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What is the cument planning status of the site?

The site comprizes the Former Warwick Police HG, and includes brownfield land identified in the
adopted Warwick District Local Plan [1574-2011) as a Major Developed Site in the Green Beli!.

The site ceased to ocperafe oz the HG in 2011 and the Warwickshire Police and Came
Commissioner [PCC) declared the site surplus to operaficnal reguirements in ks enfirety in June
2015, The site hos largely been vacated, and off-site premises have been purchased and are
b=ing prepared for relocation of uses that curently remain on-site. It is anticipated that the site
will be fully vacated in 2017, The cument posiion B set out in a statement from the PCC and
Warwickshire Police [see Appendix 1).

Warwickshire PCC E pursuing a mosterplonning approach, to bring the site foraard for

developrent, in close co-operation with the Coundil.

How does it fit within the overall spatial strategy?

The spatial strategy of the Publication Draft Local Plan is set out in Policy D34 (with Proposed
Modifications?). The Former Police HG fits with relevant criterio as follows:

a] The site ies on the uroan edge of Leek Wootton and incledes a significant level of previowsly
developed |land, where alloccations are to be directed in the fist instance, and coffers great
potential for enhancement of the historic environment, as cutlined at Gu 3.

bB)] The site ies on the edge of the wban/buillt-up area of Leek Wooton, a sustainakble loccation,
wheare greenfield sites should generally be located. In this respect, the Council's evidencea
base, identifies Leak Wootton as a sustainable locotion for housing growth, taking account of

satilement size, services/faciities and accessibilityd.

d] The site lies to the west of Leek Wootton and the western part of the site is wheolly developed,
which effectively encloses the curenily undeveloped pardt of the site. Consequently,
development of the site will not bring Lesek Wootton closer fo any other setlerment and will

not lead to coalescence.

2] Development of the site will preserve and enhance the significance of herfage ossets, in
parficuler the Grade |l listed Woodocote House and locally listed gordens/parkand, as
outined at Gu.3.

! Worwick Distiot Loool Plan [1996-2011) [Swbmission Doovments Ref: O02).

? Proposed Modification Bef: Mod 2.

1 Viloge Profile and Houwsing Alooafions, February 20046 [Submission Doowments Beft W13PM) ond referenced Setiement Hisrorohy
Reporf, June 2013 [Submission Doouments Ref: W)

August 2006 gva.co.uk 1
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fl The Councils evidence base classfies the site as high/medium in terrme of landscape

sansitivity to housing development, which constrains rather than precludes development. This
includes The Paddock, which i noted as having little relationship with its suroundings and &
considered suitakble for dewvelopment, providing boundaory vegetation and trees are
protectedt. Full regard has been given to the landscape sensifivity of the site, as oullined at
4.

gl The Council's evidence pase sets out the exceptfional circumstances for release of Green
Belt, as outlined ot Gu.11.

In addition to housing provision, are there other benefits that the proposed

development would bring?

The eensfits of the proposed developrent, for Warwickshire PCC, Warwick Diestrict and the local
community are summarnzsed in Section 4 of the Former Warwickshire Police HQ Masterplan (the
Muosternplan ] see Appendix 2]. In addifion to making effective vse of brownfield land to deliver
housing, key site specific banefits for the local community relate to the historic environment and

apen spoce/community facilities.
Historic environmend

The proposed development will ensure the long term conservation of the Grade Il listed
Woodcote House, and ossocioted historc structuees, and will enhance the significance of
heritage assets. As demonstrated in the Masterplan [see Appendix 2] and Former Warwickshire
Police HQ Capacity Study [the Capacity 3ftudy) [zee Appendix 4], enhancements include:

= Remowval of the highly insensitive 1940s extension fo Woodcote House, with space provided
arcund the building fo reinstate its free-standing form.

= Remowal of unsympathetic extensions fo the former stakle range, and replacernent of parking
within the former kitchen garden walls with a development that reflects the glasshouses that
histoacally stood on the ste, set within a formal garden.

# PReducticn in parking and reinstatement of kawn to the forecourd of Woodoote House,
improving views on the approach to, and from the east of, the Houwse.

*  Improvement of vistas, including through the removal of the telecommunications mast and
reduced massing, with exkfing lorge buildings replaced by modest dwellings, thereby

increazing the dominance of Woodoote House.

4 landscope Sensitivity and Eoological 4 Geological Sudy, Hovember 20013 [Submission Documents Ref V14| ond Landsoope=
Jensitivity ond Foological & Geologiog! Study — Londsoope Assessment Updote, Aprl 2014 [Swbmission Doowments Bef: W1 7).

August 2006 gva.co.uk 2
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4.4

4.5

Open spoce/communily faciliies

Az demonstrated in the Masterplan and Capociy Sfudy [see Appendices 2 & 4|, extensive areas
of open space wil be retained within the site, with potential for recreational use by the wider
community, incleding The Lunch woodland, in ine with the aspirations of the community as set
out in the Draft Meighbourhood Developrent Plan (NDP). In addifion, the existing pavilion,
associated with the open space, could provide a multi-purpose community facility, again in line
with the aspirations of the community as set out in the Draft MDP.

What are the potential adverse impacts of developing the site? How could they

be miligated?

The Masterplan has been inforrmed by baseline technical assesments in respect of fransport,
ecology and landscape, historc environment, flood sk and ground condifions, as provided

within the Leek Woohon Masterplan Baseline Technical Assessments document [see Appendix 3).

Az summarised in Section 2 of the Masterplan [see Appendix 2), there are no technical constraints
that preclude development of the ste for housing. Howewer, careful consideration is reguired in
respect of the impact of developrnent on the histodc envircnment and landscape. In this respect,
work haz been on-geoing as the proposals have developed, together with further assessment of
transport impacts ghven concems of the local comemunity.

Histonc environment

Full regord has been given to herntoge assets, with on-geoing input of specialist advisors Grover
Lewis Associates Lid, in consultation with fhe Council's conservation officer. The evolution of
proposals and how they have been shaped by Esves raised by the Council, and other intferested
parties, & set out in the accompanying Hertage Assessrment (see Appendix §).

Owerall, development of the site presents an opportunity to enhance the significance of herdtage
assets, as demonstrated in the Masterplon and Capacity Study [see Appendices 2 & 4), and
outiined in Gu.3.

The cpporunity presenfed by development of the sife i recognised by Historic England in their
representations to the Proposed Modifications®, and Place Partnership Lid are seeking fo share
the Mosterplan and Caopacity Study with Historic England in order to safisfy them that the
quanturm of development proposed can be accommodated without unacceptakble harm to
hertage assets.

* RPepresentotion §78%5 on Proposed Modificotions Jomeary 2016 by Hishoric England.

August 2006 gva.co.uk 3
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Llondscape

Az et out in the Council's evidence base, and noted at Gu 2, the landscape sensifivity of the site
constrains rather than precludes developments. Full regard hazs been given fo the landscaps
sernsifivity of the site, with a landscape-led approach to the evolution of proposals, as set out in
the Landscape /Muval Update Report [zee Appendix 7).

Owerall, oz demonstrated in the Masterplon and Caopacity Study [zee Appendices 2 & 4], all
significant landscape features will be retained, which together with high gquality layouts, design
and londscape structure, will preserve the overall infegrty of the pordond and setting to
Woodoote House, and will assimilate the development into the sumocunding landscape context.

The exclusion of The Lunch woodland from the developrment area and retention of frees acros
the site, addresses concermns raised in the representations to the Proposed Modifications of The
Woodland Trust” and Worwickshire Wildife Trust?, and Place Parinership Ltd do not raise objection
to Policy DEMEW3 being changed to inclede protection of trees. B B noled that the
representations of Warwickshire Gardens Trust support Policy DSHNEW3%.

Transport

A Trarsport Assesrment [TA) hos been underaken for the proposak illusirated in the Capacity
Study, taking account of proposed site access arangements, incleding improvements to the
principal Woodzote Drive/Woodcote Lane access [see Appendix B).

The TA demonstrates policy compliance in terrns of accesibility, parking, servicing/deliveries and
moverment by sustainakble modes of transport, with a movement and access shrategy and
Frarmewaork Travel Plan taking account of, and encowaging. cycling and walking. Furthemrnore,
directly addressing a key concem of the local community®, the TA demonstrates, based on a
comparative assessment of tip demands asocioted with existing permitted use of the site, that
the development wil, at worse, have a neglgicle impact on the operation of the surounding

highwoany and transportation network, including the Warwick Road Woodoote Lane junction.

£ |landscope Sensitivity and Eociogical 4 Geological Sudy, Movember 2013 [Submission Documents Ref: V18] ond Landsoops
Jengitivity aond Eoological & Geologioal Sudy - Londrogpe Assessment Updote, April 2014 [Svbmission Doowments Ref: W17).

T Bepresentaticn §5707 on Propos=d Modificotions Jorwary 2016 by Woodlond Trest

i Represenbotion FO00S on Proposed Modificofions Jorwary 2014 by Waonsicioshine Wildiife Trost.

* Bepresenbation 70025 on Propos=d Modifications Jarasary 2014 by Wanvickshire Gordens Trust.

1% Incheding, bt niot limited o, Representalion 68530 on Proposed Modificofions Jonuary 2006 by Lesk Woolton and Gury's Cliffe
Parish Coasncil.

August 2006 gva.co.uk 4
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5. Is the scale of development proposed compatible with the capacily of the village
to accommodate further growth in terms of its character and appearance, the

level of services and existing infrastructure?

L | The Council's evidence base apporfions dwellings to Growth Villages''. In the first instance this i
based on settlement size and relationship to Coveniry, which ensures parity between vilages, and
for Leek Wootton indicates growth of 114 dwellings. Actual levek of growth then take account of
ather factors, including services(infrastructure and availakility of suitakble stes, with the capacity
of Leek Wootton marginally increased to 120 dwelings. This reflects that Leek Wootton s identified
as having reasonakbly good access to services and facilities, with the village primary school noted
as having more than sufficient caopacity to accommodate such growth, and that the Former
Police HG site is highlighted as a significant opportunity fo bring forward development on
brownfield land to improve herfage assets, with capacity for around 100-125 dwelings. This i
supported by the Masterplan and Capacity Shedy (see Appendices 2 and 4). In addifion, as set
out in the Masterplan, reuse of brownfield land to deliver growth, together with retention of
landscape featuras as set out at Glud, will rmaintain the wider rural identity of Leek Wootton.

52 It is ocknowledged that the Parsh Council seek a lower level of developrment in the Draft HDP,
due fo broad concems arcund character and appearance and services/infrastructure, incheding
the highway network’?. However, in ight of discussions above and at Gus. 3 & 4, the evidence, in
our view, demonstrates that such concerms are umnwamanted. Fundamentally, in line with the
Maticnal Planning Palicy Framework (the MPPF] (para 184), the MDP should e aligned with the
strategic needs and pricdties of the wider local area and should not promote less developrent
than set out in the Local Plan.

b. What are the infrastructure requirements/costs and are there physical or other

constraints to development? How would these be addressed?

&1 Irfrastructure reguirernents are set ocut ot Section 4 of the Masterplan [see Appendix 2], and
brcadly relate to transport improvements, cpen space, community infrastrecture and affordakle
Fousing. The costs of these have been taken intc account in fthe viakilly assessment of the
proposed allocation, underaken by Bilfinger GYA on behalf of Place Partnership Lid, in
comnsultation with the Council (see Appendix 5). As set out ot Gu .4, there are no constraints that
preclude development, but mitigation may be regured, incheding in espect of remediation,
ecology and trees, and droinoge. Mitigation measures will be informed by further defailed
technical assessments as the proposak develop, but the viakilty appraizal makes approphate

1 Vilgge Profie and Housing Alocobions, February 20146 [Bubmission Docwnents Ref: V18PK).
¥ Qepresentofion 67520 on Proposed Modificofions Jonuory 2016 by Leek Wootton and Guy's Cliffie Panish Council.

August 2006 gva.co.uk 5
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allowances. As set out at Gu7, the viakility appraial demonstrates that the development can
rmeat such costs and be viakble.

Is the site realistically viable and deliverable?

A viakility assemsment of the proposed allocation for 115 dwelings has been underaken by
Bilfinger GVA on behalf of Place Partnership Ltd, in consultation with the Council [see Appendix
5). This demonstrates that the site is viakle, taking account of policy requirements, including
affordakde howusing, standards, and infrastructure confributions, and costs of development and
rifigation, incleding conversion of the Grade |l listed Woodoote House. Allowing for developer
profit, the site wil deliver a positive retumn for the landowner, in ine with the net land value
achieved on the recent sale of residential development land at Warwick. This will 2nsure the site is
deliverable. However, it should be noted that, in this instance, the landoaner has declared the
site surplus to operational requirements and retention in existing use & not, therefore, an option.
The aim of disposal is fo achieve best value, with the receipt supporiing delivery of police services
with Warwickshire.

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

The Council's housing frajectory sets out that housing will be delivered bebasen 2018/17-2022/23
at around 30 dwelings per annum'?. This is realistic and broadly in line with the programme set out
in Section 4 of the Masterplan [see Appendix 2], which takes account of builld fimefrarmes within
the viakility asseszment [zee Appendix 5. In this respect, as set out ot Qu.1, the site i anticipated
to be vacaoted in 2017, and, allowing for planning permissions to be obtained and disposal of the
site, developrment iz anficipated to commence eardy 2017, With a single house builder and in
cument morket conditions, with an element of caulion for the unprecedenfed uncerainty
following the decision in June 20146 to leave the EU, it s arficipated that delivery will b2 at a rate
of around 34 dwelings per annum and will, therefore, take arcund 4 years, including a l=ad in
time of around 3 rmonths for site preparation. As such, completion would be 2022, or eardy 2023, in
ire with the Council's housing trajectony.

The expected fimescales for delivery are predicated on the phasing approach to bringing
foraard allocated sites in Growth Villages, as set out in orteron (o) of Policy H10 of the Publication
Draft Local Plan, being deleted, together with supporting fext. This will ernsure comsistency across
the plan. with Proposed Modifications to the explanation to Policy D311 delsfing the phasing
approach4 it will alse make the plan scund. In this respect, the phasing approach delays delivery
aof housing, whereas the MPPF [para 47] seeks to boost significantly the supply of housing.

