NWLP).

The current North Warwickshire Core Strategy was adopted in 2014,at a time when Labour was the
controlling Group on the Borough Council. The strategic vision and objectives of the new NWLP are
substantially unchanged from the Core Strategy, and at the outset the Group would like to record its
continuing support for these as the starting point for the plan and also its support for the affordable
housing policies.

The Group's concerns relate to the scale of the housing growth now proposed for North
Warwickshire in the NWLP and the strategy for the distribution of this growth across the Borough.
The Group is also concerned at the unresolved infrastructure issues which this scale of growth
generates.

The scale of growth proposed in the adopted Core Strategy is 175 dwellings per year, which is
broadly in line with historic development rates. The "aspirational" growth rate proposed in the draft
NWLP 2016 was 452 dwellings per year, and it is 436 dwellings per year in the draft submission
NWLP. These rates are substantially higher than anything previously achieved in the Borough and
they represent a "step change" in growth rates in North Warwickshire.

The Labour Group does not question the need for higher rates of house building to address
problems of affordability and housing shortages. It also recognises that in recent years land
shortages have emerged in adjoining areas, in particular Coventry, Birmingham and Tamworth, and
because of its location it is right that North Warwickshire should be considered as a possible location
to help meet these shortages. However the Group is not convinced that there is a clear rationale for
the scale of growth proposed in the NWLP, nor is it convinced that the strategy proposed in the plan
for accommodating a substantially higher level of future growth is the correct one, and finally it is
not convinced that there is sufficient certainty over the provision of the necessary transport

infrastructure to enable growth to proceed in a satisfactory way.

For these reasons the Group does not consider that the Plan should be allowed to proceed in its
present form.

Overall Level of Growth

Table 1of the submission NWLP on page 32 summarises the overall housing requirement for the
Borough, based on the latest update of the Coventry and Warwickshire Strategic Housing Market
Assessment. The resulting figure of around 5,800 for the period 2011- 33 includes provision for
North Warwickshire to provide for some of Tamworth's needs and for a modest level of new housing
to help meet needs arising in Coventry. The latter is consistent with an agreed approach across the



Coventry and Warwickshire Housing Market Area. The Group accepts that this is the best available
assessment.

However the plan then proceeds to add a further 3,790 to the requirement as a contribution to

meeting the substantial unmet housing need arising in Birmingham. This is a based on a bi-lateral
agreement between North Warwickshire and Birmingham and the technical basis for the figure is
unclear. There is no wider agreement in place to accommodate the whole of Birmingham's shortfall
which stands at 37,900 dwellings. The result is an overall housing requirement for North
Warwickshire (see table 2 of the plan) of 9,600 which would require an annual completion rate some
150% higher than that required by the current Core Strategy.

This is a radically different level of growth. The difference arises not because of any fundamental
change in North Warwickshire's own demographic needs but from decisions that have been made to

make provision within the Borough for some of the housing shortfalls being experienced by the
neighbouring cities of Coventry and Birmingham. The evidence base supporting the draft plan
contains no rationale for these decisions, it is not clear what (if any) alternatives have been
considered and there appears to be no sustainability assessment to demonstrate that the approach
being followed is the most appropriate.

This is particularly significant in relation to the provision which is proposed to meet Birmingham's
needs, partly because of its size (broadly equivalent to North Warwickshire's total demographic
need for the plan period), but also because (unlike the position with Coventry) this provision appears
to have been agreed in isolation and without regard to any wider strategy for meeting Birmingham's
shortfall. North Warwickshire does form part of the Birmingham Housing Market Area (HMA) and it
is clearly right that its potential to help meet Birmingham's needs should be considered. However

the Birmingham HMA is large, including Southern Staffordshire, the Black Country, Solihull, Northern
Worcestershire and parts of South Warwickshire. Many of these areas have better public transport

links to Birmingham and stronger commuting flows than does North Warwickshire. It is therefore by
no means clear that the level of provision being proposed for North Warwickshire is the most

appropriate. A common-sense approach would be to await the outcome of the ongoing work to

agree the distribution of Birmingham's shortfall rather than to pre-empt it, as this plan does.

An uplift of this scale in the Borough's housing requirement inevitably has wide-ranging
consequences for local communities. It is therefore a matter of concern that the plan treats the
figure as a 'given' and there appears to have been no consideration and no sustainability assessment

of possible alternative levels of provision. This is reflected in para 4.4 of the 2017 Sustainability
Appraisal which observes "The Council does not consider that there are any reasonable alternative
options to the evidence-based housing figure described above as the expectation is that this amount

of homes should be delivered within the Borough." The 3,790 figure from Birmingham is not

evidence-based - and there clearly are potential alternatives to it which should have been
considered and assessed. One potential alternative is to be found in the plan itself, namely the 5,800
minimum provision figure which is included in policy LP6.

