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1

Subject

1.1

Town and Country Planning Act 1990 – applications presented for
determination.

2

Purpose of Report

2.1

This report presents for the Board decision, a number of planning,
listed building, advertisement, proposals, together with proposals for
the works to, or the felling of trees covered by a Preservation Order
and other miscellaneous items.

2.2

Minerals and Waste applications are determined by the County
Council.
Developments by Government Bodies and Statutory
Undertakers are also determined by others. The recommendations in
these cases are consultation responses to those bodies.

2.3

The proposals presented for decision are set out in the index at the
front of the attached report.

2.4

Significant Applications are presented first, followed in succession by
General Development Applications; the Council’s own development
proposals; and finally Minerals and Waste Disposal Applications. .

3

Implications

3.1

Should there be any implications in respect of:
Finance; Crime and Disorder; Sustainability; Human Rights Act; or
other relevant legislation, associated with a particular application then
that issue will be covered either in the body of the report, or if raised at
the meeting, in discussion.

4

Site Visits

4.1

Members are encouraged to view sites in advance of the Board
Meeting. Most can be seen from public land. They should however
not enter private land. If they would like to see the plans whilst on site,

then they should always contact the Case Officer who will accompany
them. Formal site visits can only be agreed by the Board and reasons
for the request for such a visit need to be given.
4.2

Members are reminded of the “Planning Protocol for Members and
Officers dealing with Planning Matters”, in respect of Site Visits,
whether they see a site alone, or as part of a Board visit.

5

Availability

5.1

The report is made available to press and public at least five working
days before the meeting is held in accordance with statutory
requirements. It is also possible to view the papers on the Council’s
web site www.northwarks.gov.uk

5.2

The next meeting at which planning applications will be considered
following this meeting, is due to be held on Monday, 19 December
2011 at 6.30pm in the Council Chamber at the Council House.

Planning Applications – Index
Item
No

Application
No

Page
No

Description

General /
Significant

1

PAP/2011/0259

5

MIRA Technology Park Ltd Watling Street General
Development
of
business/technology
campus comprising replacement MIRA
headquarters,
office,
research
and
manufacturing facilities, hotel and local
facilities
including
retail/cafe/restaurant,
indoor and outdoor leisure, ancillary energy
generation plant/equipment, internal access
roads, car parking, landscaping drainage and
associated works and creation of new
improvement access points, widening of A5,
associated earth works and landscaping

2

PAP/2009/0175

174

General
Chapel House Dunns Lane Dordon
Erection of 9 dwellings, including access, car
parking and associated landscaping

3

PAP/2011/0202

188

General
Land Adj 204 Coventry Road Coleshill
Variation of condition no:2 of planning
permission PAP/2006/0724 relating to
elevational, floor plans and roof height

4

PAP/2011/0286

209

Grendon Fields Farm Warton Lane
Grendon
Erection of 1 No. wind turbine and
associated equipment

General

5

PAP/2011/0300
and
PAP/2011/0313

228

Nethersole Centre High Street Polesworth
Tamworth
Residential conversion to 4 units & creation
of associated parking

General

6

9 applications

260

Heart Of England Old Hall Farm Meriden General
Road Fillongley
Outline application for a new three storey
hotel and function room building, comprising
608.3 sq.m of hotel floorspace, 195.3 sq.m of
office floorspace and 487.6 sq.m of D2
(Assembly and Leisure) floorspace and the
erection of new glazed link to existing
conference centre, seeking the approval of
access, appearance, layout and scale, with
landscaping remaining as a reserved matter

7

PAP/2011/0420

264

Caldecote Hall Industrial Estate Caldecote General
Hall Drive Caldecote NUNEATON
Mixed use development to Caldecote Hall
Estate Works, consisting of: 1. Extension &
remodelling of existing offices, 2. Change of
use from workshop to residential, 3. 3 no.
new dwellings

8

PAP/2011/0481
PAP/2011/0504
PAP/2011/0505

288

Beech House 19 Market Street
Atherstone
Change of use of land for residential use as
car parking

9

PAP/2011/0507
PAP/2011/0511

312

General
Old Bank House Long Street Atherstone
Listed Building Consent for internal
alterations to the second floor offices,
together with associated works

10

PAP/2011/0529

328

General
Car Park Park Road Coleshill
Variation of conditions nos. 4, 5 and 6 of
planning permission ref: PAP/2009/0154
relating
to
approved
plans,
access
arrangements and general layout and
configuration. Removal of conditions 11 and
12 of planning permission PAP/2009/0154
relating to service yard enclosed roof and
service yard noise insulation; in respect of
Outline - Erection of a Retail (A1) food store
with associated parking, servicing and
access - Seeking to discharge the reserved
matters for access and layout

General

General Development Applications
(1) Application No PAP/2011/0259
Outline application for the development of a business/technology
campus comprising replacement MIRA Headquarters, office, research
and manufacturing facilities, hotel and local facilities including
retail/café/restaurant, indoor and outdoor leisure facilities, ancillary
energy generation plant/equipment, internal access roads, car parking,
landscaping, drainage and associated work and creation of new and
improve points of access, widening of A5, associated earth works and
landscaping, for
MIRA Technology Park Ltd.
Introduction
Members will recall that two planning applications were submitted earlier this
year. One of these went to the Hinckley and Bosworth Borough Council
(HBBC) for the proposed technology park as described above, and the
second to this Council for the access arrangements and alterations to the A5
Trunk road because those works are situated in North Warwickshire. This
Council has been invited by HBBC to make representations on the principal
application and this Council will determine the access arrangements.
An initial report was brought to the Board for its June meeting, and that is
reproduced here at Appendix A. It describes the actual site covered by the
application; the scope of the proposals, the Development Plan background,
identifies other material planning considerations, and in particular draws
attention to the major impacts that the overall proposals might have on this
Borough’s interests.
Rather than try to split this report into two sections, one dealing with the
principal application and the second on the A5 alterations, it is considered that
the issues will all be better appreciated if they are dealt with together in the
normal way. The recommendations can then reflect the two instances.
Consultation responses submitted to the HBBC on the main application are
included below in order that Members can benefit from the full picture in
assessing the main application here.
The Board resolved that it wished to visit the site; that it asked officers to
challenge the applicant to provide the evidence to support the scale and
nature of the development being proposed, and that it wanted to be involved
in discussions concerning Section 106 issues. These matters have all been
progressed.
This report now brings matters right up to date concluding with
recommendations to the Board for consideration in respect of the principle of
the development and for determination of the North Warwickshire application.

