Warwick District Local Plan (2011-
2029)

Hearing Position Statement — Matter
7b, Residential Allocation H40

On behalf of Catesby Estates Ltd

August 2016

Our Ref: A099226



Introduction

This Hearing Statement is submitted by WYG on behalf of Catesby Estates Ltd in respect of their land interests
at land south of Crew Lane and Woodside Management Centre, Glasshouse Lane, Kenilworth (the Sites).

The sites have been promoted by Catesby Estates Ltd in the Proposed Modifications Publication consultation
between January and April 2016. Copies of the Vision Framework Documents submitted as part of the
consultation showing how the sites could be developed are enclosed (Appendix 1) and identify the extent
of Catesby’s land interests. Representations were also submitted in 2014 by the landowner of the Woodside
Management Centre site to the previous Publication Consultation stage of the Warwick District Local Plan
process.

Land including the sites has been identified as Site Allocation H40 in the emerging Warwick Local Plan. The
Catesby Estates Ltd land interests at land south of Crew Lane comprise 18.59 hectares and those at Woodside
comprise 12.54 hectares. The two sites along with land at the adjacent Southcrest Farm comprise the H40
allocation proposed in the emerging Warwick District Local Plan although it is noted that the adjacent
Southcrest Farm is also identified as a proposed allocation for new education development.

This Statement draws upon comments previously made to the emerging Warwick District Local Plan process
as well as the Inspector’s Initial Findings (Exam 23) plus relevant background and evidence base Examination
Documents. The Statement supports the Council’s proposed allocation as it appears within the Proposed
Modifications to the Council’s Local Plan 2011-2029 (January 2016, LP25PM).

The representations are structured to respond to the Matter 7a questions raised by the Inspector in relation
to the proposed site allocation, issued on 15" July 2016 prior to the Stage 2 Hearings. WYG will be appearing
at the Stage 2 Warwick Local Plan Hearings in respect of Matter 7b: Proposed housing site allocations
Kenilworth — including Proposed Site Allocation H40 on Wednesday 19" October 2016.

As set out within this Statement, Catesby Estates Ltd fully support the proposed H40 allocation.
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Response to Inspector’s Questions:
1) What is the current planning status of the site?

The Sites controlled by Catesby Estates Limited plus adjacent land at Southcrest Farm comprise the proposed
H40 allocation.

Land south of Crew Lane is in agricultural use.

Land at Woodside Management Centre comprises the Management Centre itself plus associated facilities and
pastoral fields. Part of the Roman Settlement at Glasshouse Wood, a designated Scheduled Ancient
Monument (SAM) lies within the site boundary (south eastern part), adjacent to the A46. The site’s planning
history reflects its use as a Management Centre. Whilst the proposed H40 allocation encompasses the
Management Centre it is currently intended that the buildings will be retained.

The Proposals Map of the adopted Warwick Local Plan (2007) identifies the Sites as falling within the Green
Belt.

The H40 allocation is for the development of up to 640 houses.
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Response to Inspector’s Questions:
2) How does it fit in with the overall spatial strategy?

Section 39 of the Town and Country Planning Act 1990 requires Local Plans/SPDs to be prepared with a view
to contributing to the achievement of sustainable development. Sustainability Appraisal (SA), as required by
Section 19(5) is one way of helping fulfil this duty through a structured appraisal of the economic, social and
environmental sustainability of the plan.

Planning Policy Guidance (PPG) dated March 2014 states at paragraph 11-009 and 11-018 that the
Sustainability Appraisal should "focus on the environmental, economic and social impacts that are likely to be
significant....the sustainability appraisal must consider all reasonable alternatives and assess them in the same
level of detail as the option the plan-maker proposes to take forward in the Local Plan (the preferred
approach)”.

The Council’s SA process for the emerging Local Plan is considered to have fulfilled these requirements,
having identified a preferred Broad Option for the location of development on the edge of urban areas, and
then undertaking an assessment of sites with regard to their ability to contribute toward the preferred
sustainable development strategy (SA Addendum, SA10). Draft allocation H40 is considered to be appropriate
with regards to the preferred strategy for the distribution of development in the district, having been through
the due process.

