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1.0

Introduction

1.1

This addendum report, prepared by Nathaniel Lichfield & Partners (NLP) on
behalf of CALA Homes (Midlands) Ltd (“CALA”), provides updated evidence on
the feasibility and deliverability of the proposed 3,500 dwelling new settlement
at Long Marston Airfield (LMA).

1.2

It provides an updated position to that set out in the ‘Technical Statement Feasibility’ produced in July 2014 (“the July 2014 assessment”), drawing upon
new information and more detailed work that has been undertaken over the
past twelve months both in relation to the new settlement proposals but also in
relation an outline planning application submitted in December 2014 for 400
dwellings and associated uses on part of the Long Marston Airfield site
(14/03579/OUT).

1.3

It does not wholly replace the earlier feasibility work, but selectively focusses
on further information now available and areas where the proposed
development and mitigation has evolved. Therefore, this addendum report
should be read in conjunction with the July 2014 assessment. Where detail
remains unchanged to that previously presented, the July 2014 assessment
continues to be a relevant statement of the current position. For example this
specifically includes:
a

the gas pipeline;

b

junction improvements and other transport improvements outside of the
South Western Relief Road;

c

social infrastructure outside of education;

d

archaeology and heritage; and

e

the viability assessment.

1.4

This feasibility assessment addendum draws upon a wide range of technical
evidence that continues to be evolving around the scheme. These supporting
‘technical statements’ provide baseline information and assess the impacts of,
and proposed mitigation for, the proposed new settlement. This assessment
seeks to bring that information together. In line with the July 2014 assessment,
this addendum again represents a snapshot in time assessment based upon
currently available information. As the masterplan and detailed design
elements develop and evolve this assessment will similarly develop and
evolve.

1.5

The addendum report is set out as follows:


Section 2.0 sets out updated information on the infrastructure and
mitigation measured required and is split into two sections:
An update on the deliverability of the South Western Relief Road
proposals; and
-
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An update on the Long Marston Airfield site and the constraints
and hurdles present and mitigation and solutions proposed.
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Section 3.0 sets out updated information on the evolving development
proposal, the likely phasing and trajectory and validates the previous
headline viability assessment undertaken for the scheme; and



Section 4.0 provides a summary and conclusion of the updated position
as at June 2015.
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2.0

2.1

Delivering Infrastructure and Overcoming
Constraints
Since the July 2014 assessment, further detailed work has been undertaken
particularly in respect of the South Western Relief Road and the technical
feasibility of providing the bridge crossing over the River Avon along with the
assessing the impacts of this. Alongside this, continued engagement with
statutory consultees has been ongoing both in relation the outline application
pending for 400 dwellings on a part of the Long Marston Airfield site as well as
the wider proposals for the 3,500 dwellings new settlement (for which those
400 dwellings might form a first phase). Set out as follows is the position on
the South Western Relief Road and the Long Marston Airfield site.

South Western Relief Road
2.2

The South Western Relief Road (SWRR) is a necessary piece of infrastructure
linked to the new settlement in order to ameliorate the traffic impacts from the
development upon the centre of Stratford-upon-Avon. In July 2014, CALA had
prepared an indicative alignment and identified a high level cost based on a
pro-rata from other similar schemes. Since then, more detailed work has been
undertaken on the proposed SWRR within the ‘Bridge Opportunities and
Constraints Study’ prepared by Amec Foster Wheeler (AMF) for CALA. This
work included looking at the constraints and opportunities for the Western
Relief Road and the associated bridge over the River Avon, to confirm the
feasibility of providing an alignment that is: technically deliverable; within
reasonable costings; and without any ‘showstopper’ impacts in respects of
constraints and potential mitigation.

2.3

The SWRR is reliant on the completion of the West of Shottery Relief Road (or
Western Relief Road – “WRR”) to provide the link through to the A46. The
WRR is also an identified infrastructure item necessary to deliver Stratford-onAvon’s proposed strategy as set out in the emerging Core Strategy (including
the West of Shottery strategic site); it is already committed and assumed to be
deliverable by the Council. Our understanding, which is shared by WCC, is that
delivery of the road is forthcoming, with Bloor Homes (promoters of the site)
currently in detailed design stage with Warwickshire County Design Services
(see minutes of meeting with WCC at Appendix 1) and that it is therefore
reasonable to assume that the WRR will be delivered in tandem with the West
Shottery site in the early part of the plan period.

2.4

An update on the feasibility of the SWRR is set out as follows.

Testing Reasonable Alternatives
2.5
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The SWRR has been defined as the most appropriate highway network
mitigation for LMA following a process of testing alternatives and discounting
them.
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2.6

In December 2013 a high level analysis of the LMA proposals (at that point for
an assumed 3,000 dwellings) was undertaken by Mode Transport Planning, in
consultation with Warwickshire County Council (WCC). At that time an Eastern
Relief Road (ERR) was being considered as a strategic option for unlocking
any potential growth to the south of Stratford-upon-Avon. The Stratford-onAvon District Core Strategy - New Proposals Consultation in August 2013
(ED1.3) summarised the earlier Strategic Transport Assessment from June
2013 (ED4.7.5) thus:
“This study focused on the options for a new settlement at Gaydon/Lighthorne
Heath and an urban extension at southeast Stratford-upon-Avon, possibly
linked to some additional development at Long Marston. The urban extension
is considered reliant on the provision of an eastern relief road via a new bridge
crossing of the River Avon at Tiddington. It is not possible to mitigate the traffic
impacts of a substantial development south of Stratford-upon-Avon without
providing the relief road or something similar.”

2.7

The analysis undertaken by Mode considered the ERR against the SWRR,
noting that the earlier Strategic Transport Assessment had already discounted
a ‘do nothing’ scenario as a reasonable alternative due to its traffic impacts on
the centre of Stratford-upon-Avon. The high level comparison between the
ERR and SWRR concluded the following:


Average speeds in the model were lower in the ERR model run;



Average delays were greater in the ERR model run;



There were more problematic junctions in the ERR model run; and



There were more uncompleted trips in the ERR model run.

2.8

What the transport modelling showed is that neither of the relief roads alone
mitigated all of the forecast traffic issues (hence the wider mitigation strategy
proposed for LMA), but that the SWRR performed better than the ERR. This
was also concluded noting that ERR proposals is approximately twice the
length of the SWRR and was accompanied by some doubt as to its
deliverability due to costs in some of the councils early option testing reports1.
As such the SWRR was progressed to a greater level of detail going forwards.
In summary, in mitigating the transport impacts of the LMA development, this
high level testing concluded the only solution which represents a reasonable
alternative is the SWRR.

2.9

Figure 2.1 and Figure 2.2 illustrate high level indicative alignments for the
SWRR and ERR.

1

For example, Stratford Strategic Transport Assessment (October 2012) paras 6.7.6-6.7.10 (ED
ED.4.7.7)
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Figure 2.1

Indicative Alignment for WRR (approved West of Shottery relief road indicated by red dashed
line)

Source:

Amec Foster Wheeler / CALA Homes

Figure 2.2

Indicative Alignment & Options for ERR

Source:

Warwickshire County Council, Stratford Strategic Transport Assessment: Phase 2
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2.10

Table 2.1 provides a high level comparison between the options assessed as
potential highway mitigation for the LMA new settlement. It captures the fact
that not providing a relief road would be unable to adequately mitigate the
highway impacts of the development and would have significant traffic impacts
upon Stratford town centre, including impacts upon the historic core. In respect
of the impacts arising from the SWRR and ERR, these face similar issues, with
both having to cross the River Avon and floodplain and both generating a
potential landscape impact. Notwithstanding, the ERR performs significantly
worse in terms of the actual highway mitigation solution it would provide for
LMA.
Table 2.1

Comparison of Alternatives for LMA

SWRR

ERR





~







Provides adequate transport
mitigation for LMA (in combination
with Town Centre Improvements)
Protect and enhance historic and
cultural features.
Protect and enhance landscape
and townscape.
Protect and enhance ecology and
biodiversity.











~

Reduce the risk of flooding.







£-

£29m

£44m2

No

Yes

No

Indicative Cost (excl. land costs)
Considered a Reasonable
Alternative for further testing?
Source:

2.11

No Relief Road

NLP / Mode Transport Planning ( – major negative outcome to ~ neutral to  major positive
outcome)

In addition, the ERR is almost twice the length of the SWRR with indicative
costs c.50% greater. It is for this reason that the SWRR is considered the only
suitable alternative relief road scheme to mitigate the impacts of LMA.

Ownership
2.12

CALA has been assembling the land required to deliver the South Western
Relief Road. The indicative alignment as currently proposed would cross five
land ownerships. CALA has completed agreements in place with four of the
five landowners and is at an advance stage with the final landowner, the
racecourse, with whom heads of terms have been agreed. It is CALA’s
expectation that the final contract will be in place imminently and before any
finalised allocation or planning application for the 3,500 new settlement. This
will ensure that the deliverability of the SWRR is entirely within CALA’s control.

Technical Feasibility
2.13

2

The ‘Bridge Opportunities and Constraints Study’ prepared by AMF examined
in greater detail the technical feasibility of providing the Western Relief Road

Strategic Transport Assessment - October 2012
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and particularly the bridging structure which will need to elevate the road over
the River Avon and the Stratford Greenway, the latter at a level which would
continue to allow reinstatement of the route as a rail line.
2.14

The study concludes that the bridge structure is technically feasible and that,
whilst further detailed work on design and costings will be undertaken, initial
scoping indicates that costs would not be prohibitive to delivery in the context
of the previously assumed budget within the July 2014 assessment.

Mitigating the SWRRs Impacts
2.15

As part of the ‘Bridge Opportunities and Constraints Study’ further work has
been undertaken to scope potential impacts and the proposed mitigation,
including consultation with statutory consultees. This is summarised as
follows.
Flooding

2.16

The SWRR will inevitably need to cross the River Avon and associated
floodplain. A stepped design process and parameters have been agreed with
the Environment Agency in order to minimise flood risk, address surface water
drainage and mitigate any impacts.3 Initial correspondence with the
Environment Agency (EA) has not raised any in-principle barriers at the current
time subject to a suitable design which either minimises and avoids any flood
risk, and/or compensatory measures which alleviates and mitigates any
impacts. Full and detailed flood modelling of the design options would be
necessary in order to confirm a concluded proposed design is appropriate in
flood risk terms.4 In order to show that there are no barriers to achieving an
appropriate design solution, two alternative design options have been
produced and provided to Stratford-on-Avon District Council. This responds to
potential flood risk issues raised by the EA and demonstrates a degree of
flexibility in the road design. It should be noted that the full design for the road
will in due course need to be supported by detailed flood modelling to
demonstrate no increase in flood risk elsewhere. This modelling will be
undertaken at the detailed design stage, but given that the area of land
identified for floodplain compensation is, in its entirety, within the control of
CALA Homes and can be utilised for this purpose there is no reason to
conclude that this would represent a constraint or prevent the WRR from being
deliverable.
Ecology

2.17

3
4

The habitats affected by the proposed alignment of the relief road to the south
of the River Avon, which form the largest area of land effected by the
proposals, are dominated by intensively managed farmland. These habitats
provide limited ecological interest and mitigation / enhancements for

Bridge Opportunities and Constraints Study – page 11 and 12
Bridge Opportunities and Constraints Study – see correspondence with EA in Appendix B.

9144994v3
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biodiversity can be provided on land surrounding the proposed route of the
relief road.
2.18

5
6

The relief road and the proposed alignment, at the northern end of the route, is
located close to one statutorily designated site (the Racecourse Meadow SSSI)
and five non-statutory designated sites. The baseline work undertaken in
respect of the potential ecology impact are summarised as follows, drawing
upon the ‘Bridge Opportunities and Constraints Study’5 and an accompanying
‘Initial Habitat Assessment’ carried out by FPCR Environment and Design Ltd6
which has included on-site surveys:
a

Racecourse Meadow SSSI, designated for its unimproved flood meadow
grassland, lies adjacent, but untouched, by the indicative route of the
SWRR. It is considered that there will be no direct impact on the SSSI,
albeit both loss of buffering habitat and changes in hydrology may have
indirect impacts (the latter may be positive or negative). The detailed
design stage will seek to either maintain or enhance hydrology for the
SSSI to maintain or enhance the species present, which, when combined
with appropriate long term management of buffering habitats (as follows),
would mitigate any impacts and potentially provide benefits to the SSSI;

b

There are five non-statutory designated sites which the SWRR might
impact upon:
i
The River Avon Local Wildlife Site (LWS) and the Greenway
Dismantled Railway proposed Local Wildlife Site (pLWS) will both
be bridged over by the SWRR, with subsequent impacts unlikely to
be significant following appropriate design and mitigation;
ii

The Shottery Brook ecosite is unlikely to be affected pursuant to an
appropriate construction management plan (ensuring its
conservation status is unaffected in the construction phase);

iii

The Seven Meadows pLWS has been assessed against the LWS
criteria following survey and is considered unlikely to meet LWS
standard, with the consequence that no impact will result against a
non-statutory designated site; and

iv

There would be some loss to the Steeplechase Meadow LWS
where the road would bisect the site. It is proposed that
appropriate mitigation would be put in place to create a species rich
floodplain meadow in the retained part of the LWS along with
similar enhancements to the retained area of the pLWS and
grasslands surrounding the SSSI. Stitching this together and
placing the area into a long term management plan will ensure that
the suite of grasslands can function in perpetuity as a coherent
ecological network.

