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1. Introduction 
1.1 This Hearing Statement has been prepared on behalf of Richborough Estates in respect 

of land they are promoting to the east and west of Higham Lane, Nuneaton (the site).  A 
site location plan is provided at Appendix 1.  Although the site has not been allocated to 
date in the Local Plan, it is available and represents a suitable, deliverable opportunity 
for major residential development within the Borough. The site could deliver up to 900 
dwellings, with 700 dwellings on land to the west of Higham Lane and 200 dwellings on 
land to the east of Higham Lane.  

1.2 Richborough Estates will attend Session 2 (Housing Need and Requirement). This 
Hearing Statement provides written responses to Q18 - Q25 inclusive, with appendices. 
Richborough Estates will be represented separately by Barton Willmore in respect of 
Questions 1 through to 17. 

1.3 Richborough Estates welcome the opportunity to participate during the programmed 
Hearing Sessions on 30 August to 1 September 2017. 
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2. Response to the Inspector’s Questions 
2.1 This section of our Hearing Statement sets out our response on behalf of Richborough 

Estates to the questions that have been raised by the Inspector in his Matters, Issues 
and Questions Paper issued on 18 July 2017. We provide written responses in this 
Hearing Statement to Q18 - Q25 inclusive, with appendices. 

Matter 2 – Housing Need 

Q1 – Q 17.  
2.2 Richborough Estates will be represented separately by Barton Willmore in respect of 

Questions 1 through to 17. 

Q18. What is the 10% (1,004 dwellings) in the housing requirement for 
‘flexibility’? 

2.3 The Sustainability Appraisal (Document D6.1) indicates that an additional 10% of the 
basic Nuneaton and Bedworth housing requirement (i.e. 10,040 dwellings), not including 
any Coventry and Warwickshire Housing Market Area (CWHMA) shortfall, is to take 
account of non-delivery of sites. It ensures the Council can “…respond to potential 
changing circumstances over the life of the Borough Plan. It is widely accepted within 
the development industry that a site may not be delivered as quickly as expected or 
sometimes may not be delivered at all”.  

2.4 We set out in our response to Matter 3 Q8 that the 10% lapse rate should be applied to 
the Nuneaton and Bedworth requirement of 10,400, plus the CWHMA shortfall of 4,020. 
This equates to an additional 1,406 dwellings above the requirement to be identified (i.e. 
16,466 dwellings). The plan currently identifies allocations to deliver 13,374 dwellings. 
This gives a shortfall of 3,092 dwellings yet to be identified. That is a very significant 
shortfall in a Development Plan Document of this kind. 

2.5 Land to the east and west of Higham Lane can make a significant contribution to this 
shortfall and should be included within proposed allocation HSG1, if the Plan is to 
provide real flexibility in the supply as required by national planning policy and ultimately 
be found sound.  

2.6 Furthermore, national planning policy is clear that local authorities should seek to boost 
significantly the supply of housing and be aspirational but realistic when advancing new 
Local Plans. As such the 10% lapse rate should be treated as a minimum uplift to 
accord with the NPPF, and could be increased further if there is evidence of specific 
local circumstances over the course of the Examination which demonstrates a need for 
greater flexibility.  

Q19. Is there robust evidence of supply / capacity issues or other policy 
objectives which would inhibit delivery of the full OAN and / or 
adjustments for a higher housing provision target to meet the full 
apportionment of unmet need identified in the MOU? 

2.7 There is no evidence of supply / capacity issues or other policy objectives which would 
inhibit delivery of the full OAN, including the unmet need identified in the MoU. 
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2.8 There is however considerable additional capacity in the Borough in the key sustainable 
location of Nuneaton and draft allocation HSG1 should be extended northwards to 
include further land to the south of the A5 ‘Watling Street’. 