To re-iterate, the Group does not consider that it is appropriate to make specific provision for
meeting Birmingham's needs in North Warwickshire in advance of a wider agreement on how
Birmingham's shortfall should be met and it is also concerned at the failure of the plan to assess



alternatives to the housing requirement included in the submission NWLP even though it is clear
that reasonable alternatives do exist.

Overall Strategy

The adopted Core Strategy establishes a settlement hierarchy as follows:

Category 1Market Towns Outside the Green Belt (Polesworth with Dordon and Atherstone with
Mancetter)

Category 2 Green Belt Market Town (Coleshill)

Category 3A Local Service Centres (Outside Green Belt)

Category 3B Local Service Centres (In Green Belt)

Category 4 Other Settlements

The adopted strategy is that over 50% of new housing development will be allocated to category 1
settlements, with the remainder distributed between the remaining categories. This strategy was
designed to respond to an overall housing requirement of around 3,500 the majority of which arises
from housing needs generated within the Borough. Clearly the circumstances surrounding the new
plan are radically different with a housing requirement of 9,600 over half of which arises from needs
generated outside the Borough.

The Borough Council's Local Development Framework Sub-Committee considered a report looking at

alternative distribution options at its meeting of 25th April 2016. This report contained a brief
analysis of a number of alternative approaches, but did not identify a preferred approach. The
paper was not subject to general public consultation, but a sustainability appraisal was carried out,
and this was available to the Sub-Committee when it approved the Draft Local Plan in August 2016.
The report to the Sub-Committee summarised the sustainability appraisal conclusions as follows:

"7.3 For the Options dealing with the majority of growth from within the Borough it is considered
that the Options IN2 (Development In and around the Main Settlements including Green Belt Market
Town) and IN5 (New Settlement) would have more significant positive effects that the other options.
In terms of the options of dealing with growth from outside of the Borough it was considered that in
general, the effects ofOUTl (Development adjoining the out boundary of the Borough) and OUT2
(Settlements closet to where the need arises) had more positive effects."

The appraisal assessed a new settlement option. This approach scored relatively well in sustainability
terms, but it has been rejected on the grounds that it would have long lead-in times and no site
options of sufficient scale had come forward, (see table 4.4 of the 2017 Sustainability Appraisal).

The submission NWLP proposes changes to this settlement hierarchy. Coleshill is included in
category 1and categories 3A and 3B are combined. A new category 2 is added comprising
"settlements adjoining the outer boundary of the Borough." This new category does not in reality
relate to settlements within the Borough: rather it enables the allocation for new housing of two

sites adjoining neighbouring cities/towns, a large site on the edge of Tamworth and a smaller green
belt site which forms an addition to a large sustainable urban extension on the edge of Birmingham.



With the exception of these two sites, the strategy for the distribution of new housing continues to

be to focus it on the category 1settlements. In theory the change to the settlement hierarchy to

include Coleshill in category 1enables development to be spread between three rather than two

settlements, but this is not carried through into practice since only 95 dwellings are proposed for
Coleshill compared to 1,859 in Atherstone/Mancetter and 2,071in Polesworth/Dordon. Taking
account of completions, commitments and windfall sites, it is likely that in practice around 50% of
new housing over the plan period will be in Polesworth/Dordon and Atherstone/Mancetter, exactly
as proposed in the adopted Core Strategy. With the exception of a modest amount of development
on the edge of adjoining settlements, the strategy is therefore unchanged from the adopted Core
Strategy, even though the housing requirement is substantially higher and the Council is proposing

to make significant provision to help meet the housing needs of adjoining cities.

The chosen strategy is a combination of elements from several of the options considered in the
Sustainability Appraisal process, but it is not possible to compare it with these options in
sustainability terms because no appraisal of the chosen strategy has been undertaken in the 2017
Sustainability Appraisal.

It is not clear how the Council has come to the conclusion that this is the most appropriate strategy

for distributing the additional housing requirement. The evidence base supporting the draft plan
contains no analysis or assessment of possible alternative strategies. Road and public transport links
to Birmingham which is the source of much of the additional housing requirement, are inferior from
Polesworth/Dordon and Atherstone/Mancetter than from many other locations within the Borough.
It would have been reasonable for serious consideration to have been given to alternative strategies
for the distribution of growth which would aim to relate it more closely to the main sources of
demand, but this assessment does not appear to have been undertaken.

In particular the Labour Group considers that more serious consideration should have been given to

the new settlement option. The reasons for rejecting this option are not convincing. The Council
should itself have undertaken a proactive search for suitable locations rather simply relying on sites
put forward through the Strategic Housing Land Availability Assessment process. The Labour Group,
with its limited resources, has identified one possible option which would relate growth more closely
to Birmingham (see attached). This is not put forward as a firm proposal in this submission, but is an
indication that if a proper search is undertaken, new settlement options are likely to be available.

It is accepted that any new settlement option would have infrastructure implications which would
need to be addressed - but this is also true of the Council's chosen strategy. This is considered in
more detail in the following section.

