Appendix B: Applicants Statement of Conformity with draft Policy BE2
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Bagna Park -Hybrid Plansing Application 1501831/0UT
Complisnce Statement: Policy BER.2, HDC Submission Local Plan 20112031, Septomber 2617
24 Qctober 2017

The Purpose of the Note

1. Tnis note responds on behalf of Gazeley ft the request by the case officer far the Hybrid
planturrg apphtation to provide 3 assessment of the exient 1o whith the proptssis somply with
the criteria vel by draft policy BE2.2 Swategic Distnbution that is ncluded in HDC's Submession
Local Plan. BEZ.1 saleguards Magaa Park. restrictt redevislopment on the sxisiing sité Lo
dstribution units of B.000 sq m or greater and procludes pther uses save for where they are
ancillary 10 l%gna Park's stratege distnbution purposes.

2 The response i the BEZ 2 criena s sel oult below, followng a brel rovew of i ey
considerations that pravide ho context for Gazaley's respongs. The context hias two pants. g
consideration for the weight that tan be accorded to policy BE2 .2 iiself compared to the waight
thal can be given o the evderice base o which the policy relies, and the relevant parts of the
Hybed applcation proposats, mohuding the grant of plenning permission in Outober 2016 for, in
effact, the first phase together with the highways improvemants that planniog pormission will
delvar and which are also needed fo accommodate the traffic generated by the remainder of the
Hybnd proposals.

The ‘weight' to be asccorded to Policy BE2.2 comipared 1o that of its evidence base

3. Because the Submission Local Plan has yet o be submitied or exsminad, the walght that HDC
oan apply to the plan's pobcies 1s miled. That s particuiady the case wiere 5 polioy has
altracted nbjectinns ard may tharefore change Policy BE2 s-one such

4. Policy BE2, however, is suppored by an objectively prepared evidence base which HDO
consuder to be vp-to-date and sound. HDC @ able to give that evitence base subslamial weight.

8§ The main parts of the evidence base for Policy BEZ are the final report of the Subimission Draft
Local Plan's Sustamability Apprasal; the 2018 Leicestor and Leicastershre Strategic Distribubon
Sector Study {SDBS) report which updated and refreshed the 2014 SD88 and its o
recommendations, and the Magns Park Employment Sensibvity Studly 2017 whreh draws on both
the 2016 8DBS ard the Housing Neads and Economic Bevelopment Neads Assessment
prepared for HDG,

§  The poncipal conclugions of each which bear directly on Gazeley's resporise 1o the Policy BE2 2
orfitana ard set out briafy below

»  The Sustainability Appraisat Finai Report (SA) finds.

Tnére is a strong cose for Harborough to continug to make a substantial long ferm
contnbution 1o non rail-gerved sirstegic warghouss, logstics and thslribution
devslopmant in the county,

«  There is @ need to meet the logishics sector's reguirements by supporting further
development al Magna Park {o help maintan and expand the county s competive
advaniage in the sechor

The preferred approach 1o moeting the sector's guantitative needs and sustaiming its
competibve advantage is the tigh growlh steategic option for the distnct, capped at
700.000 sq m over the plan penod. The cap 15 1o ensyre that losal hausieg supply can
accormmondats the job growth white contributing o the Locat Plan's dlyectivi of reducng
Dub-rsrereting.

The SA's apprasal of ressonable sllematives {site speciic and strategic growin
oplions) for meating e sector's naads takes no account of the savironrmmental
mitigation proposed or possibie, other than routing’ mitigation. The SA's assasaments
accordipgly have no regard to the mitigation proposed by the oplions represented by
the plasnng appbostions before MOC. nor of any other élements of the apphisaton
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other than the distnbution floorspace guantum and, 1 general terms, e land quantum
affected),

The 8A's assessment of Locai Plan Policy BE2 acknowledges that BE2 does not
specily specific locations, but takes the view that some ‘broad assumplions’ can be
mate about the possible affects the development would have, The SA finds thet there
are ‘some areas in the vicinity of Magna Park that are valuable for landscape character,
open space. sgricultural land and biodiversity’, but that these areas could 'possibly be
avoided, with mitigation and enhancement measures also possible’ The SA concludes
that the 700,000 sg m could be sceommodated by the proposed level of housing, and
endorsas the cap on grounds ansunng that cumulative affects on traffic and congeeton
arg avpided,

SDSS 2016 concludes:

Thera s 4 nead by 2031 in the county for & munimum of an adddianal 162 b of fand for
strategic disiribution floorspace on non rail-served sites (strategic distribution is
confined 10 units of 9,000 sg m or more}, 152 ha squates o a nead for a minimum
additional 608,000 sg m of floorspace (using SDSS's 40% plot rativ).