Changes in Circumstances
There have been two changes in the material planning circumstances
affecting these proposals. The first is the publication of the Government’s draft
National Planning Policy Framework (NPPF) for consultation purposes. This
carries weight as it is emerging national planning policy, but does not yet have
the full weight of adopted policy. Reference will be made to the draft NPPF
later in this report.
The second change is the announcement towards the end of August that the
Government has awarded Enterprise Zone (EZ) status to much of the current
application site within HBBC’s area. This award has immediate affect, and has
particular focus on “Research and Development for the automotive,
aerospace, transport, defence and manufacturing sectors”. The Government
says that the EZ will provide a 100% business rate discount for businesses
that move into the EZ during the course of this Parliament; that all business
rates growth within the Zone for at least 25 years will be retained and shared
by the Local Authorities in the corresponding LEP area to support their
economic priorities, and that there will be Government and Local Authority
help to “radically simplify” planning approaches in the Zone. This
announcement carries significant weight. Again, it will be referred to later in
this report.
Amendments to the Proposals
The applicant has considered all of the responses and representations which
have been received during the consultation period. As a consequence, a
number of amendments have been made to the proposals. At the outset, it is
worth reporting that these are not material changes, being minor detailed
amendments.
The first set of amendments relates to the access arrangements and the
highway mitigation measures. As intimated above, there is no overall change
to the access strategy or to the scale, design and scope of the highway
improvements. The changes only relate to minor geometrical alterations at the
junctions involved. The changes have been sought through consultation with
the Highways Agency and the two local Highway Authorities.
The second amendment relates to heritage issues arising from consultation
responses as recorded below. The proposals now seek to retain an existing
building of local interest on the site presently used as offices and known as
Lindley Grange farmhouse, within one of the phases of development rather
than seeking its demolition. This will result in minor layout alterations. There
has been confirmation that the setting of a Scheduled Ancient Monument site
at Lindley Chapel will not be materially affected, and finally no further
archaeological works are necessary along the A5.

These amendments have also necessitated addenda to the Environmental
Statement as originally submitted. These have been advertised through the
appropriate statutory notices.

Additional Supporting Documentation
As reported above, the Board asked for a more detailed account of the
evidence base supporting the overall proposals. It was not satisfied that there
had been sufficient justification provided at the time of the submission to
support the scale of new development proposed. As a consequence a further
document supplementing the original Planning Statement has now been
provided. This is attached in full at Appendix B, as it goes to the core of the
Council’s concerns.
In summary, it explores several issues – the need and scale of the
development proposals for MIRA’s own use as well as that for other
occupiers; testing the availability and suitability of alternative sites and
locations for the non-MIRA occupiers, providing the background to the
provision of the ancillary uses proposed, and finally expanding on the
justification for the on-site hotel accommodation.
Consultations
Highways Agency – The Agency initially lodged a holding objection requiring
further detailed information; clarification of the transport assessment data
submitted and sought to re-run some of the traffic modelling undertaken by
the applicant. It also sought to address the proposed phasing of the
development so as to align with the proposed phasing of the highway
alterations to the A5 access itself and the proposed mitigation measures at
other junctions. That additional work has now been carried out in association
with both of the County Highway Authorities involved. As a consequence the
holding objection is lifted and the Agency does not object to the proposals
subject to a series of conditions. These relate to the timing and phasing of the
access and mitigation arrangements relating them to them to identified
phases of the actual construction of the development. The full replies to both
HBBC and NWBC are attached at Appendix C.
Warwickshire County Council as Highway Authority – No objection
subject to conditions and a request for a Section 106 contribution towards
improvements at the Woodford Lane junction with the A5. One of the
suggested conditions requires final approval of a Green Travel Plan. The full
reply is attached at Appendix D.
Leicestershire County Council as Highway Authority – No objection
subject to conditions but the impact of the proposed MIRA Bus and the
proposed Green Travel Plan are questioned. The full reply is attached at
Appendix E.
Leicestershire CC for Rights of Way – The existing public footpaths should
be enhanced as part of the scheme particularly in providing for joined-up links
between the surrounding villages.

Environment Agency – The Agency has no objection in principle subject to
standard conditions requiring full details prior to commencement.
Severn Trent Water Ltd - No objection subject to its standard condition
English Heritage – Initially required more information and survey work in
respect of a number of areas on site in order to address the following issues –
the setting of the Lindley Chapel Scheduled Ancient Monument; the
demolition of Lindley Grange and the likely impact on sun-surface remains of
Roman occupation along Watling Street. Following completion of that work,
there is no objection subject to the Leicestershire County Archaeologist being
satisfied.
Leicestershire County Archaeologist – There is no objection subject to
conditions.
Natural England – There is no objection to the proposal on the grounds of
loss of agricultural land subject to a “soil handling and storage” condition; it is
satisfied that there would not be adverse impacts on statutorily designated
areas, and the master plan offers opportunities for habitat creation. Conditions
are required for the protection of species on site (bats, badgers and crested
newts).
Sport England – No objection
Council for the Protection of Rural England – The Council objects to the
expansion of the proposals onto open land well beyond MIRA’s existing limits.
Environmental Health Officers (NWBC and HBBC) – NWBC officers have
no comments from the perspective of impacts on North Warwickshire. HBBC
officers have no objections subject to conditions requiring details of lighting to
be agreed; together with further sampling for contamination through a Phase
2 investigation and air quality monitoring, construction period noise and
vibration controls,
Police Architectural Liaison Officer - No objection in principle subject to
conditions relating to the provision of a security plan including CCTV and
ANPR systems.
Nuneaton and Bedworth Borough Council - No objection.
Representations
Hartshill Parish Council – There are no objections to the proposals.
Mancetter Parish Council – With such a major development, there is a need
for the Highways Agency to give new and serious consideration to the redevelopment of the Red Gate junction as well as the Woodford Lane junction.