13 Lol Plon Housing Trojectory, Febreary 2014 [Submission Doowments Ref: HO28PM).
"4 Propiosed Modificofion Ref: Mod 11.

August 2006 gva.co.uk &
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Furthiermore, for the Former Police HQ site, it is not an approprate strategy, as it will Ask the site
being brought foraard as a comprehensive whale, as required by Policy DEMEW3, and is likely to
focus development on the greenfield part of the allccation, delaying delivery of the brownfield
part, including conversion of the Grade |l listed Woodcote House, whereas the NPPF (para 17])
encourages reuse of browrnfield land and conservation of heftage assets.

What would be the effect of the proposal on the purposes of including land within

the Green Belt?

The Council’s evidence base considers broad areas and parcel of land against the purposes of
including land in the Green Belt!'5. The main built part of the site falls within Broad Area 4, which &
assessed as making a considerable confibution to all Green Belt purposes. However, by
definition, thie encompasses a large area, and the pard of the site within Broad Area 4 &
brcwnfield, for which redevelopment is suppored in principle under the NPPF [para 87), and its
individual contriibution will, therefore, be ot best limited. The remainder of the ste, incleding The
Paddock and adjacent parkland/playing fisld, falls within Porcel LW4. Of all four parcels at Lesk
Wootton, LW4 makes the least contribution to Green Belt purposes. In parficular, it is noted that
the westemn side of the porcel is wholly developed — that is, the main built part of the site — which
haz a significant wbanising influence on the Green Belt and effectively divorces the open land
frarm the wider Green Belt.

I light of the abowve, the proposed release of the site from the Green Belt will not have a material
impact on Green Belt purposes. It is acknowledged that the Parish Council seek the playing field
and locally listed gaorden/parkland to be retained under Green Belt protection's. However, it is
clear from the purposes of the Green Belt that designation is due to the position of land, rather
than recreaticnal or landscape value. Taking account of the above, there & o reason for this
land to be retaired within the Green Belt and other planning policies can be uwsed o affoed
appropriate protection.

What would be the effect on the openness of the Green Bel?

The site is not free from development. The western part of the site is wholly developed, which, the
Council’s evidence base notes as having a significant urbanising influence on the Green Belf!®.
Indeed, replacement of existing large, mulfi-storey buildings within the ste with more modest
dwellings will have a positive impact on the opennass of the Green Belt. The remainder of the site
i largely open, save for the Former Tennies Courts, which comprise hardstanding, fencing and
ighting. There is alc the dwelling of Broome Close, which s not within the Former Police HGI

12 _Ipinf Green Belf Sfudy, June 2015 [Bubmisson Docvments Ref: LAOTPR].
lé Qapirmsentafion 68520 on Proposed Modificofions January 2014 by Leak Wootton and Guy's Cliffe Parsh Council.
17 Jpinf Green Beff Sfuwdy, June 2015 [Submission Documents Ref: LADOTPR].
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landholding. In addition to these built structures, The Paddockfland Bast of Broome Close &
surrounded by developrment on two sides, which, together with the main built part of the ste
compromises the sense of openness. It s noted that the Council’'s evidence base scores Porcel

LW4, which includes The Paddock and adjacent parkland, as zero in terms of openness™.

11. Are there exceplional circvmstances which justify altering the Green Belt? If so,

what are they?

11.1 The Council’s evidence base sets out the exceptional circumstances to justify altering the Green
Bali®. Fundamentally, the exceplional crcumstances are the need to provide for the growth of
the District, and the unmet needs of Coventry, together with a limit to suitakle sites outside of the
Green Belt. In respect to Growth Yillages, relecse of Geeen Belt land is important in meeting local
Fousing needs, as well oz providing for the District's overall housing reed and Coventry's unmet
Fousing need, with Growth Yilages within the Green Bel being betier plaoced in ferms of
connectivity to Coventry than those outside the Green Belt.

Bjoint Green Belf Sfudy, June 2015 [Sulbmimsion Documents Ref LADFPM)_
'* Disimbudion of Development, Febrory 20146 [Suvbmisson Documents Bef HO25P8).
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Future of the Former Warwickshire Police Headquarters, Leek Wootton

The site at Leek Wootton was home to Warwickshire Police™s [WFs) Headguarters from 1949 until
2011, when the Force mowved its Chief Officers to the nmewly constructed Warwickshire Justice
Centre in Leamington Spa. Although most of the other police functions occupying the site at that
time also relocated away from the site, Leek Wootton remained the location of WF's
communications centre.

WP entered into a Strategic Alliance with West Mercia Police [WMP) in 2012 (*the alliance’). The
establishment of the alliance led to the introduction of a common policing service delivery model
across the geographical area covered by both forces. This included the development of a single call
handling and deployment model to manage all calls into the two forces.

However, a review by the alliance in 2014 determined that there was an cperational need for both
forces to have a new communications centre capability offering improved:

# Operational Command and Control Suite;
# Strategic and Tactical Coordination Suites for major and critical incidents;
®  Ability to coordinate operational planning, duties and contingencies management;

# Ability to respond to major incidents coordinated and managed by Cabinet Office Briefing
Room (COBR) and the Local Resilience Forum [LEF); and

® Capacity to introduce new ways of working; including facilitating shared functions with
partner emergency and cvil resilience services.

The Government supported the above and provided funding via its Police Innovation Fund for the
delivery of two new communications centres for WP and WMP. This led to the acquisition of
Meville House, a former data centre on the Warwick Technology Park and purchase of this building
by WP was completed in December 2015. Planning permission {W,/15/1598) for 25 additional car
parking spaces at the site, to facilitate the building's conversion to a police communications centre,
whas granted by Warwick District Council on 08 December 2015.

Establishment of the new communications centre capability is a complex programme, invalving not
only purchase of the new building but also, in parallel, procurement of a range of new enabling
technologies to support the operation and management of the new capability being developed.
Contracts for all of the required new enabling technologies have been awarded.

WP are, at the time of writing, fitting-out MNeville House to make it operationally ready and transfer
of all communications centre staff to the new facility is planned to start at the end of 2017,
whereupon the Lesek Wootton site will be whaolly vacated. Formal disposal of the old site will take
place in parallel with this, with marketing commencing during May 2017.
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We therefore trust that this information gives the Planning Inspector assurance that the Leek
Wootton site will be available for housing development from 2018 onwards.

Yours sinceraly

Philip Seccombe
Warwickshire Police and Crime Commissioner

24™ Aygust, 2016
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i

Karen Manners, Deputy Chief Constable
on behalf of

Martin Jelley

Chief Constable, Warwickshire Police

24" August, 2016
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1. INTRODUCTION

Development of the Former Warwickszhire Police
HQ site provides an oppeortunity for the Police and
Crime Commissioner Warwickshire to leave a
lasting legacy for the local community of Leek
Wooton

This Sectfion infroduces the Masterplan. It outiines the
masterplanning process and explains the role of the Masterplan

within the wider planning policy framework.




Overview

This Masterplan provides the strategic framework for the
development of the Former Warwickshire Police
Headquarters (HQ) over the next five to ten years.

The Warwickshire Police and Crime Commissioner [PCC) has
declared the site surplus fo operaficnal requiremenits. This
decision is part of a wider rationalisation of estate that is
being achieved through the codocation of what have unfil
now been separate teams within Warwickshire and West
Mercia. The rationalisation of estate s an imporfant element
in Warwickshire PCC's response fo austerity, which seeks to
achieve significant savings whilst simutaneously improving
services to citizens. The disposal of the site for development is
to achieve best value for Warwickshire PCC and leave a
lasting legacy for the local communiiy.

The site presents challenges, including in respect of
conserving and enhancing the historc environment and
valued londscapes. However, it also offers enormous
potential and an exciting cpporiunity to deliver housing,
community infrastruciore and environmental enhancements,
and, in doing so, contfribute to the thriving, rural community of
Leek Wootton.

Balancing the need for development and the sensifivity of
the site requires that planning permissions are brought
forward within the context of a Masterplan. The purpose of
the Masterplan is o establish a framework for the
developrment of the sife in order o provide clarity as to the
expectations of development and o ensure that each part
of the site comes forward with regard fo its role in delivering
developrment of the sife as whole.

The Masterplan has been prepared with a thorough analysis of
the site and its surcundings, consideration of allernative uses
and development cpfions, and consultation with Warwick
Disirict Council and Leek Wootton and Guy's Chiffe Parish
Council.

The Masterplan provides the basis for confinued engagement
with Warwick District Council and stakeholders, including the
local community, in order 1o secure consensus and the support
of all stakeholders for the development of the site. The
Maosternplan will also support Warwickshire PCC in obfaining o
positive allecafion for development of the site in the new
Warwick District Local Plan, and will subsequently support
disposal of the site and guide all future planning applications for
the site.

Report Structure

Following this infroduction, the Masterplan is structured as
follows:

= Section 2 Site Assessment provides a summary of the findings
from the estate assessment.

= Section 3: The Mosterplan draws on the estate assessment to
set out a vision and development principles for the fulure
development of the site, and then franslates these
requirements into a strategic framework, with more detailed
criteria provided for each character areq.

= Section 4: Delivery & Benefits provides guidance on delivery,
including an indicafive programme, and concludes the
Masterplan by summarising the benefits that development
will deliver for Warwickshire PCC, Warwick Disfrict, and,

importanily, the local community.
Foge 2



Masterplanning Process

The Masterplan has been prepared through four principal stages
— i} information gathering and analysis; [§ij formulation of opfions;
fii} developrment of prefered copfion into a Draft Masterplan; and
(iv] finclisafion of the Maosterplan. If has been a collakborafive
process, including consulfation with Warwick District Council and
Leek Wootton and Guy's Cliffe Parish Council.

stages 1 and 2 of the Masterplan were completed in June 2015
and culminated in the preparation of an Issues and Options
Eeport. This set out a comprehensive assessment of the site and
its surcundings, including baseline technical assessments on
transport, ecology and landscape, the historc environment,
flood risk, and ground conditions. Drawing on this, alternative uses
and development opfions were considered, including a business
park, a kotel, a retirement vilage/care home, and new homes.

Key conclusions from the Issues and Options BEeport were that:

= The historic environment and londscape are key constraints to
developrmeni/redevelopment.

= The main built area of the site, together with largely
undeveloped areas to the south east of the site, offer the
greatest potential for development.

= Development for new homes has the greatest potential. There
iz some potential for a refirement villoge/care home, but a
hotel s subject to competition and a business park has the
least potential due to the site’s fringe location.

Consultation with Warwick District Council and Leek Wootton and
Guy's Cliffe Parish Council has revealed support for developrment
of the site to deliver new homes. This is the basis on which the

Maosterplan has proceeded.
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Policy Framework & Masterplan Role

The Masterplan has been prepared within the confext of the
emerging new Warwick District Local Plan, which is to guide
developrment of the Disiict o 2029 The new Warwick Disinict
Local Plan will replace the "saved’ policies of the Warwick District
Local Plan [1774-2011), adopted 3eptember 2007. The Warwick
Disirict Local Plan (19942011} is fime-expired, covering the period
to 2011. In addition, it pre-dates the Mational Planning Policy
Framewaork [MPPF]. whereas local plans should be consistent with
the principles and policies of the NPPF, including the

Maticnal Planning Policy
Framework

presumnpfion in favour of sustainable development. fFomer
Warwickshire Police
Warwick District Council submitted the Publication Draft of the HQ Masterplan

new Warwick District Local Plan for independent examination in
Jarnuary 2015. However, the examination was suspended for the
District Council o undertake further work and consultafion to
address the Inspector’s concems about the supply and delivery
of hiowsing. This has resulted in Proposed Modifications, inchuding
a positive allocation for comprehensive residential development
of the Former Warwickshire Police HG site, supported by a site
specific policy to ensure development comes foreard within the
context of a Masterplan. The examination has resumed and
adopfion of the the plan i provisicnally fimetabled for March
2007 .

A Meighbourmood Development Plan is also being prepared for Planning Application/s
Leek Wootton and Guy's Cliffe Parish with a Draft pulblished

summer 2014 for Pre-Submission conmsultation. The Neighbourhood

Development Flan will need o be in confomity with the sirategic

policies of the new Warwick District Local Plan, but beyond this it

will provide the local community with a fool fo shape

development in their area. The Masterplan fakes account of the

objectives and aspirations of the emerging Neighbourhood

Ceveloprment Plan. Foge 4

Leck Wootton and Guy's Cliffe
Heighbourhood Development
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2. SITE ASSESSMENT

Balancing the need for development and the
sensitivity of the site requires a masterplanning
approach and it is important that this iz informed
by a through analysis of the site and its
surroundings.

This Section setfs out the findings from the site assessment, which
provides the context for the vision and development principles
for the future development of the site.




The Site

Strategic Locafion

The Former Warwickshire Police HG site lies within the administrative
area of Warwick District Council in the county of Warwickshire. It is
lccated on the western edge of the villoge of Leek Wootton, within
an attractive rural setfing, with agricultural fislds to the north and
the natural landscape of Warwickshire Golf and Couniry Club o
the south and west. Leek Wootton is a sustainable rural setilerment,
with local services, including a primary school and public house,
and good accessibility, including by bus, o the District’s main
towns of Warwick [around Skm o the south) and Keniworth
jaround 4km to the north). The nearest frain stafion is ot Waorwick,
with trains to Birmingham and London, with a station also at
Warwick Parkway. Leek Wootton i situated off the Ads, which gives
access fo the M40, and the wider motorway network.
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The 5ite

The site comprises an area of approximately 25ha. The main built
areq equates to around 3ha and comprises a complex of buildings
of various sizes, ages and types, together with car parks and a
large telecommunication mast. The most notable building on the
site is Woodcote House, a Grade |l listed Victorian former mansion,
now extended with functional modem stroctures to form the main
part of the Police HG. Associated with Woodcote House is the
much altered and extended fommer stable range, and the former
kitchen garden walks incorporating rusficated stone gate piers with
iron gates. To the north of Woodcote House is a seres of modern
functional buildings associated with the Police HG.