The supply neads 1o be on sites that can offer a vanety of piot sizes that are well
connpcied to the strategic highway network, including plots capable of accommodating
vary large seale units of circa 100.000 sqg m.

Although the SDSS lists axisting land supply in the county with capaaity for circa
402,000 sq m, i explains that the vast share of the supply does not meet the SDEE
criteria for piot ang unit size.

The Hybrid application site Hes within an "Area of Qpportundy’ for non ral-served sites,
Such sites, lo mesl the BDSS critera, would need 1o provide access to the AS, A426
and 44303 strategic routes (each of which has good cannections ta the motorway
network in ocations whare there is sufficient network capacity).

Other cntena that the SDSS advised HDC to reflect In thelr new Local Plan sirategy for
maeding the neads of the strategic distnbution sector were the following.

»  prowision of sites that are sufficiently iarge and flexible in thesr configuration to
ancommodate the size of warghause units now required by the market,

- sites that are accassible to labour, Including the abifity 10 be servad by sustanable
fransport, and located close o areas of employment nead; and

- sites that are localed away from incampatible land-uses.

Therg is also a need by 2031 Tor 2 minirum of an addilional 50 ha of land for strategic
railfrgight interchanges (3RFis) in or serving the county, rising to 115 ha by 2035, aftar
accounting for the existing and planned supply of SRFls.

The Magra Park Employment Growth Sensitivity Siudy advises:

3

A reasonable targel for the share of strategic distribution jobs under the 780,000 sg m
cappad high growit sconanc to be taken by Harborough rasidents would be 26%, al
matters considerad (including the effects on planned housing supply in the district and
Houslng Markel Area gver the Locat Plan penod). The present share (2011 Census) s
19%.

An increase to 25% wouid assist the objective of reducing oul-commuting for
Harborough but without having a significant effect on planned housing supply in the
district ar in the areas beyond the Harborough's Strategie Housing Market Area,

The Relevance of the Hybrid AppHication’s Anciliary Proposals {o Policy BE2.25 and B2.2¢
The Hybrid application will deliver. in addition to the 418,800 sq m of strategic distribution
floarspace proposed (of which, 100,844 sq m already benehts from planning permission} bwo
furthar uses, both ancitfary, but which relale directly to two of the BEZ. 2 criteria:

BEZ.2b {impact on proposad and planned stralegic rail freight interchangesy.
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the Rallfremght Shultle aind Terrminal which s proposed so as (o éncourage, by providing
‘ars on-demand service and tamporary containgr storags, the 1ake-up of railioght by the
largaly road-based distribution firms who choose 1o lncate 3 Magna Park and pay a
prermium over other iocatien options for doing so (the premium is for the on-Site
management of Magna Park), Magna Park's occupiers together already account for
6% of afl ips 1o and fivm DIRFT. and

«  BE2.2c (increase amployment opportunifies for local residents, including training and
apprenticeships)
e proposed Logstios Inslute of Teshnology (LIT will dellver the district's first furhar
and higher aducalion mstitute —a partaership between indusiry. Aston Umversity and
North Warwickshiro — which Is aimed at provaiding tho cducation, skills, profossionat and
technical qualifications {as well as the applied ressarch) needed to mast the rising
petds of Ine dyfiamic, growmg snd increasingly high value-added logishos sector,

The refevance of the DHL Supply Chain planning pﬁrmfg&fan fo BEZ and BE2.2¢

The grant of planning permission {25 October 20181 for a 100,844 s m warehouse buitding on'a
5641 ha sl'e withen the Hybrid sele accounts for:

e TLA% of the capned tolsl of 00,000 80 m promoted by Polcy BE2.2 {leaving 588,156 sq m
remaining of the capped guantum); atd

e Z24% of the Hybrid application’s distributian floorspaice (leaving 318,956 sq m still to be
determined) and 27% of the Hybrit's B2 .84 ha that 1s sliosated for this floorspace (the
Hybnd agphoaton sseks planning parrission forthe siting, extent and vge of each part of
the Zane 1, outling application sie; and for the parcels with buiidings also the maximum
floorspace guantum and building height and the permissible siting of yards and HGV
circulation i

