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Question 1: 

 

Is Policy ED1 positively prepared, justified, effective and consistent with national 

policy, with particular regard to the following: 

 

a. Its approach to the development and redevelopment of existing major 

employment sites in the Green Belt?  Would greater intensification of 

employment uses at the Ansty Park and ProLogis Ryton sites be consistent with 

national policy on the redevelopment of previously developed sites in the Green 

Belt? 

 

b. Is the retention in the Green Belt of sites at Ansty Park and ProLogis Ryton 

soundly based? 

 

c. Are the requirements for 1 and 2-year marketing periods to test for ongoing 

demand for employment sites justified and consistent with national policy on the 

reuse and redevelopment of employment land for alternative uses?  Should a 

more flexible approach be applied taking account of the overall land supply of 

employment land remaining in the borough? 

 

d. Should Policy ED1 Require provision to be made for the needs of small and 

medium sized enterprises in redevelopment proposals for employment sites? 

 

 

1 Rolls-Royce Ansty or Prospero Ansty is being promoted for strategic employment uses by 

Manse Opus (Ansty) LLP and Rolls-Royce Plc. This Statement, submitted on behalf of both 

companies, responds to each of the questions on Policy ED1 in turn and should be read 

alongside the previously submitted Statements on Issues 2b (Employment Land) and 3a 

(Overall Development Strategy). 

 

Question 1a:  Is Policy ED1 positively prepared, justified, effective and consistent 

with national policy, with particular regard to its approach to the development and 

redevelopment of existing major employment sites in the Green Belt?  Would greater 

intensification of employment uses at the Ansty Park and ProLogis Ryton sites be 

consistent with national policy on the redevelopment of previously developed sites 

in the Green Belt? 
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2 David Lock Associates (DLA) act for Manse Opus (Ansty) LLP and Rolls-Royce Plc.  The 

two companies are developing the surplus land at the existing Rolls-Royce Ansty site, 

which is currently the subject of redevelopment proposals for Meggitt on part of the site.  

The land parcels which are considered in this Statement are shown on Plans A & B (see 

Appendices A & B).  The Rolls-Royce Ansty site is designated in Policy EDF1 as an 

Existing Strategically Significant Employment Site in the Publication Version of the Rugby 

Local Plan (LP01).  There are significant areas of land, which are in the same Manse Opus 

(Ansty) LLP and Rolls-Royce control, adjacent to the formally allocated employment site.  

These areas and their development potential are dealt with in greater detail in the response 

made to Issue 3a: Overall Development Strategy, where there is a specific Question k, 

relating to potential additional allocations of employment land at Ansty. 

 

3 The Rural Proposals Map shows the combined extent of Ansty Park and Rolls-Royce Ansty 

(Prospero Ansty) as an Employment Site (Within the Green Belt).  There is no 

differentiation between the two areas in terms of their notation on the Proposal Map.  Ansty 

Park is already substantially developed with only limited development parcels remaining 

and the prevailing development density is largely determined.  The two sites will be 

inextricably linked following development of the surplus land controlled by Manse Opus 

(Ansty) LLP and Rolls-Royce Plc.  The prime access to the Meggitt site will be taken from 

an extension of Pilot Way.  Any physical differentiation between the two sites will diminish 

and the interface between areas blurred. 

 

4 At the time of submission of this Statement the Meggitt planning application (R17/1829) for 

the development of part of the Rolls-Royce Ansty site (known as Prospero Ansty) is still to 

be considered by Rugby Borough Council (RBC).  It is now anticipated that it will be 

considered by RBC’s Planning Committee at its meeting on 4th April.  It will be possible to 

update the Examination verbally on the status of the planning application.  If planning 

permission is granted the main access to Meggitt will be through Ansty Park.  Policy ED1 of 

the Rugby Borough Local Plan (RBLP) Publication Version categorises Ansty Park as a 

Major Investment Site whilst Rolls-Royce Ansty is an Existing Strategically Significant 

Employment Site.  That difference of planning terminology will mean little to potential 

occupiers.  Ansty Park is already densely developed, as can be seen from a site visit, and 

functions as part of a larger strategic employment opportunity combined with Rolls-Royce 

Ansty.  There is a clear and established need for additional land to made available in the  
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5 Coventry Travel to Work Area.  RBC itself, acknowledges that available land at Ansty Park 

and Ryton is running out. 

 

6 The previous Statement submitted on Matter 2 (Question 2a) noted at paragraph 9 that:  
 

• Take up of employment land has accelerated strongly as the economy has moved 
out of recession with take up across the West Midlands exceeding the pre-recession 
peak in 2014, with momentum continuing in 2015; 

 

• Growth has been strong across both main components of employment land demand 
in the CWLEP area – in advanced manufacturing, particularly the automotive sector, 
and in logistics as part of the ‘Golden Triangle’. This encompasses B1b/c, B2 and B8 
planning use classes. 