The built area is served by two private drives off Woodcote Lane,
the principal access being from the south-east (Woodcote Drive
Access] and the secondary access from the north-east [Morth
Lodge Access). Predominantly open parkland extends out from
Woodcote House fo the east and west, with The Paddock and
Land East of Broome Close in the eastemn most part of the site.
Additionally, the Former Tennis Courts, currenily used as a car park,
are to the south, and extensive woodlands, which are known as
The lunch and contain two man-made lakes and an overflow
stream, are 1o the north. The whole of the site is currently washed
over by the Green Belt.



Flanning History

Woodcote House and its grounds became the HQ of
Warwickshire County Constabulary in 1949 Since then a number
of new, and in some cases large. buildings have been infroduced
1o the north of the House. In the 1950s the north service wing
attached to Woodcote House was demolished and a new wing
constructed in an unsympathetic conmtemponary style.

More recently there have been two planning permissions for
redevelopment of the site — [i} to create a fit-for purpose HG for
Warwickshire Police, [Ref: W/08/0%35), and i) foruse as a
Confinuing Care Eetirermnent Community [Eef- W/T11/114858). These
permissions involved wide-scale demolition, with the notable
exception of Woodcote House.
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Strategic Planning Policy

National Planning Folicy

MNational PFlanning Policy is principally set out in the NPPF, issued
March 2012. Key natfional policy themes are:

» The presuvmpfion in favour of sustainable development: This i
at the heart of the NPFPF and is the “golden thread”™ ronning
through plan-making and decisicn-taking. The NPFPF sefs out
three elements fo sustanable development - economic
[supporting growth]; social [supporting communifies by
providing housing); and environmental [contributing to
protection and enhancement of the natural, built and historic
environment).

= Re-use of previously developed land: The MPPF encourages
the effective use of land by re-using brownfield sites, such as
the Former Warwickshire Police HQ site.

= Protecting the Green Belt: The NPPF states that the
fundamental aim of the Green Belt is to prevent urban sprowl
by keeping land permanenily open. Mew buildings in the
Green Belt are generally considered “inappropriate™ and
harmiful to the Green Belt and development should not be
approved except in “very special circumstances” . There are a
few exceptions to this, including the redevelopment of
previously developed land. The NPPF also allows for Green Belt
boundaries o be altered through the preparation of a Local
Plan.

= Conserving and enhancing the historic envirenment: The NPPF
gives “great weight ~ to the conservation of herifage assets,
with any harm weighed against the public benefifs of the
development, including securing optimum viable use.

Warwick Disirict Local Plan (19%6-2011)

Under the Warwick District Local Plan [1996-2011), the Leek
Wootton site is washed over by the Green Belt. However, the
Warwick District Local Flan (199462011} identifies the main built
area of the site as a Major Developed Jite [MDS) infhe Green
Belt where appropriate redevelopment will be pemitted.
There is, therefore, policy support for redeveloprment of the
main built area of the site.

Hew Warwiclk Disfrict Local Plan — Pueblication Droft

The Publication Draft of the new Warwick District Local Flan
shiows the maojorty of the Leek Wootton sife as washed over by
the Green Belt. The MDS boundary of the Warwick District Local
Plan [192&2011) has not been camried over. However,
reflecting the MPPF, Policy M52 supports the redevelopment of
previously developed land. There is, therefore, confinued
policy support for redevelopment of the main built area of the
site.

In addition, the Publication Draft of fhe new Warwick District
Local Plan identifies Leek Wootton as a Growth Villoge — that is,
ane of the District’s most sustainable rural settlements —and
excludes the village from the Green Belt, together with The
Paddock, Land East of Broome Close and the Former Tennis
Courts, which are allocated for housing vnder Policy D511,
These sites are ideniified as having capacity to deliver around
40 dwellings.

The Publication Draft is the starfing point for the examination,
and any modifications recommended by the Inspector will be
to this Plan.
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Proposed Amendmenis

A table of proposed amendments aoccompanied the submission
of the Publication Draft for examinafion in January 2015. The
proposed amendments do not supersede the Publication Draft,
but were submitted for the Inspector’s consideration. The
proposed amendments include a reduction in the size and
capacity of the Paddaock, due to concems about the impact of
development on the historic environment.

Significant changes in circumstances have taken place since
subrnission of the Publication Draft:

= The examination was suspended for Warwick District Council
to address the Inspector's concerns about the supply and
delivery of housing.

= Warwickshire PCC has declared the enfire Former
Warwickshire Police HQ site surplus fo operational
requirements.

= Warwickshire PCC i persuing a masierplannning approach to
the comprehensive development of the Former Warwickshire
Police HG site, underpinned by extensive technical analysis,
including in respect of the historic environment.

Against this background. the Former Warwickshire Police HQ site
provides an excellent opporunity to deliver housing growth,
whilst simultanecusly securing the long term conservation and
enhancement of Woodcote House and its setting. Warwick
District Council have taken this opportunity in proposed
modifications to the Publication Draft that have been prepared
to address the concems of the Inspecior. The proposed
modifications effeciively supersede the proposed amendments
that were submitted alongside the Publication Draft in Januwary
2015.
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MNew Warwick District Local Plan — Froposed Modificafions

The proposed modifications to address the Inspector's concerms
were subject to public consultation March-April 2014 and have
now been submitted for the examination Inspector's
consderation. The proposed modifications include amendments
to Policy D511 and the infreduction of a new policy, Policy
DINEW3, as follows:

= Policy D511: It s proposed that the separate allocations for
The Paddock, Land East of Broome Close and the Former
Tennis Cowrts be replaced by a single allocation
encompassing the wider site, with an estimated caopacity of
115 dwellings. The supporiing text states that in most cases the
esfimated capacity represents the minimum site capacity.

= Policy DSHNEW3: This infroduces a site specific policy for the
Former Waorwickshire Police HG site and sefs out a
requirement, amongst other things, for the site to be broughit
forward in line with a comprehensive masterplan. The policy
sefs out crteria against which planning applications will be
assessed, focused on respect for the historic and natural
envirconment and high guality design that delivers a mix of
housing and infrostruciure, incloding open space.

Associated amendments are proposed for the Policies Map,
that extend the Growth Village Envelope and release addificnal
land from the Green Beli.

The proposed medifications represent a positive allocation for
the Former Warwickshire Police HG site. This Masterplan supports
the allocation by demonstrating how development can be
managed to ensure the site’s heritage and landscape assets are
preserved and enhanced.
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Proposed Modificafion — Policy DSNEW3

“The former Police Headquarters site will be developed for housing
purposzes. Built development will be limited to approprate areas of
the site that e within the Vilkoge Growth Envelope Boundary [Policy
HI10) as identified on the Policies Map. There will be a requiremeni
to agree a masterplan with the Council for the entirely of the
former police headqguarters landholding. including other associated
land parcels cutside of the Growth Viloage Envelope Boundary.

Al planning appiications for development of the site within the
Growth Village Envelope must comply with the Masterplan and
accord with other relevant policies of this Local Plan and any
adopited Neighbourhood Development Plan, taking account of
viability. In determining any planning applications on the site the
local planning authority will seek to ensure that the proposais:

a) Pretect and enhance the historic assets and their setting;

b) Secure the sustainabie long derm fuiture of Woodcoite House as a
Grade 2 Listed Building:

c) Confribute positively to the londscape character;
d] Deliver a mix of housing, including affordalble housing:

e) Demonsirate a high quality of design and layout, including an
approprate means of access and circulation;

f] Make provision for all easonable infrastruciure requirements.
including open space; and

g) Make provision for the future management [ mainfenance of

the balance of the site [those areas not o be ulilised for housing
development).”

Draft Neighbourhiood Development Flan

The Draft Neighbourhood Development Plan, dated Summer

2014, supports new housing in Leek Wootton, including

development of the Former Warwickshire Police HQ, with the

idenftification of the following housing sifes:

= The Paddock and Land East of Broome Close [LWES);

= Fomer Police HQ Office and Worshop Complex (Le. main
built area) [LW7); and

= Fomer Tennis Courts [LWE].

The Draft Neighbourhood Development Plan includes design
guidelines for the Former Warwickshire Police HQ site, and also
seeks for the site fo confribute fo improved community resources,
through access to The Lunch woodland, as a recreational, leisure
and wildlife resource, and use of existing on-site open space for
addifional sports/recreation facilities, potenfially supported by a
mulfi-purpese building.

This Masterplan takes account of the objectives and aspirations
of the emerging Meighbourhood Development Plan and
provides the basis for on-going engagement with the lecal
community in order to secure consensus and ensure the
opportunity that the Former Warwickshire Police HQ site offersis
achieved.
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Technical Considerations

A nvmber of baseline technical assessments have been
undertaken to inform the Masterplan, as follows:

= Transport.

= Ecology and Landscape.

= Historic Environment.

* Food Fisk.

= Ground Conditions.

These assessments are provided within a separate document.

In summary, there are no technical constraints that preclude
development of the site for housing. However, careful
consideration is required in respect of the impact of

development on the historc environment and the londscape.

More detailed technical assessments will be required as the
proposals develop, with work on-going in respect of heritage
and landscape. and fransportation. Al planning applications
will be accompanied by a suite of supporing documents, in
order to assist decision making by enabling Warwick District
Council and stakehclders, including the local community, to
fully understand the impact of the proposals.

Key Conclusions — Baseline Studies

Transport

Developing the site for residential use i liksly to generate less fraffic
than use of the site as the HG for Warwickshire Police. However, the
existing accesses, fo varying degrees, have restricted wisikility and
widths and some access improvernents may therefore be reguired,
together with a new access to serve The Paddock/Land East of
Broome Cloze.

Ecology

The site supports important hakitats and there are a number of
records for protected species within the wicinity of the site.
Developrment showld seek to retain imporfant habitats amd waill
need to take account of the potentfial impact on protected
species, with seasonal surveys to infoem methodology and
mitigation sirategies.

Aood Risk

The site is generally at low risk of flcoding, although the Catile Brock
poses a potential Ask to a small port of the site, as shown on the site
analysis plan. Any developrment proposed in this area may reguire
modeling of the Brock.

Ground Condilions

The potential for contamination i, on the whole, low, although
there are a number of low/moderate Asks relafing to a
decommissioned vnderground fusl tank and a disused filter bed, as
showen on the site analysis plan. Investigation and rermediation may
b= required ahead of development.
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Heritage & Landscape
Heritage

The site encompasses designated heftage assets, in parficular
Woodcote House, which is o Grade Il isted building. The former
Victorian brick stable range, although much alterad, falls within
the curtiloge of Wodcote House, and therefore may be
considered as a curfilage structure that enjoys statutory
protection. Sirnilardy, the brick walls of the former kitchen garden,
which incorporate stone gate piers and iron gates, may
constitute a curilage building. The gardens and parkdand
surrcunding the listed buiding are not included within the Historic
England Register of Parks and Gardens, but are locally listed,
albeit the boundary has not yet been defined. The Leek Wootton
Conservafion Area is focused on the core of the vilage, but
takes in a small part of the eastem most fip of the site.

The significance of Woodcote House derves principally from is
architectural interest as a Victorian Country House that retains
much of its external and infemal detailing. The removal the
orginal north wing and some intemal alterations to facilitate its
present use as part of a Police HQ has diminished the
significance of the listed building to some degree. The most
major detractoris the highly insensitive lote twenfieth century
extension on the north side.

The surrcunding garden and parkland provides an important
landscape setting for the isted building, and coniributes greatly
to its significance. This element of its sefting is especially sensifive
to the west and south elevafions, as these parts are viewed
direcily from the principal rooms of Woodcote House. Views
looking eastwards from Woodcote House are of relatively lesser
importance, and are marred by the presence of a large car
parking forecourt.

An assessment of the site’s sensifivity to developrment was
undertaken as part of the baseline historic envirenment
assessment, and is shown on the following plon. Woodcote
House and its garden and parkland are of high sensitivity [Area
1). where development, other than conversion of Woodcote
House, is likely to have an adverse impact. If is therefore
proposed that this area remains undeveloped with the exception
of the conversion of Woodcote Houwse, and with a reduction in
parking and reinstaterment of lawn to ifs forecourt to enhance ifs
seting.

The wider built estate is of low sensifivity, already being heavily
developed, and offers the greatest potential for development.
The excepfions are the stables and exitension o Woodcote House
[Area 2], old walled kitchen garden [Area 3], and land adjacent
to Morth Lodge [Area 4], which are of moderate sensitivity, where
developrment would need 1o be suitably sympathetic. To retain a
sense of openness along the Morth Lodge access road, built
development is not proposed adjacent fo North Lodge. His
proposed that the extension to Woodcote House be removed,
which would greaily enhonce iz setfing and better reveal itz
significance as a designated heritage asset. Historc curfiloge
struciures within the grounds, including the former stables,
kitchen garden walls and pavilion are also proposed fo be
retained.
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Historic Environment - Sensitivity to Development

Fage 15



The Paddock, Land East of Broome Close and Former Tennis Courts
[Areas §&-8) are of low sensitivity. The whole of The Paddock s
considered to be of low sensifivity, including as:

*  There is very imited intervisibility between Woodcote House and The
Faddock, and views from Woodcote House are currently marred by
the presence of a larnge surface car park, and visually further
separated by a large playing field.

* The Poddock is a relatively small area, historically separated from
the wider parkland by a now derelict estate fence, and would not
have an appreciable impact on the exensive parkland that would
remain.

* The impact of development, including that of a new access on the
approach to the Conservation Area, could be mitigated by design
and screening.

Given these areas are of low sensitivity, they are proposed for
development of new homes. However, development will reflect the
character of the areas, with parficular care given to the sensitive
western boundary of The Paddock to ensure an appropriate fransition
between the parkland setting and the built form of new homes.

Cwerall, the site presents a significant development opportunity with
the potential to enhance the historic environment and ensure the
long term conservation of Woodcote House and s setfing.

Landscape

The Warwickshire Landscape Guidelines identify the site as within the
regional Character Area of Arden and Arden Parklands landscape
type, of which the characteristics of the site are partially consistent, in
that it is a coundry house set in a mature pardand containing belts of
mature frees associated with the estate lands. The site encompasses a
park and gardens of local importance and the whole of the site is
covered by a Tree Preservation Crder. Future development will need
to be supported by a full free survey and arboriculiural impact
assessment o ensure appropriate retfention and protection of frees.