Infrastructure

Housing growth on the scale proposed in the submission NWLP will inevitably place strain on existing
infrastructure in local communities across the Borough which in many cases is already at capacity.
The Labour Group believes that it is essential that new or improved infrastructure to meet local
needs is provided in advance of the delivery of the new housing growth. Specific needs vary from
location to location, but will for example include new school provision, new primary health care
facilities, new open space and playing fields.



Some of these requirements are set out in the Infrastructure Delivery Plan, and the Group would
urge the Council to continue to work with Parish Councils and local communities to ensure that a
complete picture is provided.

It is clear from the Infrastructure Delivery Plan that by far the most challenging aspect will be the
delivery of transport infrastructure and the Group is concerned at the lack of detail and firm
commitment in terms of the delivery of this.

The chosen strategy has the effect of placing a large amount of new development in the A5 corridor.
Routes within this corridor are already experiencing severe congestion as a result of recent

developments and this can be expected to become worse as further committed schemes proceed.
This is particularly true of the A5, but it is also true of other roads within the corridor such as the
B5000 and more local roads. Opportunity to mitigate this through improved public transport is
limited, because of the restricted level of public transport provision particularly to Birmingham
which is where much of the housing need to be located in this area is generated. These issues are set

out in detail in the recently published Strategic Transport Assessment (STA).

The STA sets out the measures which will be required to mitigate this. It identifies that 4,688 new
dwellings are proposed within the corridor as a result of the proposals in the NWLP and it identifies
mitigation works in three phases - those required by 2021 (when it is assumed that 555 new
dwellings will be complete), by 2026 (when it is assumed that 2962 dwellings will be complete) and
2031 (when it is assumed that all 4688 dwellings will be complete). The total number of dwellings
appears to be less than is actually proposed in the draft submission NWLP, which includes 224
dwellings in Grendon/Baddesley rather than the 44 identified in table 4 of the STA. The measures
proposed in the STA must therefore be considered the minimum required.

The cost of the works to 2021 is estimated at £4.5 million (though this is a minimum figure because
it assumes that it will be possible to widen a listed canal bridge in Polesworth). The cost of the works
to 2026 is a further £45.45 million with another £2.3 million required by 2031. In addition to this the
STA identifies further 'aspirational' works including a by-pass on the A5 at Grendon costing £57.5

million. In practice it appears that this scheme is more than simply aspirational since para 5.31of the
STA states that "It is considered that thefull bypass identified within thefinal phase of the
assessment is likely to be critical in enabling thefull housing and employment sites to be delivered".

As it stands the Infrastructure Delivery Plan includes some, but not all, of the requirements set out in
the STA, but it gives no certainty as to costings or as to the source of the funding required to deliver
the necessary transport infrastructure, even for the first phase of the developments up to 2021. It is
clear that there is currently no firm commitment to provision of the necessary funds. In these
circumstances the Labour Group considers that the strategy cannot be considered sound.

In addition to this it should also be noted that a number of the infrastructure improvements involve
major engineering works, including dualling the A5 and constructing a by-pass. These will have
significant impacts on property in the area, but they have not been subject to any form of
consultation as part of the plan preparation process. Neither have they been subject to sustainability
assessment.



It appears that policy LP6 of the plan is intended to reflect the uncertainty over infrastructure
provision by setting minimum and aspirational levels of new housing. However the policy provides
no detail on how this would apply in practice. As such it does not address the deficiencies identified
here.

Consultation Process

The Labour Group believes that it is important that planning decisions which will affect the future of
an area for a generation should be taken with full public involvement.

While the consultation process for the NWLP may satisfy the letter of the regulations, the Group is
concerned that in practice there have been obstacles in the way of full involvement.

At the first consultation stage, key pieces of evidence (the Sustainability Appraisal and the
Infrastructure Delivery Plan) were not available at the start of the consultation. This made it difficult
for community groups and local people to respond on the basis of a clear picture of the proposals.

The current consultation on the submission plan is programmed to last for just over six weeks.
However the consultation began in mid-December, just before the Christmas holiday. The effective
post-Christmas consultation period is less than a month. The Leader of the Labour Group wrote to

the Council's Chief Executive seeking an extension of the consultation period until mid February to

allow a full six weeks post Christmas. Even though this would have resulted in only a small delay to

the timescale, the suggestion was not accepted.

The Group would ask the inspector to bear this in mind when considering the extent of the public
response to the submission plan.

Conclusion

For the reasons set out above, the Labour Group does not consider that the NWLP can be considered
sound in its present form. The extent of provision for additional housing within the Borough to meet

unmet needs arsing in Birmingham should not be resolved in advance of an agreement on the
distribution of Birmingham's shortfall across the whole Birmingham housing market area. The
strategy for the distribution of growth should be reconsidered and there should be clarity on the
funding of essential infrastructure.
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