
Second Supplementary Report  

Planning and Development Board - 9 June 2025 

Land to the south of Watling Street, Caldecote, CV10 0TS 

Outline planning permission for extension to MIRA Technology Park to comprise 
employment use (Class B2); associated office and service uses (Class E (g)), storage (Class 
B8), new spine road, car parking, landscaping and enabling works for  

ERI MTP Ltd 

1. Introduction 
 

1.1 This matter appears on the main agenda. 
 

1.2 Members will recall that a subsequent Supplementary Report was then circulated which  
included a Highway Technical Note entitled “Updated Review of A5 Mitigation” submitted 
by the objector.  
 

2. Further Update 
 

2.1 Following publication of the main report, the objector has submitted a response. This is  
at Appendix A. It refers to the officer report and also provides additional information in 
respect of evidencing the objector’s case which concludes that 75% of vehicles 
accessing his premises will experience longer journey times and thereby confirming his 
view that the proposals at the Drayton Lane junction would give rise to “unreasonable 
restrictions” on his business. 
 

3. Observations 
 

3.1 It is not considered that the letter raises any new points in respect of the legality of the 
decision. 
 

3.2 Members are asked to treat the additional information in the Appendix together with that  
which has already been reported in respect of the “agent of change” matter as a whole. 
The Council has not said that there would be no impact on the business, particularly in 
the short term, and the additional information does not alter that conclusion. 
 

3.3 The Council are asked to assess the scheme and have considered that any impact on a 
private business does not result in a material impact that amounts to a planning harm. It 
is considered that the extent to which it is alleged that the scheme will compromise the 
business has been overstated. But even if the impact has been properly stated and this 
was considered to be a planning harm, it is not considered that this harm justifies the 
refusal of planning permission. Moreover, even if there was an alternative scheme, it is 
not considered that the existence of an alternative (which would be a material 
consideration) would justify the refusal of planning permission.  
 

3.4 It follows that even if the objector is correct that there is an alternative scheme, that the 
extent of impact on the business is properly stated and amounts to a planning harm 
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(which would compromise economic productivity and offend against paragraph 85 of the 
NPPF and should be afforded significant weight), that approval of the scheme would 
offend against paragraph 200 of the NPPF by imposing unreasonable restrictions on the 
business and finally that this all would make the scheme contrary to the development 
plan, officers would still be recommending that these harms do not justify the refusal of 
planning permission as a matter of planning judgment.  
 
 Recommendation 
 
That planning permission be granted subject to the conditions and the completion of the 
Section 106 Agreement as previously set out in earlier reports.  
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Lodders Solicitors LLP
Number Ten Elm Court, Arden Street,
Stratford upon Avon, Warwickshire CV37 6PA
T 01789 293259 | F 01789 268093

E lawyers@lodders.co.uk
lodders.co.uk

A reference to a partner of Lodders Solicitors LLP means a member of Lodders Solicitors LLP. Lodders Solicitors is a trading name of Lodders Solicitors LLP
a Limited Liability Partnership. Registered in England Partnership No OC306995. Registered Office: Number Ten Elm Court, Arden Street, Stratford upon Avon, 
Warwickshire CV37 6PA. Regulated by the Solicitors Regulation Authority. A list of members is available for inspection at the registered office.

Date: 5 June 2025

Our ref: VL/EXT00001/00014
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Sofia Ali
Head of Legal Services and Data Protection
North Warwickshire Borough Council
Council House
South Street
Atherstone
CV9 1DE

By email only to: sofiaali@northwarks.gov.uk

Dear Sirs

Site: MIRA Technology Park South Site 
Planning Application: PAP/2022/0423
The Applicant: ERI MTP Ltd
Our Client: Extra Room Self Storage & Drayton Grange Farm

We refer to the Officer’s report and supplementary report to the Planning Board’s June 2025 meeting 
in respect of the Planning Application. Our Client is extremely disappointed by the Officer’s 
recommendation that planning permission should be granted without allowing National Highways 
sufficient time to review Our Client’s alternative highways solution. 

Economic Harm

As set out in detail in the financial forecasts from 23 December 2024, the Applicant’s highway 
mitigation proposals to restrict the A5/Drayton Lane Junction to a left-in and left-out turn only (“the 
Drayton Lane Restrictions”) will cause considerable economic harm to Our Client’s business contrary 
to paragraph 200 of the NPPF. 

To further demonstrate the extent of the harm and to address comments made in the Officer’s Report 
to the February Board, Our Client commissioned two separate traffic surveys at Drayton Grange Farm 
and Drayton Barns over two 7 day periods: from Friday, 7 February to Thursday, 13 February, and 
from Saturday, 26 April to Friday, 2 May 2025. These surveys recorded an average of 932 vehicles 
entering the two sites from Drayton Lane, equating to an average of 133 vehicles per day. A copy of 
the location of the traffic counters is attached to this letter. 