 

7 The published evidence demonstrates that there is a strong demand for further strategic 

allocations of employment land beyond the provisions set out in the RBLP.  A pragmatic 

approach would indicate that it is both a sensible and efficient use of land to ensure that 

the growth potential of existing employment clusters is rigorously tested before new 

strategic employment site allocations are made.  Our Statement on Matter 2 submits that 

Ansty Park and Rolls Royce Ansty taken together, should be designated as a single 

Strategic Employment Site (SES), building upon its evident momentum as an established 

and increasingly attractive location for manufacturing, offices and R&D.  This change would 

be consistent with national policy and assist in making the RBLP sound, ensuring it is 

effective by delivering appropriate employment allocations both in in terms of scale and 

location.  This would involve a consequent change to the key on the Proposals Map.  The 

area to be designated as an SES has been dealt with previously in response to the specific 

question on Ansty asked under Issue 3a: Overall Development Strategy –  question k. 

 

8  The National Planning Policy Framework (paragraph 80) sets out the five purposes of the 

Green Belt, one of which is to assist in urban regeneration, by encouraging the recycling of 

derelict and other urban land.  Paragraph 89 of the NPPF allows for certain exceptions 

whereby development within the Green Belt might allow for the construction of new 

buildings.  These exceptions include: 

 

“…limited infilling or the partial or complete redevelopment of previously developed 

sites (brownfield land), whether redundant or in continuing use (excluding temporary 

buildings), which would not have a greater impact on the openness of the Green Belt 

and the purpose of including land within it than the existing development.” 
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9 It cannot yet be determined whether the extent of future development proposals has the 

potential to amount to a greater impact on the openness of the Green Belt on this site.  

Rolls-Royce Ansty is designated as an employment site on the Rugby Local Plan (LP01) 

Rural Proposals Map and is, therefore, a long-established use within the Green Belt.  

Modern industrial uses generally require large single storey and there must be a pragmatic 

interpretation of policy to allow such sites to be efficiently developed. 

 

10 Evidence supporting the RBLP has confirmed that there is unmet demand for additional 

strategic employment land linked to the growth of Coventry, (as referenced in our 

Statement on Matter 2b).  The proposed redevelopment of Roll-Royce Ansty would simply 

consolidate the status of this area as a Strategic Employment Site combined with Ansty 

Park without a significantly greater impact on the five Green Belt purposes.  The proposed 

approach to the development and redevelopment of existing major employment sites in the 

Green Belt in Policy ED1 would be consistent with national policy, subject to the drafting of 

this Policy being amended to recognise the full strategic significance of the Ansty site, as 

strongly suggested in our previously submitted Statements. 

 

 

Question 1b: Is the retention in the Green Belt of sites at Ansty Park and ProLogis 

Ryton soundly based? 

 

11 The retention of Ansty Park and the adjacent Rolls-Royce Ansty site within the Green Belt 

is consistent with national policy guidance on the categories of exceptions to inappropriate 

development within the green belt, (NPPF paragraph 89), as discussed in response to 

Question 1a above.  The approach towards the removal of land from the Green Belt within 

the RBLP has had regard to the Coventry and Warwickshire Joint Green Belt Study, 

published in June 2015.  This study proposes the removal of the lowest performing parcels 

of Green Belt, or parts of them, from the Green Belt.  One such parcel is Parcel 6 in Rugby, 

situated close to the entrance to Ansty Park at Junction 2 of the M6 motorway. 

 

12 We understand that the 2015 Joint Green Belt Study did not review the specific contribution 

to green belt purposes of the land at Ansty Park or Rolls-Royce Ansty.  However, in view of 

the potential for the intensification of employment uses on these sites, it would be 

appropriate to consider the contribution made by the two employment areas to green belt 

purposes in it’s current form and in the longer term. 
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13 This would require Rugby Borough Council and Coventry City Council to commission a 

more detailed joint review of the Green Belt between Coventry and Rugby in support of 

their next cycle of Local Plan making.  The contribution to Green Belt purposes made by 

both sites could then be properly re-assessed.  The demand for employment sites and the 

potential opportunity to accommodate employment related development on a strategic 

scale to meet demand generated by Coventry’s dynamic economy would be a further 

consideration. 

 

14 The requirement for a detailed assessment of the contribution made by Ansty Park/ Rolls-

Royce Ansty to Green Belt purposes and the need to meet Coventry’s requirements for 

employment growth in the longer term should be recognised in Policy ED1.  This is 

consistent with the need to address policy constraints to enable the efficient use of 

employment land in the Coventry Travel to Work Area.   