Atherstone Town Council – The Council has no objection but wishes to see
a future strategy for the A5 between the M69 and M42.
Atherstone Civic Society – The Society has no objection to the updating of
facilities for MIRA themselves, but has strong opposition to the expansion of
the site beyond its existing limits and the introduction of new uses. This will
“urbanise” the A5, changing its character. It will be very visible. There are
concerns too about traffic generation. The proposed Red Gate roundabout is
low cost and will not ease congestion. Whilst it is accepted that new jobs will
be created, they will result in far more commuting. The development of this
open land will add pressure for the remaining open land along the A5 to be
developed.
Higham on the Hill Parish Council – Does not oppose the application but
has concerns over increased traffic.
Witherley Parish Council – Whilst being positive to the proposal, the Council
has serious concerns about the traffic impact on local villages and particular
concern about the Woodford Lane/Fenny Drayton cross-over.
Fenny Drayton Parish Council – The plans are supported in principle and
the Red Gate improvements are welcomed. However the Council considers
that there will be long term implication when traffic starts to use local routes
rather than the A5 due to congestion and there are concerns about the
impacts on the village.
Local Caldecote Residents – Two letters of representation have been
received, both expressing concerns about the adequacy at present of the A5
to cope with existing traffic levels, and even more so if this proposal goes
ahead.
Observations
a) The Principal Application
The earlier report to Board set out the key planning concern central to the
determination of this proposal – namely that a significant amount of new
commercial development is being proposed in an open countryside location.
This results in the application being a departure from HBBC’s Development
Plan. In order for this proposal to be supported, there needs to be material
planning considerations of such weight to override the presumption of a
refusal. Whilst this assessment is clearly one for HBBC to resolve, it does
provide a useful starting point for this Council’s consideration of the principle
of the development too. It is proposed to first look at the proposals for MIRA’s
own future requirements, before exploring the proposals for the wider
Technology Park, and then finally to examine the case for the ancillary uses.
The site specific references in HBBC’s Development Plan provide support in
general terms for the future requirements of MIRA, giving priority to the A5
frontage. The arguments put forward for its’ own future development needs

both in the application itself and in the supplementary information now
provided, identify a number of specific material considerations:
•
•
•
•
•
•
•

the site specific location
the range of facilities already on site
their bespoke nature linking to the nature of MIRA’s business
the capacity and nature of existing buildings and infrastructure
the space requirements of all of the existing on site business units
being based on credible business plans
the evidence available to illustrate business expansion and workload,
and
the International status of the applicant.

It is considered that there is sufficient justification here to support the
redevelopment of MIRA’s own needs on site. This is particularly so given the
Development Plan’s support not only for on-site development, but also from
the policies within that Plan which support high technology and knowledge
based industries. It is worthwhile noting too that the objectors to the current
application do not base their objection on the MIRA part of the proposals.
The critical issue is thus whether the Technology Park element of the overall
proposals can be supported, as it is this element which is new to the site and
which leads to the substantial expansion into open countryside. This is at the
heart of the departure issue, and as a consequence, the material
considerations which might lead to support have to carry significant weight. It
is necessary first to identify what they might be:
•
•
•
•
•
•

•
•
•
•

The proposal is focussed on automotive Research and Development
This has a direct linkage to bespoke on-site facilities – particularly to
the Proving Ground.
There is also a direct linkage to the knowledge and skills base already
present on the site.
There is no direct alternative combination of these factors on a single
site elsewhere in the UK.
The automotive and transportation market sector is global and there
are emerging markets in India, China and Brazil.
Evidence is submitted to verify the size and significance of the interest
in the MIRA site from this market sector from across the globe. This
includes vehicle manufacturers, component suppliers, transport
infrastructure and research organisations.
Evidence is submitted to verify that that interest is presently stalling
due to the limitations of the existing on-site accommodation.
As a consequence other locations are being considered by those
interests including those in other European countries.
Other Science and Technology Parks in the area do not offer the same
facilities or the functional and intellectual, knowledge and skills base
already present on site
Other disadvantages at those Parks include size; availability, access
and lack of expansion space.

These considerations carry significant weight and involve matters that are
national and international in outlook. It is considered that cumulatively they do
provide a justification for considering the addition of a Technology Park at this
site. The site specific links are seen as being essential here, rather than just
being a “convenience”, particularly as they could be considered too to be in
the national interest. Moreover, given the timing and scope of MIRA’s own
redevelopment proposals, it is clearly an opportunity that can be seen to have
advantages and benefits from the outset. However such an assessment in
principle has to be tempered against an examination of the scale of the
proposed Technology Park. Here the argument is to consider whether the

quantum of development proposed is essential to the overall success of the
proposals or whether it is over-stated.
The applicants have provided supplementary information in order to justify the
scale of their proposals. As indicated above, MIRA’s own proposals were
based on firm evidence arising from Business Plans and from the recognised
need to improve overall accommodation specifications. A similar approach
has been taken for the starting point of assessing the non-MIRA floor space
proposals. Their evidence suggests:
•
•
•

•

the space requirements arising from known current and identifiable
market interest equates to 40% of the overall non-MIRA space now
being proposed.
Other Science and Technology Parks considered in the alternative
sites analysis have large campuses and floor space provision – e.g.
Loughborough; Ansty Park and Silverstone.
It is advantageous to have a ready supply and range of individual plots
available over a long time period in order to accommodate future
demand particularly as the “attractiveness” of the site grows. This is
considered by MIRA to be essential here, given the unique combination
of the existing provision.
There are significant front loaded infrastructure costs associated with
this site’s redevelopment–particularly access alterations and energy
infrastructure upgrading. Viability has to be ensured through sufficient
supply of floor space.

Members will appreciate that the “market” demand for new floor space is
difficult to evidence and any assessment of the quantum proposed by an
applicant should always be tested, particularly in a “departure” situation. That
assessment should be based on whether the arguments forwarded are
reasonable and based on an understanding of the evidence available. Here, it
is considered that they are and that they can be justified. They key factor in
this case is that the proposal is specific in its focus and thus the applicant’s
“eye” on the business and the future direction of his place in that market,
takes on rather more weight than if the proposal were for general industrial
use for instance. Given that identifiable market requirements amount to a
significant amount - 40% - of the proposed floor space, it is considered that
future additional space will be certainly be needed if this site is to develop
itself to take account of future demand. This is based on the argument that
automotive research and development will grow because of the energy and
low carbon agendas; that there is an expanding global market place, that
many “associated” industries will benefit from the overall research, and that
the on-site linkages here will be a major contributory factor to that growth. It is
not considered that the general approach outlined by the applicant to the
quantum of the proposed development floor space suggested here is
therefore an unreasonable assessment.
The proposal contains ancillary uses which would not normally be supported
outside of existing settlements – retail, leisure, restaurant and hotel provision.
The justification for these is supplied in the recent supplementary documents.