In a note from the Applicant dated 20 January 2025, the Applicant estimated the diversion impact 
based on assumed trip numbers and traffic origin-destination splits. Our Client has replicated this 
methodology using the traffic survey data and the traffic origin-destination split based on a detailed 
analysis of its customer base. The results are attached to this letter and in summary, demonstrate:
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 100 vehicle trips per day will be diverted
 A total weekly diversion distance of 2,394km (1,488 miles)
 An annual diversion distance of 124,495km (77,358 miles)

The annual diversion amounts to:

 2,102 hours of additional journey time
 8,756 litres of additional fuel
 17,417kg of additional CO2 emissions

 
An analysis of Our Client’s customer base confirms that 75% of vehicles accessing its premises will 
experience longer journey times as a result of the Applicant’s highway proposals. It is worth re-
emphasising that Our Client’s business relies heavily on ease of access. Many storage customers are 
short term and the business must attract approximately 100 new customers each month to maintain 
occupancy levels. Any reduction in accessibility and increasing customer journey times or costs will 
inevitably hinder customer acquisition.

Necessity of the Drayton Lane Restrictions 

Contrary to the previous Officer’s Report, the latest Report expressly recognises that the Drayton Lane 
Restrictions may well not be necessary1. In these circumstances, and where at least some economic 
harm is accepted by officers, there is no rational basis on which the Drayton Lane Restrictions could 
be said to be ‘not unreasonable’ under paragraph 200 of the NPPF. 

Irrespective of paragraph 200 of the NPPF, given that there is an alternative highways solution (that 
officers are recommending be ignored), allowing a development to cause unnecessary harm to Our 
Client’s business would be contrary to para 85 of the NPPF which emphasises the need to place 
significant weight on the need to support economic growth and productivity, including taking into 
account local business needs.

These errors can easily be avoided by allowing National Highways sufficient time to assess Our 
Client’s alternative highways solution submitted to the Council on 27 May 2025 (something National 
Highways previously said could be done in a matter of days). Once the assessment has been carried 
out, the planning permission and s.106 agreement can be amended accordingly. Such an amendment 
would be minimal and should take very little time to incorporate.  
 
Conclusion

For the past 20 years, Our Client has benefitted from unrestricted access to the A5 in both directions 
and has developed a successful self-storage business because of it. The Drayton Lane Restrictions will 
cut off half of Our Client’s access to the A5 by closing the right turn into Drayton Lane and out of Drayton 
Lane and will have a severe impact on their businesses. 

1 Para 4.7 
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Our Client has consistently demonstrated its willingness to work with the Council and the Applicant to 
achieve a solution that works for all parties and respectfully implores the Board to allow National 
Highways sufficient time to assess the alternative highways solution. 

Please acknowledge receipt. An email to the address below will suffice.  

Yours faithfully

For and on behalf of Lodders Solicitors LLP
Tel 01789 206119
E victoria.longmore@lodders.co.uk

cc. 

1. Jeff Brown (Case Officer) - JeffBrown@NorthWarks.gov.uk 

Enc. – Diversion Impact Assessment
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Diversion Impact Assessment – Extra Room Self Storage 

Diversion Impact Assessment 
 

1. Introduction 
 

 Two separate traffic surveys were commissioned by Extra Room Self Storage for its sites 
at Drayton Grange Farm and Drayton Barns on Drayton Lane 

 The surveys were carried out by Auto Surveys Limited, over two 7-day periods: from 
Friday, 7 February to Thursday, 13 February, and from Saturday, 26 April to Friday, 2 
May 

 The locations of the traffic counters used are shown in Appendix B 
 Across the two surveys, an average of 932 vehicles were recorded entering the sites 

each week, equivalent to approximately 133 vehicles per day 

 

2. The Vast Majority (75%) of Trips Are Affected 
 

 Analysis of Extra Room Self Storage’s customer base shows that 75% of vehicles 
accessing the sites would experience longer journeys under the Applicant’s highway 
proposals 

 This conservatively assumes that all vehicles approaching from the east along the A5 opt 
for the shorter but less convenient route through Fenny Drayton village, rather than 
detouring 3.5km to the Mancetter roundabout to U-turn and re-approach via a left turn 
into Drayton Lane from the A5 

 Whilst the village route avoids the detour, it is convoluted and less direct and 
convenient than the current right turn access into Drayton Lane from the A5 

 

3. Diversion Impact in Numbers 
 

 In a note dated, 20 January 2025, the Applicant estimated the diversion impacts using 
assumed trip numbers and traffic origin-destination splits 

 Extra Room Self Storage has replicated this methodology using actual traffic survey data 
and the actual split based on detailed analysis of the customer base 

 The results are summarized in Appendix A. The summary impact on home and business 
customer journeys as a consequence of the Applicant’s development are as follows: 

 

 100 trips per day will be affected  
 A weekly diversion totalling 2,394km (1,488 miles) 
 An annual diversion totalling 124,495km (77,358 miles) 

 

These annual diversions amount to: 
 

 2,102 hours of additional journey time 
 8,756 litres of additional fuel* 
 17,417Kg of additional CO2 emissions* 

 
* Source: OpenCO2.net  
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Diversion Impact Assessment – Extra Room Self Storage 

Appendix A - February 2025 data 
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Diversion Impact Assessment – Extra Room Self Storage 

Appendix A - April 2025 data 
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4 
 

Diversion Impact Assessment – Extra Room Self Storage 

Appendix B 
 
Location of traffic counters shown in yellow below: 
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Diversion Impact Assessment – Extra Room Self Storage 

Drayton Grange Farm 
 

 
 
Drayton Barns 
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