Tha same planming peemission (1500819/FUL) also delivers the major share of the highways
improvemants neadad to-accommodata the traffic generated by the Hybrd scheme: the
extension of Argosy Way across Mers Lane 10 connect the existing and extension sites; a new
rountabout pnchion of the A% with BMere Lane to prowde s direst access inte Magna FPark from
the A5, Turther dualiing of the AS: and an improvement schami for the Whittle roundsbout to
un;xmve ns capacity and fanction,

Criticalty, the Hybrid's elready permited highways imgrovements will make sonditions better at
Pra Wikite ueclion than they would be withoul the Hybnd development, ever wien the schieme
18 oecupied and fully oparstional and will have the samg effact on the capacity and function of
the Cross-in-Hand junction becauss of the new aocess mito Magna Park dirccily from the AS
{which witl givert tratfic destined for, or eriginating ftom, the north an the AS sway Tfrom the Grogs-

wi-band jonations)

Compliance with the Criteria set by Palicy BE2.2 Strategic Distribution
BEZ2.2n: form st extension of Magna Park or on a site adjoining Magns Perk

1.

12,

13.

4.

The Mybnd applcation would form an extension o Magna Park, and ihus complias with the
BEZ 24 criterion,

Mareover, the extension vl ramain i the same ownership aﬁd under the same proachve
managernent regime (for which pecuphers pay a prany tum) with the same oblectives for onBUEr
efficiancy. environmenial stsiainebiRy, commurnty kaison and capluring e cluster sdvantages
of 2 large scale, blue chip, sirategic distnbution site. -

The evdence bass that underpine the BEZ.2 eriterion (SDDS update 2016 Part AJ explaing what
15 rmesni by an ‘extension sta’ inthe SDSB's recommendation of a sequentisl approach iy sig
setgction, with-extensions o sxisting siles the firsl preference in fhe sequenca,

The SDSS 2016 advises hat an ‘extension’ site means the toliowing (in italics), each aspect of
witlch ls setsfiad by the Hybrid proposars In the ways explalned:
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* Al least one of the plots extends an existing site. Plot & in the Hybnd application centaing
the permitied scheme 1500918/FUL, and the exiension to Argosy Way across Mere Lane
{also parmitted) links the Hybrid directly fo Magna Park, and the rest of the Hybrid
application site forms a contiguous boundary with Plot G/the permitted site of the 100,844 sq
m building; '

«  The new plots can be aecegsed via the exisling sile’s connestions fo the public road network
and Internal estale roatls, The Mybrid application sie is accessed via an extension of Magna
Park's Argosy Way across Mere Lane, and from Mare Lane viza a new roundabout with the
AL, Both algo already have planning permission,

»  Where reasonable and praclicable, some or afl of the wliidies currently connected o snd
serving the exfsting site cen be extended, The Hybrig application wili make use of the foul
and surface waler faciities that form part of the exisling site (as well as add o bolh}.

+ There is adequate road capacity with the improvements proposed which is the case for the
Hybrid application.

« Al existing suilable plols have been taker up which 18 the case for Magna Park now,

The SDSS 2016 aiso sresses thal the sites to which an exlansion relates (o should be;
approprigtely located relative to the markels to be served: offer plots which are sufficiently large
and flexible i configuralion 10 respond fo the marke!'s requirements, be accessible to labour and
catable of baing sevved by susteinable lranspos; and located away fom incompatible uses. The
Hytwid proposals satisfy atl of these criterla too,

Policy BE2. 1 acknowledges Magna Park's commercial success, and the written justification for
the policy notes the signficant part Magna Park has played in giving the district the competitive
advantages &t erioys in the strategic disiribution sector and which the SDSS’s recommendations
are focused on protecting.

BE2.2b: support or at least have no adverse impact on the wabllity arsd defiverability of & SRFI

17,

18.

18

20

21,

The Hybrid application proacively supports DIRFT {aad would other nearby SRFig) theough the
provision of the proposed Railfreight Shutfle and Tarminal.