National planning guidance in the National Planning Policy Framework (NPPF) sets out at para 79 the
fundamental aim of Green Belt land as being to prevent urban sprawl by keeping land permanently open
(para 79). In recognition of this aim, NPPF para 83 indicates that Green Belt boundaries should only be
altered in exceptional circumstances "through the preparation or review of the Local Plan”. Para 85 identifies
that when defining Green Belt boundaries local planning authorities should, inter alia, not include land which
it is unnecessary to keep permanently open and ensure consistency with the Local Plan strategy for meeting
identified requirements for sustainable development.

Warwick District Council have identified through the emerging Local Plan process that Green Belt land will be
required for development in order to meet the District’s Objectively Assessed Housing Need (OAN). Given
that 80% of the District is designated Green Belt and there are a number of existing site allocations on non-
Green Belt land their review of Green Belt boundaries and identification of land to meet housing needs whilst
protecting the fundamental aims of the Green Belt is fully supported. With reference to the proposed
allocation, the Council has identified in their Distribution of Development Paper (paras 23-28, HO25PM) that,
given the need for the Council to also meet some of Coventry’s unmet housing need, alongside the limited
supply of non-Green Belt land has contributed toward exceptional circumstances to justify the release of land
from the Green Belt.

With reference to the emerging Local Plan and process of site identification following the Green Belt Study
and SA findings, emerging Local Plan Policy DS4: Spatial Strategy sets out a number of criteria against which
housing and employment allocations will be measured. The proposed allocation has therefore been
considered against the relevant criteria of draft Policy DS4 as follows:

a) In the first instance, allocations will be directed to previously developed land within the urban areas
and in particular those areas where there is greatest potential for regeneration and enhancements,
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As set out in greater detail at Question 10 below, Warwick District Council identified a need to
undertake a strategic Green Belt review to allocation sufficient land to meet their OAN over the Plan
period. This has necessitated a need to develop greenfield (and Green Belt) land and the proposed
allocation H40 represents a sustainable location adjacent to the built-up urban area.

b) Where greenfield sites are required for housing, they should be located on the edge of built up areas
in sustainable locations close to areas of employment or where community facilities such as shops,
bus services, medical facilities and schools are available or can be made available;

The allocation is adjacent to the built-up urban area, specifically Kenilworth and the site is considered
to be in a sustainable location as identified by Catesby Estates Ltd in the Vision Frameworks dated
April 2016 (Appendix 1, pages 15-17 in both Vision Frameworks).

d) Limiting development on sites which would lead to coalescence of settlements to ensure settlement
identity is retained,

As set out at Q9 below the release of this land would not result in the coalescence of settlements and
would create a well-defined Green Belt/urban edge.

Sites which have a detrimental impact on the significance of heritage assets will be avoided unless
suitable mitigation can be put in place;

The extent of the Roman settlement at Glasshouse Wood, an identified SAM, falls partly within the
south eastern part of the H40 allocation. The Council have assessed this heritage asset within their
background work (HEO5) supporting the Local Plan and Catesby Estates Ltd have taken its importance
into account in producing an Indicative Site Masterplan (Appendix 1, Vision Framework for Woodside
Training Centre, pages 26-27). The Indicative Masterplan does not propose any built development
within that part of the site which falls within the SAM. Further invetisgative works could be undertaken
at detailed design stage but initial assessment work undertaken by both the Council and Catesby
Estates Ltd suggest that the SAM need not restrict the suitability of the site for development.

e) Areas assessed as high landscape value or other highly sensitive features in the natural environment
will be avoided;

As set out in response to Inspector’s Q10 below and Appendix 2, both Catesby Estates Ltd and
Warwick District Council have assessed the landscape in the locality. The allocation is considered to
be very well contained in relation to the wider Green Belt countryside between Kenilworth, Stoneleigh
to the east and greater Coventry to the north east. In particular the A46 forms a strong south eastern
boundary to the allocation. There is no public access to the sites and no significant visibility from the
public rights of way network in the locality. The Sites can be sensitively development to ensure
development is provided within a strong Green Infrastructure network to enhance their location on
the edge of the built up urban area.

f) Taking the national Green Belt policy into account, sites in the Green Belt will be limited to those
locations where exceptional circumstances can be justified. The following will be taken into account
in considering exceptional circumstances:

1) The availability of alternative suitable sites outside the Green Belt;

Around 80% of Warwick District’s administrative area currently falls within the Green Belt, which
constrains the areas of the District where development might occur. The only part of the District
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2)

3)

4)
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that falls outside of the Green Belt has already been subject to substantial planning permission
and proposed site allocations totalling 4,000 houses.