Site Charocter

The site is semi-weal, infleenced by a seres of landscape and
wk-anking elements, as follows:

Open estate parkland confaining specimen trees.

Enclosed parkland and gardens.

Blocks of broadleaved estate woodland.

The lakes, the brook and asscciated margiral vegetation.

Tree lined avenues.

Bushy vegetated estakblshed hedgerows along Woodcote Lane.
Improved posture.

Modem infill development and car-parking.

The belts of dense woodland, mature frees and boundary
hedgerows, together with the surcunding undulating landform,
are important in collectfively limiting the extent of the visual
envelope. A visual baseline has been undertaken and the results
are shown on the following plan. There are limited long range
views into the site and only seven public viewpoints, all but one a
parfial view. The open view i of Woodcote House from a Public
Eight of Way fo the south [View 08).

The long range view from near the Rouncil LanefWoodcote Lane
junction [View 01) will be improved through the removal of the
telecommunications mast, and the open view of Woodcote
House [View 048), together with the partial view [View 05), will be
protected by retaining a parkland seffing to the House. New
londscaping will be provided along Woodcote Lane, and
development restricted along the boundary, in order to retain a
strong sense of enclosure along this approach to the
Conservation Area. Where there are glimpses of development
(Wiews 2-4) this will be as at present, of buildings nestled within
parkland vegetatfion. Similary, redevelopment of the Tennis
Courts will be set within existing vegetation [Wiew 07).

Owerall, it is proposed that key views are protected, and that
landscape features are retained to assist the development fo
assimilate indo its surounding, thereby maintaining the rural
identity of Leek Wootion village. Fage 16



Landscape and Yisuval Assessment
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Site Analysis
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Constraints & Opportunities

Constraints
= Cumrenily the whole site is washed over by the Green Belt.

= Designated hentage assets, including the Grade |l listed
Weoodcote House and curfilage structures.

= Locally designoted park/garden.

= Tree Preservation Order covers the site.

= Existing accesses have limited visibility f'width.

= Limited public access to significant resources within the site.

Opportunities

Previously developed land within a sustainable rural location.

Green Belt policy supports redevelopment of previoushy
developed land and the emerging new Warwick District
Local Plan proposes to revise the Green Belt boundary and
includes a positive allecatfion for comprehensive
development of the site for new homes.

Development for new homes will bring the site info a viable
wse consistent with its conservation, and with enhancement of

the historic environment.

Eetention of landscape features will provide mature screening|
of development and assist in maintaining the rural identity of
the village.

Potential fo improve existing access to the site.

Potential to improve community access o the site, including
The Lunch woodland.
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3. THE MASTERPLAN

The development of the site must balance making
a confribution to the District's housing supply, with
protection and enhancement of the historic and
natural environment, to leave a lasting legacy for
the local community of Leek Wootton. This
challenge underpinz the Masterplan, informing the
vision and development principles, which in turn
inform the shrategic framework and detailed
criteria for character areas.

This Section sets out the vision and development principles for
the future development of the site and establishes the sirategic
framework fo ensure delivery.




Vision

A lasfing legocy for the local community of Leek Wooifon

The Masterplan for the Former Warwickshire Police HQ site is to create an a
valve of the site and respects its nafural assets, and that infegrates wi

confribufe to the existing thriving rural community

edali lace fo live, that enhances the helﬂu%g
the % village of Leek Woolton, im order

Development Principles

Creatfion of a sense of place, whilst infegrating with the wider
village: The development will exploit the historic and natural
assets of the site to deliver a distinctive and attractive place,
whilst providing physical links to, and being sensifive fo the
character of. the surrounding area to ensure it is infegrated
with the wider village.

Frotect and enhance the historc environment: The
development will convert the listed Woodcote House info a
viable use, thereby ensuring its long ferm conservation, and
will remove unsympathetic addifions and respect its wider
sefting.

Respect the natural assets of the site: The development will
retain areas of woodland, and other open spaces and
landscape fealures, that provide an environmental resource,
and confribuie to the setfing of the Woodcote House and the
rural identfity of Leek Wootton.

Safe and sustoinable movement: The development will ensure
safe access to the site and make provision for cyclists and
pedestrians throughout the site with inkages fo the wider
movement network.

Delivery of a mix of howsing fo promote a sustainable
community: The development will deliver new homes of
different sizes, types and fenures, including affordable homes,
to support a range househeld sizes, ages and incomes and
contribute o a balanced, socially inclusive community.

Deliver high quality open space: The development will provide
open space to meet the needs of the new residents, and has
the potential to deliver extensive open spaces for formal and
informal recredational use by the wider community.

Respect key views: The development will respect key view into
and out of the site to ensure the rural idenfity of Leek Wootton
is mainfained.

Commercially viable development: To ensure the potential
offered by the site is realised, the development must be an
attractive cpportunity to developers. It must be financially
viable, balancing enhancements and infrastructure provision
with the need for a competifive return, in order to deliver best
value for Warwickshire PCC and revenue to support the
delivery of effective police services.
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Strategic Framework

The strategic framework provides the structure for the
development of the site. It establishes areas for new homes and
open spacefcommunity facilifies, and identifies nfrastruciure
improvements to support the development. These key elements
of the scheme are set within a robust design framework, that
respects the built and notural assets of the site.

Eey Elements

Mew homes: Around 125 new homes will be delivered o
provide a mix of houwse sizes and types that take account of
policy and local need, and market demand. Densities will
reflect the character areas of the site , and the site’s wider
setfing.

Open space/community facilifies: The scheme will mest the
open space neseds of new residents. The scheme retains
extensive areas of open space within the site, including
parkland, and there is potentfial to provide sympathetically
designed play areas to meet the needs of yvounger residents.
There is potential for wide scale release of the open spaces
within the site for recreational use by the wider community,
including The Lunch woodland in ine with the aspirafions of
the community as set out in the Draft Neighbourhood
Developrment Plan. In addifion, the existing pavilion,
associated with the open space on the site, could provide a
mulfi-purpose facility, again in ine with the aspirations of the
community as set out in the Draft Neighbourhood
Developrment Plan.

Infrastructure improvements: The Woodcote Drive Access will
be retained as the main access to the site and, whilst the
development will generate less fraffic than use of the site as
the HG for Warwickshire Police, improvements could be made
to improve visibility at the junction with Weodcote Lane and
to widen a section of Woodcote Drive. This would involve
removal of the gate piers, but these could be re-sited either
side of the widened access. A new access off Woodcote
Larne will also be provided to serve The Paddock, which will
utilise a relafive gap in the boundary, north of the
Conservation Areq, providing appropriate visibility and
assisting in the preservation of the setting of the Conservation
Areq.

Robust Design Framework

Layout: The layout responds to the features and context of the
site and creates two broad housing areas set arcund open
space, which provides a green heart for the development
and a focal peint o encouwrage inferaction. Strong street
frontages will create a safe environment and overooking of
open space. Sreet design within the development should
reflect funclion, with service drives condribufing to the rural
iderntity of the development and encouraging low traffic
speed and cycling and walking. Pedestrian and cycle links

are provided within the site and connect the site to the wider
movement network.



Eetenfion and enhancement of historic features:
Woodcote House is to be retained and converted to
confribute o the new homes, which will ensure ifs long
term conservation. The 19405 addifionis o be removed fo
better reveal the architeciural significance of the building.
The seting of Woodcote House will be enhanced by the
reduction of parking to its forecourt and reinstatement of
a lawn, and by the removal of the telecommunications
mast. Key views from Woodcote House to the west and
south will be retained. COther historic structures within the
site, including the former stable range and walled kitchen
garden, should be retained. The retenfion of Woodcote
House, and other historic structures, will provide confinuity
and confribute to the identity of the development.

Strong londscape structure: Landscape features, including
significant frees and cpen spaces, will be retained and
reinforced with addifional sfruciure planting. Planting wiill
be provided along the historic boundary of The Poddock
to soften views of development and provide a transition
from parkland to built form. Planting will also be provided
along Woodcote Lane, and built development restricted
along the boundary, in order 1o retain the strong sense of
enclosure along this approach to the Conservation Area,
thereby presemving ifs setiing.

Detailed layouts and the design of buildings will be developed
as the scheme progresses, together with a landscape sirategy
including a sensifive appreach to lighfing. The scale and external
appearance of buildings. including detailing and materials,
should take account of the distinctive character of the site and
draw on the wider area to ensure the development reflects,
respects and reinforces the local distinctiveness of the site and
Leek Wootion village.
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Character Areas

Character Area 1: Redevelopment of Built Area

This Character Area comprises the main built part of the site,
broadly consistent with the Major Developed Site boundary in
the Warwick Disfrict Local Plan {1994-2011).

The area totals around 3. 7ha, but not all of this is necessarily
suitable for built development. 3ome parts of the area are
sensifive to any development providing an important
landscape setfing and are therefore 1o be refained as
gardens/parkland. Development is also constrained by
significant frees that should be retained. In addificn, a small
part of fhe area is potentially at risk from flooding and any
development of thizs area will need to be subject to assessment
and mitigation. Subject to addressing flood sk, the greatest
development potential is within the north easterm most part of
the site.

Whilst the area curently accommodates a significant level of
development, redevelopment to provide new homes will nesed
to respect the historic environment. Woodcote House will be
retained and converted, with removal of the 1940s extension
to the north side, and reinstatement of landscaping to the
forecourt. Other histornic structures should also be retained and
put to viable uses.

Given the historic environment, a low density development,
under 20dph, B considered appropriate. It s estimated that the
area has a potentfial to accommodate around 55 new
homes, including the conversion of Woodcote House fo
apartments.

Character Area 2: Village Infill Development

This Character Area comprises land between existing housing in the
village along Woodcote Lane and Woodcofe Drive, and brings
together The Poddock and Land East of Broome Close.

The area totals around 2.48ha. However, the western boundary is
sensifive, facing Woodcote House across open parkland, and careful
design will be needed fo ensure an appropriate fransition between
the parkland sefting and the buili form of the new homes. Planfing,
such as a native hedge on the boundary and a belt of frees, will assist
in this, as would variety in the layout and scale of the new homes to
break down the volume of built form. Planfing will also be retained
and enhanced along Weodcote Lane, and built development
resinicted along the boundary, in order to retain the strong sense of
enclosure along this approach to the Conservation Areaq, thereby
preserving its sefting. In addition, the area surrounds an existing house
(Broome Close), which development will need to take info account,
together with significant frees in the area which should be retained.

Ziven the sensifivity of this area, and the character of its suroundings.
a fairly low density, between 20-25dph, i considered appropriate. R s
estimaoted that the area has potential o accommedate around 57
new homes.

Character Area 3: Woodcote Drive Redevelopment

This Character Area comprises the Former Tennis Courts and totals
0.38ha. The site is relatively self contained and development will need
io take account of the significant frees to be retained and an
adjocent Public Right of Way. A low fo medivrm density of around
25dph is considered appropriate and it is estimated that the area has
potential to accommodate arcund 14 new homes.
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4. DELIVERY & BENEFITS

Warwickzhire PCC iz committed to bringing the zite
forward in the short term for development of new
homes, supported by physical and community
infrastructure, to leave a lasting legacy for the
local community of Leek Wootton, including
prezervation and enhancement of the
significance and setting of Woodcote House az a
designated heritage asset.

This Section sets out the potential infrastructure requirements and
strategy for bringing the site forward, fogether with an indicative
timetable. It concludes the Masterplan by summarising the
benefits the developrment will deliver for Warwickshire PCC,
Warwick District and, mportantly, the local community.




Infrastructure Requirements

The development of the Former Warwickshire Police HG site will
require improvements fo physical and community infrastructure,
which will be deliveraed through planning condifionsfobligations
and, subject to infroduction by Warwick District Council, the
Community Infrastruciure Levy. The requirements will be
discussed and agreed with Warwick District Council, Warwickshire
County Council and other key stakeholders, os appropriate, but
as a general guide key improvements that may be delivered
COMmpfise:

= Transportafion improvements: Potenfial improverments include
measures to encourage cycling and walking, together with
improved access to the site.

= Open space: The open space needs of mew residents will be
met, with potential o provide wider public occess to the
existing extensive formal and informal open spaces on the site.

» Community infrosirecture: The existing pavilion, associated with
apen space on the site, could be provide a mulfi-purpose
community faciliy. Confributions will be made towards existing
infrastructure, such as schools, as appropricte.

= Affordable houwsing: A proportion of the new homes will be
affordable homes, in accordance with policy.

Strategy

The Maosterplan is to support Warwickshire PCC in obtaining a
positive allocation for development of the sife in the new
Warwick District Local Plan, and the intenficn is to bring the site to
the market following adoption of the plan. This will provide
cerainty for developers, thereby assisting fimely disposal and
redalising the economic value of the site. For the local community,
it will ensure delivery of a development cpportunity closely
aligned to planning policy.

The new Warwick District Local Plan examination hearings resume
in September 2014 and adopfion of the plan is provisionally
timetabled for March 2017, Should significant delay be
anficipated in getiing adopfion of a plan in place with a positive
allecafion, altermative strategies may have to be considered. For
example, dsposal supported by the Masterplan, that would be
aligned to emerging planning policy (with a clow back to give
Warwickshire PCC a share in the future uplift in value).

In any event, it is intended that the whole site will be available,
but disposal in separate lots may be an option. However,
fundamentally, all development will be guided by the
Masterplan. This will ensure that each part of the site comes
forward with regard o its role in delivenng development of the
site as awhole, thereby ensuring co-ordinated delivery of
housing and infrastructure.



Programme

The Maosterplan's indicative programme for delivery shows that
development may commence around 2017 and be delivered
over a period of 3-4 vears. However, this is dependent on:

The timing of site’s release: This & dependent on existing
operational uses on the site being relocated off-site. Preliminary
works for this are underway. The Masterplan assumes that
relocation, and subsequenitly release of the sifte, will take place
following adoption of the new Warwick Disfrict Local Plan.
Eelocafion is fimetabled for late 2017, with the disposal
process running in parallel, with markefing commencing May
2007

The submifted new Waorwick District Local Plan progressing to
adopfion: The examinafion hearings resume in September 2014,
subject fo the plan being found sound, this may enable it to be
adopted March 2017.