2.9 Land to the north of HSG1 is a sustainable location and could begin to deliver housing 
immediately, subject to being granted planning permission.  Much of the technical work 
to support the submission of an outline planning application has already been 
undertaken and demonstrates that the site is deliverable. Importantly, Richborough 
Estate’s proposals for this area do not oppose the Council’s aspiration to achieve an 
appropriate response to the A5, however we will demonstrate that this can be achieved 
much more successfully through the delivery of a landscaped area as opposed to the 
Council’s proposed “farmland buffer”. 

2.10 The current draft Policy HSG1 ‘North of Nuneaton’ and the supporting text (pages 46 to 
49 of document ID D1.1) should be deleted and replaced with the following text (which 
we set out in full for ease of reference): 

“Key Development Principles: 

(i) Provision of circa 3331 4,231 dwelling in a mix of dwelling types and sizes. 

(ii) Potential on-site GP surgery or financial contribution to new GP or 
expanded surgery in north Nuneaton area. 

(iii) Provision of a district centre and a local centre including community 
facilities. 

(iv) Provision of 2 form entry primary school (circa 210 pupils) and funding 
including provision for early years. 

(v) Financial contribution towards and provision of a new secondary school 
located off Higham Lane with community use sports provision to include 6 
grassed football pitches for youth / junior provision with changing facilities, 
full-sized floodlit artificial grassed pitch, indoor 6 court sports hall, changing 
facilities and indoor health and fitness facility with minimum of 100 station 
gym and dance studio. 

(vi) Accessible cycling routes to the school site from housing development with 
secure cycle storage facilities for community use. 

(vii) Provision of land and contribution to a new ‘community park’ within 
the western part of the site. 

(viii) Provision of land and contribution to a new ‘community park’ in the eastern 
part of the site created by the expansion of the existing POS area off 
Buttermere Avenue. 

(ix) Provision of land and contribution to a new ‘community park’ in the 
southern part of the site incorporating the Change Brook Open Space. 
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(x) Provision of land and contribution to new allotments in the eastern and 
western part of the site. 

(xi) Financial contribution towards appropriate management and maintenance 
of POS 

(xii) Financial contribution towards the upgrading of play facilities at the Change 
Brook Open Space. 

(xiii) Financial contributions towards sport and physical activity 

(xiv) Provision of a strategic access road / spine road through the site with 
integrated footway and cycleway provision. 

(xv) Provision of on-site bus infrastructure and contribution to secure diversion 
of local bus services to access the strategic housing site based on dialogue 
with Warwickshire County Council and bus operators. 

(xvi) Transport improvements / upgrades required along Higham Lane, The 
Long Shoot and Weddington Road as a result of the development. 

(xvii) Financial contributions towards Borough wide strategic highway 
infrastructure works identified within the Nuneaton area. 

(xviii) Contribution to local sewage network improvements to improve biological 
treatment capacity to accommodate the development. 

Form of Development 

(xix) Retain higher ground (above 90m AOD) for appropriate open space 
treatment 

(xx) Incorporate the Change Brook and existing PRoW (N29) within the green / 
open space network. 

(xxi) Local informal public open space along the northern edge of the 
development along with appropriate landscape treatment.  Dwellings 
should address the open space from the south. 

(xxii) Development restricted along the western edge of the strategic site to 
retain undeveloped land which falls within the setting of the listed church. 

(xxiii) Use lower densities and 1-2 storey dwellings toward the northern edge of 
development with a maximum height of 3 storeys located toward the 
existing urban edge. Use a mix of densities and storey heights 
throughout the site. 

(xxiv) Average density of 35 dwellings per hectare with lower densities 
concentrate toward the new urban edge. 
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(xxv) Retain visual presence of historic farmsteads (particularly from urban edge) 
and where possible retain a buffer of fields to preserve the isolated 
character 

(xxvi) A historic building appraisal will need to be undertaken where development 
will affect a historic farmstead 

(xxvii) Green spaces should reflect the irregular field patterns and boundaries 

(xxviii) Enhance the National Cycle Route 52 / Weddington Country Walk LWS 
with regards to access, ecological function and historic setting. 