The purpose of the Railfreight Bhuttle and Terminal is to make it more cost-efficient for the
largaly road-based firms who elect to operate from Magna Park {and pay 8 pramur In
management charges W do 80} (o use raifreight, and thus fo increase the take-up by Magna
Park's firms of rail services,

The Shuttle and Terminal would provide an on-demand sontainer pick-up and delivery service to
DIRFT {and other SRFIz), timed with the depariure and arrival of trains, and a lempaorary
container storage facility (pending departure and, on arrival, pick-up) that would:

=  make it mere ecanomic for Magna Park's largely road-based accupiers to take up rail
slternatives for atleast parts of their supply chain; and

«  overcome the obslacle to rallfreight take-up by occupiers of Magna Park's plots which lack
the space to allow containers to be held hefore they are faken 1o a BRF| or i walf to be
unioaded once they have been deliverad.

The Shuftle service will be provided by low or no carbon traction units — using either LPG or ONG
Tuet or glectic traction 1o. e SRF - pulling the road leg of the jolrmey to the SRF] on a par with
railfraight in emission terms.

For these reasons, and taking into account the evidence which shows that the predominant need
over the Local Plan period & for road-only strategit distribution sites, we conslude that the Hybrid
proposals will support, rathef than have an adverse impact o, the vishility and dehverability of
SRFis within or garving Leicestershire and neighbouring autheriies,

BE2.2s. nerpase employment opporfunities for locs! resivents, including training and
apprenticeships

22

The Hybrid application inchedas two key measures for meeting this critarion:
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+  The legally binding undertaking proposed in the dratt $106 [an undertaking that is in the
seated Secton 106 thal tovers Plot §) w provde an Employment Coondingtor whose task
will be to maxinuse e amployment, lraning and business opporundies for Incal people ang
local bugimesses.

»  The Logisues Institule of Technology (LIT - see paragraph 8, builet 3 above). The 3,700 3q
m LI taciy (with ifs. 1.05 ha playing helth is based on & tulltime student equivalent of 400
per antman - with traireng, educalion and work plscernantaiakperience 1or ¢ 1,000 annually
{when fully operational). The abligation 1o deliver LIT will also form pan of the 3106
agreemant, and s phasing (88 will that of all the non-warehousing uses) will be covernd by
2 nondhbion Yo e planning permission shoult consent be gremed.

The Hybnd schernie will treate (gross) almost 5 800 jous — across the fulf spectrum of
ccoupations. Just under 40% of the jobs will be in upper and mid-leve! professional, managenal,
technical and skilied ocoupations with g further 26% in adrunistrative, secrelarial, personat
service, sales and customer services occupation. The fabs to be created are a good match with
e district's occupstional profile,

As the distnct's Tirst (only) further and higher education instituton, LIT will have @ particular
appesl for disleet resdents ang will offer edocabon and qualibcations fom Levels -7,
Futthermore {and thus the surpose of bemg localed on the extension sie for Magna Parkh, a
hugh peoportion of the education, traning, protessional and other quakfications offered by LIT wil
be work-based, and many of the indusiry participants will be based at Magna Par,

Employment at Magna Park therefore will offer g route into LIT, and LIT witl offer & route nfo
emplaymant at Magna Pack.

BE2.2d. Invlude measures to-enable an Increase in tiw pmmmn of smployees commuting
from within the district

27.

26 Atarget of 25% of the additionsl jobs to be taken by district residents — as set out in the evidence

tase (Magna Park Employmant Sensifivity Study) ~ should be achievable.
The messures 1o ensure that it 1s are;
¢ the provision of the Employment Comrdinator referved Lo abiove {para 22, hullet 1 above),

i LT, which works hand-ineglove with the objective of increasing Magna Park's vatue to the
gistncl's resivents (para 22 bullet 2 abovey

fit  on-sie bus stops that place alt empioyees within 400 metres of 8 bus stop together with the
provis:on LIT s dodicated bus services (LIT has 148 own Travel Plan):

. tycle and footpath links soross the site that link to Magna Park s existing network (which
nks 16 Litlerwonth ans Bitteswell);

v wery substantial financial contributions 1o induce sustainablo travel chowces by nmployaes:

£718,750 1o LCC o ssrure a bus servics jo the sxtended site (pad for through the
8106 obhgalion hal o sealed for 1500T1GFUL — Piot G of the Hybrid) that witt operate
1 mateh e shilt pattern soven days & week througnout the year a5 wall as to match
the office hours of office-based workers Monday-Friday,

durirg the six months Tollowng the ocoupation of each phase of the Hytwld schems, e
provision of bus passes (worlh up to £350 each) for 30% of confiomed emplovens; and

vi. the sstablshrment of the Magna Park Delivery Body to oversee the delivery of the Hybrid's
nor-warehousing uses and to contimue 1o idenbly and caplure, including for local reswents,
the berelis of the logistics tluster that e extension (o Matns Park will create.