Market condifions and rate of construcfion: Based on market
condifions eary 201 4, it was anticipated that delivery of
aground 125 new homes on the site, with a proportion of
affordable homes, would be undertaken by a single
housebuilder, over a perdod of around 3 years, including a
lead in time for site preparation. However, caution is advised
due to unprecedented uncertainty following the decision in
June 2014 to exit the EU, and therefore delivery is now
anticipated to take around 4 years.

Fage 25



Benefits

Warwickshire PCC
+  Dispose of the site and achieve best value.

+  Leave a lasting legacy for the local community.

Warwick Disirict
+  Confribute to meefing the District’s housing need in accordance with the spatial strategy.
" Make effeciive use of previously developed land.

Local Community

+"  Provision of around 125 new homes, ulilising previously developed land to deliver growth without losing the rural idenfity of
Leek Wootton villoge.

+"  Provision of a mix of homes, including affordable homes, o meet local needs and confribute o o balanced and
sustainable community.

Provision of high quality open space and potenfially the release of extensive areas of existing open space to provide
formal and informal recreational opporiunities for the local community.

'l""\.

Ensuring the long term conservation of, and delivering enhancements to, the Grade Il isted Woodcote House.
Accessimprovements.
Provision of pedestrian and cycles links, physically integrafing the development and the existing village.

N

Delivery of jobs during the construction of the new homes, and new residents will bring addifional expenditure to the local
areq supporiing existing services and businesses.
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Infreduction

This technical oppendx hoas been
prepared by Miestone Transport
Flanning to inform the preparation of
a Maosterplan  for  the  former
Warwickshire Poiice HG at Lesk
Wootton.

Until February 2011 the Leek Wooton
site functicned as the Headquarters of
Warwickshire Police, comprising some
2. 300sgrn oif ciffices, a
Communications Cenire, workshops,
arnd garages, together with other
policerelated activities operating 24
hicurs-a-day.

At thiz time approdmaotely 300 staff
were bosed at the Leek Wooltton site,
although taking into account visitors
and perscnnel under training thers
were regulary around 400 people on-
site per day.

Presently the site remains cccupied,
acleit at a reduced level. As at Apnl

2015 there were 194 stalf, comprising
346 Police Officers and 158 civilians
[including 115 working in the
Communications Centre).

There are alo 14 private residential
dwellings accessed from within the
Lesk Wootton site off Woodoote Drive.

Thizs appendix has been informed by a
site visit comied ocut on 22 May 2015,
followed by a desk-top assessment of
access and movement arangemenis.
Consderafion has been given to the
disposal of the site in its entfirety for a
range of potential land uses, as well as
retaining the existing Communications
Centre.

Vehicular Access

The site i= located on the westem
edge of the vilage of Leek Wootton. it
is accessed via two private drives off
Woodcote Lane — that is, Woodoote
Crive and the Morth Lodge Access,

10.

Weoodcote Lane & an unclassified two-
way rood, predominantly subject to a
30mph  speed  limit  within  Leek
Weooton vilage, increaszing to 40mph
and then &0mph beyond the village
boundary. It wares in width from
approxmately 4.5m to 5.5m, and has
a 75T weight restriction, except for
acoess.  Generally, there = only
fooctway provision along Woodcote
Lane within the village.

Woodcote Lane links fo Warwick
Road, which extends morth towards
Fenitwaorth and souih o a roundaioout
with the A44 Warwick By-Pass ([for
ormwvards connections fo  the M40
ratoraray and Coveniry], the A429
Coventry Road [towards Warwick
Town Centre) and the B4115.

The junction of Woodcote Lane with
Warwick Road has limited visikility due
ta the presence of The Anchor public
house, and is therefore subject to a
"STCP lime restriction.



11.

12

13.

Bosed on a ‘high level’ review of
accident stafistics [taken from the
Crashmap website] there have only
been two recorded accidenfs on
Woodcote Lane in the vicinity of the
gte ower the Syeor pericd 2009-2013
inchmsive. One of these coccured at
the junction with Warwick Road. Both
were classified as “slight'.

of the occesses toffrom the site,
Woodcote Dhve camies the greatest
volume of fraffic. It & located fo the
south-eastern comer of the site and is
formed az a simple proaty junction

wihere it connects to Woodcote Lane.

This junction lies within the 30mph
one, and & afforded good visibility to
the south [at least $0m from a sed-
back distance of 2.4m). To the north,
the viskiity & resticted by the
bcoundary wall and existing hedgerow
to no more than 30m from a set-back
distance of 2.4m.

14.

15.

14.

17.

Cenerally, Woodoote Dhve is around
4.5m wide, which allows for hao-way
fraffic movement. Howewver, there & a
narow point (just owver 40m) at the
former gate posts to Woodcote

Howse.

The Morth Lodge Access connects to
Woodcote Lane via a simple priority
junction in the nodh-east comer of the
site, some 410m north of the main
Woodcote Drive access. This junciion
lies within the 40mph zore. Viibility
splays are limited by exsting boundary
features [(70m to the south and 45m 1o
the north) from a set-back distance of
2.4m.

There is o restriclion to the hao-way
mowvement of wehicles throogh the
sacondary access, although its width
is restricted to no more than 3.5 - 4.0m.

As part of a 2010 planning permission,
improvements to the MNorth Lodge
access were identified in conjunction

with 'Worwickshire County Council |as

18.

1%.

the Highway Authoity). The included
the removal of a number of trees to
irnprove visipdity and the relocation of
the 3J0mph speed limit. These
improvement works have not been
irmnplemernted.

A survey conducted in September
2005 showed that the Lesk Woohion
site generated a total of 188 vehicle
movemernts in the weekdoy AM peak
hour [0B00-0900kes) armd 117 wehicle
rmovements in the weekday PM peak
hour [1700-1200kRrs).

Under the 2010 planning permission,
grarnted for an extension to the office-
based facilities ot the headguarters,
traffic generation was predicted o
increase o 322 vehicle movemenis in
the AM peak and 238 wehicle
movemernts in the PM peak. Subject
to modest off-site improvements, this
level of traffic generafion was
acceplable to the Highway Authority.
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On-5Site Circulation

Within the Lesk Wootton site, the
irferrial QUCCHEsE rood leading
weshwards fromn the main access is
generally provided to a width of 4.8m,
and bounded by soft verges. There i
no footway provision, but vehicular
traffic s subject to a 10mph speed
limit that is regulated by speed humps
at regular infervals [every F0-100m)
along ifs length.

Within 250m of the main access off
Woodcote Lane, on the scuthern side
of Woodcote Drve, there ore three
gde roads into a cul-de-sac serving 14
forrmer police houses now in pervate
ocwnership. On the northemn side of
Woodcote DOrive, there = a single,
lorge prvate dweling, known as
Brocme Close.

Beyond the formner police houses on
the southem side of Woodcote Drive,
there are some former tennis courts

that are now used for car parking.

The main car park area s loccated ot
the end of Woodcote Drhve, on the
eastemn frontage of Woodoote House.
At thiz point the internal access rooad
turns northaards, passing through the
main | operational  area before
heading eastwards to link with the
Morth Lodge Access.

Access by Foot & Cycle

Woodcote Lane & provided with a it
foohsay of at least 1.5m in width on at
l=qst one side of the comageway
from Waller Close [rorth of the
Woodoote Dive access) to Warwick
Road. Morth of Waller Close, thers is
no footway provision on Weoodoote

Lamne.

Woodcote Lane is also o signed cycle
route, forming part of the HNational
Cycle Metwork Route 52 that localy
connects with Eenitworth & Coventry
to the north and Warwick to the south.

28.

27.

28.

There are no Puklic Rights of Way
[PROW] through the Leek Waootton
site. Howewer, the Millenniurm Way is a
signed off-camageway footpath that
extends to the west of the site,
connecting Eenilwvorth Costle and
Rouncil Lane to the north with the
A42% Cowventry RBooad in Warwick to the
south, skirfing arcund the
neighkouing Warwickshire Golf &
Country Cluls.

There are abko two signed public
footpath routes through the Golf Clulk.
One, known as the Tnker Tank’,
connects  with Woodcote Lame

adjacent to the main acosss.

Local amenifies within a reazonalkle
walk distance of the Woodoote House
[arcund 2kmis] comprse the following:
« Sports Clulb — 800m:;

& The Anchor Inn— 200m;

+  Vilage Hall — 850m;

& Al Saints Church - 900m; and



s Al Saints CofE Prmary School -
1.5krn.

Public Transport Access

The nearest bus stops to the site are
locoted oadjacent fo Hill Weooton
Road [shelter for southlbound services)
and adacent to the Yilage Hall
(shelter for norfhbound services). Both
cre arcurd F00m (11 min walk firme)

from Woodocote House.

The X16 bus provides an houdy service
(daytime, Monday to Saturday)
between Coventry and Sraftford via
the University of Warwick, Kenilworth &

Waraick. Joumey  times to key

desfimations from Leek Woofton are as
follows:

¢ Kenibvorth — % minutes;

& Waraick — 1.3 minutes;

»  Warwick University — 21 minutes;

s Strotford vpon Avon — 34 minutes;

= Coventry Station — 37 minutes; and

.

* Coveniry City Cenfre — 43 minutes.

The nearest raibway station i Warwick,
48kms south of the ste. This is
managed by Chitern Railways. It is
staffed and hazs 10 covered cycle
parking spaces and 50 car parking

SQECEs.

The majority  of  trains seree
Leamington Spa, Bankbury and stations
to London Marylebone in o southerly
direcfion, as well as stafions to
stratford-upon-Avon and Brmingham
sncw Hill in a northerdy direction.

Generally there are two trains per hour
in both directions throughout daytirne
hours, with addificonal weekday peak
services. A reduced service operates
in the eary morming / late evening.
Joumey tirmes to key destinations from

Warwick station are as follows:

* |eamington Spa — 4 minutes;

Bankbuwry — 22 minutes;

&  Solihll — 22 minutes;

34.

35.

36,

+ Stratford upon Avon — 35 minutes;

* Birmingharm Snow Hill - 37 minutes;

arnd
+ London Marylebone — BS minutes.

Warwick Paroway is 4.2kms from the
site on the same line as the Warwick

station. It is staffed and has around

780 parking spaces as well as covered
cycle parking.

Car Parking

From the baseline survey conducted
in September 2005 [when the Leek
Woohon site was at s operaticnal
peak) there were approximately 405
formal and informal parking spoces
provided on site and parking dermand
on a ‘normal doy’ was for between
300 and 400 cars. This tock account of
shift changeovers, as well as training
furctions and visitors.

Unsurprizingly, givern Tt the
cperational use of the site has since

dirminished significantly, there s now



aw.

ggnificant spare porkng capacily
(oround 43% was ocbserved from a
smapshot wrvey of parking demand
during the site vislt conducted on
22nd Mary 2015).

Potential Future Uszes

When fully operational fthe Leek
Wootion site generated a total of 188
vehicle movernents in the weskday

AM peak hour [0800-0P00Rrs] and 117
vehicle movernents in the weskday

PM peak hour [1700-1800hrs).

Also, the Highway Authorty previously
accepled an increase in traffic
generated by the site |as a
conseguance of a proposed office
extension) fo 322 wehicle movermnents
in the AM peak and 234 wehicle

movements in the PM peak.

This con therefore be taken as a
reqasonaiole 'boseline’ against which
fraffic generated by
altermative land uses can be assessed.

potential

41.

£2

Use Claszs C2 Residential Care

In  September 2011, an  outline
planning application was submitted to
Warwick District Council proposing a
"‘Continuing Care Retirement
Comrmunity’ on the sSte, comprsing o
&0 bed nursing home, 40 close care
apartments and 35 cottages (29 close

care and ¥ care ready).

LEing the TRICS dotolkbaze, tip rates
were identified for both the proposed
nursing home and the close care
accommodation (using the TRICS
category “shelered houwsing'). The
predicted trafic generation waos 24
vehicle movements in the AM peak

and 17 vehicle movements in the PM

peak.

Clearly, this level of traffic generation
represent a  significantly
reduced impact on the local nehwork,

would

when compared with the former use

of the site as a police headguarters.

43.

45.

In terms of parking provision for Use
Class C2 development, the cumrent
adopted Warwick District Council
Parking Standards

FPlanning Document ([5PD)

Supplementany

(2007}
regures | cor porking space per 3
resdents plus provision for  an
ambulance. Cycle

considered on mersit.

parkirg s

Use Class C3 Residential

The emerging Warwick District Local
Flan ([Publication Deaft, May 2014)
proposed to allocate 3 parcels of land
at the Leek Wotton site for housing
development, as follows:

*  H34 - The Poddock — 30 dwellings;

* H35 - Bast of Broome Close — 5
chwellings; and

* H3I5 — Former Tennis Courfs — 5
chwvellings.

Based =] 4] TRICS trip rafes,
development of 40 resdentfial
dwellings would generate in the crder



4r.

of 23 vehicle movements in the AM
peak and 22 vehicle movernents in

the PM pealk.

Again, this level of fraffic gensroticn
would be significantly lower than the
police headguarters. Indeed, o
scheme of oround 200 residential
chwelings would still generate less
fraffic tham the ocbserved traffic
generated by the former police

headguarters.

In fterms of porking provision for Use
Class 23 development, the cument
adopted standards within  the
Warwick Distict Council Parking
standards SPD [2007] are as follows:

#  l-bed dwellings — 1 space per unif;

¢  Dped dweling:s — 1.5 spaces per
unit [2 allowed in rural areas - a
garage constitutes one of these
paces);

 3J-bed dwelings — 2 spoces per
unit; and

48,

4%,

5.

* 4 pedt dwelings — 2 spaces per

unit.

Az regards oycle porking, the SPD
requires the provision of 1 spoce per
unit for apartments and garage/thed
storage for houses.

Use Class C1 Hotel/Use Class C3

If Woodoote House were converted to
provide a hotel of aroond &0
bedroorms, it would generate in the
order of 25 vehicle movemenits in the
AM peak and 18 vehicle movernsnts
in the PM peak, based on TRICE thp
rates.

A hotel scheme of doulle this size (120
bedrooms) coupled with a residential
development of 150 dwelings would
stil generate les fraffic than the
former police headguarters.