Bridge Opportunities and Constraints Study – Section 4.1 (page 15)
Bridge Opportunities and Constraints Study – Appendix C
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2.19

Overall, where there are likely to be impacts, more detailed work undertaken
by CALA has suggested that these can be mitigated to ensure a net-benefit,
particularly improving the quality of buffer habitats for the SSSI.
Noise and Air Quality

2.20

An initial scoping of both noise and air quality considerations has been
undertaken7 concluding that whilst impacts may result from the construction
and operation of the road, this could be mitigated through design and
implementation and would also be potentially accompanied by improvements
within Stratford-upon-Avon where any reduction in traffic against a baseline
case could lead to positive impacts on noise and air quality in those locations.
Landscape, Visual Impact and Heritage

2.21

Initial assessment of landscape and visual impact concludes that the majority
of impacts will be on views from close range, with the zone of visual influence
defined as being limited. There would be few distant views of the proposed
road, however, a landscaping plan combined with field boundaries are likely to
minimise any distant views.

2.22

In respect of heritage, the Grade II listed Springfield Bridge over the StratfordMoreton tramway bed will be in close proximity to the SWRR’s junction with the
A3400. Design and final alignment of the road will need to ensure the physical
preservation of this asset and its setting. In addition, the road will likely
generate impacts on archaeological remains, with further surveys necessary.
Notwithstanding, neither are considered likely to represent a clear constraint to
the delivery of the relief road.

Overall Deliverability of the SWRR
2.23

Overall, the more detailed work on design and initial work on the scoping of
impacts set out within the ‘Bridge Opportunities and Constraints Study’ does
not indicate any fundamental constraints or technical barriers to the delivery of
the relief road along the indicative alignment shown. There are a range of
impacts that will need to be considered with appropriate mitigation
implemented within the detailed design of the scheme. However, in
combination, the impacts as scoped do not currently indicate that the SWRR
could not come forward in an acceptable manner; merely that the design of the
bridge will need to be refined and tested to minimise any impacts later in the
design process. In particular, this will involve detailed flood modelling to
determine how much of the crossing is on an embankment and how much is
provided as bridged spans on piers. Two alternative design options have been
provided, illustrating the alternative design solution available (see Appendix 2).

2.24

Taking into account the more detailed information on bridge design, alignment
and required mitigation, it is considered that the previously assumed budget for
the SWRR and its land assembly remains a reasonable estimate of costs

7

Bridge Opportunities and Constraints Study – Section 4.3 and 4.4 (pages 30 to 36).
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including contingency. This conclusion has been drawn in comparison with the
Rugby Relief Road and the Barford by-pass scheme as set out in the July 2014
assessment. The 6km Rugby Relief Road, which included several bridges
over a river and active railway line cost a total of £61 million including fees and
land; £10.1m per kilometre. The 2km Barford by-pass included a 4 span bridge
over the River Avon and flood plain, with a total cost including fees and land of
£11 million; equivalent to £5.5m per kilometre. By way of comparison, the
headline budget for the 2.5km SWRR on the same basis is £17.6 million per
kilometre, providing sufficient headroom within any viability assessment to
accommodate the full mitigation works necessary (and on a worst case
scenario basis). The issue of viability is considered in more detail in section
3.0.

Long Marston Airfield
2.25

The Long Marston Airfield site has already been identified by Stratford-on-Avon
District Council as a suitable and deliverable location for a new settlement.
Notwithstanding, CALA has continued to undertake further detailed work
scoping the necessary mitigation measures and consulting with Statutory
Consultees in order to gain a common understanding of the implications of the
proposed development.

Transport
2.26

The SWRR is the single largest part of the package of transport mitigation
proposed. However, work is ongoing with Warwickshire County Council (WCC)
on transport modelling following further work carried out by WCC on the
strategic transport model. The outcome of this ongoing work with WCC is not
available as at July 2014. However, detailed transport modelling work has
been carried out as part of the outline application for 400 dwelling units on the
LMA site which has confirmed that with 400 dwellings on LMA, combined with
other committed development in the area, the need for the SWRR will not be
triggered. The exact trigger point for the SWRR will be determined through
further modelling following the completed re-build of the Warwickshire model
by WCC, which will feed into the Stratford-on-Avon Core Strategy Main
Modifications process once available. In the meantime, the identified transport
mitigation measures previously identified by CALA are considered to continue
to be appropriate and deliverable: as reflected by the Statement of Common
Ground between CALA and WCC and Highways England (Appendix 5)

Ecology
2.27

P10

The ecology work undertaken by FPCR has continued to be updated as new
surveys on the LMA site have been completed, including those that have
informed the Environmental Statement for the outline application for 400
homes on the site. The ecological circumstances of the site and proposed
mitigation measures have not fundamentally altered since the July 2014
assessment, albeit more detail is now available in respect of the specific
ecological receptors on the site. The principal area where the position has
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changed is in relation the existing proposed Local Wildlife Site (pLWS)
designation that remains present on the site due to the previously identified
potential for grassland habitats and overwintering birds.
2.28

The guidance for identifying and designating Local Wildlife Sites is set out
within ‘The Green Book – Guidance for the Selection of Local Wildlife Sites in
Warwickshire, Coventry and Solihull’ (“The Green Book”). A pLWS designation
is made based on either records or the Warwickshire Habitat Biodiversity Audit
Phase 1 data, with further detailed survey work required to be undertaken and
submitted to a selection panel before it is approved or rejected as a Local
Wildlife Site designation. The LMA site has been identified as a pLWS for a
significant time (with the site originally designated a potential Site of
Importance for Nature Conservation - pSINC - in 1973) without the necessary
surveys having been undertaken as part of the Local Wildlife Site Project to
determine whether it is LWS quality. It has never been established that the site
is an appropriate Local Wildlife Site.

2.29

The Green Book advises that third parties should not undertake their own
assessments against the LWS criteria. However, Warwickshire County
Council (the statutory consultee for ecology) has confirmed in response to the
outline application for 400 dwellings on the site, that CALA Homes can, and
should, provide an assessment of the pLWS against the Green Book criteria
(Appendix 7). This has been further discussed with Warwickshire County
Council, with a view to sharing the ecological surveys undertaken in order that
the selection panel can make a decision on whether the site merits LWS
designation.

2.30

The initial outcomes of this work show that pLWS designation that exists on
Long Marston Airfield does not meet the criteria for a LWS and as such should
be removed. This is on the basis that the site is neither of sufficient quality in
terms of grasslands nor does it meet the criteria for a British Trust for
Ornithology (BTO) site for breeding birds. In respect of the latter, the British
Trust for Ornithology and the County Bird Recorder have confirmed that neither
organisation have records of the site being listed as a BTO site. This further
detailed work has identified that there are local ecological features on small
areas of the wider site. Initial findings are, however, that these are confined to
areas of the indicative masterplan that are not currently identified for
development (being retained as open areas) and could be addressed through
appropriate avoidance and mitigation strategies.

2.31

This work and assessment is subject to the finalisation of survey data, but will
be submitted to Stratford-on-Avon District Council as part of an addendum to
the Environmental Statement for the outline application on the site
(14/03579/OUT). This is due to be complete by mid-July, with the intention that
it will be taken to a future selection panel with the intention of securing the
removal of the current pLWS designation.

2.32

Notwithstanding, it remains the position that through the enhancement to
biodiversity on the site by introducing significant new areas of semi-natural

9144994v3
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open space, alongside appropriate retention and management of habitats, it is
considered that the development will have a net positive effect on ecology.

Drainage and Wastewater
2.33

Whilst the Stratford Water Cycle Study (2014) indicated constrained capacity at
Long Marston Wastewater Treatment Works (WwTW), Severn Trent Water has
already commenced feasibility work on a solution involving pumping all flows to
Stratford (Milcote) WwTW. Due to be operational by the end of 2017 in order
to accommodate existing committed growth in the area, this could also serve a
new settlement at Long Marston Airfield. This is reflected in an updated
position statement from Severn Trent Water issued May 2015 (Appendix 3).

2.34

In advance of the solution becoming operational at the end of 2017, the outline
planning application for 400 dwellings includes an interim solution that any new
foul flows from site would be temporarily treated onsite prior to discharge to the
minor ordinary watercourse along the southern boundary of the airfield. Whilst
this would be subject to necessary Environment Agency (EA) consents, the
statutory consultee response from the EA has not raised any objection to this
approach.

2.35

In addition, the Environment Agency sets out in respect of the 3,500 dwelling
new settlement, that they “do not have any major concerns in relation to fluvial
flood risk” and that in relation to foul disposal (wastewater), based upon the
Severn Trent Water mitigation set out, “the principle of 3500 houses in this
location… is an acceptable one”. (See letter of 21 May 2015 - Appendix 4).

2.36

There are no technical drainage or wastewater constraints that would affect the
fundamental deliverability and feasibility of Long Marston Airfield.

Schools and Education
2.37

The principle of a two primary school and one secondary school solution to the
education needs arising from the proposed new settlement, alongside other
developments in the local area, has been ratified by Warwickshire County
Council. A statement of common ground has been agreed between WCC
Education and CALA Homes which sets out the current position (Appendix 6).
The main change since the July 2014 assessment is a more detailed
description of the schools to be provided on site, with it anticipated that both
early years as well as post-16 provision would be included within the relevant
schools to be delivered on the site.

2.38

Whilst Warwickshire County Council has indicated at this stage that the exact
tipping point for provision of new school capacity is yet to be established and
subject to more detailed assessment, it is known that secondary school
capacity has limits in this part of the District. The phasing of schools provision
is to be agreed with WCC, albeit flexibility in the delivery model for schools
may mean that schools can be delivered earlier and more effectively (either
through early release of land, or through delivery in-kind). Overall, WCC
consider that the provision of the schools on site will be able to be
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appropriately phased and that the school provision would meet the educational
needs arising from the new settlement as well as make a significant
contribution towards the delivery of new education provision in this part of the
District to address current limitations.

Ground Conditions
2.39

Recent, more detailed, work by CALA on ground conditions and contamination
continues to conclude that the site is likely to include land that is contaminated.
Potential contamination sources are most likely to be associated with the
former airfield (aviation fuel/de-icing agents); the areas of made ground; areas
of open material storage; nearby areas of landfill; and localised contaminants
from crashed/scrapped planes, infilled/raised areas and unexploded ordnance.
Long-term decontamination and management of the site will be needed and
the scheme will secure favourable use of such land.

2.40

The bund and large amounts of concrete from existing structures on site will
need to broken-up and moved. However, initial investigations indicate this
could be retained for use associated with the project, including creating new
levels and generating subsurface hardcore for building uses.

Existing Uses and Economic Impact
2.41

The existing uses on site as set out in the July 2014 assessment remain
largely present at the current time. The principal change in circumstance is
that the promoters of Global Gathering - the largest of the festivals held on the
site - announced that the festival will not take place in 2015, for reasons wholly
unrelated to the development proposal at LMA. CALA understands that a
decision on the future of Global Gathering at Long Marston Airfield is yet to be
made, but the landowner has advised that:


there is no current lease agreement for the festival;



he has not been contacted regarding future festivals by the music
promoters; and



his understanding is that the promoters are looking to move the event’s
long term home.

As such, the current assumption is that the event will not return to the LMA
whatever happens to the potential development of the site.
2.42
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Further work has also been carried out on the economic impact of the loss of
Long Marston Airfield as a consideration in the feasibility of the new settlement.
This is set out in a note provided to Stratford-on-Avon District Council on the
‘Economic Aspects and Phasing’ of the new settlement (Appendix 8). It sets
out that the airfield currently supports 24.5 Full Time Equivalent (FTE) jobs
within permanent uses on the uses and supports an estimated c.10-20 FTE
jobs additionally through the occasional uses and festivals, totalling c.35-45
jobs supported by the current operations on the site. By contrast, the proposed
development would support more jobs than this and thus the conclusion is that
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the development of LMA will make a significant net beneficial contribution to
the economic role of the site through provision of new employment
opportunities.

Summary
2.43

P14

CALA has continued to investigate the detail surrounding the works and
mitigation required to deliver a new settlement on the Long Marston Airfield
site, proportionate to a Local Plan process. These further technical
assessments validate the conclusions of the earlier July 2014 assessment and
continue to demonstrate that there are no fundamental barriers to the delivery
of the site.
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3.0

3.1

Development Proposal & Phasing
The broad vision and detailed proposals for the Long Marston Airfield site have
continued to evolve since the July 2014 assessment. In particular, the
submission of an outline planning application for 400 dwellings on part of the
site in December 2014 means a wide range of further information and survey
work for the site has been assimilated within the Environmental Statement
accompanying that application. The outline application is brought forward on
its own merits, but could form a first phase of the wider new settlement scheme
were it to be allocated, with the flexibility in the outline permission sought fully
allowing for this eventuality in order to create a seamless and holistic new
settlement.