 

15 There is clear evidence of strong demand for further development at Rolls-Royce Ansty 

and Ansty Park.  Rolls-Royce own adjacent land which is not currently within the 

employment allocation but can readily be made available.  These areas are shown on 

Plans A & B.  At present the whole area, together with Ansty Park, is within the Green Belt.  

As an overriding principle it is clearly sensible that most efficient use possible is made of 

the current Existing Strategically Significant Employment Site.  The most effective way of 

doing this would be to remove the Green Belt designation from the whole area – both 

Prospero Ansty and Ansty Park.  This would remove some of the constraints that can 

restrict development potential because RBC operates informal rules about the levels of 

replacement floorspace that are considered acceptable within the Green Belt in this 

location.  We advocate that the inspector considers this issue because removal of the site 

from the Green Belt would permit the most efficient contribution possible to employment 

land supply in a location where demand is high.  Based on the site characteristics, it’s 

history of built development and its strategic location, the contribution of the Green Belt in 

this location to the five purposes, as set out within the NPPF, should be questioned.  There 

is therefore likely to be a strong case for demonstrating the “exceptional circumstances” 

test when reviewing Green Belt boundaries. 

 

16 Rolls-Royce Plc also own further land to the north west of Ansty Park that is available for 

development.  This extends to some 16ha (Potential Expansion Area 1).  Representations 

have already been made to request its release from the Green Belt.  Adjacent land, 

adjacent to M6 Junction 2 (Parcel 6) is already proposed for release from the Green Belt.   
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The inclusion of all this land would facilitate the provision of a comprehensive access 

solution for whole area adjoining the southern edge of the M6.  The potential expansion 

land is in a single ownership.  Its efficiency of development could be further enhanced by 

its removal from the restrictions of Green Belt policy.  Should the plan or future plan be 

reviewed, we would advocate a full and detailed Green Belt Assessment be undertaken.  

 

17 As reiterated in our Hearing Statement on Matter 2, the proximity of Coventry and its 

employment requirements should also be given appropriate weight.  Research 

commissioned by the Coventry & Warwickshire Local Enterprise Partnership (CWLEP) 

concludes that there is a pressing need for the allocation of further high-quality 

employment land, ideally within the Coventry Travel to work Area.  Ansty meets these 

criteria. 

 

Question 1c: Are the requirements for 1 and 2-year marketing periods to test for 

ongoing demand for employment sites justified and consistent with national policy 

on the reuse and redevelopment of employment land for alternative uses?  Should a 

more flexible approach be applied taking account of the overall land supply of 

employment land remaining in the borough? 

 

18 A significant part of Prospero Ansty is now the subject of a full planning application for 

Meggitt and post-application discussions are taking place with RBC.  The application 

proposes some 45,000m² of B2 space.  This project represents a major investment and 

vote of confidence in the West Midlands economy.  In addition, Rolls-Royce Plc will 

continue to maintain a significant presence at Ansty in terms of its Fan Case manufacturing 

facility (8 Shop), Document Storage facility; and RWG will continue with the testing of gas 

turbines on a small part of the site. 

 

19 The above provides hard evidence of the need to safeguard employment land supply in the 

area.  There is no rationale for adopting a more flexible approach towards potential 

alternative uses in this location.   

 

Question 1d: Should Policy ED1 Require provision to be made for the needs of small 

and medium sized enterprises in redevelopment proposals for employment sites? 
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20 Manse Opus LLP and Rolls Royce have no objection to provision being made for the 

needs of small and medium sized enterprises in redevelopment proposals for employment 

sites.  However, these enterprises should be directed towards alternative non-strategic 

employment sites more closely related to the Rugby urban area. 

 

 

Conclusion 

 

21 There is clear evidence of strong demand for further development at Prospero Ansty and 

Ansty Park.  Rolls-Royce own adjacent land which is not currently within the employment 

allocation but can readily be made available.  There are tensions between the economic 

success of the area and its ability to attract leading edge manufacturing activity; and the 

constraints imposed by the application of green belt policies.  At present the whole area, 

together with Ansty Park, is within the Green Belt.  As an overriding principle it is clearly 

sensible that most efficient use possible is made of the current Existing Strategically 

Significant Employment Site.  One of the most effective ways of doing this would be to 

remove the Green Belt designation from the whole area – both Prospero Ansty and Ansty 

Park.  This would remove some of the constraints that can restrict development potential 

because RBC operates informal rules about the levels of replacement floorspace that are 

considered acceptable within the Green Belt.  We advocate that the inspector considers 

this issue because removal of the site from the Green Belt would permit the most efficient 

contribution possible to employment land supply. 
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Appendices 

 

Appendix A – Land Parcels – OS Base (Plan A) 

 

Appendix B – Land Parcels – Aerial Base (Plan B) 
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