In terms of parking provision for Use
Class C1 development, the cumrent
adopted Warwick Dietrict Council
Parking Standards 3PD [2007] requires

S

%

1 car parking spoce per bedrocom.
Cycle parking B 1 spoce per 4

bedrooms.

Use Class Bl Business Park

Fedevelopment of the site to provide
a busines park (Use Class B1) of
arcund  7000sgm  bult  floospace
wiould generate in the order of 149
vehicle movements in the AM peak
and 118 vehicle movernents in the PR
peak, based on TRICS frip rates. This is
also well within the existing observed
traffic generated by the former police
headguarters.

Parking provision for Use Class Bl
development, based on the cumrent
adopted Warwick District Council
Parking Standards SPD [2007), & 1 car
parking space per 30sgm. Cycle
parking i 1 space per 200sgm.



Movement 2 Access

Strategy

Proposals for an alfernative use of the
Leek Wootton site wil need to be
supported by a Movement & Access
strategy, which has due regard o the
planning policy framework, including
the emerging Warwick Local Plan and
fhe Marficnal
Frarmewaor k.

Planming Palicy

[t will need to be deliverakble and
afford prcdty to sustainaiole modes of
fravel, with pedestrion and cycle
access and movement being at the

forefront.

Key guiding principles should include:

#  The promoticon of road safety;
s Sustainakility — minimising impact
on the envircnment;

* |ntegrafticn with the lozal

cormmnunity;

&7

* Promoting accessibility by non-car

modes of travel; and

* Operational  efficiency on the
lozal and strategic networks.

Within fhe site itself, streets should be
viewed in the context of mowement
comdors with spoces defined oy user
functions and surrcunding bwildings. To
culde-sacs

maximise circulation,

shiculd be avoided wherever possible.

Camiageway rones will genemally be
defired by wehicle swept paths,
natureal  speed atternuation  and
alternative methods of delineation
betaween activity zones should be
explored through changes in suface
rrraterials, hard and soft landscaping.

Whilst potential alternative vses of the
site are likely to gensrate less traffic
than the former police headguarters,
it s nevertheless Beely that the
improvements to the accesses — that
is, Woodcote Drve and the Morth

Lodge Access — wil be reguired,

&l

dependent upon the development
option pusued.

Under  Opfion 1: Retoin  the
Cenire /Parfial
disposal for redevelopment, no
improvements  would be  reguired.
wpport  residential
development of the Poddock, Land

Communicafions

However to

Ecst of Broome Close and the Formner
Tennis Courts, the potenfial exists to
create a new access onto Woodcote
Lane close to the junclion with Waller
close as indicatiwely show on Fgure
Al

Figure Al.l shows the opporiunity
exists for The Paddock and Land Bast
of Broome Close to be served by one
vehicular access that delivers the
reguired minirmum visibiity splays for a
30mph road of 24mxd4dm in both

directions



Beyornd the §mit of adoption the
residential site access oould be
delivered as a shored surfoce acocess.
A pedesirian ink could then connect
the allocated sites with Weoodcote
Drive |(as shown indicatively on Fgure
AlT).

This amrangement will have no impact
on the ewsting demise and accoess
rights of the existing prAvate propery
of East Lodge.

For Oplion 2. Dispose of whole site,
with single uvse of main site, where the
end users are cumenfly uncertain, it
may kbe necesary fo  underfake
improvements fo the Woodcoote Lane
MWoodcote Crive junction in
conjunction with the widening of
Woodcote Drrive itself o
accommodate fuiure fraffic demand.

Fgure Al.l indicafively shows the
implications of widening tine
camageway to 5.5m for a distance of
approx. 180m [to Woodcote Close) as

Figure Al.1: Polenfial improvements fo
Woodcote Drive Access and New Access o

sarve The Paddock/Land Bast of Broom Close
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&5,

well as the provision of a 20m
footaay on at least one side of the

COFfgeway.

From Fguee Al D # can be seen that
the ocpportunity exists to improve the
corner radil on the northemn side of the
junction to a rmininum dm radius and
removing wvegetation to deliver a
minirmwerm 2 4m x 43m visibility splay in
a northerdy drection on Woodoote
Lane.

Figure Al.l also shows that the existing
gate posts would meed o be
removed fo  oaccommodate  the
improved  junction arangement,
alpeit these could be re-dSied either
side of the widened
camageway/foohaay.

For Opfion 3: Dispose of whole site,
with split vse of main site it will be
necessary to improve the Woodcote
Lane /Morth Lodge Access junction to
meet curent highway standords.

&9,

r1.

Figure Al2 indicafively shows o
potential improvemant  to the
Woodcote Lane/Morth Lodge Access
junction that delivers a 5.5m wide
access road into the site  whilst
minimising impact on exsting trees
Subject to further discussion with the
Highway Authorty the width of the
camageway could potentially be
reduced to 4.8m dependent on the
scale and mix of the future uses on this

part of the site.

As shown Fgure Al2 the potential
exists to re-direct the Horth Lodge
Access south of the existing freelined
avenue, which could fthen be
retained as a pedesinan / cycle route.
The existing L Datad=—nr and
parking/garage faciifies for Morth
Lodge itself would need to be re
provided in the event thot the
improved access arangements were

pursueda.

With Opficon 3 it is assurmned that the
exsting Woodcote Drive and ifs

junction with Woodcote Lane can be
refained without modification to
support a low tip generafing use such
as Use Class C1 Hotel



Figure Al_Z Polenfiol improvements to Morth Lodge Access
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Landscape and
Ecology



Infreduction

This technical aoppendx hoas been
prepared by DME Planning to inform
the preporation of a Mosterplan for
the Leek Wootion site.

s purpose s to  identify any
landscape/fvisual and ecological
constraints  to  development and,
where there may be potential fo
accommodate fulure development,
fo amsess whether these areas have
the capacity o abscrke any potential
landscapefvisuwal or ecological
impacts amnd consider fthe likely
ggnificance of those effects upon:

¢ |Landscape character — analysis of
the effects on the londscape
receptors coused by changes in
the elements and ogualties oz a
result of development.

=  Visual amenity — amalysis of the
effects upon potential viewers and
viewing groups | ocoused by

changes in the appearance of the

landscape @ @ result of

developrment.

* BEoological value — analysis of the
effects upon Bwropean Profected
Species, designated sites for
nafure conservation and valuakble
halkitat.

Methodology

The landscape and viswal assessment
has been camed ouf in accordance
with the methodology and
termninology set out in Guidelines for
Landscape and  Viswal It
Agsestrnent, Thind Edition 2013 [The
Purple Boock') az recommended by
the Landscape Institutefinstiute of
Envircnmental Management &

Azsecoment.

The ecological assessment follows the
standard methodology [NCC, 1990).
In addition, hakitats were evaluated

for ther pofential to support

profected or ofhernise notable
species.

A walkower survey of the site and s
surrcundings was undertaken in May
2015 to obtain an understanding of
the londscape and veual contexd,
exsting land uses, the local
topography, landscape feotures and
vegetation struciure, incheding
significant frees, and areas of
ecological value, incheding
waterbodies.

Site Character and Context

The site cccupies an elevated position
within a semi-ural confext on the
western edge of Leek Waotton village,
ta the south of Eenibworth. The River
Avon les within the wider landscape
to the east at 45m ADD from which
the landscape fses o form a idge on
which the site is placed at 110m ACD.
The landscape context [
predominately agricuthural



irterspersed with blocks of woodland
and isclaoted setilemeants.

The site iz suwounded by residential
areas amociated with the vilage to
the east and scuth-east. The grounds
of the Worwickshire Golf Clule lie
adjgcent to the south and west
bcoundary. Bdensive belts of mature

woodland enclose the site to the

north and norih-east.

The site itself s approxdmately 25 ha in
corea and s made up of estafe
parkland (containing lakes and Catfle
Brock) associated with Weoodcote
House, a Grade |l isted manor house
built in 1851, The estate s moade up of
a combination of the folowing
landscape elements:

* Enclosed porkland and gardens:;
o Open parkdand;
¢ [Estate woodland:

# |Lakes and stream comdor, and

10.

11.

* Modem development and car-
porking.

The attractiveness and integrty of the
satting of Woodcote House and parts
of the parkdand [specifically the north-
west cormer] has been encrooched
by the functicnal rmic-dern
development and cor paoarking
associoted with the police
headguarters. Howewver, numerous
specimen frees, avenues and groups
of woodland remain within fhe
parkland, and these
slerments, together with the boundary

vegetaftion, collectively assist with

landscape

soffening the impacts of this more

recent modemn development.

Landscape Designations

Woodcote = a registered park and
gaorden of local/regional importance.

The Worwickshire Landscape
Guidelines identify the site within the
regional character area of Arden and

T2

the Ardens Pardand landscape type.
Thiz londscape type & descrbed as
having the folowing choracteristics:

*= Middle distance wiews enclosed
by woodland edge;

= Bels of mature trees asocioted
with estate lands;

* Many ancient woodlands, often
with imegular outines;

# Lorge couniry houses set in mature
parkland;

* Eemnant deer porks with ancient
pollard caks; and

# Thick roadside hedgerows, often
with bracken.

The landscape characterstics of the
site are partialy consistent with the
Ardens Porkland character area
description, in that ¥ B a country
house ==t In a maofure porkdand
containing bells of maotwe trees
associated with the estate lands.



13.

14.

15.

Tweo Pulklic Rights of Way (PROW] in
the form of ursurfaced footpatihs won
in the vicinily of the sdte fwithin 200m).
The Centenary Way [WI17?) & locoted
in the londscape to the west. PROW
WI177a wuns along and adjocent to
the ste boundaory in the parkdand to
the south and west of the mance

house.

Nature Conszervation

Designations

There appear to be no statubory
designated sites  within 2k, The
nearest is Byton Wood Site of Special
Scientific  Inferest  [353]] locaobed
approdmately ¥ .5km to the north-east
[5P381725).

The lunch Woodland located to the
north of the sie, the Cattle Brook
which mns along fthe southern
boundary of the woodland, and the
lakes are designated as BEcosite 156/26,
part of which iz akbo designated as a

14.

17.

potential Ste of Impordance for
Hature [REIMC).
Collectively they are described as an

Conservation

areg of mixed woodland alongside
the Catile Broolk,
conifercuws, mixed and broadleaved

COMEAsing

blocks, with a ground flora including
Blugkel, Leser Celandine, Yellow
Archangel, Herk Bobert, ferns and vy,
separately, the lakes inclede Typha
reedibeds and Pond Sedge, Soft Rush,
Yellow Fag armd Meodow Swest
surcunded by willow scrub. Caottle
Brook is considered an important part
of fhe Avon wildife comidor and
Eingfisher, Daukenton’'s Bat, and
Whiskered Bat have been recorded in
the wicinity.

Waoodland arnd
Warwickshire Bicdiversity Action Plarn
[BAP) hokitats and ponds are now a
UK BAP priorty halitat.

ctrearms are

The exsting kbelts of native woodland,
specimen native trees and boundary
hedgerow

vegetation provide

18.

important hakitat and greatly enrch
the nature comnservation value of the
hakbitats in which they are placed and
should, as for as possiple, be retained
as part of any future development
proposals.

Previous extensive species survey waork
haos been undertaken in association
with previous development projects.
Az g result of these surveys, together
with historical data, there are a
numier of records for Burcpean
Protected Species within the vicinity of
the site including the following:

* Baodgers — three disused setts, cne
lecated along the
boundary and two near the north-
west comer;

egstem

* [Bats - five species of bat hawve
been recorded on the sife,
including Sopranc and Common
Fipistrelles [toilet bklock], Brown
Long-eared Bat roosts [in the cellar
and attic of Woodoote House and
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in the shakle block), Pipistrele
matemity and hibemation roosts
(in the building: and frees in the
northiem area of the administrative
buildings);

#  Water Voles — within 1_.5km;
&  Ofters —within 1_5kmn;

» Great Crested Mewis - within
1.5krn;

= Birds - of comservafion concem
Red and Ambber list, including Barn
Crad and Kingfisher; and

= Repliles - Adders have been
recorded within the dog fraining
area adjacent to the tennis court
arnd a low population of Grass
inake in the improved grassland

field in the east of the site.

Any proposed development will need
to take account of the potential
impact on these species, including
seasonal survey work to inform any
mitigation strategies and
methodology statements.

21.

Trees and Woodland

The ste confain: an  impressive
collection of matwe woodland and
frees. The demse woodland to the
north known as the Llunch confains
Sycamore [Acer peeudoplatanus),
Larch [Lanx decidwa), Ash [Froxinus
excelsion], Cak [Quercus robur], Silver
Birch [Betula pendula) and Scots Pine
[Firnus sylwestrs).

Matwe specimen trees within the
parkland are of high landscape and
conservation value. fpecies inchede
Ok, Silver Birch, Wesping Willow [Salix
babylonica), Beech [Fagus syivatica),
Cak, Coast Redwood (Seqguoio
sempervirens], Lime [filia sp.), Chemry
[Prunus sp.), Horse Chestnut [Aescuwlus
hippocastenum), Aflas Cedar [Cedras
atantica), Alder [Aluns glutinosa), Ash
and Holly (ilex aguafoliumm).
Additionally, there = an impressive
avenue of Limes along the enfrance

road from Morth Lodge.

22

23.

24,

25.

The whole of the site B covered by a
Tree Preservation Order [TPO 448). The
area of woodland located adjocent
ta the north-west & alko covered (TPO
171). They are shown on Figure A2 1.
The significant frees and woodlands
should be retained as part of any
future development proposal and
adequately proftected dwing the

construction process.

A numiber of significant trees as shown
on Figuwe AZ1 are on potential
development sites. These trees and
their associaoted Root Profection Areas
[RPAs]  should ke retaned in
association with future development
proposals.

A full Tree Survey and Arborculiural
Impoct Assessment fo BESEIT (2012)
will be regured in wwpport of any

future planning applications.