(xxix) There is a strong east-west connective along various hedgerows within the 
proposed area and these should be retained and enhanced where possible 
to form one-two green infrastructure corridors throughout the site. 

(xxx) Protected species surveys will be required and their habitat requirements 
retained and connectivity enhanced within any development layout. 

Landscape Buffer 

(xxxi) Development must not extend beyond the northern boundary of the site in 
order to preserve a farmland buffer between the A5 and edge of residential 
development.  The northern boundary should be enhanced to soften the 
development edge through new tree and hedgerow planting, including an 
appropriate setback from the A5 to mitigate any noise impacts. along 
with small copses of trees in field corners. 

Supporting Text (paragraph 6.31 to 6.39) 

Strategic housing allocation HSG1 is a sustainable and deliverable urban 
extension to Nuneaton.  The site covers approximately 200 ha 251 ha 
adjoining the northern edge of the Weddington and St Nicholas Park 
residential areas of Nuneaton. 

The site will deliver 3331 4,231 new dwellings in a mix of sizes and 
tenures.  The site is in multiple ownership and a number of planning 
approvals for new houses have been granted for plots access off 
Weddington Road in the west and The Long Shoot in the east.  The policy 
seeks to ensure that the development of future parcels of land, the subject 
of individual applications will be brought forward in an integrated manner to 
deliver wider community and infrastructure benefits for existing and future 
residents in the North Nuneaton area. 

The allocation will be delivered on a phased basis across the plan period. 

Transport and Access 

A distributor link road through the allocation will be provided to include 
primary access points on Weddington Road, The Long Shoot and Higham 
Lane.  The first two points have already been provided as part of the extant 
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planning permissions in these area.  New bus infrastructure will also be 
required. 

The Transport Modelling Report commissioned by Warwickshire County 
Council set out a number of strategic road improvements in close proximity 
to HSG1 to mitigate potential cumulative impacts of all proposed Strategic 
Housing and Employment allocations within the Borough Plan.  The 
development of HSG1 is expected to contribute financially towards the 
Nuneaton area road improvement schemes set out in the Transport 
Modelling either via Planning Obligation or CIL provision. 

School Provision 

A key aspect of the allocation will be the delivery of new amenity facilities 
including school provision to meet the educational needs of future residents 
and existing residents in the North Nuneaton area.  This will include a new 
secondary school located off Higham Lane. and on land owned by 
Warwickshire County Council. 

District Centres 

The nearest District Centres to HSG 1 are at Abbey Green and Horeston 
Grange located approximately 1.5km and 800m respectively at their closest 
points.  The proposed allocation will bring forward a District Centre in the 
east of the site and a Local Centre in the west of the site.  The centres will 
provide important local services / facilities (inc. GP provision) for residents 
and, in turn, reduce the need to travel. 

Open Space and Green Infrastructure 

The residential development proposed on HSG 1 will be integrated with 
informal open space that either forms an extension to existing areas or 
consists of new community parks.  ‘Green’ linkages and paths between the 
areas of open space and the public right of way network will be 
incorporated within, and through, the residential areas. 

Landscape Buffer 

The northern boundary of the allocation has been defined to preserve a 
linear ’farmland buffer’ between the A5 and the edge of the proposed 
residential development.  The buffer is required to retain the landscape 
character along this stretch of the A5 which is considered to be visually 
prominent and thus new development would be detrimental.  Further 
‘softening’ of the northern boundary will be introduced by new tree and 
hedgerow planting and small copses of trees in field corners to filer views 
of the new edge of the urban area.  The A5 to the north of the allocation 
provides a defensible boundary.  Planting and landscaping will be 
secured within the northern part of the allocation to ensure that a soft 
edge is delivered”. 
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2.11 The plan included on page 46 of document ID D1.1 should be deleted and replaced with 
the plan attached at Appendix 2 of this Matter Statement. 