It is accepted that the retail provision is minor in terms of floor space – 500
square metres - and that provided it is located within the site itself, will
perform a wholly ancillary function as a convenience shopping space. The
leisure facilities are to replace existing MIRA facilities – a small gym and the
sports and social club – and again, provided these are limited in scale and
location, they can be treated as wholly ancillary. The restaurant use will
effectively provide a “staff canteen” replacing existing facilities. The space
provided is small – 500 square metres – and provided it is located within one
of the new buildings rather than as a stand alone unit, can be supported. It is
the 100 bed room hotel that is the ancillary use which causes more concern.
The supplementary documentation submitted includes an analysis of existing
hotel provision; existing commitments together with prospects of potential
hotel sites coming forward in the main neighbouring settlements – particularly
Hinckley and Nuneaton. This shows that existing supply is very much limited
to “budget” accommodation thus limiting choice; that MIRA visitors often
“overnight” well beyond the immediate neighbourhood and that there is little
reasonable prospect of potential sites within Hinckley and Nuneaton coming
forward as hotel sites. The applicant also makes the point that co-location on
site would limit traffic movements and thus have sustainability advantages. It
is agreed that on the basis of this evidence, and when seen within the context
of the overall proposal, that the hotel provision can be supported.
b) Impacts
The considerations set out above do suggest that there is a strong case for
supporting these proposals. However it is important to explore the impacts
which might arise from the implementation of such a development proceeding.
The earlier report – Appendix A – identified three as far as North
Warwickshire is concerned. These are the impact on the Council’s own
employment strategy, the visual impact and critically, the highway impact.
There are a substantial number of new jobs and employment opportunities
being created through this proposal. In overall terms this is welcomed given
the current economic situation and the rising levels of unemployment. It is not
considered that the proposals as outlined here would “compete” with or
prejudice North Warwickshire’s employment strategy. That is based on
widening the employment base within the Borough particularly in respect of
manufacturing industries and in supporting smaller businesses. The MIRA
proposals on the whole, represent a different sector which is not available
within North Warwickshire. New job opportunities will therefore arise,
particularly in the skilled sector – although not exclusively - and employment
aspirations could also be raised. In addition there should be opportunities and
openings for existing businesses and trades to develop and to sustain their
own futures – ranging from taxi businesses to industries supplying component
parts. As recognised by the Board previously, the application needs to be
linked to measures to increase access from North Warwickshire residents to
these opportunities. It is thus encouraging that discussions with HBBC confirm
that if that Council is to support the development, then one of the
recommended conditions will be to agree measures for training and

employment opportunities
Warwickshire.

to

be

made

available

throughout

North

It can not be denied that this development will have an adverse visual impact
in that a substantial amount of new buildings would be constructed in a very
visible location. This is mitigated by the fact that the A5 frontage sits at a
lower level than the surrounding land, but the proposals will extend outwards
from the existing complex by a noticeable degree. Mitigation such as
controlling the overall height of buildings, additional earth mounding and
substantive tree planting can all help, but the visual impact of a new
development will not be avoided. The objectors are clearly saying to HBBC
that this is too much development as it will “urbanise” an area of open
countryside, but that reductions in the quantum of that development would
immediately reduce those adverse impacts, and make it more acceptable.
HBBC must evaluate the strengths of the arguments. There is some sympathy
for this approach. However, this proposal is one that is “unique” in its focus; its
links to this particular site and to the range of employment benefits that arise.
It is therefore considered on balance, that the adverse residual visual impact
from the proposal is one that should be accepted if the proposal is to be
supported as it stands. HBBC should be made aware that this is a concern
and that every effort should be made by way of planning conditions and
design guides to reduce that residual impact.
The overriding concern throughout the consultation period has always been
the highway impact. This arises from the increased traffic generation inherent
in the proposal. However it is the impact of this on the capacity of the existing
highway network particularly at peak times; the side effects of traffic trying to
avoid the A5 using minor country roads, and the safety record of existing
junctions that is the prime cause of major concerns. This is reflected by all of
the local communities in their responses to the application.
It is however a matter of fact that the three Highway Authorities involved do
not object in principle. This carries substantial if not overriding weight. It is
known that all three Authorities have been involved with the assessment of
traffic and highway impacts from the outset, and that a substantial amount of
time has been taken up by them with the applicant’s own traffic consultants in
order to “bottom out” these concerns. This has resulted in completely new
access arrangements from the A5 itself into the site; a number of highway
mitigation measures at existing junctions and the potential for alternative noncar transport provision. These were described in the last report - Appendix A.
The minor amendments referred to at the start of this report do not alter this
overall strategy at all. The Highways Agency has recommended conditions
which effectively set a phasing in of the access and mitigation measures
dependant upon the phasing of the development itself, and the two Highway
Authorities follow suit indicating that they agree with these conditions. That
phasing would mean that no more than 30% of the floor space proposed
could be occupied until such time as the new roundabout access into the site;
the new Red Gate roundabout and the measures at Wood Lane are all
completed. No more than 60% of the floor space is to be occupied until such
time as the dualling of the A5 between the new roundabout site access and

the new Red Gate roundabout (this in short enables the second new access
into the site to be opened up) and the Higham Lane, Long Shoot and
Dodwells Roundabout mitigation measures are all completed.
It is noticeable that none of the proposed mitigation works, apart from those
affecting the A444 roundabout at the Red Gate, are west of the site within
North Warwickshire. An explanation as to why the impacts on the A5 west of
the site were not considered to be material in highway terms was sought.
Warwickshire County Council say that the Transport Assessment carried out
by the applicant included the Woodford Lane and Drayton Lane junctions, but
that the modelling associated with the assessments of impacts arising from
increased traffic, resulted in only minor impacts. They continue by saying that
as there are many junctions along the A5, the increased traffic generation
would, “dissipate relatively quickly with little noticeable impact on the highway
network”. It is understandable that this conclusion will be difficult for local
communities to accept as their perception of the A5 is very different, as
expressed through their representations. Whilst it is open to this Council to
make representations on this matter to the HBBC as the determining
authority, it will be material to HBBC’s consideration of such representations,
that neither Warwickshire County Council nor, and more importantly in this
case the Highways Agency, have actively sought any mitigation measures
west of the Red Gate.
Following on from this, it will have been noted from the consultation section
above, that WCC as Highway Authority suggests a contribution towards
improved signage at the Woodford Lane junction. Members will be aware that
there are now very strict statutory requirements governing what can and can
not be the subject of Section 106 measures. The request by WCC does not
meet these requirements. Further discussion with their officers has clarified
that these works are not directly related to the proposed development; that
they would be a useful enhancement, but critically that they are not essential
mitigation measures in that if not provided, there would be a highway
objection from them to the overall MIRA proposal. In other words failure to
provide the contribution is not “fatal” to the proposed development. This
request will have to be passed over to HBBC for it to determine the issue.
However, given the clarification from WCC, it is to be anticipated that it will not
be supported.
The Board’s observations following the initial report (Appendix A) sought
measures to enhance alternative modes of transport to the site. This is
important from a sustainability point of view. Given the query by Leicestershire
County Council (Appendix E) about the credentials of the applicant’s own
proposals and the suggested condition suggested by Warwickshire (Appendix
D), it is considered even more important that this issue is carried forward and
that it looks as widely as possible about such alternative measures. It is
encouraging that discussions with HBBC officers have led, in the event of that
Council supporting the application, to the inclusion of a recommended
condition which would do just that by recognising the wider implications.