The mojority of the edwgsting field
boundary hedgerow alomng

Woodcote Lane is species poor and



Figure A2.1 Landscape and Yiswal Survey
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urlikely to be considersed 'important’
under the Hedgerow Regulations 1997
ar it tends to be dominoted by
Hawihom  (Crofaegus monogyna)
with  occcasional Hazel [Conylus
avellana) and HBder [Sambucuws nigra).
Other hedgercws within the site
generally comprse of omamental
species, such a3 Leyviond Cypress
(Cupressus x leylandi) and Prvet
(Ligustrum owvalifolivm), and therefore
hiorve liFnited landscape, e 1T |
ecoclogical, value.

Landscape Bazeline

Estalplishing the landscape baseline
irmvalves identifying the slements that
make up the landscape, the aesthetic
and percepteal aspects of the
landscape, and determining if it has a
distinct character. This has been
established throegh o mix of desk
study and field work.

The character of the site con be
described as semi-rural, influenced by

a serfes of landscape and wbanising

elernents as follows:

* ODpen estate paddand containing
specimean trees;

* Enclosed pardand and gardens;

#* Blocks of broodleaved eshate
woodland:;

= The I|lakes, the broock and
azssociated marginal vegetation;

*  Tree lined avenues;

# Bushy vegelated estaklished
hedgerows along Woodoote

Lane;
* |Improved pasturee; and

* Modemn infill development and
Crar-pEarking.

Open Estaote Parkland and Enclosed
Porkland

Enclosed Parkland and Gardens




Blocks of Estaole Woodland Tree lined avenues

Modern Infill Devedopoment
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Visval Baseline

The field work tfo date has identified
the importance of the combination of
belts of dense woodand, mature
frees and boundary hedgerows,
together with the  sumounding
undulating landform,  collectivehy
limiting the extent of the visual

envelope.

Despite its elevated position within the
landscape, there are wvery few long
range views fowards the site. The
Llwnch woodland along the northern
boundary and the woodland to the
east clhscure long range views info
the site from the wider landscape to
the morth and east. The only exception
is ocne long range viewpoint [View 1).
riear the junction of Rouncil Lare and
Woodeote Lane, where the only
visible part of the site & the redundant
telecoms tower extending above the
free line.

There are only seven local views points

from pulblic roods and PROWS:, one of

which is an cpen view [View &]. This is
of Woodecote House from PROW
WI17%a locking north. This i the most
significant public vantage point. The
other view point: con be described
as partial views:

* View 2 Part of the site can be
glimpsed through the pilors af the
entrance point of Woodcote
Lare by moving receptors, bt
none of the existing buildings are
visibzle in this partial view.

*  Yiew 3 There s a parfial view into
the parkond orea glimpsed
theough roadside wegetation
where fhere B o gap in the
boundary hedgerow. The

telecoms fower is visicle and there

are partial glimpses of exsting
building: nesfled in the porkland

vegetation.

= View 4 Fwther along Woodoote
Lane, where there is ancther gap

in the boundary vegetation, the

32

parkland can be seen and
buildings are visible.

+  View 5 There & a parfial view of
Woodcote House fromm PROW
W17%a locking east, where there &
a gap in the vegetation.

= View T: There & a parfial view of

the tenmnis courts from PROW
W77,

The local viewpoints are shown on
Figure AZ2.1.

View 1: Near the junclion of Rouwncil

Lane and Woodcole Lane




View 2:

west

west

From Woodcole Lane leoking

View 4 From Woodcote Lane looking
south

View 5 Frormn PROW WI17%a looking
north

View & Fom PROW WI17%a looking
north

View 7 Fhom PROW WI17%a looking




Areas withi
Fotential

Development

As a result of this initial assessment, a
numioer of landscape and ecology
izmres have peen identified that may
forrn a constraint o developrment. This
information hos been assessed and
aralysed and from this a number of
creas within the site boundary have
een identified s having

development potential, as shown on

Figure A2.1. including any sigrificant
treas that will need to be refained.

Should arny of the sites idenfified be
required for fulure developrment
projects, andfor demalition of existing
buildings required, protected species
surveys in accordance with Matural
England guidelines for bats, badger,
breeding birds, repties and greot
crested mewt may be required.

35.

Each development site will also
regure @ full Landscape and Yisual
Impact Assesment [LVIA) to identify
any potential mifigation thot could
enhance  the landscape and
ecological value of each site and
minimise any other environmental

impacts.



Historic Environment



Infreduction

This technical oppendx hoas been
prepared by Julian Bogg of Castle
House Hertage Consulfing Ld fo
irformm the  preparation of @ a
Masterplan for the Leek Wootton site.

The land cuwrently owned by West
Mercim and Warwickshire Police
Aliance ot Leek Wootion onginated in
the CI1™h as a counfry house set
within a designed parkland
landscape. Waraickshire Police, along
with previous ocwners, have adapted
the ste to sult their requirements over
the post decades.

Dezpite these changes, some of the
buildings and landscape assccioted
with the historc use of the site remain.
These elernents oy present
constraints to development oz they
hove peen afforded varying degrees
of protection under national and local
planning law and guidelines.

The main house s Grode |l Listed, and
the park ard gordens are locally
listed. A Conservation Area adjoins
the site, and a number of the histodc
structures within the grounds could be
considered non-designated hertage
assefs,

Az port of any future redevelopment
within the site, the impact of amy
proposal upon the significance of the
remaining historic elements (whether
thiat b2 buillt hertage, landscape or
below ground archaeclogy] could be
a matenal consideration in planning
decisions. [t & thersfore relevant to
identify such constraints and their
significance as part of the
rasterplanning process.

The Government encourages the use
of the term hertage assets to identify
a building, monument, site, place,
areg o londscape identified as
having a degree of sgnificance
rmerifing  consideration in planning
decisions because of its hertage

interest. Hertage assets  include
naticnally designated assels, such as
listed pullding:, and assets idenfified
by the Local Planning Authosty [LPA),
such as locally listed parks and
gardens. Concealed archoesclogy
also falls within the definifion of a

heritage asset.

Methodology

Relevant herfage assels were
identified in and aoround the ste.
sources of information for this study
include a search of the National
Hersitage Lst for EBEngland [MWHLE)
administered by Historc England,
Warwicks=hre Hisfodic  Environmend
Record (HER). and information held by
the LPA relating to Conservation
Areas.

A site wisit was conducted during May
2015. Selected designated hertage
assets, such as isted buildings and the
Conservafion Area, within the ssarch
area were alse wiited, A further
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refinrement of selection WS
conducted durng the site  wisit
depending on distance, topography

and scresning by trees and buildings.

Where it was considered that
development might be seen within
the cortexdt of a designated hertage
azzef, the significance of the heritage
azzet and s zetting hove been
cssesed against the visual impact of
potential developmenit.

The assessment uliizes the adopted
methodological approach suppored
by Histonic England in their
publications, Conssrvafion Principles:
Policies and Guidance for the
Jusfainable Manogement of fthe
Hisforz  Environment [2008) and
Hisforic: Environment Good Procfice —
Advice in Planning: MNofe 3 — The
Jetting of Henfoge Assefs [2015). The
latter explains that: “omongst the
Govemment’s plonning objectives for
the historic  environment s that

conservaltion decisions are based on

fhe naoture, exfent and level of o
hertoage asset's sgnificance and are
investigoted fo a proporfionate
degres. Historic England recommends
the following brood approoch fo
assessment, underfaken as a senes of
steps that apply proporfionately tfo
complex or more sirgighifonward

COFeE

« Step 1. idenfify which hertage
assets and  their settings ore
affected;

# Gtep 20 assess whether, how and
to what degrese fthese setfings
make a confibufion to  the

significance of the hedtage
asset(s];

# Gtep 3 asses the effects of the
proposed development, whether
beneficial or harmful, on  thot
significance;

+ Silep 4 explore the way to
raximise enhancemeant and

avoid or minimise harm; amnd

11.

T2

13.

* Step 5 make and document the

decision and monitor outcomes.

Az paort of the mastesplanning
exercize, the above guidance acts as
a basis for assessing the potential for
development and it location to
impact upon designated hertage

assetfs,
Planning Policy Context

In considering any future planning
applications, the LPA and statulory
consultess will e mindful of the policy
frarmewark.

Planning legislation relating to the built
histodc environment is set out in the
Planning [Listed Buildings &
Conservation  Areas] Act 1790
Guidance relating to this Act is
pulblished as the MNational Planning
Policy Famework [HPPF) 2012 (in
particular fection 12). This encourages
the use of the term “hertoge asset’ to

describe a bulding, site. place or
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15.

landscape dentified a3z having a
degree of dbgnificance menting

consideration in planning decisions.

In regard to listed buildings Sections
14(2) and &4(1] of the Planning (Listed
Buidings & Conservation Areas) Act
1790 states that the LPA & statutorly
required to have special regard fo the
desirakility of presesrving the building
or ifs setfing or any features of special
architectural or historic  interest it
possesses.  Listed Building Consent
wiould be reguired for any works o the
Grade |l listed Woodcoote House which
could impact on  the special
architectural or historic inferest of the
Euilding.

Listed Building Consent would also be
required for similer work fo any
building or stucture on the site
considered by the LPA to be curlilage
listed. In such coszes sechion 14[2] of
the act applies. For any developrnent
requiring planning permission  that
would impact upon the setting of a

14.

listed buiding the potential impoact
would be a material considerafion in
the determination of the planning
application, and Section 45(1) of the

Act applies.

In regard to development reguiring
planning pernssion that  would
impact upon the character or
appearance of a Conservation Area,
the potentfial impact would be a
rraaterial
deterrnination of the

consideration in the
planning
applcation, and 3ection 72[1) of the
Act applies. This states that LPAs have
a general duty in the exercise of
planning functions fo pay special
aitention {to the desirakbility of
presening or enhancing the
character o appearance of thaot

ared.

17.

18.

1%.

Mational FPlanning FPolicy

Framework

Paragraph 128 of the HPPF states that:
“In defermining oppfcafions local
planning authonties should reguire an
applicant to describe the significance
of any hentage assels affecfed... the
level of detail showld be proporficnafe
to the assets importance and no more
than iz sufficient to undersfand the
pofenfial impoct of the proposal on
their significance.”™

Paragraph 134 of the MPPF states that:
“Where a development proposal wall
lead fo less than substantial ham to
the significaonce of g designaofed
hertage assef, this harmn should be
weighed against the public benefits of
fthe proposal, including securing ifs

apfirmum viable use.”

Paragraph 137 of the HPPF states that:
“Local planning authonfies shouwld lock
for opporfunities for new developmenit
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-.. within the seffing of henfage assefs
to enhance or beffer reveal ftheir

significance. Proposals thaf preserve
those elaments of fhe seflimg that

make o postve confmbufion fo or
better reveal the significance of the
asset should be freated favouratbly "

Warwick District Local Plan
1996 - 2011

A new Local Plan s cumrenfly being
prepared. At present the stabutory
development plan  remains the
adopted Warwick District Local Plan
172463011, There are seven 'saved’
policies regarding hertage that may
ke relevant to future development on
the site.

Policy DP1 Layout and Design states
that: "Development will only be
pemitted which positively confributes
te the charocter and guality of is
environment throewgh good layout and
design” and that “development

proposals will  be  expecfed fo
demonstrafe that they al hamrmonise
with, or enhaonce, fhe exizling
sefiement in terms of physical form,
pattems of movement and land wse;
bl relgte well fo lacal topography and
landscape features,
prominent ndge nes 4 reflect,
reinforce local
historcal

including

respect and
archifechural and
distinctiveness; e enhance and
incorporate
feagfures into the development; f)
respect sumounding buidings in terms

imporfant existing

of scale, heighf, form ond mossing:
and gl odoplf appropriate mafenals
and details.”

Policy DPI alsa states  that:
“Development proposals which hawe
a significant impact uwpon the
character and aoppeoraonce of an
areq will be required fo demonsirate
how they comply with thiz policy by
way of a Chaoracter Appraisal and
Dresign Staterment.”
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Policy DP3 HMotural ard Historc
Ervirorment and Landscape states
that: “Development will only be
permitfed which profects imporfant
natwal feagfures and  posifively
confributes fto fthe choracter and
quality of ifs nofwal and histonc
environment throuwgh good
habitafflandscope design and
management.” it goes on to say that
“development proposals will be
expecied fo demonstrate that they b)
prafect andfor enhance fealtures of
hisforcal. archoseclogical, geclogical
and geomorphological significance
and o] protect aond enhance the
landscape character of the area,
paricwardy respecfing s histonc
charocter.”

Policy DAP4 Protection of Lsted
Buildings states that: "Consent will not
be gronted to alfer or exfend a Listfed
Building where those works —wall

adversely affect its special



archifectural or histonc  inferest,
integrity or sefting.”

Policy DAPS Change of Use of Listed
Buildings= states that: "Changes of use
of Listed Buidings from fheir ocrginal
uee will onfy be pemifted where: a)
the anginal use has been
demonsirated fo be no longer
appropriate or viable; and b] the
proposed use i sympathefic fo the
special architectural or histonc interesf
and seffing of the Lisfed Building.”

Policy DAPE Conservalion Areas states
that: “Developrment will be reguired o
preserve or enhance the special
architectural and hisforc interest and
appearance of Consereafion Areqgs.”
It goes on to state that “developrent
will glzn be expecfed fo respect the
saffing of Conservafion Areas and
imporfant views both in and out of

them.”

Policy DAP11 Protecting Historic Parks
ard Cardens states that:

“Development will be sfrongly resisted
if it wouwld hamm the hisforic sirecfue,
character, pincipal components and
saftimg of locally imporfant histonc
parks or gardens included in the
Warwick Disfict Local Register.”

Historic Background

Reference to an area known as
Woodcote s made in the Domesday
Book of 1084 and confinues to
consistently appear in documentation
theough to the Cl18th in relation fo
land holdings.

it is thowght that a small setiemeant
divided intc upper Woodcote and
Lower Woodoote existed on land
south of the curent house [now port
of the golf course]. The setilement is
documented a3 having being
deseried by the C15th.

There s itle documentation availakle
regarding the site of Woodcote House
pricr to the middle of the Cl1%7th
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Cartographic evidence suggests that
a house existed just north of the
present building., and parts of the
walled garden including the
decorative gate piers northwest of the
stables dote from thot phase. B &
suggested that the earier house was
of C18th origin.

