HDC Planning Committee - Thursday 23rd November 2017.
Planning applications Magna Park North 15/01531/OUT
and Symmetry Park 15/00865/OUT

What they
say
What we
say
For the attention of Councillors
from Magna Park is Big Enough Group

What the draft Local Plan (2011-2031) says:

What we say

Policy BE2.2 Providing for strategic distribution
“Additional development up to 700,000 sq. m. for non-rail-served strategic storage and
distribution will be permitted where it would:

Policy BE2.2 Providing for strategic distribution
Policy CS7(h) states “No further development or expansion of the (Magna Park) site beyond
the existing development footprint……….will be supported”.

a. form an extension to Magna Park or be on a site well related to Magna Park;
b. support or at least have no adverse impact on the viability and deliverability of existing or
further Strategic Rail Freight Interchanges within or serving neighbouring authorities and
Leicestershire.”

CS Paragraph 5.73 states CS7 was created because:
- Magna Park fulfils the local market needs;
- future employment needs will be met by the existing Magna Park;
- more diverse employment is required with higher quality jobs;
- more suitable locations and sites than Magna Park exist.
What has changed? The Housing Market Area Employment Land Study (2013) suggested
further strategic distribution land may be required, but it also stated that any demand is for
the whole of Leicester and Leicestershire, not specific to the Harborough District.
Planning Officers may suggest the NPPF (para 28) enables development within rural areas, but
large BE8 developments are not part of the rural economy. They are urban in scale and
industrial in nature.

Policy IN2, Sustainable transport
The New Local Plan’s explanatory note 11.3.4 states that the Local Plan's aim is that “More
people walk, cycle and use public transport as part of their daily journeys” and that “The
negative impact of the transport system on the environment, air quality and individuals is
reduced.”

Policy IN2, Sustainable transport
Currently public transport to and from Magna Park is extremely limited. Even the newly
introduced bus routes serve only an extremely small minority of employees and are on a
temporary basis. The applicants state that over 90% of employees travel to and from work by
private vehicle.
There is no long-term commitment from either applicant to ensure on-going public transport
provision and, in the absence of any foreseeable public funding of essential improvements to
the A5 and the A426 between the M6 and A5, neither developer has committed to financing
such work, apart from limited improvements linked to the DHL warehouse project
(15/00919/FUL)

Policy BE2 Strategic Distribution
“This policy contributes towards meeting the requirement for land to support the strategic
distribution sector within the Leicester and Leicestershire Housing Market Area (HMA) to
2031, specifically non rail-served provision. It does so without compromising the overall
objective of sustainable development and the protection of the quality and diversity of the
District’s natural and historic environment.” (para. 6.3.1)
The emerging Local Plan and supporting studies and assessments indicate large numbers of
additional jobs in strategic B8 activity.

Policy GD3 Development in the countryside
This policy contains a long list of the types of development which will be permitted in the
countryside, but warehousing is notably absent from this list.

Policy BE2 Strategic Distribution
Supporting 700,000 sq.m. of warehousing/distribution floorspace does more than 'contribute'
towards meeting the required land, it exceeds the forecast need for the whole HMA to 2031
by about 100,000 sq.m.
It takes no account of the AECOM Sustainability Appraisal (August 2017) which states that
“Completions and commitments in [Harborough] district and across the HMA are sufficient
to meet minimum need without selecting a site for allocation.”
Why should one district take on more than the whole county's requirement and thereby
contribute to over-provision?
Harborough is a low unemployment area. The labour force needed for these two developments would largely commute into the District from areas in greater needed of jobs, with
strongly adverse effects on road congestion and pollution.
Policy GD3 Development in the countryside
The two applications under consideration, together with 15/00919/FUL with which
15/01531/OUT is integrated, would take out over 300 hectares of productive farm land.

Policy GD5 Landscape and townscape character
“Development will be …..sensitive to its landscape...”

Policy GD5 Landscape and townscape character
Both fail to conform Core Strategy CS11(b), with development not respecting the context in
which it is taking place.

Policy HC1 1.b
States that development affecting heritage assets will be permitted where it “protects,
conserves or enhances the significance, character appearance and setting of the asset.”

Policy HC1 1.b
Because of the presence on site of the Scheduled Ancient Monument, 15/01531/OUT fails
to satisfy HC1 1.b, is contrary to CS11(d), and to NPPF para 134, as the damage to it is
assessed, according to your Planning Officers, as being at the “higher end of the less than
substantial scale of harm”. Its loss or the damage to its setting is not outweighed by the
public benefit of the proposal.
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What the National Planning Policy Framework says:
“The purpose of planning is to help achieve sustainable development. Sustainable means
ensuring that better lives for ourselves don’t mean worse lives for future generations.”
“... in recent years, planning has tended to exclude, rather than to include, people and
communities. In part, this has been a result of targets being imposed, and decisions taken, by
bodies remote from them.”
Foreword by Rt. Hon. Greg Clark, MP, then Minister of Planning.
Paragraph 7:
“There are three dimensions to sustainable development: economic, social and environmental.”
These require the planning system to ensure that sufficient land of the right type is available in
the right place and at the right time (the economic role), to create a high quality built
environment (the social role) and to contribute to protecting and enhancing the natural, built
and historic environment and to mitigate and adapt to climate change by moving to a low
carbon economy (the environmental role)
Paragraph 14:
“At the heart of the National Planning Policy Framework is a presumption in favour of
sustainable development, which should be seen as a golden thread running through both
plan-making and decision-taking.”