Proposed Uses and Vision
3.2

The vision, parameters and overall proposed scale of development on the
Long Marston Airfield site has not been altered. The proposal continues to
comprise, 3,500 new homes, including 1,225 affordable homes (35% and fully
compliant with policy), two primary schools, early years provision, a secondary
school, a new neighbourhood centre with community facilities, an employment
hub and significant provision of new open space. This will all be delivered
within similar character and layout principles as identified in the New
Settlement Vision (February 2014).

Delivering Employment
3.3

9144994v3

One area where further work has been undertaken is in exploring further what
the proposed employment uses could entail, based upon a high level testing of
the market and consideration of how an employment park could develop on the
site. Analysis of this is included in the ‘Long Marston Airfield Employment
Land and Job Generation’ note (Appendix 9) also containing further evidence
from Bruton Knowles on the employment space market set out in a letter. In
summary these conclude:
a

The proposed employment elements of the new settlement are included
in order to create the opportunity for a genuinely mixed-use settlement,
co-locating homes and employment;

b

The exact nature of the employment to be delivered is deliberately left
flexible to respond to market demand, but it is currently envisaged that it
would be a Rural Business Cluster of predominantly B1(a-c) uses in the
form of small to medium scale, modern, high quality employment
premises for office and light industrial uses. B2 and B8 uses might also
be acceptable on the site, providing appropriate design and mitigation
can ensure acceptable impacts in terms of mitigation and traffic
(alongside others). It is considered all employment premises would be
provided at a range of affordable rental levels with sufficient car parking
facilities.
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c

The employment land would help in meeting the existing and projected
business needs over the 20 year delivery period (and beyond the plan
period). In the short term, it is not intended that the site would act as a
driver/catalyst for significant inward investment and thus would not
represent employment growth over and above that already assumed by
the Stratford-on-Avon Core Strategy; and

d

The market analysis undertaken by Bruton Knowles demonstrates a
demand for light industrial starter units; courtyard office schemes; a
business incubator unit; and campus style research and development
space. Each of these being the type of employment compatible with the
location at LMA.

Development Trajectory and Phasing
3.4

3.5

The phasing and anticipated timescales for the delivery of the new settlement
are drawn from consideration of:


the lead-in time;



the build rate; and



the trigger points for new infrastructure.

Each of these is addressed in turn below.
Lead-in times

3.6

The lead-in times for the development on the Long Marston Airfield site are
primarily associated with the planning process. The whole airfield remains in
single ownership, with vacant possession achievable as soon as required for
development. There remain no obstacles for CALA to open up the site once
planning permission is achieved.

3.7

The current outline planning application for a 400 dwelling scheme on the
‘front’ part of the site facing Campden Road was submitted in December 2014.
The Planning Performance Agreement for this application is currently agreed to
be targeting a September 2015 committee, meaning outline planning
permission would be in before the end of 2015. With reserved matters approval
and discharge of conditions, the scheme could deliver completions in early
2017. The site could thus make contribution to housing supply within the next
five years. The 400 dwelling scheme is proposed on its own merits and put
forward as a stand-alone scheme, but can equally function as a first phase of
the larger 3,500 dwelling new settlement, with the parameter plans designed to
seamlessly accommodate this.
Build rates

3.8
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CALA considers that 2,400-2,500 homes can be delivered from the site by the
end of the Core Strategy period (2031). The remaining c.1,000 homes would
be delivered in the period beyond 2031. This would represent an average
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build rate of 175 homes per annum across the 20 year build period of the new
settlement.
3.9

Build rates on sites are dictated by a number of factors, including sales rates,
affordable housing levels, physical build constraints and number of
outlets/frontages. In respect of the immediate outline application for 400
dwellings, it is anticipated that this will be delivered by two outlets delivering
c.40-50 homes per annum each, with the 35% affordable housing being
delivered on top of this. This would deliver a peak of c.140 dwellings, albeit
ramping up to that level in the first years. CALA Homes has achieved rates of
40-50 homes per annum per outlet on similar schemes within the area recently.
As the new settlement generates its own mass, additional outlets would be
added to deliver peak rates of c.200 per annum overall (both market and
affordable) for the remainder of the new settlements delivery. This rate is
consistent with rates achieved on other large scale development projects.
Trigger points

3.10

The trigger points for the main infrastructure required to be delivered will not
impact upon the build rates and trajectory. There is a low infrastructure hurdle
to overcome in order to unlock delivery of the 400 dwelling first phase, which
will provide sufficient time to deliver the other significant infrastructure items
necessary to progress the remainder of the new settlement scheme. The
trigger points, as currently identified, are set out as follows.


South Western Relief Road – Initial modelling in 2014 suggested the
trigger point for the SWRR was c.1,000 units over existing commitments
in this part of the District. Since then Meon Vale has been permitted for
an additional 550 dwellings, which, on the existing modelling, would
leave some headroom above the 400 dwelling outline scheme before the
relief road is triggered. However, further transport modelling is underway
following a re-build of the WCC transport model, with initial indications
suggesting there is further headroom than previous estimates.
The relief road will have a lead-in time but will be delivered concurrent
with the first phase of delivery on the new settlement; it would not
represent a pinch point within the phasing. The precise timing of the
SWRR is also related to the West of Shottery relief road which is
scheduled to be complete before the need for the SWRR is triggered
(see Section 2.0).
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Wastewater Treatment – For the initial 400 dwelling outline scheme a
temporary discharge solution has been agreed with the EA, prior to the
‘Long Marston STW transfer project’ (pumping to Milcote STW) providing
a long term solution with full capacity to accommodate the new
settlement. This is anticipated to be operational by the end of 2017 and
as such will place no constraint on delivery.
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3.11

Schools – CALA Homes is in discussion with WCC Education on the
exact timings required for the transfer of land and delivery of the schools
by WCC. The initial discussion has not identified any firm triggers and
this is reflected in the statement of common ground with WCC. In the
short term, development at LMA will be reliant on capacity from other
schools in the network, but it is not considered that school capacity will
have a fundamental effect on the phasing/delivery of the new settlement
with the on-site schools to be introduced in a phased manner with the
growth of the settlement.

The above represent the main infrastructure triggers, with all other
infrastructure requirements able to be delivered and phased in an appropriate
manner without having any impact upon the ability of the trajectory to be
delivered.
Development Trajectory

3.12

Drawing the above together, the current proposed development trajectory is
set out in Table 3.1.
Table 3.1

Proposed Indicative Phasing

Timescale

400 Outline Application
(Potential First Phase of LMA
3,500)

3,500 dwelling new settlement

2015: September

Outline permission granted

2016: Spring

Reserved matters
submitted/approved

Allocation within Core Strategy
known.
Masterplan ensuring LMA400 sits
within LMA3500.

2016: Summer

Opening up of site

2017: Early

First completions

2017-2021

4-5 year build period at an
annual delivery rate of between
c.80-140 dpa.

2021-2037

Source:

Application for remainder of full
new settlement / relief road.
Complete relief road.
c.16 year build period for
remaining 3,100 homes at an
annual delivery rate of up to
c.200 dpa.

NLP/CALA

Deliverability and Viability
3.13
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The July 2014 assessment included a high level viability appraisal to
demonstrate the financial deliverability of the scheme. This was prepared on a
comparative basis to that in Stratford-on-Avon District Council’s own evidence
base for the Core Strategy. Taking into full account the further, more detailed,
information brought together in this addendum report, a new settlement at
Long Marston Airfield is considered to continue to remain a fundamentally
deliverable and viable scheme.
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A Financially Viable Scheme
3.14

The further work on feasibility has provided more detail on the scale of
infrastructure and mitigation required to deliver the scheme and the costs
associated. This work continues to support the cost estimates provided within
the July 2014 assessment, with none of the further work identifying factors that
would alter the viability appraisal as previously set out.

3.15

The SWRR represents the costliest single item of infrastructure necessary to
support the new settlement. Further design and costing work is ongoing.
However, initial work suggest there are design options which are technically
deliverable, fully address or offset any potential impacts (e.g. flooding) and can
be delivered within the £44 million budget (including land costs and
contingency) assumed for the road and bridge. Although not currently
considered to be necessary, even in the event that the construction cost
exceeds the currently estimated figure of £29m, the additional cost could be
offset against the land value, meaning the headline viability of the scheme
remains unchanged. On this basis, the viability assessment does not need to
be revisited, with the previous (July 2014) assessment continuing to represent
a robust assessment of the current viability of the scheme based on best
information and is consistent with CALA’s internal financial and development
assumptions.

Flexibility in the Mechanisms for Delivering Infrastructure
3.16

Reflecting the current stage of the planning process, CALA has not yet agreed
with the respective delivery partners the precise mechanism for delivery of all
items of infrastructure. There is the flexibility to pursue different approaches in
collaboration with the key consultees and stakeholders as appropriate.
Broadly, it is considered that a mix of approaches will be utilised and would be
reflected in any s106 agreement, s278 agreement and/or CIL charging
schedule. These include:


Delivery ‘in-kind’ whereby CALA fully delivers the infrastructure and then
hands it over to the Council/end user. This could be used to deliver
infrastructure items ‘on-site’ (or where CALA owns the land). For
example, it is currently assumed CALA will directly deliver the SWRR and
this approach could, with the agreement of stakeholders, also be used to
deliver on-site community buildings, green infrastructure or one or more
of the schools;



Through financial contribution, with CALA Homes providing land as
required for any specific infrastructure item along with a monetary
contribution to delivery. This could be agreed either through:
s106/s278 agreements; or
-

3.17
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CIL if it is an item of infrastructure included on the Regulation 123
list related to the development.

The exact mechanism for delivery of an individual piece of infrastructure is left
open for discussion and agreement with the Council and other statutory bodies
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in order to provide flexibility. But it is assumed that all £120m worth of
infrastructure would be delivered in total through these mechanisms.
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4.0

Conclusions

4.1

All further work carried out since the July 2014 assessment continues to
support the conclusion that the vision for a new settlement at Long Marston
Airfield is a viable, deliverable and self-financing project.

4.2

Since July 2014, CALA has continued to engage with statutory consultees and
technical stakeholders in order to achieve a common understanding of the
practical barriers to overcome in delivering a new settlement at this location.
Through this process, none of the stakeholders have raised in-principle
objections to a housing-led new settlement development at LMA. The current
position on a range of topics is recorded in a number of statements of common
ground with statutory consultees included as appendices to this addendum
report. This provides sufficient clarity, evidence and confidence that, in the
event of Long Marston Airfield being allocated, the scheme would be
deliverable. This has been further underlined by the positive response to the
pending outline application for 400 dwellings and associated uses on part of
the Long Marston Airfield site (14/03579/OUT).

4.3

The financial viability of the scheme has not altered since the July 2014
assessment. Further detailed investigation and discussion on infrastructure
delivery associated with the development has not identified any increases in
costs from those previously budgeted, with the necessary solutions to enable
the development consistent with a financially viable development.

4.4

CALA remains committed to the creation and delivery of an exceptional new
community at Long Marston Airfield. The site represents a feasible option for
allocation through the Stratford-on-Avon Core Strategy in order to meet the
acute housing needs of the District and housing market area.

9144994v3
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Minutes of SWRR Meeting with
WCC

Minutes
Cornwall Buildings
45 Newhall Street
Birmingham
B3 3QR
( 0121 213 4880
* birmingham@modetransport.co.uk
modetransport.co.uk

Meeting name LMA 3500: Design of Southern Relief Road
Job number

J322089

Date

15/06/2015

Time

10:00

Location

WCC

Noted by

David Frisby

Present

Apologies

Katherine Snell
Nick Dauncey )
Ben Simm
)
Adrian Hart
)
Neil Bennison )
David Frisby
Reuben Bellamy

-

Amec FW

-

Warwick County Highways

-

mode
Cala

Item & discussion

Responsibility

1. Shottery Western Relief Road Update
AH confirmed that Bloor have started Junction designs and
Alignment utilising Warwickshire County Design Services
Some land assembly issues have emerged but these do
not seem to be insurmountable, as such the design is
progressing positively
AH asked what happens if Shottery SWRR does not come
forward (although that seems unlikely); DF replied that the
LMA 3500 strategy is reliant upon the delivery of the SWRR

2. Design Elements of LMA Extension

Recipients of these minutes are asked to correct any inaccuracies or incompleteness within 5 working days of their date of issue, following
which they will be considered as a fair and accurate record of the meeting's conclusions, and actions arising therefrom.