2.12 As a result of the recommended modifications to draft policy HSG1 draft Policy DS5 
‘Residential Allocations’ will also be required to be modified.  It is recommended that 
Strategic Sites table included within the policy is amended as follows: 

Site Reference Site Name Dwellings 

HSG1 North of Nuneaton 3331 4,231 

Q20.a. Would a higher housing requirement (i.e. higher than the 13,374 in 
the Plan or 14,060 (if the full unmet need was accommodated as per Table 
at paragraph 3 of the MOU)) be sustainable?   

Q20.b. Based on historical performance, could the market realistically 
deliver, on average, in excess of 670-700 dwellings per annum over a 
sustained period (plus any backlog since 2011)?   

Q20.c. Is there evidence that supply (market delivery) has been 
constrained in the Borough by a lack of available plan-led housing land? 

2.13 This question addresses three separate matters.  We have broken the question down 
into three parts and respond on this basis. 

2.14 A20.a. A higher housing requirement of 14,060 dwellings would be sustainable with 
minimal environmental harm given there are available sites to meet the additional 
requirement which are sustainable and deliverable now. 

2.15 A20.b. The Borough was fully capable of sustaining delivery in excess of 600 dwellings 
per annum, as recently as the pre-recession early 2000s. This was even despite the 
significantly low housing requirement identified in the Regional Spatial Strategy.  The 
table below illustrates the historic annual delivery rates: 

Table 2.1: Historic annual delivery rates between 2002 and 2006 

Period Net dwelling delivery 

2002 / 03 646 

2003 / 04 601 

2004 / 05 442 

2005 / 06 682 

2.16 In recent years the Council’s delivery rates have fallen.  This is not an issue of the 
market, but that the Council has failed to identify sufficient land to meet its needs. The 
Council does not confirm in any of its most up to date evidence how much of its supply 
is allocated and how much constitutes windfall development.  

2.17 This is reflected in its five year housing land supply position, which is significantly below 
the level required. In order to meet its’ identified housing needs the Council needs to 
boost its supply (allocate sites) to deliver against its current annual requirement (i.e. 
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NBBC OAHN plus the CWHMA shortfall) and its historic shortfall. In our response to 
Q21 we discuss the market interest in and around land to the east and west of Higham 
Lane.  

2.18 A20.c. A significant proportion of the Council’s housing completions over the last ten 
years have comprised windfalls, including the years where the Council exceeded 600 
dwellings, despite the requirement being 360 dwellings. This is clear evidence that the 
market can sustain higher annual rates of delivery and that delivery has been 
constrained by the lack of allocations made in previous plans.  

Q21. Is the proportion of the overall housing requirement proposed to be 
delivered through large strategic sites appropriate?  Will there be a 
balance of sites to secure the anticipated levels of necessary deliver? 

2.19 We support in principle draft allocation HSG1, subject strictly to it being amended to 
utilise the A5 to provide a defensible boundary to the north.   

2.20 The Borough can sustain larger growth (to meet the full CWHMA OAHN shortfall) and 
other parts of the Borough should not be proposed to be allocated whilst there is still 
capacity to the north of draft allocation HSG1. 

2.21 The plan and supporting table provided at Appendix 3 illustrate that planning 
applications have been submitted, and in some instances approved, on much of the 
land which now comprises draft allocation HSG1.  The existing commitment from house 
builders and strategic land promoters (through the submission of planning applications) 
in this location demonstrates that there is a good market demand for development in this 
location. 

2.22 In summary, the Table sets out that there are: 

• Planning applications submitted but to be determined: 1,497 dwellings 

• Planning applications approved: 1,383 dwellings 

• Dwellings promoted but not the subject of a planning application at this time: 
1,750 dwellings 

2.23 Allocating additional land, to the north of draft allocation HSG1, would assist in the 
delivery of infrastructure to ensure that development in this area can be delivered in line 
with the timetable envisaged by the Council. 

Q22. Should the housing requirement be met evenly over the plan period, 
or should different requirement be set for different parts of the period?  Is 
the housing trajectory at p28 of the Plan realistic and are there appropriate 
review mechanisms if delivery deviates from projections? 