Whilst Members may not agree with the explanations received regarding the
potential impacts on the North Warwickshire stretch of the A5, it is a matter of
fact that none of the three Highway Authorities object to the overall position on
highway impacts. This will carry substantial weight not only with HBBC as the
determining authority on the principal application, but also by the Secretary of
State in his decision as to whether to “call-in” the departure application for his
own determination.
c) Conclusions
The overall conclusion from this analysis considers that there are material
considerations of such weight here to support the proposals as a departure
from the Development Plan. That Plan should be treated as a whole, and
whilst there are policies that would not support the proposals because of the
introduction of new development in an open countryside location, there are
others which support economic development and specifically the sectors
which are the subject of this application. In this case there are identifiable
reasons specific to this particular proposal that carry substantial weight, and
thus favour support of the proposal.
It was reported above that there have been changes in the planning
circumstances affecting consideration of these proposals since submission –
namely the draft NPPF and EZ status. This report has quite properly
examined only the planning issues as they currently stand and concludes that
the principal application can be supported. This conclusion does not conflict
with either of the two new circumstances and thus there is no need to refer to
them further. Only if there had been conflict, would there need to be further
consideration of the conclusion to support.
There will be impacts from such support. The residual impacts here will be the
visual impact of the development however well designed, and the loss of
openness. As always, the Board is asked to balance these competing issues.
Recommendations
A) That the Council is minded to support the principal application for the
MIRA redevelopment and extension proposals at its site off the
Watling Street, subject to conditions as recommended by the three
Highway Authorities together with those recommended by other
Statutory consultees. In addition, it would request that HBBC attaches
the following two conditions if that Council is also minded to support the
proposal:
i)

“No development shall take place until a scheme and
measures for targeting and utilising people from the
administrative Borough Council areas of Hinckley and
Bosworth, Nuneaton and Bedworth and North Warwickshire,
for construction and post-construction training and
employment opportunities arising from the development
hereby approved, shall be submitted to and approved in

writing by the Local Planning Authority. The scheme and
measures shall be implemented in accordance with the
approved details”
Reason: To ensure that the benefits of the development to
the local area can be maximised to accord with Planning
Policy Statement 4.
ii)

No development shall commence on site until such time as a
Green Travel Plan to promote sustainable transport modes
of travel to the site from the surrounding area, including
Hinckley and Bosworth, Nuneaton and Bedworth and North
Warwickshire has been submitted to and approved in writing
by the Local Planning Authority. Before the first use of the
development hereby approved, the plan shall be fully
implemented in accordance with the approved details”.
Reason: To reduce the dependency on car travel to and from
the site, in the interests of sustainability and highway safety
in accordance with the Development Plan and Government
Planning Guidance.

B) That, subject to the grant of planning permission for the principal
application submitted to the Hinckley and Bosworth Borough Council
under reference 11/00360/OUT, then in respect of planning application
PA2011/0259, submitted to this Authority, planning permission be
granted subject to the following conditions:
i)
ii)

Standard Three year condition
Standard Plan numbers condition – the site location plan
received on 27 May 2011, and plan numbers 10/014-A/2E;
10/014-A/2D-R1, 10/014-A/2C-R2, 10/014-A/2B-R1, 10/014A/2A-R2, and MIRA/A5/JCT-RDGT-R3 all received on 16
September 2011.

Notes:
1)

The highway works associated with this consent involve works
within the public highway, which is land over which the applicant
has no control. The Highways Agency therefore requires the
applicant to enter into a suitable legal agreement to cover the
design, construction and supervision of the works.

2)

The applicant should be aware that any works undertaken to the
Highways Agency network, are carried out under the Network
Occupancy Management Policy in accordance with HA procedures
which currently require notification/booking 12 months prior to the
proposed start date. Exemptions to these bookings can be made,

but only if reasons can be given to prove that they will not affect
journey time reliability and safety. The HA’s Area 7 Managing Agent
Contractor
contact
details
for
these
matters
is
area7.roadspace@aone.uk.com.
3)

Mr A Darby of the HA’s East Midlands Network Delivery and
Development Directorate on 07900 535 262 should be contacted at
an early stage in order to discuss the details of the highway
agreement.

4)

The relevant Development Plan policy applicable to this decision is
saved Policy ENV14 of the North Warwickshire Local Plan 2006.