Due
date

KS presented design parameters:

•

50 mph Design Speed

•

7.3 metre carriageway,

•

3 metre shared ped and cycle on one side

•

2metre ped footpath on other side

•

1m verges either side

•

180m long, 4 span structure to cross Stratford
Greenway and River Avon. Assumed steel
composite construction

•

5m clearance above Rail Line (Greenway)

DF highlighted that the WCC traffic model had assumed a
40 mph road; but the design was 50mph to ensure a higher
order road could be delivered if required.
NB asked if Cala happy to release to WCC Design
Services? DF confirmed that would not be an issue for

Amec/mode

20/06/15

Mode/Cala

20/06/15

preliminary/high level input from WCC Highways Design
Team
AH Questions asked about flooding, KS confirmed
discussions with EA had commenced and were on-going;
nothing that was considered insurmountable at this prelim
stage
AH asked if Cala controlled all the land for delivery, DF
suggested that Cala did, but DF/Cala would confirm under
separate cover
BS stated that a single combined cycle/foot way on one
side would be sufficient to accommodate peds and cyclists
(minimise the impact of road width by2metres)
DF pointed out that the impact of the design could be

minimised further with a lower order road (40mph); this
would reduce the visual impact and allow for lower
gradients and road alignments. It would also reduce the
size of the embankments and therefore reduce the impact
on the floodplain and the amount of compensation required;
it was agreed by all parties that this should be explored
further

Amec/mode

ASAP

DF suggested initial design comments from WCC, once
agreed work up the larger alignment i.e. junctions and

WCC

alignment refinement; which should be sufficient for an “in
principle” support from WCC in the form of a SoCG
AH stated that WCC would be prepared to work with Cala
to obtain a SoCG on the road alignment and design in
advance of EiP2
ND supported a revised mode run once the speed,
alignment and junctions had be refined (in advance of EiP2)

3. Further Actions
Before the design progress too far contact should be made
with the following WCC departments/offices consultations
need to be undertaken:

•

Anne-Marie Grace PROW officer	
  

•

Peter Barnett Rail officer	
  

•

Michael Green SECTION 38 (flooding on highway)	
  

•

David Lowe SSSI discussions

	
  
	
  
	
  

Date of next meeting
Not discussed at this stage

Amec/mode

ASAP
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Alternative Design Options for
SWRR

Briefing Note
Our ref
Date
To
From
Copy

13817/MS
3 July 2015
Stratford-on-Avon DC (Paul Harris)
NLP
CALA Homes

Subject

Western Relief Road - Flooding and Design

1.0

Introduction

1.1

This briefing note considers and provides confirmation, following receipt of the
Environment Agency’s (EA) most recent response, that design solutions exist
which address flooding concerns associated with the construction of the
Western Relief Road (WRR) which passes through the floodplains of the River
Avon and the Shottery Brook. It also confirms that these design solutions are
viable and deliverable in the context of the implementation of a 3,500 dwelling
new settlement at Long Marston Airfield, and thus that any Core Strategy
policies allocating LMA and the WRR would be effective, in line with the NPPF.

2.0

Environment Agency Response

2.1

The relief road will inevitably need to cross the River Avon and associated
floodplain. This was discussed and acknowledged in consultation with the
Environment Agency (EA) (Martin Ross and Sarah Kirkman) by Amec Foster
Wheeler (AFW) on 26 May 2015 on a conference call. The minutes of the
conference call were agreed by the EA.

2.2

Within this conference call a stepped design process and parameters were
agreed with the EA in order to minimise flood risk, address surface water
drainage and mitigate any impacts.1 This initial correspondence with the EA did
not raise any in principle barriers at the time subject to a suitable design which
either minimises and avoids any flood risk, and/or compensatory measures
which alleviate and mitigate any impacts. However, it was agreed that full and
detailed flood modelling of the design options would be necessary in due
course in order to confirm any proposed design is appropriate in flood risk
terms.2 The Bridge Opportunities and Constraints Study was therefore
prepared on this basis and in full knowledge of both the EA and the LMA team

1
2

Bridge Opportunities and Constraints Study – page 11 and 12
Bridge Opportunities and Constraints Study – see correspondence with EA in Appendix B.
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that further detailed work would be necessary to specify a final design later in
the process.
2.3

The EA response in relation to the WRR, send to SoADC on 29 June 2015
states:
“Essentially, we are unable to say that we have no objections to this scheme at
the moment, as we have had no information to demonstrate that the developer
are prepared to meet our minimum requirements from a flood risk point of view.
Therefore, whilst we do not have an ‘in principle’ objection to this, it appears
that it comes down to financial viability from their perspective. We are not
prepared to agree to a scheme for a road that is likely to flood every few years
and may cause an increase in flood risk to third parties as are the present
outline plans.”

2.4

CALA Homes’ view is that the EA’s latest position has been arrived at in
advance of the detailed flood modelling that both parties had agreed would be
necessary to understand and shape the detailed design of the bridge (at a later
stage in the process). Nevertheless, CALA commissioned further technical
work from AFW to respond to the latest EA position.

3.0

Alternative Design Option and Viability

3.1

AFW were asked by CALA to undertake additional work to identify an
alternative design that would meet the EA’s minimum requirements in terms of
flood risk using the following parameters:


Redesigning the road in the region of the bridge and the embankments
for 40mph to reduce the footprint of the embankment (as embankments
have much greater implications for managing flood waters);



Increasing the number of piers (which has a lesser impact on flood risk);
and,



revising the level of the road to ensure that it remains above the flood
level.

3.2

The revised design also includes the removal of one of the footways and
reduces the width of the parapet walls. (The drawing of the redesigned bridge
is attached.) Although increasing the number of piers increases the
construction cost relative to use of embankments, the other amendments/
revisions to the design help to off-set these cost increases.

3.3

It should be noted that the new design would in due course still need to be
supported by detailed flood modelling to demonstrate no increase in flood risk
elsewhere. This modelling will be undertaken at a later point in the design
process (to do so at the Core Strategy preparation stage would not represent a
proportionate evidence base) but given that the area of land identified for
floodplain compensation is, in its entirety, within the control of CALA Homes
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and can be utilised for this purpose there is no reason to conclude that this
would represent a constraint or prevent the WRR from being deliverable.
3.4

AFW are currently compiling the cost estimates associated with the revised
design and this work will be completed shortly. However, initial findings
suggest that it will be possible to construct the bridge within the current
estimate of £29 million. Even in the unlikely event that the construction cost did
exceed this budget, CALA is able if required to offset the additional cost
against the land value. As the results of the feasibility study show, there is no
reason to conclude this would in any way adversely impact deliverability of the
scheme.

4.0

Concluding Comments

4.1

Based on the information set out above and in the attached plan, CALA Homes
can confirm that a feasible alternative design solution exists that mitigates
against potential flooding and as such meets the minimum requirements of the
EA from a flood risk point of view.

4.2

CALA Homes can also confirm that the alternative design is financially viable in
the context of the LMA scheme (both in terms of the current identified budget
and the ability of the scheme to tolerate a change to this budget in the unlikely
event one proved necessary). As such, there is no reason for any party to have
concerns that financial viability is in any way a barrier to implementation of the
WRR as part of LMA development.

4.3

Discussions with the EA (and other statutory consultees) will obviously
continue throughout the design process to arrive at a detailed specification for
the WRR that is acceptable in technical terms, and the full modelling work will
obviously be part of this process in due course. However, at this stage, the
Core Strategy could choose to allocate LMA in the confidence that a
technically acceptable WRR solution exists and is compatible with both the
current budget for the road and the financial viability parameters of the LMA
scheme.
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Position Statement from Severn
Trent Water (May 2015)

Position statement regarding foul sewerage provision to accommodate strategic
development proposals for 3500 dwellings at Long Marston Airfield, Warwickshire.

Overview
It is understood that the independent inspector examining the submitted Stratford on Avon District Council Core
Strategy has requested that the Council re-assess the overall housing requirement for the District. In light of
this Stratford on Avon District Council are reviewing all the strategic options which could include a potential
allocation on Long Marston Airfield.
This document is intended to provide an overview of the potential foul sewerage issues which could arise from a
strategic allocation of 3,500 residential units, schools and commercial development on Long Marston Airfield.
It is envisaged that surface water from the development will not be connected to the public sewerage system but
will be discharged to local water features through use of sustainable surface water management solutions.

Existing Catchment Overview (Please refer to Appendix A).
The current Long Marston sewage treatment works serves an equivalent population of around 2400 people
serving the village of Long Marston to the west and the villages on Lower and Upper Quinton to the south-east
(pumped via Station Road SPS). At present the current treatment consent there is theoretical spare capacity at
Long Marston STW to accommodate a further 1200 dwellings without significant improvements.
As the Long Marston Airfield strategic site is located immediately adjacent to Long Marston STW there would
not be any impact on the existing sewerage system. Due to topography several pumping stations are expected
as part of the new on-site drainage in order to connect to the treatment works.

Existing Planning Proposals
Severn Trent is already aware that planning permissions have been submitted for 1000 or so residential units
and commercial development within the Long Marston Storage Depot site as well as smaller developments
within Long Marston village (approximately 50 dwellings). Consequently should these be approved there will be
effectively no spare treatment capacity available to accommodate further strategic allocation on the Long
Marston airfield site. A further 3500 dwelling allocation on Long Marston Airfield would increase population by a
further 8000.
Irrespective of these planning permissions there would not be sufficient spare capacity to accommodate a
further 3500 dwellings without significant upgrades to Long Marston STW. There may also be volumetric and
water quality constraints within the Gran Brook which may restrict the ability to discharge this increased treated
effluent but at this stage these environmental constraints have not discussed this with the Environment Agency.

1

Capacity Options
Based on the existing development profiles for Long Marston (excluding the 3500 strategic development), Long
Marston STW is forecast to use up its spare headroom during 2018.
In light of this, and other operational drivers, Severn Trent has already commenced feasibility work on a project
which proposes the abandonment of Long Marston STW and pumping of all flows to Stratford (Milcote) STW,
which lies around 4.7km to the north east.
To accommodate confirmed development we are planning for the Long Marston STW transfer project to be
commissioned by the end of 2017. As part of these works additional capacity could be provided to
accommodate the additional 3500 dwelling strategic site.
Additional capacity improvements are also planned at Stratford (Milcote) STW to cope with the transferred flows
and we aim to provide this by re-commissioning current mothballed treatment asset by the end of 2017. This
additional capacity would be able to accommodate an further 3500 dwellings in addition to the existing transfer
flows.

Summary
Severn Trent are already proposing to abandon Long Marston STW and pump flows to Stratford (Milcote) STW
in order to accommodate existing planned development.
Should Stratford on Avon District Council determine the allocation of a further 3500 dwelling strategic
development on Long Marston Airfield then additional capacity would be provided as part of the transfer project.
Due to the project milestones for the Long Marston STW transfer project it a decision on whether Long Marston
Airfield is going to be included in the Core Strategy will be required by late 2015 to ensure additional capacity is
included in the detailed design.
Meanwhile, due to the ongoing uncertainty regarding Long Marston Airfield ongoing feasibility work is due to
consider scenarios with/without the additional 3500 dwellings to inform whether to oversize the main and
pumping station.
In summary, Severn Trent does not envisage any foul sewerage issues should Long Marston Airfield be
included in the Core Strategy. Due to the current capacity constraints at Long Marston STW it is essential that
the transfer project is operational by the end of 2017 and so determination is requested as soon as possible to
ensure this project is not delayed.

15 May 2015
Paul Hurcombe
Severn Trent Water
Waste Water Strategy

2

Appendix A – Overview of development location in relation to the existing sewerage system
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Letter from Environment Agency
(May 2015)

JNP Group
4-12 Morton Street
Leamington Spa
Warwickshire
CV32 5SY

Our ref:
Your ref:

UT/2015/114263/01-L01
3500 Residential

Date:

21 May 2015

Dear Sir,
LONG MARSTON AIRFIELD FEASIBILITY 3500 DWELLINGS
LONG MARSTON AIRFIELD CAMPDEN ROAD LOWER QUINTON
Thank you for your enquiry which we received on 6 May 2015.
We have been asked to provide comment and a confirmation of ‘no objection’ on the
potential inclusion of 3500 further dwellings in Stratford’s Local Plan at Long Marston.
Specifically, the request relates to fluvial flood risk and potential foul sewage
capacity/disposal from the site.
Fluvial Flood Risk
There are a couple of relatively minor watercourses in the development area with some
floodplain associated with them. There are large areas of standoff or easement that
should take account for any floodplain once detailed modelling has been undertaken.
Therefore, we do not have any major concerns in relation to fluvial flood risk.
Foul Disposal
We would not support a discharge of the size that would be from 3500 homes going to
the Gran Brook. The volumes involved would be likely to cause issues in the receiving
water course impacting on both water quality and morphology.
We would be in favour of the proposed Severn Trent plan, resulting in flows being
diverted to their Stratford (Milcote) works.
So whilst we cannot guarantee ‘No Objections’ as such at the planning stage, the
principle of 3500 houses in this location from the aspects discussed above, is an
acceptable one.
Environment Agency
9, Sentinel House Wellington Crescent, Fradley Park, Lichfield, WS13 8RR.
Customer services line: 03708 506 506
www.gov.uk/environment-agency

Cont/d..

Yours sincerely

Mr Martin Ross
Planning Technical Specialist
Direct dial 01543 405047
Direct e-mail martin.ross@environment-agency.gov.uk

End
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Note on LMA New Settlement Economic Aspects & Phasing (8
June 2015)

Briefing Note
Our ref
Date
To
From
Copy

13817/MS
8 June 2015
Dave Nash / Paul Harris (SoADC)
CALA Homes / Nathaniel Lichfield & Partners (NLP)
Neil Hempstead (SoADC)

Subject

Long Marston Airfield New Settlement - Economic Aspects &
Phasing

1.0

Introduction

1.1

At the meeting between CALA Homes/NLP and Stratford-on-Avon District
Council (SoADC) on 5th May 2015 regarding the next steps for the Stratfordon-Avon Core Strategy and the re-assessment of Long Marston Airfield (LMA)
as a potential component of land supply with the strategy, SoADC raised a
number of queries. These were in relation to the following:
a

The scope of existing activities on the site and the impact of their
displacement/loss;

b

The role and function of the proposed employment provision at LMA; and

c

The phasing and anticipated timescales for delivery of the new
settlement proposals.