As identified by the Council in the Distribution of Development Document (HO25PM pages 24-
27), and SA (SA10 page 53), the most sustainable strategy for the District is to locate
development in sustainable locations on the edge of existing urban areas. Combined with the
need for land for housing development, reference to the preferred Spatial Strategy which
proposes development on the edge of urban areas has resulted in the Council reviewing and
identifying suitable sites for removal from the Green Belt.

The Council have also demonstrated that the proposed allocation is appropriate with regard to
the Spatial Strategy for the location of new development across the Plan period (see criterion a)
above).

The potential of the site to meet specific housing or employment needs that cannot be met
elsewhere

There has been persistent under delivery of housing in Warwick District Council in previous years.
As set out in Planning Practice Guidance (NPPG ID 3-035-20140306) any shortfall in housing
land supply should be addressed/recouped as soon as possible within a five year period.
Warwick District Council’s housing land supply estimate for the 2017-2018 monitoring period is
a marginal 5.18 year land supply (HO27PM, Page 14). The development of the site would
contribute to the 5 year land supply requirements as well as the overall housing requirement for
the District over the Plan period.

The potential of the site to support regeneration within deprived areas,
N/A in this instance.
The potential of the site to provide support for facilities and services in rural areas.

N/A the site is on the edge of the built-up urban area.
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Response to Inspector’s Questions:

3) In addition to housing provision, are there other benefits that the proposed
development would bring?

The development of housing on the proposed allocation would result in a significant number of benefits
alongside the contribution towards the OAN. These would include:
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High quality sustainable development
Delivery of new construction employment opportunities

Provision of new public open space, improved green infrastructure and access to public
footpaths and the countryside

Enhancements to the landscape and biodiversity habitats
Improvements to existing community facilities including education and health
New Homes Bonus payments

Off-site highways improvements
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Response to Inspector’s Questions:

4) What are the potential adverse impacts of developing the site? How could they
be mitigated?

Highways and Access

David Tucker Associates (DTA) have undertaken initial modelling work on behalf of Catesby Estates Ltd
demonstrating that any adverse highway impacts arising from the development of the allocation can be
appropriately mitigated. This work is included as Appendix 3 and is summarised here.

Without mitigation the development of the H40 allocation in isolation would likely result in highways impacts
comprising:

e anincrease in journey time on local roads by approximately 23 seconds over a distance of 2.3km;

e a PM peak reduction of 4mph in speeds of vehicles accessing the Kenilworth gyratory from the A452
northern arm approach;

e at worst moderate increases in vehicle queueing at identified junctions.

The modelling concludes that as a result of the development of the site, proportionate contributions would
be required toward planned off-site highways works on local roads including the A452 gyratory at Kenilworth
and the A46/A452 Thickthorn roundabout. The contributions required would be proportionate with what
would be ‘normal’ for a development of such a size, and would not threaten the viability of the development.

The work undertaken by DTA demonstrates that appropriate mitigation can be delivered to address the
impacts likely to arise from the development of the allocation and that it is not reliant on the provision of
other development’s infrastructure or land to come forward. As such there are no highways constraints to
prevent the sites in Catesby’s control coming forward in a timely manner and in isolation of the other
Kenilworth allocations.

Landscape

An inevitable result of development on greenfield sites is the fundamental change to the landscape as a
result. However, the context of the site is influenced by the allocation H40 being within a well-contained area
closely related to the existing settlement edge and the ability to define a strong Green Belt boundary as a
result of the release of the site for development. In addition, the Sites are visually well contained by existing
landscape features including the topography of the land. Further commentary on this position is set out at
Q10 below and Appendix 2.