Justification
These works have been shown to be necessary in order to satisfactorily and
safely implement the planning permission granted for the redevelopment and
extension of the existing MIRA site, following consultation with the Highways
Agency, together with the Leicestershire and Warwickshire County Highway
Authorities. None has raised objection. The proposals therefore accord with
saved Policy ENV14 of the North Warwickshire Local Plan 2006 as well as
Government Planning Guidance in PPG13.
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APPENDIX A
General Development Applications
()

Application No PAP/2011/0259

Outline application for the development of a business/technology
campus comprising replacement MIRA Headquarters, office, research,
and manufacturing facilities, hotel and local facilities including
retail/café/restaurant, indoor and outdoor leisure facilities, ancillary
energy generation plant/equipment, internal access roads, car parking,
landscaping, drainage and associated work and creation of new and
improved points of access, widening of A5, associated earth works and
landscaping, for
MIRA Technology Park Ltd.
Introduction
Members will recall the recent presentation given to the Council by the
applicant in respect of this major planning application. Pre-application
consultation has been extensive with exhibitions in Hinckley, Nuneaton and
Atherstone as well as media involvement at the regional level. The outline
application has now been submitted to the Hinckley and Bosworth Borough
Council (HBBC).
HBBC will now determine that application and North Warwickshire has been
formally invited to forward its representations on the overall proposal.
Additionally, as was pointed out to Members at the time of the presentation,
part of the application site is located within North Warwickshire, and thus this
Council will determine the proposals which fall within its area. That part of the
application site within North Warwickshire is essentially the whole length of
the A5. The access proposals are thus within North Warwickshire, and the
Borough Council’s remit as Local Planning Authority extends over this area
alone.
Two plans are attached at Appendices A and B. The first shows the whole
application site and the second illustrates that part of the overall site that is in
North Warwickshire.
This report will continue by first describing the existing MIRA site and then
outline the overall development proposal such that Members can become
acquainted with its scope, content and scale. It will then describe in more
detail the proposed access arrangements and how these would be
accommodated along the A5 frontage.
Relevant policies within the Development Plan will then be referred to along
with a schedule of other material planning considerations. The report will

conclude with a number of issues which the Board will need to consider when
it comes to determine the proposals within North Warwickshire, and also to
refer to when it considers what its representations are to be in respect of the
overall proposals.
Officers are working closely with their colleagues at HBBC, such that there will
be an exchange of consultation responses and coordination of reports being
prepared for our respective Planning Boards.
The Application
The submission is an outline planning application but with access details and
arrangements included.
It is accompanied by an Environmental Statement with Supplementary
Statements outlining the planning case; the sustainability issues involved
together with a Design and Access Statement and a full Transport
Assessment. As is the case with all applications accompanied by an
Environmental Statement, a non-Technical Summary has also been submitted
and a copy is appended to this report at Appendix C.
Whilst Members will be aware that the main application will be determined by
the HBBC, it is being treated as a departure from the Development Plan, and
thus if HBBC is minded to support the proposals, the matter will be referred to
the Secretary of State to see whether he wishes to determine the application
himself following a Public Inquiry. North Warwickshire can still determine the
proposals within its area – namely the access arrangements – without the
need for referral.
The Site
The existing MIRA complex is located on the north side of the A5 between the
Red Gate junction at Caldecote where the A444 crosses the A5, and the
Higham Lane roundabout in Nuneaton. It covers a total area of 340 hectares.
The application site itself covers 71 hectares of this holding and is
predominantly at the A5 end of the overall site. It is essentially a rural location.
Indeed part of the existing holding as well as the application site itself is
agricultural land. There are nearby farmsteads. Higham-on-the-Hill is the
closest village. The southern boundary is the A5 and to the east is the line of
the former Ashby and Nuneaton Joint Railway which passes under the A5 just
to the east of site. There is agricultural land to the south of the A5. The
existing development sits within a slight “hollow” in terms of ground levels.
The nearest settlement in North Warwickshire is the hamlet of Caldecote - just
over a kilometre distant - although there are detached houses along the A5
and the A444.
The existing MIRA complex consists of several distinct areas. The main
campus fronts the A5 over a length of around 235 metres, and consists of
interlinked brick office buildings dating from the 1940’s and 50’s interspersed

with more recent steel and brick sheds. The average height of these buildings
is around 10 metres and the buildings here amount to some 21000 square
metres of floor space and in planning terms, its use falls with Use Class B1
(offices and light industrial).
The second area sits behind this frontage campus but is physically divided
from it by open land and hedgerows. It is less dense with more open space
between the buildings. This has 3800 square metres of B1 floor space and
contains a mix of larger brick and steel structures used as testing chambers
and laboratories which were formerly agricultural buildings.
The third area is within the test track and includes a number of more recent
workshops, sheds, wind tunnels, and more modern structures, as well as
older structures being former airfield hangers and Nissen huts. They amount
to around 20000 square metres in total and the average height is some 7
metres.
The fourth area is the Proving ground which accommodates a number of
different test tracks, converted from the former Second World War airfield. In
total there are over 60 kilometres of track here.
Around these areas are agricultural fields
These various areas are illustrated as areas A to D on Appendix D.
The Proposals
a) General Overview
An outline Master Plan has been submitted covering some 71 hectares of the
total MIRA land holding as described above, and in essence the proposals are
to completely redevelop the frontage of the site with a replacement MIRA
headquarters, together with a business technology park based on the
automotive trade. The total floor space proposed is 132,716 square metres all
falling within Use Class B1. When allowance is made for demolitions, the
gross increase in floor space would be 115,000 square metres – almost a
300% increase over the existing total floor space.
The application site is divided into five zones – see Appendix E.
Zone 1 would be to the west of the existing frontage campus on present
agricultural land, and become one area of the “Technology Park”. This would
consist of a range of new office, research and development units and
laboratories. It is envisaged that the building footprint would cover some 40%
of the ground area, and that the tallest buildings would be around 15 metres
tall. A substantial landscaped area is proposed for the western boundary.
Zone 2 would be on the site of the existing frontage campus. It too would
include offices and laboratories of similar scale to those in Zone 1, but the

main ancillary and support accommodation is proposed for this Zone – the
hotel, the small retail and restaurant and indoor leisure facilities.
Zone 3 would provide for the remainder of the Technology Park and is located
between the existing access and the former railway line to the east. Buildings
here would be generally lower at 10 metres in height.
Zone 4 would be the site of the new MIRA head quarter building taking up
some 76000 square metres of the total proposed floor space – around 60%. It
would be separated from the new frontage development by a new Linear
Park. The main building would be tallest on the new campus – around 16
metres tall.