1.2

This note provides a response to these and sets out the current understanding
and position of CALA Homes.

2.0

Scope of Existing Economic Activities

2.1

CALA Homes currently has a pending outline application for 400 dwellings and
associated uses on part of the Long Marston Airfield site (14/03579/OUT). As
part of this application it is proposed that all existing uses on the whole of the
airfield would cease.
Direct Employment from Existing Permanent Uses

2.2

In respect of the existing uses, Chapter H – Socio-Economics of the
Environmental Statement supporting the outline application sets out the
existing permanent activity and associated employment on the site. It sets out
that (para H4.15):
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“There are a range of existing uses at Long Marston Airfield, the majority of
these relate to leisure based activities which tend to be seasonal or part time.
There is also some low grade industrial type space that accommodates light
industrial and storage uses. Much of the activity on site is related to ‘hobby’
uses and as such has no employment associated with it. Following
consultation with the landowner and a review of on-site activities through the
completion of a business questionnaire, [The] Table… below provides an
estimate of existing employment, assuming that two part-time jobs is
equivalent to one full time job. This results in 24.5 FTE jobs including 22 fulltime and 5 part-time positions.”
2.3

The existing direct employment supported on site is set out in Table 2.1 below.
Table 2.1

Estimate of Existing Employment at Long Marston Airfield

HG Hodges & Sons
International Metal Recycling
Stratford Skip Hire/ Car Breakers
Midlands School of Motoring
Shakespeare County Raceway
Stratford Clay Pigeon Shooting
Freedom Sports - Microlight Training
Microflights - Microlight Training
Glidesport
Mobile Catering Unit
Total
Source:

Full Time
3
6
2
3
2
1
1
1
1
2
22

Part Time
0
0
0
0
1
1
0
2
1
0
5

FTE Equivalents
3
6
2
3
2.5
1.5
1
2
1.5
2
24.5

NLP analysis

2.4

There are additional open storage uses on parts of the site. However, these
are related either to ‘hobby’ uses or businesses that operate from premises
elsewhere and as such have no direct employment associated with their
occupation of the site.

2.5

In respect of the loss or displacement of these jobs, initial discussions between
the businesses and the landowner have indicated most, upon vacating the site,
intend to cease trading with the loss of those jobs. As such a starting point is
that all 24.5 FTE jobs supported by the site currently would be lost. This
impact however is likely to be reduced by two mitigating factors: a) potential
relocation of uses; and b) potential displacement of demand for these uses
driving job creation elsewhere. In respect of a), the mobile catering unit might
be able to moved to another location and continue to serve the same market.
In respect of b), demand for flight training (microlights/gliders) and driving
lessons may be displaced to other flying/motor schools in the District or
nearby, causing them to expand and meaning their associated employment
would not be ‘lost’.
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Temporary Uses and Indirect Economic Benefits
2.6

As well as the permanent uses on the site, there are also numerous temporary
events held at the site including a Sunday market and car boot sale, music
festivals and motor and sporting events. These activities are temporary in
nature and it is difficult to quantify the employment impacts associated with
them. Many of those people staffing such events are not employed in the
normal sense, but do so on a voluntary basis or in return for free entry.

2.7

It is noted that the larger events provide an economic boost to the local
economy. This has been anecdotally fed-back by SoADC with suggestion that
work has previously been carried out on the economic impacts of such events
at Long Marston Airfield. NLP has been unable to verify this or ascertain what
analysis exists, but would be open to receipt of any information SoADC may
hold.

2.8

The largest of these events is Global Gathering, attracting crowds of up to
50,000. However, it has been announced that Global Gathering will not take
place in 2015, for reasons unrelated to this development proposal.1 CALA
Homes understands that a decision on the future of Global Gathering at Long
Marston Airfield is yet to be made, but has been advised by the landowner that
there is no current lease agreement for the festival and that the landowner has
not been contacted regarding future festivals by the music promoters. As such
the current assumption is that the event will not return in any eventuality. There
is thus no impact arising from the development.

2.9

The remaining events include ad-hoc use of the site for sporting and leisure
uses as well as the Bulldog Bash festival which continues to be held on the
site. The Bulldog Bash attracts c.10,000 attendees and is a [motor]bike show
with music.

2.10

The economic impacts of such uses are considered likely to be very modest for
Stratford-on-Avon District. For example using the methodology set out by
VisitBritain for estimating the economic impacts of Music Festivals2 would
suggest (all things being equal) the Bulldog Bash would generate total
spending of just under £2million supporting c.24 Full Time Equivalent (FTE)
jobs, including both direct and induced jobs. However, not all of this
expenditure would be retained ‘locally’ in Stratford-on-Avon. Evidence from
Glastonbury3 indicated that in 2007 only c.44% of expenditure supported GVA
and jobs in Mendip, the district where Glastonbury is held. Applying this to

1

http://www.bbc.co.uk/news/uk-england-coventry-warwickshire-29789023
Wish You Were Here – Music Tourism’s Contribution to the UK Economic (October 2013)
www.ukmusic.org/assets/general/LOWRESFORHOMEPRINTING.pdf - See methodology page 67
3
Glastonbury Festivals 2007 Economic Impact Assessment www.mendip.gov.uk/CHttpHandler.ashx?id=7108&p=0
2
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Stratford-on-Avon and the Bulldog Bash example would indicate just c.10 FTE
jobs are supported by the festival within the District.
2.11

This position has been corroborated by Strat>forward (the Stratford Business
Improvement District) who have set out in respect of the Bulldog Bash and
Global Gathering (see email at Annex 1):
“The current view is that in recent years neither event has had a positive
impact on the town…
The provision of… additional homes is much more likely to have a positive
effect on the town centre than the events currently staged at Long Marston…”
Net Impacts

2.12

Based upon the above analysis, as a reference case it is estimated that in the
region of c.35-45 ‘local’ jobs are supported by the existing use of the site with a
further c.10-20 FTE jobs within the region. The Long Marston Airfield
‘Technical Statement – Socio-Economic’ (March 2014) estimates the
employment impacts of the proposed new settlement will be in the region of
7,845 FTE jobs generated by the development over the life and operational
phase of the development (both locally and regionally, with not all being
created within horizons of the current emerging Core Strategy – see below).
This analysis indicates significant positive net economic benefits from the
scheme.

2.13

It should be noted that as part of the Addendum to the Environmental
Statement currently being prepared as part of the pending Outline Application
(14/03579/OUT), the above will be reviewed and set out in more detail.

3.0

Proposed Employment at LMA

3.1

The proposed employment elements of the new settlement are included in
order to create the opportunity for a genuinely mixed-use settlement. The
provision of employment floorspace at Long Marston Airfield would enable new
and existing residents south of Stratford to work close to where they live,
thereby helping the creation of a sustainable settlement and community,
reducing the need for out commuting as well as increasing the proportion of
expenditure that is retained locally.

3.2

Some employment on the site will arise from non-B Class uses, such as the
shops, schools and leisure uses to serve the new settlement, but the majority
will be on the Employment Land identified within the indicative masterplan for
B-class uses. The exact nature of the employment is flexible, but it is currently
envisaged that it would be a Rural Business Cluster of predominantly B1(a-c)
uses in the form of small to medium scale, modern, high quality employment
premises for office and light industrial uses at a range of affordable rental
levels with sufficient car parking facilities. The rationale and background for this
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is set out in the Briefing Note extracts included in Annex 2 (which principally
deals with the employment elements of pending application 14/03579/OUT but
is equally applicable to the larger new settlement) and which it is understood
was shared with the Council in October 2014. It also responds to the guidance
within the PPG that “The need for rural employment should not be overlooked.”
(PPG ID: 2a-033).
3.3

It is not considered that allocation of some employment land as part of the new
settlement would ‘add’ to the forecast job growth of 12,300 set out within the
Council’s strategy. This is because the employment land proposed is
anticipated to be delivered as follows:
a

There is potential for some of this proposed employment land element to
act as a place for relocation of existing businesses within the District (for
example from businesses moving out of the Canal Quarter or for
businesses wish to ‘upgrade’ their premises) and as such development
would not create ‘net additional’ jobs;

b

The role and function of the rural business hub as one part of the
proposed employment on site is to accommodate existing small
businesses (including those in self-employment) operating on a day to
day basis from home but as they grow needing for more formalised,
centralised spaces for meetings etc. Again these would not be additional
jobs, but would be meeting business needs of existing employment and
supporting productivity; and

c

The employment land would merely provide further options and
opportunity to meet the existing business needs of the District. It is not
intended that the site would act as a driver of inward investment from
outside of the area, instead being a ‘bottom-up’ response to provide
flexibility within the land supply identified to meet local employment
floorspace requirements.

d

Depending on demand for employment land over the Core Strategy
period, it is likely that a good proportion of the land would come forward
beyond the horizon of the current plan (to 2031) and in the latter phases
of the proposed new settlement;

3.4

CALA Homes is willing to be flexible over the scale and role of any potential
employment land part of any potential allocation on the site. However, it is
considered that some employment land would help the new settlement function
as new community and reflects good practice with urban extensions and new
settlements elsewhere.

4.0

Phasing & Anticipated Timescales for New Settlement

4.1

The phasing and anticipated timescales for the delivery of the new settlement
are drawn from a number of key considerations, which remain under review as
further technical work is undertaken. The three main factors are:
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4.2



The lead-in time for the development; how quickly development can
commence on site;



The build rate and market capacity for the site; how quickly development
can progress on the site having begun; and



The trigger points for new infrastructure; at what stage in the
development timeline does the necessary infrastructure need to be
complete to allow the homes and floorspace to continue to be
built/occupied.

In respect of infrastructure, we are seeking to agree with statutory consultees
the position on the key trigger points, and have successfully achieved
statements of common ground with some of the key infrastructure providers.
The below sets out the current understood position.
Lead-in Times

4.3

The lead-in times for the development on the Long Marston Airfield site are
primarily associated with the planning process and achieving a planning
permission. The whole airfield is in single ownership, with all leases on site
subject to break clauses which mean vacant possession can be achieved as
soon as required for development. These means there are no obstacles for
CALA Homes to open up the site once planning permission is achieved.

4.4

There is a current outline planning application for a 400 dwelling scheme on
the ‘front’ part of the site facing Campden Road (referenced by CALA as
LMA400). The LMA400 scheme is proposed on its own merits and put forward
as a stand-alone scheme on the LMA site, albeit with clear linkages to the
existing settlements at Long Marston and Lower Quinton and the committed
developments at Long Marston Depot. The LMA400 scheme can, and is
intended to, function as its own community within the network of communities
to the south of Stratford-upon-Avon.

4.5

Notwithstanding, it is also designed and phased such that it would not
prejudice in any way the bringing forward of the wider airfield site for a 3,500
dwelling new settlement (LMA3500), should this option be allocated through
the Core Strategy process. In effect, should the LMA3500 scheme be
allocated in the Plan, the LMA400 scheme can act as a first phase, with the
parameter plans designed to accommodate such an eventuality. This does not
mean that LMA400 is reliant upon LMA3500. Outline planning permission for
the LMA400 application will have numerous benefits if the new settlement is
allocated, including:
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a

Quick delivery – reducing lead-in times and ensuring LMA can fully
contribute towards the Council’s five year housing land supply which will
need to be demonstrated within the Core Strategy;

b

Certainty – that a first phase of any new settlement allocation is
deliverable in a timely manner (with no outstanding objections from
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statutory consultees being confirmed through the application process);
and
c

4.6

Flexibility – providing the opportunity to integrate LMA400 into a wider
new settlement as well as providing time to address the necessary
mitigation works for the wider LMA3500 new settlement scheme (such as
the relief road to Stratford-upon-Avon).

The current proposed indicative phasing for the LMA400 scheme is broadly as
set out in Table 1. This is also plotted alongside how this would sit as a first
phase of the wider new settlement allocation were LMA3500 to come forward
via the Core Strategy.
Table 2

Proposed Indicative Phasing

Timescale

LMA400

LMA3500

2015: August/
September

Outline permission granted

2016: Spring

Reserved matters
submitted/approved

Allocation within Core
Strategy known.
Masterplan ensuring LMA400
sits within LMA3500.

2016: Summer

Opening up of site

2017: Early

First completions

2017-2021

4-5 year build period at an
annual delivery rate of
between c.80-140 dpa.

2021-2037

Source:
4.7

Application for remainder of
full new settlement / relief
road.
Complete relief road.
c.16 year build period for
remaining 3,100 homes at an
annual delivery rate of up to
c.200 dpa.