The village of Leek Wootton to the
east is a small sstlement with Soxon
ofiging, cenfred on a medieval
church, which was loter reouilt in
Clgth. The yillage shows some
evidence of survival of cotiages from
the C17th, but s mostly C19%h and
was much expanded in the late
C20th.

The history of the present Woodcote
House begine in 1851, when Henry
Christopher Wise purchazed the then
Woodcote House and most of the
park and surcunding land. He hod
evidenily been renfing Woodcote for
some yeors before the purchase, as

several of his children were bom there



froen 1832 onwards. Thers are also
accounts that the Wise family cwned
parts of the manor frem 1709,

Following his purchose of Woodoote,
Henry Chrstopher expanded and
remodelled the estate. One of his first
projects was to divert the esxsting lans
[(now known os Woodcote Drive)
which ran south and west of the
House. A mew rood [(now known as
Woodcote Lane) was created to the
rnicrtheast, and a secondary
fradesrman’s drive to the service areas
was also created off Woodcote Lane.
This work was camed out in 1852 and it
is possicle that the two gate lodges
were also created at this fime.

Henry's wife, Hamiett, died in 1858
After Hariett's death Christopher Wise
fook the deckion to demolish and
replace the old house as we see it
today. The work was started in 1841,
and incleded a complex of
cutbuildings including stakbles and a
walled kitchen garden. The grounds
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were also subject o some remodelling
with areas of the surcunding parkland
being incorporated into formal
gordens, pleasure grounds and o

lake.

There oppears fo haove been a
substantial phase of tree planting ot
thiz fime, including extension of
existing weoodlands., The House was
extendead in 18467 and, alhough the
extent of the extension is not clear, it is
likely to form pard or all of the north
range vioible on old maps and
photographs [s2e overleaf). Port of
the niceth wing was removed in 1940,

Following the death of Hemey
Christopher Wise in 1883, the estate
pased to George Wise, and following
his death in 1888 the estate then
pamed first to Geocrge Waller, and
later Gecorge's son, 3 Francis Waller.

Despite following a miitary career and
l=aszing out Woodeote House for port
of his time, 5ir Francis retumed fo

Weoodcote in 1908, Howewer, his
position as a country landowner was
short lived, as ke was killed in action in
thie Great Warin 1714,

Sir Francik's brother Wathen inhefted
the estate and fitle. He and his wife
are thought to have lived of
Weoodcote until the culbreak of the
Second Wordd War in 173%, when Sir
Wathen lent the house and grounds
to the Red Cross for wse as a
convalescent home. This was mosthy
used by Amefcan servicemen.
Following the end of the War, Sir
Wathen reclaimed the property and
wias apparently refurkishing it in order
te return, when he died suddenly in
1747,



az.

Sir Wathen's widow, sold the house
and grounds in 1948 to the County
Council, for use as the Headguariers
of the Warwickshire Courity
Constabulary. Since becoming the
Headguarters in 1747, a number of
new and, in some cases, large
buildings have been constructed to
the north of the House. This involved
the demaolition of the norihem service

wing and the extension of the stakles.
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Designated Herntage Assets
Listed Buildings

Woodcote Hall was Grade |l ted on
23 January 1787, and is the only listed
building on the site.

The attached northern service wing
carv courtyard complex Wers
demalished in the 1%60s to clear the
site for @ new wing in a confemporary
stle @ pard of the Police
Headguarters.

Intermally the house has undergone a
degres of institutionalisation.
Howewer, the full height central
crcoded hall and stars, and prAncipal
reception rooms retain much of the

crginal detailing.

Principal [EBast) Elevation




Hitoacally, Woodoole Howse was
approached along Woodoote Deve,
where strategic tree planting as part
of the designed landscape prevented
views of the House unfil a final reveal

close fo the east elevation.

Views ouwt of the house are
concenfrated arcund the south and
west sides. Within the immediate
vicinity of the Howse there s a brick
hao-ha to the south and a large
garden terace to the west, with stone
steps and retaining walls [s=e cpposite
ard below).

The list descrAption is as follows:

Main parf doted 1841, exfended 1849,
by John Gibson in Jacobean shyle for
Henry  Christopher Wisse. Large
sandstone ashlar houwse, recfangular
an plan, & bays long by 4 bays wide.
Two storeys and affic. Tal moulded
plinth and siing bands with saw-footh

decorgtion. Moulded eaves comice.

South Blevalion - Ho-Ha in Foreground
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Steeply pifched ploin file roof with
gabled ends, al gobles have finials.
Four and sidight mullicn/ffransaom stone
windowes. The end bays to south
elevation hove hwo storey splayed
bay winaows with caned
balustrading of pierced sfonework
Mgin enfrance & on left of eqst
elevation in o fwo storey projecfing
bay with curviinear goble. Four
cenired arch to enfrance porch with
=iff leaf carving in spandrels and onel
bay window abowve with carved sfone
amonal  balusfirade. AN chimney
sfocks have been funcaoted. Loter
maitching oddifion, doted 1889 in
south gable, projects from norfh-east.
Interor: Good inferdor feafures include
chimney-pieces. Sguare  inner  hal
occupies cenfre of main building with
sfone staircase off the north sde to
arcoded first floor. The arches fo first
floocr arcode are supported on paired
sender marble columns. Flot ibbed
timbrer ceiling foinner hall. The

West Elevafion — Garden Termoce
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entrance porch and passage linking if
ta the inner hall, have nb vauwling.

The significance of the listed building
appears to e partly in its architectural
infterest, including the principal infermal
reception  areas.
rermoval of the north wing, and some

intermal alterations, has diluted its

Howewver, the

infterest to a degree.

In historic terns the bulding dates
from 18561 which i relatively late for a
listed building. Government guidance
set cut in The Principles of Selection of
Listing Buildings [2010) adwvises that
becauwse of the greafly increcsed
rumioer of buldings erected after
18240, and the much larger numioers
that have survived, progressively
greater selection is necessarny.

The building cleardy has aesthetic
mest, despite the negative impact
upon its setfing resulfing from late
C2th buildings fto the north and

northeast. hs significance s greathy

49,

increased by its ceEsociated
landscaped garden and surounding
pardand setting, a sukstantial

element of which has survived. This
element of ks setting i especially
sersitive to the west and south
elevations.

The following intfervenfions would be
considered to be enhancements to
the listed building and, in some cases,

would better reveal its significance:

* Removal of the attached 1780's
building;

* Reinstatement of the stone wall;

* Removal of the radio mast;

* PRemoval of parking from the
forecourd and reinstatement of

lanam;

+ Restoration of the garden terace,
incheding stone retaining walls and
steps; and

5.

# Gtrategic planting in order o
screen new  of  unsympathefic

developmeant.

There are a number of listed buildings
within the core of the village of Leek
Wooton to the east of the site.
Howewer, none of these have any
realistic inter-visikiliy with the ste and
are therefore unlikely to be affected
by development on it

Curtilage Listed Buildings

Any building or structure within the
curlilage of a lsted building which
wos constructed paor to 1748, was in
the sarme cwnership as the building ot
the fime of listing. and = ancilary in
function to the isted building could ke
considered by the LPA to be curlilage
listed. Any such building would be
subbject to the same protection as the
principal listed building.



In fhis case, there are a number of
building: and structures on the site
fthat could fit the cofferia. These
inciede the stables and southern
enclosure, the sports pavilion, the
walled garden, the retaining walls and
ho-ha arcund the house, and even
possicly  the gote lodges and
entrance gates [zee below and
opposite].

Shable Block

Main Gales and Gate Piers

Sports Pavilion

Gates and Gate Fiers NW of Hall




In pre-empfing the LPAs stance in this
regard, it is intereding to note that the
Alliance cumrently has the benefit of
an  extant planning
[WT1/1158) for
imvalving the demeltion of all the
buldings on  site,
Woodcote

pHErmnissicmn
redeveloprnent

except  for
House, the modem
Communications Centre building, and
sports  pavilion. This permission  wil

expire on ? July 2015,

The Planning Officer’'s report fo
Committee for this application
suggests that the Comservation Officer
had no chjection to the proposals, but
did specify that the existing walls and
gateways adjocent to the House
should ke retained. Ik i thersfore
reasonable to conclude thot fhe
rermoval of some of the histodc walls
associated with the howse and the
kitchen garden would likely be
resisted by the LPA, but that retention
of the stable complex would not be
required.

6.
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Conservation Area

The Leek Wootton Conservation Area
i= concerntrated arcund the church
and fhe historc core of the village,
and extends arcund the curilage of
Stone Edge House to the south.

The boundary of the Conservafion
Area includes small aoreas of the
easterm-most fip of the site, including
the main enfrance and EBoast Gate
Lodge. However, it is unlikely that any
future develocpment weoild
significantly alter the appearance of
this area, despite the proposed
residential allocation on land directhy
west of East Lodge.

The Cornservation Area appraisal
states that imporfant views include,
along Woodeote Lane where there is
a sftrong sense of enclosue, both
approaching the Conservation Area
and from within.

5%,

The potentfial reguirerment for a new
access onfo Woodoote Lane to serve
resdential development within the
adjacent land may be considerad to
be a harmful change. The Bswe has
been raised by the LPA in regord to

the local plan allocaticns.

Although this area s ot actually
within the Conservafion Area, there is
a concern is that a new acoess in this
location will change the character of
the approach to . Howewer, the
architectural quality of the existing
housing along this approach i low
and, as this area hos not been
included within fthe Conservafion
Area,  the impact could 2]
considered to be low and should be
balanced against public benefits
generated by the provison of new

housing.
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Non-Designated Assets

Gate Lodges & Gates

There is no evidence that the LPA has
ever comsidered either the North
Lodge off Woodcote Lane, or the East
Lodge and enfrance gates on
Woodcote Drive, fo be curilage listed
in association with Woodcote House.
However, it & [lkely that some
resistance would be encountersed
from the LPA to development which
impacted upon their seting.

The significance of these puildings is
that they stand alone az modest
buildings on the driveways to the
grounds of Woodcote House.

Morth  Lodge historcally appears
visually iscloted, and it is unfikely that it
wiould be considered appropriate o
develop close to the bulding. Any
development along the rorth
driveway would ftherefore meed fo
maintain an approprate viswval buffer.

East Lodge falk within the boundary of
the Leek Wootton Conservation Area,
where statutory constraints apply in
regard to the impact of developrment
upcn the character and appearance
of the Comservation Area. However,
the setting of BEast Lodge is far more
enclosed that that of Horth Lodge,
with mature vegetation creating visual
screening around the Lodge and the
driveway entrance [see below]. As
such, it is unlikely that any significant
impact upon fthe setting of the Lodge
or the Cornservation Area would result
from development in the fisld to the

Locally Listed Park and
Garden

The garden o Woodcote House and
its surounding parkland i identified by
Warwick District Council as being of
local interest, and appears on a st of
historic parks and gardens associated
with Local Plan Policy DAP11. Warwick
Diistrict Council state that no boundary
to the locally isted park and garden
has yet been defined.

Mozt histodc maps suggest that the
wider parkland extends to plantations
and tree belts surcunding most of the
property (see overdeaf]. These ore
rore distant to the south acros the
golf course to what was called
Terace Hill Woods meadow. To the
west it & terminated by Long Spinney
[also known as Fox Covert), to the Bast
by the vilage of Leek Wootton, and to
the north and northwest by two areas
of woodland known as The Lunch and

Lower Lunch. The service area fo the



north of the Howse s enclosed by
woodland and the lake, which may
hoave formed part of a pleasurs
garden.

There are distant vistas to the south
from the House, across what s now
the golf course but previously
functioned as paordand. To the west,
exctic and specimen trees punctuate
the area beyond the raised temace
and lawn adjgcent to the House. This
area becomes more of an informal
garden along with the area up to the
lakes fo the norii.

To the east, the House is approached
wia a theatrical dhiveway, which
enters the grounds at Bast Lodge in an
enclosed and wooded area which
opens sightly to an avenue of trees,
but does not reveal the House. The
approach then passes through an
area of free planting to emerge
relatively close to the House and its
east enfrance. There is an area of
ocpen parkland east of the Houwse [now

used o= a spors field), which is
relatively well screened from  the
House by dispersed tree planfing,
running to the edge of the site and
East Lodge.

1888 Ordnonce Survey Map
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The significance of the remaining
parkdand i cumulatfive in regard to
the areo:z of openness, the dispersed
maiure trees and the tree bels and
woodland. There are no garden
buildings or monuments within  the
designed landscape. Loter
irferverticons, such as the
development of the goff couwse and
fhe evalufion aof  the police
headguarters, have compromised the

parkland.

The most sencifive aspects of the park
ard garden are kely to be those that
confriibute directly to the setling of
Woodcote Houwse. This includes those
oreas  viewed drectly from  the
principal rooms of the House.

Howewer, it & interesting to note that
permnision was recently granted to
fence off land in asociaftion with the
securty of the
Centre puilding [W/12/0488], which
lizs immediately north, and within the

Commumnicorticrms

sefting of, Woodcote House, and

r1.
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previcwsly formed part of the park and
gaorden.

Archaeclogy

A desk-bazed
information received from the
Warwickshire HER was conducted in

assessment of

order to gain information about the
kncwn or potenfial archaeclogical
resource within the site [see overdeaf].

The HER searched an area of Tkm
radius centred on Woodcole House.
The surounding area has a shrong
history of kuman setlement and
activity.

From prehistory there are a number of
find spods (flints] recorded in the area.
Roman activity within the search orea

is wery limited.

The location of the sSte B roughhy

eguidistant betaween the histonc
rmedieval settlements of Keniworth
and Warwick, adjacent to the vilage

75
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of Lesk Wootton, which it is thought
was a larger sefflerment duwing the
rmedieval pericd [HER Ref: MWAZE53).

There is evidence of some medieval
activity within and arcund the site. it
would appear that the area within the
site has for most of its recent histony
been agricultural unfil the
estaklishment of the designed park
and garden, which was potentially
inffiated in the late C18th and then
fully developed in the mid C17th.

known Archaeology

Cocumentary evidence shows a Post
Medieval mancr house on an eardy
map (HER Ref MWAZLLE). This was
pulled down in 1841 to make way for

a new house.,

The site i well known, ying 50m north
of the radic most, and is likely to
represent buried evidence of the pre
1841 house and related activity
[thought fto be Cl8th). Previous