Zone 5 is the existing Proving ground and test tracks which will remain as
existing, but with minor replacements and new buildings just to service these
existing facilities – under 10% of the total new floor space, with heights
generally lower than proposed elsewhere.
The proposal is to phase this redevelopment scheme. The new MIRA head
quarters would be in the first phase together with Zones 1 and 3. Zone 2 has
to await completion of Zone 4.
Illustrations of how the development might appear are set out in the Design
and Access Statement. Examples are attached for the benefit of Members in
Appendix F, and these show modern buildings typical of Technology and
Business Parks.
The applicant considers that these development proposals would generate
some 2300 new jobs, which when added to existing employment provision
would provide around 3100 jobs at the site. The demolition and construction
phases would also involve around 400 employment opportunities. The
applicants also point out that there would be a multiplier effect in that existing
local businesses, contactors and services would also benefit through the
opening up of new business contacts or to sustain existing services over a far
longer period. The applicants have already announced a new working link
with the North Warwickshire and Hinckley College to commence and engage
in the setting up of apprentice schemes.
b) The Access Arrangements
The development proposals would be served solely from the A5.
A new roundabout is proposed to be constructed at the site of the present
access drive into the site. This would have a diameter of 50 metres, and
provide three main arms, but retain a minor access point to the existing
farmstead to the south - The Elms. The A5 to the east of this roundabout
would need widening for some 260 metres between it and the rail bridge in
order to accommodate the approach to this new road feature. To the west of
this roundabout, the A5 would be dualled, extending over some 560 metres so
as to meet the currently dualled section. A new secondary access into Zone 1
of the redevelopment proposals as described above would be located on this
stretch of the new dual carriageway. This would be a “left in “and “left out”
junction. Two new ‘bus stops are to be provided and the design would include
new pedestrian/cycle routes.
All of the widening proposed for the A5 to accommodate these proposals
would be to the south – in North Warwickshire – and amount effectively to an
18 to 20 metre wide corridor being utilised, in order to provide the new
carriageway, new earth works and new hedgerow planting, because of the
scale of the proposals and the drop in ground levels.
These proposals are shown at Appendices G and H.

c) Additional Road Mitigation Measures
The applicants acknowledge that their proposals will worsen traffic conditions
along the A5. Apart from the issue of having to design new access
arrangements to actually access the new development itself, a number of
mitigation measures are proposed elsewhere along the A5. Whilst only one is
in North Warwickshire, they are all described below.
At the A444/A5 Red Gate junction, improvements are proposed to remove the
present cross-overs, by making an elongated roundabout to link with the new
dual carriageway proposals at MIRA. All these works would be within the A5
highway limits. They are illustrated at Appendix I.
At the present Wood Lane T-junction to Higham from the A5, all cross over
movement would be removed through the provision of a central reservation as
illustrated at Appendix J. Widening would be needed to the south of the A5.
Higham Lane roundabout is to be improved giving wider “flares” and longer
“approaches” in order to better segregate traffic – see Appendix K.
The Long Shoot traffic signalled T-junction would remove the left turn out of
the Long Shoot into the A5 and adjust carriageway widths – see Appendix L.
At the Dodwells Roundabout, new lights would be added together with a new
signalled eastbound central lane together with carriageway width alterations –
Appendix M.
The applicant is proposing measures to reduce the use of the private car. It
would sponsor new public transport links into and through both Nuneaton and
Hinckley, providing potentially three different routes in both centres, linking
them with the MIRA site. Additionally, substantial improvements are to be
provided to enable links to the former railway line so as to enhance cycling
linkages from the site into Nuneaton.
The Applicant’s Case
The applicant sets out the background to the present day MIRA. It points out
that MIRA was originally conceived to serve the UK Motor Industry and for
three decades was supported by the Government. However since the mid1970’s, it has operated as an independent and self funding commercial
operation. It has ventured into Europe and further overseas contacts range to
China, Korea, India, Brazil and Turkey. Although MIRA’s brand was
synonymous with automotive testing, that now only accounts for 40% of its
operations. The majority of activity is focussed on vehicle and transport
engineering and research, supporting vehicle manufacturers to design and
develop their future products. This has widened into the rail, aerospace and
defence sectors, and into other technologies such as low-carbon vehicles,
intelligent mobility and autonomous control.

In short the applicant wishes to expand and replace its outdated buildings.
There has been increasing growth but there are several existing site
constraints – the visual image of the main façade is not conducive to a
potentially a global market; the outdated buildings are not designed for large
teams of engineers or flexible enough to accommodate modern office and
laboratory demands and the site is at 98% capacity with potential occupiers
being turned away particularly in the last few years. The applicant says that
this interest reflects an increased turnover of around 32% since 2008,
particularly in the research and development sector.
MIRA’s case is thus that it is outgrowing its dated and inefficient facilities and
can no longer support further growth. There has been consistent demand over
the last few years and there is firm interest in global companies setting up at
MIRA in order to utilise the facilities presently at the site. It is also being
turned away – a Chinese Company wished to set up its European
headquarters here in 2010, but had to go elsewhere.
MIRA argue that the site provides a unique automotive environment that is not
provided elsewhere in the UK with over 60 kilometres of specialist test tracks
and over 35 different specialist laboratory facilities within a secure
environment. It therefore is a major attractive location for the automotive
trade, and to the broader transport community, particularly as MIRA
increasingly enables research space for different technologies.
In short as indicated above, the reason for the proposal is to redevelop and to
expand outdated infrastructure around a unique research and test facility and
support structure that is already in place at MIRA, which offers national and
increasingly international linkages and growth potential in a highly skilled and
technology based industry.
Development Plan
Members should be aware that the common boundary between North
Warwickshire and HBBC runs along the northern side of the A5 in this
location. Not only are there different Development Plans affecting the overall
application site, but this boundary also marks the division between the West
Midlands and East Midlands Region. Whilst the respective Regional Planning
Strategies might now carry less weight given recent Government
announcements, they are still relevant and are thus included below.
It is first proposed to outline the relevant policies of the Development Plan as
it affects that part of the application site within the Borough, and then to
outline the relevant Development Plan matters which HBBC will have to
consider. This is done so that Members will be able to understand the
planning policy background in which HBBC will be determining the
application.

a)

West Midlands Regional Strategy 2009

One of the Strategy’s spatial objectives is to “support the diversification and
modernisation of the Region’s economy whilst ensuring that opportunities for
growth are linked to meeting needs and reducing social exclusion”.
b)

Saved Policies of the North Warwickshire Local Plan 2006

Core Policy 1 (Social and Economic Regeneration); Core Policy 2
(Development Distribution), Core Policy 3 (Natural and Historic Environment),
ENV4 (Trees and Hedgerows), ENV11 (Neighbour Amenities), ENV12 (Urban
Design), ENV13 (Building Design), ENV14 (Access Design), TPT1 (Transport
Considerations), TPT 3 (Sustainable Travel and Transport)
c)

East Midlands Regional Plan 2009

Regional employment land studies have highlighted a particular shortage of
sites suitable for science and technology users and this is reflected in Policy
20 which confirms that the needs of high technology and knowledge based
industries are provided for.
d)