NLP/CALA

This shows that the lead in times for the new settlement will be minimal, with
first completions in early 2017 and c.300-350 dwellings delivered from the
LMA400 application within the first 5 years of the Core Strategy from adoption
(i.e. monitoring years 2015/16 to 2019/20).
Build Rates and Market Capacity

4.8

CALA Homes continues to consider that 2,400-2,500 homes can be delivered
from the site by the end of the Core Strategy period (2031). The remaining
c.1,000 homes would be delivered in the period beyond 2031, helping to meet
Stratford-on-Avon District’s housing needs beyond the current Core Strategy’s
horizons. This would represent an average build rate of 175 homes per annum
across the 20 year build period of the new settlement.
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4.9

The build rates on site are dictated by a number of factors, including sales
rates, physical build constraints and number of outlets/frontages. In respect of
the immediate LMA400 proposals, it is considered that this would be delivered
by two outlets delivering c.40-50 homes per annum each, with the 35%
affordable housing being delivered on top of this. This would deliver a peak of
c.140 dwellings, albeit ramping up to that in the first years. CALA has
achieved rates of 40-50 homes per annum per outlet on similar schemes within
the area recently. As the new settlement generates its own mass, additional
outlets would be added to deliver peak rates of c.200 per annum overall (both
market and affordable) for the remainder of the new settlements delivery.

4.10

In respect of market capacity in the area, it is noted that the Long Marston
Depot scheme (St Modwen/Persimmon) has been delivering at higher rates in
its formative years, generally supporting the delivery rates assumed for the
LMA400 scheme. This also illustrates that the market capacity and the
demand within the area is good; there does not appear to be a market
perception that is preventing buyers from purchasing on new developments
within the area. It is considered that the Long Marston Airfield scheme would
be able to come forward alongside the St Modwen/Persimmon scheme without
dampening delivery rates on both. This is particularly the case as CALA
Homes offer different products at different price points to that offered by St
Modwen and Persimmon.
Trigger Points for Infrastructure

4.11

The trigger points for the main infrastructure required to be delivered will not
impact upon the trajectory and phasing set out above. There is a low
infrastructure hurdle to overcome in order to deliver the LMA400 scheme,
which will enable time to deliver the other necessary ‘big ticket’ infrastructure
items necessary to progress the remainder of the new settlement scheme.

4.12

The trigger points, as currently identified, are set out as follows.


Western Relief Road – Initial modelling in 2014 suggested the trigger
point for the Western Relief Road was c.1,000 units over existing
commitments in this part of the District. Since then Meon Vale has been
permitted for an additional 550 dwellings, which, on the existing
modelling, would leave little headroom above the LMA400 scheme
before the relief road is triggered. However, further transport modelling is
underway following a re-build of the transport model by Warwickshire CC
recently completed. This will identify a definitive trigger.
The relief road will have a lead-in time but will be delivered concurrent
with the first phase of delivery on the new settlement; it would not
represent a pinch point within the phasing. The precise timing of the
Western Relief Road is also related to the West of Shottery relief road
which it is understood is nearing delivery and will be complete before the
need for the WRR is triggered.

P8/11

9117617v1

Nathaniel Lichfield & Partners Limited
Registered Office: 14 Regent’s Wharf,
All Saints Street, London N1 9RL

Registered in England No. 2778116
Please visit our website for further
Information and contact details
www.nlpplanning.com



Wastewater Treatment – The position statement from Severn Trent
Water (dated 15 May 2015) set out that the proposed mitigation strategy
is acceptable in principle and would not affect delivery. For the LMA400
scheme a temporary discharge solution has been agreed with the EA,
prior to the ‘Long Marston STW transfer project’ (pumping to Milcote
STW) providing a long term solution with full capacity to accommodate
the new settlement. This is anticipated to be operation by the end of
2017 and as such will place no constraint on delivery.



Schools – CALA Homes is in discussion with WCC Education on the
exact timings required for the transfer of land and delivery of the schools
by WCC. A statement of common ground is in preparation and NLP are
meeting WCC on 11th June 2015 to agree the contents of this. In the
short term, LMA400 will be reliant on capacity from other schools in the
network, but it is not considered that school capacity will have a
fundamental effect on the phasing/delivery of the new settlement.

4.13

The above represent the main infrastructure triggers, with all other
infrastructure requirements able to be delivered and phased in an appropriate
manner without having any impact upon the ability of the trajectory to be
delivered.

5.0

Summary and Next Steps

5.1

This note provides additional clarity to Stratford-on-Avon District Council in
respect of the economic, employment and phasing factors related to the
development of Long Marston Airfield as a new settlement.

5.2

It should be recognised that CALA Homes is continuing to undertake more
detailed work in relation to many of the technical aspects of the scheme,
working with relevant statutory consultees. However, all initial assessments
undertaken indicate that a 3,500 dwelling new settlement on the LMA site is a
deliverable and feasible prospect, with suitable mitigation achievable to
address all impacts of the scheme. To this end, the LMA team are working to
bring this together into an addendum to the ‘Technical Statement: Feasibility’
dated July 2014 previously submitted to the Council. Initial conclusions arising
out of this process are that the identified costs associated with the
development remain reasonable and that the headline viability position will
remain unchanged as per set out in the previous Feasibility report.
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Annex 1 – Response on Economic Impact of Festivals at LMA from
Strat>Forward
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Annex 2 – Extract of Briefing Note on Form of Employment Proposed at
LMA (Prepared in the Context of LMA400 - 14/03579/OUT)
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Briefing Note
Our ref
Date
From

13817/02/MS
27 October 2014
Nathaniel Lichfield & Partners (NLP)

Subject

Long Marston Airfield Employment Impacts

1.0

INTRODUCTION

1.1

The current proposals for development at Long Marston Airfield include a
significant economic development component, alongside the creation of a new
residential community. This briefing note has been prepared by NLP to help set
the proposals within the economic context of Stratford-on-Avon; to summarise
the potential economic benefits of development; and to explain the rationale for
the inclusion of employment floorspace as part of the proposed scheme.

2.0

ECONOMIC CONTEXT OF STRATFORD-ON-AVON

2.1

This section examines recent economic conditions and growth trends in
Stratford-on-Avon.
Labour Market, Employment and Economic Factors

2.2

The local economy of Stratford-on-Avon performs well against a range of
economic indicators when compared to the wider West Midlands region and
national averages. A high proportion of the resident workforce are
economically active (78.8%), qualified to primary degree level or above
(41.3%) and occupy managerial, professional and technical occupation groups
(54.5%). Unemployment levels are markedly low at 2.7% of the economically
active population, with just 385 JSA claimants recorded in September 2014.
Both resident and workplace earning levels are high. In terms of employment
growth, the number of workforce jobs across the District has increased by 23%
to 68,680 since 1997.

2.3

The change in the employment structure in Stratford-on-Avon District during
the period 1997 to 2014 indicates proportionally high growth of workforce jobs
in public services (+76%), information and communication (61%), utilities
(+58%) and the professional and other private services (+52%) sectors.
Alongside this growth, notable sectors in decline include construction (-45%),
transport and storage (-9%) and manufacturing (-4%)1. This indicates that there

1

Experian, 2014
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has been a shift away from traditional sectors towards knowledge-based
industries, where economic output is fostered through innovation and the
increasing use of technology.
2.4

In terms of jobs numbers, in 2014, the largest employment sector in Stratfordon-Avon is professional and other private services (16,930 jobs), public
services (12,960 jobs) also accounts for a significant number of jobs.

2.5

The District’s business base is dominated by small businesses; nearly 90% of
enterprises employ 9 people or less, with just 1.4% employing 50+ people.

2.6

There are high levels of self-employment in Stratford-on-Avon, 15,900 people
aged over 16 are recorded as being self-employed. This figure accounts for
almost 20% of the working age population; this is substantially higher than the
equivalent proportion in the West Midlands region (8.8%) and double the
average in Great Britain (10%). The trend towards increased self-employment
may be in part owing to older people using self-employment to stay in work and
to greater numbers of people setting up their own businesses.

2.7

Resident earnings levels at £563.50 gross weekly pay are almost 26% higher
than workplace earnings (£537.90) indicating that the highest earning residents
chose to live in Stratford-on-Avon but commute out of the District for work. In
other words, there is scope to seek to retain higher value employment within
the District.

2.8

Census 2011 data2 indicates that just over 50% of Stratford-on-Avon’s
residents also work in the District, of the remaining commuters 13% travel to
Warwick, 5% go to Birmingham and 4% travel to both Coventry and Redditch.

2.9

Ward level commuting data (based on Census 2001 data) shows that there is a
strong functional relationship between Long Marston and the settlements of
Stratford-on-Avon, Bidford-on-Avon, Shipston on Stour, Alcester and Bardon.
Of the residents that commute within the District for employment, 65% work in
the strategic centre of Stratford-on-Avon. In combination the commuting data
highlights that 70% of Long Marston Airfield area residents travel to other local
and regional centres for employment, which may be attributed to the lack of
suitable employment in the immediate area. Providing new space at Long
Marston provides opportunities for local residents to work closer to home, and
reduce levels of traffic associated with them commuting elsewhere.

3.0

DELIVERING NEW SPACE FOR BUSINESSES AT LONG MARSTON

3.1

The development proposals at Long Marston Airfield include the provision of
Class B1 floorspace (offices, research and development, high-tech light
industrial). This section identifies and provides rationale for the inclusion of

2

ONS, Census 2011 Origin-destination data
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employment space by considering the functioning of the rural economy in
Stratford-on-Avon, and the opportunities it presents. Discussion is set out
under a number of key themes.
Long Marston Airfield could create a sustainable settlement pattern
3.2

It is widely recognised that the rural economy has a fundamental role to play in
supporting and creating sustainable, vibrant settlements and communities in
rural areas. This is highlighted throughout the national policy framework. The
Taylor Review of Rural Economy and Affordable Housing in 2008
recommended that there needs to be:
‘Greater recognition of the ways that economic growth can improve
sustainability, especially by providing opportunities for people to work near
where they live….’

3.3

Similarly, the UK Sustainable Development Strategy reiterates this, outlining
that to create sustainable communities there should be balance and integration
between the social, economic and environmental components of communities:
‘Sustainable communities are places where people want to live and work, now
and in the future. They meet the diverse needs of existing and future residents,
are sensitive to their environment, and contribute to a high quality of life. They
are safe and inclusive, well planned, built and run, and offer equality of
opportunity and good services for all.’

3.4

The National Planning Policy Framework (NPPF), paragraph 28, states that to
support a prosperous rural economy:
‘Planning policies should support economic growth in rural areas in order to
create jobs and prosperity by taking a positive approach to sustainable new
development.’

3.5

The Coventry and Warwickshire Local Enterprise Partnership (CWLEP)
Strategic Economic Plan (SEP) sets out its priorities and seeks to support ‘the
growth and performance of our rural economy’ by ensuring a ‘competitive rural
economy with improved quality of life in rural areas’.

3.6

The provision of employment floorspace at Long Marston Airfield would enable
new and existing residents south of Stratford to work close to where they live,
thereby helping the creation of a sustainable settlement and community,
reducing the need for out commuting as well as increasing the proportion of
expenditure that is retained locally.
Long Marston Airfield could help reform the structure of the local
economy and support rural employment in Stratford-on-Avon

3.7

As highlighted in Section 2, trends in the local economy in Stratford-on-Avon
indicate high levels of self-employment, a business base that is dominated by
small business and local enterprises and a shift in employment from traditional
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sectors towards knowledge based sectors. These trends give rise to particular
business needs especially in rural areas. There is an increasing requirement
for the provision of high speed broadband (this will be discussed in further
detail below). In terms of business space, needs vary depending on the life
cycle stage or structure of a business; there is demand for small to medium
size workspace units that can accommodate existing small businesses and
new ‘start-ups’, while ‘move-on’ space is required to facilitate the expansion of
growing businesses. Generally speaking, many of those in self-employment or
running small businesses operate on a day to day basis from home; however,
this leads to a need for more formalised, centralised networking spaces for
meetings, and as those firms grow (e.g. employing more two or more people),
there is an increasing demand for move-on space. As the economy returns to
sustained economic growth and business confidence increases, it is likely that
latent demand that has been supressed during the economic downturn will
materialise and create additional demand in the short term.
3.8

Failing to respond to these business needs as they arise could act to constrain
the economy and prevent new businesses from forming (in 2013, Stratford-onAvon recorded net company growth of just 39 businesses, this is the lowest
number that the District has recorded since 2009, a period of recession3); it
could also restrict existing businesses from expanding.

3.9

There is recognition of this in local and regional policy. The Council’s
Employment Land Review (2011) is cognisant of these trends and
recommends that the commercial property offer, wider infrastructure, and ICT
should be developed in order to allow businesses to prosper and grow. The
CWLEP in its SEP identifies business start-ups as one of the key dynamics of
a local economy. The plan highlights that:
‘physical infrastructure provides the space and support for an entrepreneur to
develop an idea into a viable business. In Stratford upon Avon business
formation rates have yet to regain ground lost, indicating a spatial dimension to
new business start-up in the CWLEP area.’
The consequent policy implication results in a priority to:
‘focus business start-up activity in areas of low business formation rates
(particularly in our more rural areas of North Warwickshire and Stratford
District)’.
‘The plan (CWLEP SEP) supports priority capital infrastructure projects
which… enhance transport connectivity, ensure commitment to the
development of new homes and increase superfast broadband coverage.’