BE2.28: not lend to severe traific congestion anywhere on the nearby SRN, particularly the AS,
whether in the district or outside

28

The ranspor! evidance, sil of which has been assessed for lechnical robustness and
acknowledged as sourxd by Highways England and the two county hghway suthorines (Leicester
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and Warwickshire), shows that the Hybrid proposals will not lead to severe congesbon anywhere
on the slrategic road network, including the A5,

Instead, the principal improvement schemes will make conditions better at key junctions than
they wauld be without the devalopment: A428/A4303 (Whittle junction); ASIA4303 (Cross-in-
Mard} and A426/A45 (Gibbet Hilll,

The Whitils and Cross-in-hand junction schémes are already permitied, and the design details
are being worked up with the expectation that the $278 agreements for their delivery will be
sealed before the and of 2017,

The schame for Gibbet Hill is required 10 accommodate the traffic generated by the rest of the
Hybrid scheme, but that scheme too would improve condifions at the AS/A426 junction over
without developmant conditions' {including the completion of DIRFT phase #),

BE2.2F ensura 24 hour operations do not have an unacceptable enviranmantal, sommunity or
landscape impact on the immediate and wider surrounding area

32.

33

34

The Hybrid application proposals incorporate sl of the measures necessary to ensure thare are
no unacceptable environmental impacts, ncluding no unacceptable landscape mpacts or
community impacts, either on the immediate or the surrounding area.

instead, {he Hybrid application would lead to the delivery of a wide range of environmenial,
landscape and commanity benefits over and above the gain in jobs and the benefits associatad
with LIT {responses 1o BEZ.20 and BE2 2d above), the inducements 1o sustainable transpart use
{response {o BE2.2d abave) and the improved function of the Whittle, Cross-in-Hand and Gibbet
Hill fjunclions over conditions without the development {response fo BE2. 2e abova).

These further benefils includs?

+«  asubsiantial reduction in the greephouse gases generated by 103 ha of the Zone 1 sile
comparad to #is agricultural use - the net effact of the change of use and the carbon
sequestration value of the ree plantations, hedges, meadow and wetland on this lsnd;

& an undertaking through the S108 agreement to continug to innovate, at sach phase, in
adophng measures thal will reduce the scheme's greenhouse gas emissions and coniribiute
o HDC's and KCC's undertakings o respond to the chalienges of climate changs;

=+ the dual use with the community of LIT's 1.06 ha playing fialds;

+ & Local Hartage Centre which will exhibit and interpret the bistory of the site's habitation in
response 1o the landscape and the economy that fins shaped it - from the Roman period to
the prasent day —in pant {srgeting Key Stages 1 and 2 of the national curdeulum;

s the 70 ha Country Park and Meadow, with a supporting car park, toilot faciiities and café
{shared with MPIC};

»  the protection i perpetuity of the currertly permissive only bridieways and footpaths across
the siter a5 well 85 e management respansibilfity in perpetuily for the poblics rights of way,

»  the 2,325 sq m Magna Park Innovation Centre which will provide eagy-in, gasy-out office
space for new and growing small businesses, particulary those who provide and innovate
senvices and products for the logistics sectar;

the 7,000 sq m MG for Holovis, & rapidiy growing global immersive expenence’ high tech
company and one of the pariners of LIT;

= the tonsarvalion and re-use of Bitlesty House and the presarvation of its relationship 1o the
scheduled monument; angd

s  the conservation and preservation in perpetuity of the scheduled monument at the centre of
the Country Park, including the remaoval from agriculiural use of the Meadow 56 as Io protect
from ploughing the below ground archasology.

i The svidence for these siatements.is provided in the turther information subsmitted tn HDC in July 2017, in
parsticular Ihe implamentation Plan and the Update on the Redustion in Greanhouse Gases
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Canclusion:

35, The Hybnd application complies fuly with the critena set by Policy BE2.2 of HDC's Subimissian
Local Plan anc the evidenos HBase on which the palficy relies. The Hybrid propinsals contribote
sustainably and beneficially, in the ways sought by policy and evidence, to meeting the-area’s.
noeds for adddionsl stratetiic distvbution floarspace over the penod 1o 2031
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