What the National Policy Statement for
National Networks (NPS) says:
Paragraph 2.44
“The aim of a strategic rail freight interchange (SRFI) is to optimise the use of rail in the
freight journey by maximising rail trunk haul and minimising some elements of the
secondary distribution leg by road, through co-location of other distribution and freight
activities.”
Paragraph 2.53
“The Government's vision for transport is for a low carbon sustainable transport
system that is an engine for economic growth, but is also safer and improves the quality
of life in our communities. The Government therefore believes it is important to
facilitate the development of the intermodal rail freight industry. The transfer of freight
from road to rail has an important part to play in a low carbon economy and in helping
to address climate change.”

Paragraph 216:
“.... decision-takers may also give weight to relevant policies in emerging plans according to
.... the extent to which there are unresolved objections to relevant policies (the less
significant the unresolved objections, the greater the weight that may be given).

What we say

What we say

These applications would bring enormous and irreversible changes to communities in the
western part of the District. In no respect would they be better for these communities
whose interests you are elected to protect and advance.
People in the area affected by the present Magna Park and by proposals for its expansion feel
excluded from the planning process. We observe opposition, even on a huge scale, being
ignored by top-down decision making. The three dimensions to sustainable development are
not hierarchical. Each must be given equal weight and they are mutually interdependent.
These applications would take out over 300 hectares of mixed agricultural land. These are
not brown field sites.Valuable productive land would be lost when we have a fast-growing
population to feed. Replacing farm land with non-productive warehousing does not represent
sustainable development.
Furthermore, the sites are not served by rail. Every movement in and out of goods, including
by the rail-freight shuttle, will be by road and traffic congestion will increase carbon
significantly as well as lethal NO2 emissions, when new, stricter, air pollution rules have just
come into force. Lutterworth Town Centre has failed to meet its air quality targets for
5 years running recently, and the applicants cannot convince you that their developments will
not cause increased HGV traffic flow through Lutterworth.

These applications conflict with the government's preferred position and approving
them would be a retrograde step, contrary to good environmental and sustainability
practice.
Other approved distribution centres in the county, e.g. East Midlands Gateway, IDI
Gazeley's development at Ashby de la Zouch, and that proposed at Stoney Stanton are
rail-linked.
The Daventry International Rail Freight Terminal (DIRFT), which has direct access to
the West Coast main line, lies only 8 miles from the existing Magna Park and is creating
more capacity.

These applications fail to meet all three sustainability criteria.
Public objections to BE2 in the emerging local plan are on a large scale, are significant and, as
the plan has yet to approved, remain unresolved, so less weight should be given to the plan
at this stage.
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What the Localism Act 2011 says:

“There are ….... some significant flaws in the planning system that this Government
inherited.
Planning did not give members of the public enough influence over decisions that make a
big difference to their lives. Too often, power was exercised by people who were not
directly affected by the decisions they were taking. This meant, understandably, that
people often resented what they saw as decisions and plans being foisted on them. The
result was a confrontational and adversarial system where many applications end up
being fought over.”

What the Leicester and Leicestershire Strategic
Distribution Sector Study says:
This study, published in November 2014, estimated that Leicestershire will need to provide
87,000 sq.m. of additional warehousing by 2021, 136,000 sq.m. by 2026, 185,000 sq.m. by
2031 and 244,000 sq.m. by 2036.
These forecasts were reviewed towards the end of 2016 and confirmed as remaining a
reasonable minimum.

Source 'A plain English guide to the Localism Act, Department of Communities and Local
Government', 2011.

What we say

We couldn't put it better!

What we say

Within two years of the 2014 study being published additional large scale non
rail-linked warehousing (9,000+ sq.m. units) totalling at least 580,000 sq.m. has been
approved, fully or in outline, in Leicestershire, almost seven times the forecast need in
four years time and more than double the need forecast by 2036.
Only part of this has been built to order, the rest is speculative and there is therefore
no demonstrable need for these applications, which total a further 708,500 sq.m., that
cannot be met within the county, in or near the so-called 'Golden Triangle'.
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What the public say:

Gone forever?

At the time of writing, there are 778 objections to 15/00865/OUT and 571 to
15/01531/OUT.
This is on top of the 928 objections to the application now approved to build the million
square feet warehouse for DHL which forms part of the latter site. Many of these letters also objected to both IDI Gazeley applications. There are few letters of support.

What we say

The scale of opposition to these applications is such that it must carry weight. The guide
to the Localism Act quoted above puts it very well. There is a nationwide groundswell of
resentment at remote authorities deciding matters that have a serious and negative
effect on people’s lives.
Remoteness is not just geographical distance but is an indication of attitude. MPisBE
cannot be dismissed as just a vocal pressure group unrepresentative of opinion in the
District as a whole.
Residents in other parts of Harborough District may not share our objections.
The nature of planning concerns is that they are essentially local, but when have there been
so many objections to just two applications?
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Thank you for taking
the time to read
this booklet