Saved Policies of the Hinckley and Bosworth Local Plan 2001

Policy EMP1 generally identifies existing employment sites in Hinckley and
Bosworth and seeks their retention for employment purposes. The majority of
the MIRA site is included in the schedule of identified sites. The MIRA site
itself however is the subject of a more site specific policy purposes. Policy
EMP5 says that proposals for industrial and research purposes which are
related to the MIRA test facility will be granted planning permission within the
existing “building” complexes on the site. Priority should go to the A5 frontage.
Elsewhere, that is to say basically the proving ground and test tracks, Policy
EMP6 says that only new surface testing facilities will be allowed.
Policy NE5 says that the countryside will be protected for its own sake.
However planning permission will be granted for built and other forms of
development in the countryside provided that it is important to the local
economy and can not be provided within or adjacent to an existing settlement;
does not have an adverse effect on the appearance and character of the
landscape, is in keeping in scale and character of existing buildings and
general surroundings, where it can be screened and will not generate traffic
likely to exceed highway capacity.
e)

HBBC Core Strategy 2009

Spatial Objective 1 is to strengthen and diversify the economy and to
encourage appropriate sectors with growth potential including high value
manufacturing businesses.

f)

HBBC Site Allocations and Generic Development Control Policies
DPD 2009

This is not yet adopted but carries weight as it has already been open to
public consultation. The MIRA complex is identified as an employment site to
be protected.
Other Material Planning Considerations
Government Planning Policy Guidance and Statements
PPS1 (Delivering Sustainable Development); PPS4 (Planning for Sustainable
Economic Growth), PPS7 (Sustainable Development in Rural Areas), PPG13
(Transport), PPS 22 (Renewable Energy), PPS 23 (Planning and Pollution
Control), PPS 24 (Planning and Noise), PPS 25 (Development and Flood
Risk)
Written Ministerial Statement - Planning for Growth (March 2011)
Observations
a)

The Principle Development Proposal

This major application is located in HBBC’s area and thus it will be the
determining Authority in respect of the principle of the development proposed.
North Warwickshire has been invited to make representations to HBBC on the
principle of the overall scheme as described in this report.
In this regard, this is a substantial proposal right on the boundary of the
Borough which will have significant impacts on North Warwickshire. The
Board will have to consider the scale of the impact of these on North
Warwickshire’s interests and to balance these against any benefits that it
might consider arise from the overall development proposals. There is
considered to be one overriding issue and three main broad impacts that will
need examination. The main issue is,
i)

whether the scale of new development proposed can be shown to
be essential at this location, given that the site is in an
unsustainable location, in open countryside and outside of any
settlement whether in North Warwickshire or Hinckley and
Bosworth.

The main impacts are:
ii)

iii)

Whether the overall proposal would supplement or compromise the
delivery of North Warwickshire’s own employment strategy and
future provision of skills and opportunities.
Whether the new built form is visually intrusive or in keeping with
the appearance and character of its surroundings.

iv)

Critically, whether the development is likely to have an adverse
impact on highway capacity through increased traffic generation
both in the immediate vicinity and throughout the length of the A5
between the M42 and M69 Motorway junctions, and on the local
road network where it joins the A5.

It will be seen that the key issue is significant. This is because the three
impacts might well be lessened, or easier to mitigate if the scale or quantum
of the development proposed is less. This is important for North Warwickshire
as it will have to absorb major visual and traffic impacts of any development
that may be permitted here. At this stage, given the documentation received, it
is not considered that there is a sufficiently evidence based argument to
support the scale of development proposed. It is thus recommended below
that HBBC be requested to challenge the applicant to provide that base, and
forward the response to North Warwickshire for consideration.
Members will have noted too that there is no reference in this report to any
Section 106 Agreement. It is understood that a draft Agreement is to be
prepared for consideration by HBBC at determination stage. It is
recommended below that North Warwickshire should be represented in any
such discussions. In particular, following on from recent examples in North
Warwickshire, this Council’s interests would be the need for extended and
sustained public transport provision particularly along the A5 corridor, and
secondly, the opportunity for North Warwickshire residents to access and to
train for the job opportunities that would become available.
b)

The Access Arrangements

North Warwickshire will be the determining Authority in respect of the access
arrangements. Clearly, the Board will need to see the consultation response
from the Highways Agency in respect of impact of the proposals on the
capacity on the A5; additional future developments sited along the A5,
highway safety at present junctions, the effectiveness of the proposed access
arrangements and the off-site mitigation measures proposed at nearby
junctions. It will also need to see the response from the Warwickshire County
Council as Highway Authority on the impact of the proposals on the capacity
and safety of the local road network. In particular, that interest will be not only
be where there are junctions with the A5, but also the potential for increased
traffic flows on the local and minor road network itself. The representations
that are received from the local communities will also be significant. All of
these consultation responses will be reported to Board for it to consider in its
determination of these arrangements.
As indicated earlier, the scale of the development here is critical. It may very
well be that this might have to be re-visited if the respective Highway
Authorities have substantive concerns.

c) General Issues
Work is presently being undertaken in a fully co-operative way with colleagues
from HBBC. Consultation has just commenced with North Warwickshire
residents and the adjoining Parish and Town Councils, together with the
appropriate agencies and consultees. A similar process is now underway in
Hinckley. There will be an exchange of all consultation responses and replies
between the two Authorities and a regular series of project meetings has been
set up with the applicant in order to keep all parties abreast of issues as they
arise. Because of the significance of the issues involved, it is not anticipated
that a determination report for that part of the application site in North
Warwickshire is likely until the Autumn. Officers will however report on
progress as appropriate, particularly on the outcome of the principal issue as
raised above in respect of scale
In the interim it is considered that with the agreement of the applicant, a visit
to the site would be worthwhile in order to appreciate the scale and extent of
the proposals particularly in respect of the assessment of the likely visual
impact.
Recommendations
a) That the applicant be requested to enable a site visit for Board
Members.
b) That HBBC be requested to challenge the applicant to provide the
evidence base that supports the quantum of development that is
currently being proposed, and that the outcome is referred to the Board
for further consideration.
c) That HBBC be requested to fully involve North Warwickshire in the
drafting of a Section 106 Agreement with reference to the issues
referred to in this report.
d) That progress reports be brought to the Board as appropriate.
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