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UDC DEVELOPMENT CONTROL COMMITTEE:  5 MAY 2010

Address to Members regarding application UTT/0372/10/FUL

by Brian Ross, Stop Stansted Expansion
Thank you for this opportunity to address you this afternoon on behalf of SSE.  
We’ve now made three submissions in relation to this application – on 30 March, 20 April and 4 May.  We’ve set out a dozen reasons why we believe this application should be refused but I want to focus on just two issues today: (i) Does the local market need these BAA units? and (ii) Who can say with any certainty that Stansted won’t need these units in the next seven years?
Taking these points in turn:  
BAA rests much of its case on its claim that there is ‘no real alternative to prospective tenants in the vicinity of the airport’.   We say that is simply untrue.
As some of you know, I live in Birchanger and, so far as this planning application is concerned, Birchanger is the centre of the universe; it’s only about half a mile from Junction 8 of the M11 and just two miles from the empty BAA units at Taylors End.  

Within a mile of my home – as the crow flies – there’s 181,000 sq ft of either brand new, nearly new, or soon to be built, prime quality warehousing space – at four locations:
· Stansted M11 Business Park/Link (49,300 sq ft);

· Stansted Distribution Centre, Start Hill (27,700 sq ft);

· Raynham Road Industrial Estate (46,700 sq ft);

· Woodside Industrial Estate (57,300 sq ft – anticipating that EHDC will give this final approval next week; it’s non- controversial and officers are recommending approval). 
That’s just the immediate vicinity.  There’s a lot more when you radiate out ten miles or so and there’s a lot of new build in the pipeline.  If BAA was allowed to flood the market with its airport warehousing space – at discounted rents (because of its CPO advantage) – this would distort the market and could deter other commercial landlords from proceeding with their modernisation plans for  some of our older industrial estates e.g.  Raynham Road.  
It could also make it more difficult to find tenants for some of the very large warehouse facilities which are currently lying empty in East Herts and Harlow, potentially frustrating their economic regeneration plans. These cross-border implications are presumably why we have sub-regional and regional plans.
Turning to the second question, who knows how Stansted Airport will develop over the next seven years?  In the past it’s proved to be very volatile and unpredictable.  And remember that BAA still has the G2 planning application for a second runway on the table.  If that were to be approved, businesses might suddenly want to flock to the Airport.  In summary, no-one can say with any certainty that, over the course of the next seven years, Stansted will not need all the warehousing space that it currently has approval for. 
One of the difficulties in this case is the conflicting evidence,  BAA says one thing and SSE says another.  For our part, we would be entirely relaxed if you decided today to defer your decision for another month to allow the evidence to be independently tested.  In fact we’d rather have all the ‘i’s dotted all the ‘t’s crossed than have a decision which might come back and bite us.  We are fairly confident that our evidence is robust; it may not be perfect, given the pressure of time but the evidence of vacant local warehouses is there for everyone to see – even if you don’t have the privilege of living at the centre of the universe!   

Thank you.
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