Noise

Given the proximity of the H40 allocation to the A46 careful consideration is required in respect of noise and
vibration levels. A baseline sound level survey has been carried out by Catesby Estates Ltd to determine the
suitability of the site for residential development. The results of the assessment demonstrate that the sites
will be suitable for residential occupation following the implementation of a package of mitigation measures.
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Ecology. Ground Conditions and Flood Risk

The Catesby Estates Ltd Vision Frameworks (Appendix 1) prepared in support of the H40 allocation provide
further consideration of Technical Matters including Ecology and Biodiversity, Ground Conditions, and Flood
Risk and confirms that if any adverse impacts were to arise they could be mitigated as part of the detailed
design of development for the site.
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Response to Inspector’s Questions:

5) What are the infrastructure requirements/costs and are there physical or other
constraints to development? How would these be addressed?

In line with the draft Infrastructure Delivery Plan (ID) (INO7PM) Catesby Estates Ltd accept that physical,
social and green infrastructure will be required as a result of the development of the H40 allocation.

It is acknowledged that a new secondary school will be required to support the development of the allocation.
Draft Allocation ED2 in the emerging Local Plan proposes a new secondary school as well as potential primary
school to provide sufficient capacity to accommodate the proposed residential allocations. Reasonable
contributions towards the development of these new/expanded education facilities will be provided.

In addition, as set out at Appendix 3, potential highways and transport impacts have also been considered
by Catesby Estates Ltd. The council’s draft IDP includes schemes required to help mitigate the proposed
development of allocation H40. Costs of approximately £1.5 million have been identified with reference to
schemes local to the site and it is fully expected that the development will contribute on a proportionate basis
towards the mitigation proposals.

Other acknowledged potential infrastructure costs associated with the development of the site may comprise:
e pedestrian and cycle linkages;
e improvements to bus services;
o affordable housing;

e cultural and sports facilities and services.
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Response to Inspector’s Questions:
6) Is the site realistically viable and deliverable?

Para 47 of the National Planning Policy Framework (NPPF) states that local planning authorities should “boost
significantly’ the supply of housing in their areas, including identifying a supply of ‘deliverable’ sites. Footnote
11 to para 47 states that to be considered ‘deliverable’, site should be "available now, offer a suitable location
for development now, and be achievable with a realistic prospect that housing will be delivered on the site
within five years”.

Catesby Estates Ltd support the proposed site allocation on the basis that it is realistically viable and
deliverable. In addition to Catesby’s land promotion the landowner is actively involved in the process and the
site is capable of being delivered unfettered by any legal constraints. The intention is to submit a planning
application for the land interests immediately following the adoption of the Plan.
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Response to Inspector’s Questions:

7) What is the expected timescale for development and is this realistic?

Notwithstanding the Council’s June 2016 Housing Trajectory, assuming the adoption of the Local Plan in mid-
2017 with an outline planning application following post adoption, a start on site would be anticipated during
2018 following reserved matters applications. Delivery from the allocation as a whole would realistically then
be:

2018-19 — 50
2019-20 - 50
2020-21 - 80
2021-22 - 80
2022-23 - 80
2023-24 — 80
2024-25 - 80
2025-26 — 80
2026-27 - 60

TOTAL — 640
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Response to Inspector’s Questions:

8) What would be the effect of the proposal on the purposes of including land
within the Green Belt?

Para 80 of the NPPF sets out the five purposes of including land within the Green Belt. With reference to
the draft emerging Local Plan allocation H40, the release of the proposed allocation H40 from the Green
Belt would not harm the purpose fulfilled by the remainder of the Green Belt land in the area as set out
below and in more detail at Appendix 2.
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To check the unrestricted sprawl of large built-up areas: The proposed allocation forms a logical
expansion of Kenilworth is a very strongly defined and visually contained location. The A46
corridor and Crew Lane, combined with future reinforcing of green infrastructure as a result of
development will ensure that there is a robust Green Belt boundary with no risk of further
growth to the east or the north.

To prevent neighbouring towns from merging. There is no risk of any form of coalescence with
Stoneleigh or Coventry and there is no views either in or out of the sites.