2.24 The Five Year Land Supply Position Statement (April 2016) confirms that since 2010 /11 
the Council has failed to meet to deliver against its lower stepped trajectory.  The 
housing requirement for the plan should be annualised to make up for the historic under 
delivery and to provide certainty that the Plan will deliver housing immediately. We 
discuss this further in response to Matter 3.  
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2.25 The plan and supporting table provided at Appendix 3 confirm that house builders and 
strategic land promoters are committed to delivering dwellings in this location.  There is 
no concern that development in the vicinity of HSG1 will come forward but it is far from 
clear whether development will be delivered elsewhere in the Borough. 

2.26 The only solution to render the Plan sound would be to extend draft allocation HSG1 
and allocate further land in this location for residential development. 

Q23. Should the plan’s housing requirement figure be clearly identified in 
the plan as a minimum requirement? 

2.27 In order to provide choice and flexibility in the market, and ensure consistency with the 
NPPF, the housing requirement should be expressed as a minimum requirement. 

2.28 Draft policy DS4 ‘Overall Development Needs’ establishes the overall development 
needs for the Borough during the plan period.  Given the need to “boost significantly the 
supply of housing land” in line with the NPPF, the figure should be expressed as a 
minimum in order to provide a greater degree of flexibility and to encourage sustainable 
development. 

Q24. Has the Sustainability Appraisal process robustly considered the 
options for a housing requirement figure?  Is there a clear audit trail, in 
combination with the SHLAA, as to why the full MOU housing provision 
cannot be met? 

2.29 The council has used the SHLAA process to discount sites. 

2.30 As set out in this Hearing Statement, and the Hearing Statements submitted in support 
of matters 1b and 3, the Council has not  robustly assessed all alternative sites which 
would help the Council meet the full attributed shortfall from Coventry City Council.  
Specifically the Council has not robustly assessed land to the east and west of Higham 
Lane which is available, suitable and deliverable, and should be included within 
proposed allocation HSG1.  

Q25. What specific changes, if any, are needed to make the Plan sound in 
terms of it setting our an appropriate housing requirement for the period 
2011 to 2031 such that objectively assessed housing needs in the housing 
market area will be met where it is reasonable to do so and consistent with 
achieving sustainable development? 

2.31 In order to make the Plan sound the housing requirement for the Plan period should be 
increased to reflect the full HMA OAN shortfall identified for NBBC. 

2.32 Land to the east and west of Higham Lane should be included within the allocation and 
draft Policy HSG1 ‘North of Nuneaton’ should be amended in line with our response to 
Q19. 
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Appendix 1: Site Location Plan 
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Appendix 2: Amended proposed allocation 
HSG1 including land to the 
east and west of Higham Lane 
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Appendix 3: Planning Applications and 
Permissions in the vicinity of 
draft allocation HSG1 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

  



Project

Drawing

Land to the east of Higham Lane, 
Nuneaton

Plan

Project No.
RICQ3011

Status
Final

Date
August 2017

Scale
1:1,000 @ A3

Revision
00

Client
Richborough Estates  

Drawing No.
1001

Copyright of Turley

This drawing is for illustrative purposes only and should not 
be used for any construction or estimation purposes. To be 
scaled for planning application purposes only.

No liability or responsibility is accepted arising from reliance 
upon the information contained within this drawing.

Plans reproduced by permission of Ordnance Survey on 
behalf of The Controller of Her Majesty’s Stationery Office. 
© Crown Copyright and database right [2017]. All rights 
reserved. Ordnance Survey Licence number [100020449] 

Site 2

Persimmon Homes – full planning 
application submitted for 474 dwellings

Top Farm – circa 1,750 dwellings

Callendar Farm Ltd – outline application 
submitted for up to 850 dwellings

Taylor Wimpey – full planning permission 
for 386 dwellings’