3.10

3

Long Marston Airfield has the scope to assist in addressing these deficits by
providing suitable employment floorspace in a good location with the

Duport, 2013
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necessary infrastructure and thereby alleviating the cost burden on state and
local funding streams alongside meeting policy objectives.
3.11

The Coventry and Warwickshire LEP SEP and Growth Deal seeks to support
local aspirations to build on its advanced manufacturing and engineering
strengths – which will include those operating in the service sectors supporting
those activities. The provision of flexible business space at Long Marston
Airfield has to potential to accommodate supporting businesses (for a range of
sectors, particularly high value, knowledge based sectors) which in turn will
‘grow and provide better paid employment opportunities for residents across
both rural and urban areas’.
Broadband is changing the role of rural economies

3.12

Until recently, many rural areas were seen as less competitive locations to do
business, thereby restricting take-up of rural work space for knowledge-based
businesses. However, the availability of high speed broadband is transforming
this, and at a national level significant economic, environmental and social
impacts are flowing from the improved availability of broadband. These ICT
improvements allow rural areas to effectively compete with more traditional
urban employment locations. Government initiatives such as the Universal
Service Commitment aim to ensure that everyone will have access to
broadband. The CWLEP aims to:
‘increased fibre footprint and the availability of the high speed wholesale
broadband throughout the area’.

3.13

The importance of broadband is also highlighted in the NPPF para. 42 which
states:
‘Advanced, high quality communications infrastructure is essential for
sustainable economic growth. The development of high speed broadband
technology and other communications networks also plays a vital role in
enhancing the provision of local community facilities and services.’

3.14

Recent research emphasises that at the local level, economic impacts arise
from productivity growth, enterprise creation, job creation and increased labour
force participation associated with the availability of broadband4. Broadband
enables international trade and innovation as well as facilitating new patterns
of work such as home-working and reducing the need to commute.

3.15

This suggests that while availability of broadband is crucial to facilitating local
economic growth, it does not present a barrier and in fact contributes to the
creation of sustainable communities and strong local economies at locations
such as Long Marston Airfield.

4

Regeneris, Social Study 2012 The Economic Impact of BT in the United Kingdom
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There is commercial demand for this type of employment floorspace at
Long Marston
3.16

Commercial property research from similar locations elsewhere indicates that
the supply of small to medium scale, modern, high quality employment
premises at a range of affordable rental levels with sufficient car parking
facilities in rural locations is limited. These finding correlate with commercial
market feedback from Stratford-on-Avon. Property agents Bruton Knowles are
familiar with the local market and highlighted that:
‘the form of the commercial [floorspace] needs to flexible… in order to react to
the market and commercial demand’5

3.17

In relation commercial demand at Long Marston Airfield specifically, it is likely
that demand is greatest for office space and light industrial space (as
proposed):
‘In terms of demand for the employment space, this will be for offices and
industrial….. the site has the opportunity to exploit the current constrained
supply of office space with Stratford upon Avon, which has limited modern
courtyard schemes and older offices now the target for conversion to
residential….’
‘We envisage that there would be limited demand for logistics/distribution as
the site is remote from the Motorway Network. We envisage that greater
demand come from light industrial and ‘Research and Development’.
‘The size of the proposed employment element within the wider scheme will
allow flexibility to accommodate different types and sizes of employment
buildings and occupiers. Potentially space could be taken by Public Bodies to
foster incubation units and accommodate local services.’ (as proposed by the
CWLEP SEP).

3.18

Speculative development of commercial floorspace in rural areas is often
constrained on account of high infrastructure costs associated with facilitating
development such as ICT installation costs and access improvements. At Long
Marston Airfield, delivery is de-risked on the basis that the proposed
development is part of a residential-led scheme. Consequently, the viability
and feasibility of the commercial floorspace increases as most of the
infrastructure improvements will be provided in advance or in tandem with the
residential units and will be capable of meeting the needs of commercial
elements of the scheme. In addition, the commercial element will be a key
focus of the new settlement with the residential elements providing a proximate
population.

3.19

Rural accessibility is also essential to the performance of the rural economy
and as a facilitator of economic growth. Long Marston Airfield provides a rural

5

Bruton Knowles, 2014
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employment site that will benefit from local accessibility improvements
associated with the residential development (removing the need for state
funding), along with a high profile roadside location within a broader new
settlement and sufficient on-site parking.
4.0

ECONOMIC BENEFITS

4.1

This section sets out the headline economic benefits of a residential-led mixed
use development at Long Marston Airfield and provides a concise explanation
as to how these benefits are calculated.

4.2

It presents the benefits associated with two alternative scales of development:

4.3

1

A scheme comprising of 400 dwellings, 4,000sq.m of Class B1
employment floorspace as well as supporting community facilities
(Scheme 1 - as is proposed through the forthcoming planning
application);

2

A new sustainable settlement comprising of 3,500 dwellings, 50,000sq.m
of Class B1 floorspace, retail floorspace, community infrastructure,
facilities and services and infrastructure (Scheme 2 – as was promoted
through the strategic sites consultation on the Local Plan).

Table 1 below compares the construction, operational, resident expenditure
and local authority revenue impacts of both proposals:
Table 1

Comparative Economic Benefits of Development at Long Marston Airfield

Economic Impact
Scheme 1: 400 Dwellings
Construction Impacts
Construction Value
£41.2 million
Direct Employment (FTE jobs)
48 FTE jobs
Direct Employment
485 jobs
(person years construction employment)
Indirect Employment
73 FTE jobs
Economic Output (GVA per annum)
£7 million
Operational Impacts
Direct Employment
298 FTE jobs
Indirect Employment (region)
131 FTE jobs
Economic Output (GVA per annum)
£22.8 million
Resident Expenditure Impacts
First Occupation Expenditure
£2 million
Net Additional Resident Expenditure
£3.4 million
New Operational Jobs
50 FTE jobs
Local Authority Revenue Impacts
New Homes Bonus (6 years)
£4 million
Council Tax (per annum)
£641,800
Business Rate Revenue (per annum)
£88,500
Source:
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Scheme 2: 3,500 Dwellings
£390.6 million
459 FTE jobs
4,585 jobs
692 FTE jobs
£66.5 million
4,345 FTE jobs
1,912 FTE jobs
£340.3 million
£17.5 million
£29.7 million
438 FTE jobs
£35.2 million
£5,615,800
£1,437,000

NLP analysis
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Construction Impacts
Direct Employment
4.4

The construction value has been provided by the developer, this figure can be
used to estimate the level of construction employment to be generated by the
proposed scheme. On average, £85,180 of spending on materials, goods and
services in the construction sector supports one job6. Applying this ratio of
spending to jobs the estimated construction cost outlined above implies that
Scheme 1 would be expected to create 48 FTE over a five year build period,
while Scheme 2 would create 459 FTE jobs over a 20 year build period.
Indirect Employment

4.5

Construction also involves purchases from a range of suppliers who, in turn,
purchase from their own suppliers through the supply-chain. The relationship
between the initial direct spending and total economic impacts is known as the
“multiplier effect”, and demonstrates that an initial investment can have
substantially larger economic benefits as this expenditure is transmitted
through the economy.

4.6

In addition, businesses would be expected to benefit to some extent from
temporary increases in expenditure linked to the direct and indirect
employment effects of the construction phase. This might relate to wage
spending by workers in local shops, bars and restaurants and other facilities.
These are referred to as induced effects.

4.7

It is estimated that the construction industry has an indirect and induced
employment multiplier of 2.517. Applying this multiplier to the direct
construction jobs per year indicates that an additional 73 FTE jobs (Scheme 1)
or 692 FTE jobs (Scheme 2) could be supported per year of construction
across the UK economy.
Economic Output

4.8

The construction phase of the proposed development will make a significant
contribution to local economic output, as measured by Gross Value Added
(GVA). The construction sector generates an average GVA per FTE worker of
£60,176 in the West Midlands8. Applying this to the employment impact of the
proposed Schemes indicates that the capital spending associated with the
proposed developments could deliver an additional £7m (Scheme 1) / £66.5m
(Scheme 2) of direct and indirect GVA per annum. It is noted that not all of this
will be retained locally.

6
ONS, Annual Business Survey (2011), Revised Results which were published in June 2013 provide detailed statistics on
construction sector spending.
7
National Housing Federation Research, 2013

8

Experian, 2013
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Operational Impacts
4.9

Alongside residential uses, the proposed new settlement at Long Marston
Airfield comprises of employment space (B1), retail, community and
educational uses which will generate employment, GVA and expenditure within
the local area once complete and operational.
Direct Employment

4.10

The broad level of employment that could be generated by the anticipated uses
is estimated by applying average employment ratios to the amount of
floorspace proposed for each use or facility9. This implies that the development
would be expected to create a total of 298 FTE jobs (Scheme 1) or 4,345 FTE
jobs (Scheme 2) once completed.
Indirect Employment

4.11

Indirect jobs will be supported by the spending on goods, supplies and
services, of the business and community occupiers based at the development
site with firms in the surrounding area. The spending of wages by both
employees of the on-site operators and of the local firms supplying goods and
services to these facilities will also support induced employment in other local
shops, other services and other firms.

4.12

It is estimated that the new direct jobs will result in a further 131 (Scheme 1)
/1,291 (Scheme 2) ‘spin-off’ FTE jobs in services and other firms across the
West Midland region; of these, 86 (Scheme1) / 1,260 (Scheme 2) ‘spin-off’ FTE
jobs are expected to be supported in services and firms in the local area.
Economic Output

4.13

As with the construction phase of the development, the operational phase will
also make a significant contribution to local economic output and GVA by
supporting the creation of new employment.

4.14

The new direct jobs accommodated by 4,000sq.m of B1 floorspace and
community facilities proposed as part of Scheme 1 could deliver £25.4 m of
GVA per annum. For Scheme 2, the 4,345 net additional direct jobs created in
the office units, retail, local centre and educational facilities could deliver an
additional £340.3m of additional GVA per year.
Resident Expenditure Impacts

4.15

9

New residential development at Long Marston Airfield offers an opportunity to
increase local expenditure in the local economy. The scale of these benefits
will be determined by the expenditure patterns of local residents, and the

Based on Offpat/HCA 2010 & NLP Employment Densities Guide
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extent to which residents of the proposed housing move into the area from
elsewhere.
‘First Occupation’ Expenditure
4.16

Research10 suggests that the average homeowner spends approximately
£5,000 to make their house 'feel like home' within a year and a half of moving
into a property. This money is generally spent on furnishing and decorating a
property. This expenditure will generate a range of economic benefits for the
local economy, by supporting indirect and induced jobs within local firms and
sectors. Applying this average, it is estimated that the residents of 400 new
homes could generate £2m of ‘first occupation’ expenditure, while 3,500 new
homes could generate £17.5m.
On-going Resident Expenditure

4.17

The Long Marston area of Stratford-on-Avon is dominated by households in
the ‘Prospering Suburbs’ socio-economic classification group. The 2013 ONS
Family Expenditure Survey provides summary data on typical household
spending by household socio-economic classification. This survey indicates
national average spending levels of £495 per week for households in the
‘Prospering Suburbs’ group. Spending by households in the West Midlands is
7.3% lower on average, which results in an average household expenditure
figure of £459 per week. Including an adjustment for the affordable housing, it
is estimated that residents of the proposed new settlement of 400 and 3,500
dwellings could be expected to generate total gross expenditure of £8.1m and
£71.1m per annum respectively.

4.18

Not all of this expenditure will be retained locally, taking the average distance
moved by the head of household to estimate the new residents and accounting
for local consumer spending patterns; it is estimated that total net additional
annual expenditure of £3.4m (Scheme 1) and £29.7m (Scheme 2) per annum
will result from the new settlement and be retained within the local (Stratfordon-Avon) area. This will support additional spending, and therefore the vitality
and viability of local centres including Stratford-on-Avon town centre, which is
the nearest retail centre to the site and other smaller centres
Local Authority Revenue Impacts
New Homes Bonus & Council Tax

4.19

10

The New Homes Bonus is an incentive-based system to support the delivery of
new housing; it matches for a six year period the increase in Council Tax
income from new homes or homes brought back into use. Payments are not
ring-fenced and therefore local authorities are able to use Bonus payments in

http://blogs.independent.co.uk/2012/11/02/it-costs-5000-to-turn-a-house-into-a-home/
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the most beneficial way to support their needs. A premium is payable on
affordable housing units.
4.20

Using the CLG New Homes Bonus calculator, it is estimated that Scheme 1
would generate approximately £4m or Scheme 2 would generate £35.2m of
New Homes Bonus payments over six years (albeit profiled to reflect the build
period for the development). This income would also be matched by additional
Council Tax payments received by Stratford-on-Avon District Council of
£641,800 per annum, equating to £3.85 million over the first six years (Scheme
1) or £5.62 million per annum, equating to £33.7m over the first six years
(Scheme 2).
Business Rates

4.21

The non-domestic components of the scheme are liable to business rate
payments to contribute towards the cost of local authority services. Based on
benchmark (2010) rate levels11 considered applicable to the type of scheme
proposed at Long Marston Airfield, it is estimated that the proposed B-class
space and community facilities included in Scheme 1 would generate £177,000
per annum while the B-class space, local centre and community centre that
comprises Scheme 2, once occupied would generate a minimum of £2.87m
per annum. Up to 50% of these business rates would be retained by the
Council under the Government’s business rate retention system, equating to
£88,500 (Scheme 1) / £1.44m (Scheme 2) of business rate revenue every year
once the scheme is completed.