To assist in safequarding the countryside from encroachment.: The surrounding landscape and
existing infrastructure contains the proposed allocation and provides a well-defined Green Belt
boundary.

To preserve the setting and special character of historic towns: There is no ‘vista’ toward
Kenilworth Castle.

To assist in urban regeneration, by encouraging the recycling of derelict and other urban land.
Whilst not strictly a landscape matter, however, the land subject to the H40 allocation is of a
lesser landscape sensitivity than other areas due to a lack of features of importance.
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Response to Inspector’s Questions:

9) What would be the effect on the openness of the Green Belt?

The use of what are currently green fields within the Green Belt for necessary built development will inevitably
result in some loss of “openness” as countryside becomes urbanised. However, in the context of eastern
Kenilworth this reduction in openness will be restricted to a very well contained area closely related to the
existing settlement edge. The existing Green infrastructure which defines the land can be enhance as part of
any future development proposals and the wider Green Belt to the north of Crew Lane, at Stoneleigh Park
and the Avon valley beyond the A46 will not be compromised by the proposed allocations.
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Response to Inspector’s Questions:

10) Are there exceptional circumstances which justify altering the Green Belt? If
so, what are they?

With reference to comments made above regarding the spatial strategy for the Local Plan as appraised in
the SA and the Council’s Green Belt review, the exceptional circumstances leading to the proposed
allocation H40 are considered to be twofold as set out below.

1)

2)

www.wyg.com

Housing Need

With reference to the Council’s housing need, as set out in the February 2016 Distribution of
Development Paper, Catesby Estates Ltd support the Council’s identification of housing need
as an exceptional circumstance resulting in the need for the identification of strategic Green
Belt land releases.

The Government is committed to increasing house building nationally. Para 47 states that local
planning authorities should look to ‘boost significantly’ the supply of housing and meet their
full, objectively assessed needs for market and affordable housing.

The Inspector, in his Initial Findings (EXAM 23) following the Stage 1 Hearings into the Local
Plan, concluded that the proposed OAN figure put forward by Warwick District Council was not
fully evidenced, and that overall the HMA would not meet its OAN. On this basis, significant
work has been undertaken by the Council and this Statement supports the revised OAN figure
of 16,776 dwellings over the Plan period 2011-2029, which in turn has created a requirement
to allocate additional land to deliver approximately 5,200 dwellings.

The Council has clearly identified throughout the emerging Local Plan process from the SA
(SA02 — SA10), to the Distribution of Development Paper (HO27PM) that they are unable to
identify sufficient land outside of the Green Belt to accommodate housing in line with the
preferred option for sustainable development within the Plan period.

With specific reference to the proposed site allocation it is noted that Kenilworth is tightly
constrained by Green Belt but that it needs to provide local housing. Historic housing trends
over the last two decades identify that 19% of the District's housing needs arises from
Kenilworth (para 8.63, DOC HOO03). This equates to 2.052 over the Plan period and a Green
Belt boundary review will allow for development to meet that arising need.

This significant housing need and the position of Kenilworth is an exceptional circumstance
which justifies the release of Green Belt land for future residential development and the
Council’s allocation H40 is fully supported.

Landscape Matters

Appendix 2 sets out a review of the existing baseline Landscape Character assessments for the
site allocation, undertaken by FPCR on behalf of Catesby Estates Ltd. The purpose of this
assessment is to address the landscape value of the site and underlying intrinsic character and
beauty, including whether or not it is highly ‘valued’. This is summarised below for ease of
reference.
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The proposed allocation is not, and never has been, covered by any form of landscape “quality
designation. Nor is it near or visible from any designated landscape such as an AONB or
National Park. On the ground, the allocation is very well contained in relation to the wider
Green Belt countryside between Kenilworth, Stoneleigh to the east and greater Coventry to the
north east. The well-established eastern residential edge of Kenilworth along Glasshouse Lane
forms the western edge of Woodside, with the A46 and Crew Lane providing clearly defensible
boundaries to the east and north. The allocation has a restricted visual envelope as a result of
the interaction of the urban form, well established vegetation and topography and has a strong
urban fringe character as a result of its proximity to Kenilworth with little sense of tranquillity
due to the adjacent A46 traffic noise.