Bellway Homes – full planning 
permission granted for 254 dwellings

Private individual – outline application 
submitted for up to 23 dwellings

Site 1

Ordnance Survey  © Crown Copyright 2017. All rights reserved. Licence number 100022432. Plotted Scale -  1:10000

Ordnance Survey  © Crown Copyright 2017. All rights reserved. 
Licence number 100022432. Plotted Scale -  1:10000

Site 2

Site 1

Barratt and David Wilson Homes 
RM approved for 329 dwellings

0 50

(1:1,000)

metres

Jelson Ltd – RM submitted for 
150 dwellings

Barratt Development – full planning 
permission granted for 245 dwellings

Davidson Developments – 
RM approved for 135 dwellings

1

2



Application 
Reference 

Address Colour on Plan Proposal Developer Status 

034969 Cresswells 
Farm, The 
Long Shoot 

Bright turquoise Erection of 150 dwellings approval of reserved 
matters relating to appearance, layout and scale 
of already approved outline application ref 
032578. 

Jelson Ltd Not determined 

034360 Land rear of 
194-262, The 
Long Shoot 

Solid orange Erection of 120 dwellings (Approval of reserved 
matters relating to appearance, landscaping, 
layout and scale of already approved outline 
application ref 032438 

Davidsons 
Developmen
ts 

Approved 

034361 Land rear of 
194-262, The 
Long Shoot, 
Nuneaton 

Solid orange Erection of 35 dwellings and associated 
infrastructure including access, car parking, 
landscaping and drainage 

Davidsons 
Developmen
ts 

Approved 

034334 Land Corner 
of, Eastboro 
Way, & The 
Long Shoot, 

Indicated by arrow Erection of 329 dwellings (Approval of reserved 
matters for appearance, landscaping, layout and 
scale following outline approval reference 
034331) 

Barratt 
David 
Wilson 
Homes 

Approved  

034615 Watling Street Solid salmon Residential development of up to 850 dwellings 
with two points of vehicular access. Mixed use 
local centre including retail development and 
community buildings (A1 to A5 D1 and D2 use 
classes). Primary School. Provision of rest area 
to replace lay bys on the A5. Demolition of 
existing agricultural buildings and 162 The Long 
Shoot. Green infrastructure Open space network 
footpaths and cycleways childrens play space 
sports pitches sustainable drainage and ancillary 
works (Outline to include access) 

Callendar 
Farm Ltd 

Not determined 



Application 
Reference 

Address Colour on Plan Proposal Developer Status 

034587 Meadow Croft 
Farm 

Solid dark blue Erection of up to 23 dwellings (outline to include 
access with all other matters reserved) 

Private 
individual 

Not determined 

032992 Land off the 
Long Shoot 

Solid purple Erection of 254 dwellings (C3) (25% affordable) 
with public open space, associated earthworks to 
facilitate surface water drainage, landscaping, 
parking and other ancillary works, access off The 
Long Shoot. 

Bellway 
Homes 

Approved 

034076 Land off, 
Higham Lane, 
Nuneaton, (adj 
Nuneaton 
Fields Farm) 

Dark turquoise Erection of 474 dwellings and associated 
infrastructure 

Persimmon 
Homes 

Not determined 

033758 Land off, 
Weddington 
Road, 
Nuneaton, 
(South of 
Lower Farm) 

Solid mustard Erection of 245 dwellings with public open space 
and associated infrastructure 

Barratt 
Homes 

Approved  

032336 Land at Lower 
Farm, 
Weddington 
Road 

Dark green Residential development of 400 dwellings Taylor 
Wimpey 

Approved 

Not 
applicable 

Top Farm, 
Weddington 

Pink Up to 1,750 new homes; 

A Primary School and land for a Secondary 
School; 

Local centre including a multi-functional 

Unknown Application not yet 
submitted 



Application 
Reference 

Address Colour on Plan Proposal Developer Status 

community hall 

Formal and informal outdoor open spaces, sports 
facilities, children’s play and allotments; and 

New and enhanced public transport, pedestrian 
and cycle links. 
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