4.22

This has the potential to deliver a significant and on-going income stream for
the Council to fund other infrastructure in the District, thereby creating a
sustainable platform to provide for the significant growth and change in the
District’s population, workforce, and business community.

5.0

CONCLUSIONS

5.1

Based on the information set out in this briefing note, it is apparent that the
proposed development of employment floorspace as part of a wider residentialled development at Long Marston Airfield could deliver substantial economic
benefits to the local economy in this part of Stratford-on-Avon. In line with
policy, this development could assist increasing the sustainability of the local
community by providing proximate employment. It also has the potential to
provide rural employment space in a District where the existing business space
is focused around the urban area. This would increase the number of jobs
located in rural Stratford-on-Avon.

11

VOA (2010)
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5.2

There is latent demand for employment space arising from changes in the
structure of the local economy, which reflects patterns experienced in rural
locations elsewhere. In this context, the proposed development at Long
Marston Airfield is in a position to meet emerging business needs in the short
term. The new, flexible business space could meet the needs of ‘start-up’
businesses and businesses that support the key advanced manufacturing and
engineering sector as well as providing ‘move on’ space for expanding
businesses.

5.3

The availability of broadband in rural areas acts an enabler of economic
growth, improves sustainability, reduces the need for commuting and allows for
new patterns of work.

5.4

The barriers that generally constrain speculative development in rural locations
are reduced at Long Marston Airfield, on account of this being a residential-led
scheme that will provide much of the necessary infrastructure and alleviate
associated costs.

5.5

The proposed development has the potential to deliver and sustain continued
economic benefits to the local economy through both the construction and
operational phases of the development, thereby improving the quality of life
experienced by new and existing communities.

P12/12

7695048v1

Nathaniel Lichfield & Partners Limited
Registered Office: 14 Regent’s Wharf,
All Saints Street, London N1 9RL

Registered in England No. 2778116
Please visit our website for further
Information and contact details
www.nlpplanning.com

Long Marston Airfield : Feasibility Assessment - Addendum
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Long Marston Airfield
Employment Land and Job
Generation (3 July 2015)

Briefing Note
Our ref
Date
To
From
Copy

13817/MS/MT/LOC
3 July 2015
Paul Harris / Dave Nash (SoADC)
Nathaniel Lichfield & Partners (NLP)
CALA Homes

Subject

Long Marston Airfield Employment Land and Job Generation

Summary
This note sets out the current position on expected scale and job generation
implications of the employment land proposed at Long Marston Airfield. CALA
Homes is willing to be flexible over the scale and role of any potential
employment land part of any potential allocation on the site should this be how
the Council chooses to proceed. However, some employment land would help
the new settlement function as new community and reflects good practice with
urban extensions and new settlements elsewhere.
Based on the information set out in this note, though the current indicative
masterplan includes 13.5ha of employment land, it is anticipated that at most
approximately 8-9 hectares of that land could come forward at LMA by 2031.
This aligns with the proportion of the total number of dwellings that are
anticipated to come forward over this period and meets the Council’s objective
to achieve a balance between employment and housing provision across the
District. In reality, it is likely that take-up by 2031 would be slower than this.
At this stage of the proposal, the precise end uses likely to be accommodated
on the employment land at LMA have not been finalised. Given the outcomes
of the latest market analysis relating to potential demand it is apparent that B1,
B2 and B8 uses would all be acceptable.
Assuming a mix of B1, B2 and B8 uses, 8-9 hectares of employment land
could accommodate in the region of 1,400 to 1,800 jobs by 2031 using
standard employment densities though the job capacity would depend on the
final mix of the scheme. However, not all of these jobs would necessarily be
net additional to the district, given displacement factors, and would thus be
already reflected in current job growth forecasts for the district.
1.0

Introduction

1.1

This note responds to a query received from SoADC in relation to the provision
of employment land as part of the proposed new settlement and potential
strategic allocation at Long Marston Airfield (LMA) in Stratford-on-Avon within
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the context of the Council’s objective to achieve a better balance between
employment and housing provision in the District in the emerging Core
Strategy, and to understand the relationship between employment provided at
LMA and overall job growth estimates across the District.
1.2

In particular this note considers, in turn:
a

The quantum and type of employment land currently proposed by CALA;

b

likely provision of employment land by 2031;

c

an appropriate mix of employment uses; and

d

the potential job capacity of employment land at LMA.

1.3

This information herewith should be considered alongside the information set
out in the ‘Long Marston Airfield New Settlement - Economic Aspects &
Phasing’ Briefing Note circulated by NLP on 8 June 2015.

2.0

Amount and Type of Employment Land Currently Proposed

2.1

In terms of the amount of employment land, the current indicative masterplan
for the LMA 3,500 scheme (February 2014) includes approximately 13.5ha for
employment generating uses. The amount of land was identified through site
visioning and masterplanning process and considered reasonable relative to
the scale of residential development, based on:


Seeking to create a volume of on-site employment that is credible and
creates a genuinely sustainable, mixed-use development



Benchmarking against other new settlement and urban extension
proposals elsewhere.



providing flexibility for scheme design and headroom to respond to
market demand and occupier requirements, though it should be noted
that the viability of the LMA scheme is in no way reliant on developing the
entire parcel of employment land within the proposal.



Sitting comfortably within the structure of the indicative masterplan.

2.2

It is not expected that all 13.5 hectares will be built out within the plan period to
2031 – in fact it is more likely that its build out will run slightly slower than
housing, reflecting that demand for employment space will be generated by
residents of the development themselves, and thus only manifest itself when
the scheme is well underway.

2.3

In terms of the type of employment use, it is currently envisaged that the site
provides the opportunity for a Rural Business Cluster of predominantly B1(a-c)
uses in the form of small to medium scale, modern, high quality employment
premises for office and clean, light industrial uses at a range of affordable
rental levels with sufficient car parking facilities.
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2.4

However, it is not envisaged that the employment uses would comprise entirely
of B1a/b (office uses) uses. The assumption in Table 6.1 of last year’s SocioEconomic Technical Statement (March 2014) was used at that point in time as
it aligned with the Transport Assessment which was testing the traffic impacts
associated with high traffic flows and early market based research relating to
demand. However, it was highlighted in the Statement that the precise nature
of non-residential land uses has not yet been finalised and this remains the
case.

2.5

Bruton Knowles - property market consultants - have undertaken up-to-date
market analysis focusing on the current commercial market and the market
position in Stratford-on-Avon to reflect the upturn in the market post-recession
and renewed confidence. Their analysis (a letter summarising this is at
appendix 1) has also considered the demand implications for LMA which
indicates that demand exists for the following1:
a

Light industrial starter units (1,000 – 1,500 sq ft)2;

b

A range of medium sized commercial units (B1/B2/B8), with individual
units of 20,000 sq ft3;

c

Courtyard office schemes of up to 30,000 sq ft4 with flexible design so a
range of space could be available;

d

A business incubator unit, with office suits available on flexible terms;
and

e

Reseach and development location.

3.0

Provision of Employment Land by 2031

3.1

The phasing and anticipated timescales for the delivery of a new settlement
are drawn from a number of key considerations. Drawing on the ‘Economic
Aspects & Phasing’ briefing note of 8th June (referenced above), CALA Homes
considers that 2,400-2,500 homes can be delivered at Long Marston Airfield by
the end of the Core Strategy plan period (2031). This is equivalent to
approximately 70% of the total number of proposed dwellings (3,500).
Assuming that the employment land will come forward at a similar rate
suggests that on a pro-rata basis in the region of 8-9 hectares could be
delivered over the course of the Core Strategy Plan period to 2031. In reality, it
is envisaged that some of the employment land might well come forward later
in the development programme given that some of the market for new
employment space will be driven in part by its own residential population,
alongside other factors.

1

Based on the assumption that the proposed Western Relief Road is established
Equates to circa 95-140sqm
3
Equates to circa 1,860sqm
4
Equates to circa 2,790sqm
2
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4.0

Appropriate Mix of Employment Uses

4.1

As indicated in Section 2 above, at this stage of the planning process, the
precise end uses likely to be accommodated on the employment land at LMA
have not been finalised. Given the outcomes of the latest market analysis
relating to demand it is apparent that B1, B2 and B8 uses would be acceptable.

4.2

For making a realistic estimate of development and employment by 2031, it is
assumed that a mix of B1, B2, and B8 uses would be appropriate but taking
into consideration other constraints that exist - such as Vale of Evesham
Control Zone HGV movement restrictions - and to ensure residential amenity,
that no more than one third of the employment land would be for B8 uses with
the remaining land (two thirds) split between B1a/b office uses and B1c/B2
clean industrial.

4.3

Applying this split to 8-9 hectares of land identified as likely to come forward by
2031 suggests the following quantum of land by use class as set out in Table 1
below:
Table 1

Indicative Employment Land Budget by Use Class

Use Class

Use

B1a/b
B1c
B2
B8
Total

Office, R&D
Light Industrial
Industrial
Storage or Distribution

Source:

Indicative Quantum of Land

3 ha
1.5 ha
1.5 ha
3 ha
9ha

NLP analysis

5.0

Associated Job Capacity

5.1

The proposed employment land is included in order to create the opportunity
for a genuinely mixed-use settlement. The provision of employment floorspace
at LMA would enable new and existing residents south of Stratford to work
close to where they live, thereby helping the creation of a sustainable
settlement and community.

5.2

As set out in the ‘Economic Aspects & Phasing’ briefing note, it is not
considered that allocation of employment land as part of the new settlement
would ‘add’ to the forecast job growth of 12,100 set out within the Council’s
strategy. This is because the employment land proposed is anticipated to be
delivered as follows:
a
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There is potential for some of this proposed employment land element to
act as a place for relocation of existing businesses within the District (for
example from businesses moving out of the Canal Quarter or for
businesses wish to ‘upgrade’ their premises) and as such development
would not create ‘net additional’ jobs;

9270375v1

Nathaniel Lichfield & Partners Limited
Registered Office: 14 Regent’s Wharf,
All Saints Street, London N1 9RL

Registered in England No. 2778116
Please visit our website for further
Information and contact details
www.nlpplanning.com

b

The role and function of the rural business hub as one part of the
proposed employment on site is to accommodate existing small
businesses (including those in self-employment) operating on a day to
day basis from home but as they grow needing for more formalised,
centralised spaces for meetings etc. Again not all these would therefore
be additional jobs, but would be meeting business needs of existing
employment and supporting productivity; and

c

The employment land would be focused on providing further options and
opportunity to meet the existing business needs of the District. It is not
intended that the site would act as a driver of external inward investment
from outside of the area, instead being a ‘bottom-up’ response to provide
flexibility within the land supply identified to meet local employment
floorspace requirements.

5.3

That said, carrying forward the indicative quantum of land per B class use set
out in Table 1 above, and applying appropriate assumption relating to plot
ratios and employment densities, it is possible to quantify the number of jobs
that the proposed development might accommodate.

5.4

Table 2 presents analysis relating to potential job capacity applying SoADC’s
employment densities and NLP’s assumptions. The Council’s assumptions
have been derived from document HD13 and the following employment
densities have been applied:

5.5



B1a/b: 417 jobs per hectare



B1c: 85 jobs per hectare



B2: 111 jobs per hectare



B8: 71 jobs per hectare

NLP has applied a plot ratio of 0.4 so that 1 hectare could accommodate
4,000sqm of employment floorspace. This plot ratio has been applied to both
office and industrial uses given the out-of-town centre location. The following
employment densities have been applied:


B1a/b: 1 job per 12.5sqm



B1c/B2: 1 job per 43sqm



B8: 1 job per 65sqm

5.6

On this basis, the employment land at LMA could accommodate in the region
of 1,400 and 1,800 jobs by 2031, though it is reiterated that this will be
dependent on a number of factors including phasing and market demand. It
also assumes new space is immediately fully occupied, when in reality firms
often ratchet up employment from a lower starting point over a longer period.
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Table 2

Indicative Job Capacity of Employment Land at LMA

Use Class Area (ha)

B1a/b
B1c
B2
B8
Total
Source:
5.7

5

3
1.5
1.5
3
N/A

Applying SoADC
Employment Density

1,251
128
167
213
1,760

Applying NLP
Employment Density

960
140
140
185
1,425

NLP analysis

Based on the reasons set out in 5.2 above, it is considered that there will be
job displacement effect where jobs will be displaced from elsewhere in the
District to LMA. This could significantly reduce the number of jobs that are
seen as net additional. For example, the HCA Additional Guide5 suggests a
medium to high level of displacement could imply between half and 75% of
activity would be displaced – ie only 25-50% of jobs on-site would be part of
the Council’s overall job growth.

http://cfg.homesandcommunities.co.uk/sites/default/files/aboutus/additionality_guide_2014_full.pdf
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Bruton Knowles Assessment of Market Demand
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