Turning to NPPF para 81, comprehensive strategic green infrastructure proposals to be
developed in accordance with the development of the site would deliver positive enhancements
to the landscape features, visual amenity, biodiversity and accessibility of the area including
potential for new accessible routes for access to Stoneleigh Park and the Centenary way to the
north.
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Appendices
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Appendix 1 — April 2016 Vision Frameworks, land at Crew Lane
and land at Woodside Management Centre
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Appendix 2 — FPCR Assessment
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Appendix 3 — David Tucker Associates Assessment
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1.0 INTRODUCTION

1.1 Overview

This document has been prepared by Catesby Estates
Limited in respect of a potential allocation for residential
development at Land South of Crew Lane, Kenilworth (“the
Site”), which lies within the administration of Warwick
District Council. (“the Council”).

The document is submitted in support of the Council’s
emerging Local Plan with the Site forming part of the larger
overall site outlined for potential allocation for residential
development (ref: H40). Kenilworth is one of four key urban
areas identified within this emerging Plan that is required
to accommodate a significant proportion of growth over
the next Plan period.

TheSiteislocated outside of the extent of built development
which defines Kenilworth town and is within the Green
Belt. Land immediately to the west of the Site, ‘Southcrest
Farm’, has a proposed education allocation (ref: ED2) and
a parcel of land immediately to the south is a continuation
of the H40 residential allocation.

In such circumtances, and bearing in mind the A46 dual
carriageway runs directly alongside, the Site cannot be
said to continue to form part of the functional Green Belt.
Consequently, any future development upon the Site would
form a logical extension to the development envelope.

A separate document has been prepared by Catesby Estates
Limited in support of the land parcel to the south, known
as ‘Woodside Management Centre, Glasshouse Lane,
Kenilworth’. Both of these documents should be read in
parallel.

1.2 Scope and Structure

This document is comprised of the following sections:

SECTION 2.0 - SITE AND CONTEXT.

Identifies the location of the Site, introduces the
relevant local context, studies local architectural style
and building form, and references all significant local
facilities including the local network of public rights of
way, highways and public transport.

e SECTION 3.0-SITE APPRAISAL.
Focuses on the immediate context of the Site,
documenting how the various constraints will shape any
potential development proposal.

e SECTION 4.0 - DEVELOPMENT PRINCIPLES.
Demonstrates the deliverability of the Site by illustrating
a potential development proposal and provides an
indication of the likely capacity of the Site.

SECTION 5.0 — CONCLUSIONS.
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Expansive view south across the Site
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2.0 SITE AND LOCAL CONTEXT

2.1 The Site

The Site, delineated on the Strategic Context diagram
below with an asterisk, is located at the eastern edge of
Kenilworth at the heart of Warwickshire, north of the towns
of Warwick and Leamington Spa and 8km southwest of the
city of Coventry. The Site sits to the south of Crew Lane and
to the east, the A46 dual carriageway to the east.

Kenilworthis a vibranttown centre. In addition to the diverse
range of High Street shops, restaurants and businesses,
the town boasts a medieval castle, Elizabethan palace and
gardens. Stoneleigh Abbey is Grade 1 listed within the
Register and Historic Registered Park and Garden and lies to
the east of the town.

Reasonably close to the Site are two neighbourhood
centres, the closest of which is conveniently located within
1200m. Other essential services are located within the
neighbourhood, such as primary and secondary schools,
recreational facilities and public transport links.
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The Site is directly connected to the local road network
(via both Crew Lane and the land parcel to the south, onto
Glasshouse Lane) offering connections to the primary road
network (A46, M6, M40, M42) at the wider level. A new rail
station serving the town is currently under construction off
Priory Road with a scheduled completion date of December
2016. This will significantly enhance rail links between
Kenilworth and Leamington Spa, Coventry, Birmingham and
London.

The extent of the Site controlled by Catesby Estates Limited
(as shown by the Site Location Plan on the following page)
is contained by mature field boundaries all round, A46
corridor planting to the east, Crew Lane Arboretum to the
north and structural pla