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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 3 (Housing Land Supply – Strategic Overview). 
This Hearing Statement provides written responses to Q1 and Q5 - Q10 inclusive, with 
appendices.  

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 Q1 and Q5 - Q10 inclusive, with appendices.  

Matter 3 – Housing Land Supply – Strategic Overview 

Q1. Have the strategic and non-strategic housing allocations included in 
the plan been chosen on the basis of a robust and objective site-selection 
process? 

2.2 The housing allocations proposed in the Plan, and those discounted, have not been 
chosen on the basis of a robust and objective site-selection process. In particular the 
assessment of land to the east and west of Higham Lane (site NUN337 in the Strategic 
Housing Land Availability Assessment), including its identification as a landscape buffer, 
is flawed. Landscape evidence, prepared by Pegasus, is enclosed at Appendix 2 which 
has been updated to assess the more recent Nuneaton and Bedworth Landscape 
Capacity Study (Document T13).  

2.3 The Landscape Capacity Study sets out a landscape capacity assessment. The 
approach to this assessment, and its subsequent conclusion, is flawed as the analysis is 
based on sports pitches, not residential development. The GLVIA3 (which is referred to 
as guidance by the study, para 2.3) is clear that the susceptibility of a landscape to 
change must be considered in relation to change arising from a specific type of 
development (para 5.41 of GLVIA3).  

2.4 A reasonable approach would be to consider this part of the landscape in the context of 
HSG1, considering the specific landscape and specific type of development proposed in 
order to inform robust judgements as to what constitutes an appropriate buffer, delivered 
in line with previous recommendations by the capacity studies, between the A5 and the 
emerging settlement edge. 

2.5 The site performs a limited role in terms of preventing coalescence between the 
settlements of Nuneaton and Hinckley and based on a review of the justification for the 
‘landscape buffer’, the site does not perform a material role in the function of the buffer, 
and at this location, there is no landscape and visual reason why development should 
not extend further north of the proposed allocation HSG1 and be contained within a well-
considered, design-led response adjacent to the A5 corridor.  

2.6 The attached landscape evidence note sets out an appropriate design response for the 
site. In this context the site could contribute to a landscape setting along this small part 
of the A5 corridor that is commensurate in scale and character with the existing baseline 
situation.  

2.7 Further to this, the site itself retains a good relationship with the existing and emerging 
urban area (i.e. proposed allocation HSG1), and does not retain any significant 
landscape and visual constraints. The site retains capacity for development and there is 
an opportunity to implement several of the initiatives identified in the Landscape 
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Character Assessment (Documents T6 to T8). Development at the site is therefore 
capable of being mitigated to reduce any likely adverse effects on local landscape 
character and ensure the perception of separation between settlements is retained. 

2.8 The site selection process is also flawed in its assessment of accessibility. The site is 
immediately adjacent to proposed allocation HSG1, which has been determined by the 
Council to be accessible. The site is less than 3km from the centre of Nuneaton town 
centre, and less than 1.5km from nearby schools and the local centre on St. Nicholas 
Park Drive. 

2.9 The site selection process is therefore evidently flawed. There is no planning reason 
why land to the east and west of Higham Lane should not be included as part of 
proposed allocation HSG1 (as shown on our plan enclosed at Appendix 3). 

Q5. Is there a robust assessment of the deliverable housing land supply 
and the medium to long term developable housing land supply? 

2.10 There is a serious five year housing land supply (5YHLS) issue in the borough based on 
current data. The Council agree in their most recent Five Year Housing Land Supply 
Position Statement (April 2016) (Document S3) that there 5YHLS is significantly below 
the required level. In both Sedgefield and Liverpool scenarios (with a 20% buffer for 
persistent under delivery), the Council can only demonstrate between 2.67 and 3.31 
years. We discuss the 5YHLS calculation further in response to Q7.  

2.11 In our view it is significantly lower than that set out in the Position Statement, 
demonstrating the shortcomings of the Plan. It is clear additional sites are required if 
NBBC is to meet its housing requirement.  

2.12 Beyond the 5YHLS calculation, the assessment of the deliverable housing land supply is 
flawed. Land to the east and west of Higham Lane (SHLAA Ref: NUN337) is identified 
as undeliverable for two reasons, its accessibility and its location within the landscape 
buffer. We deal with these matters in response to Q1.  

2.13 For the above reasons the assessment of the deliverable housing land supply is flawed 
and land to the east and west of Higham Lane, which is in a sustainable location and 
can contribute up to 900 dwellings, should be included as part of proposed allocation 
HSG1. 

Q6. Is the Plan clear on how the current five year requirement has been 
calculated? 

2.14 No. The Plan provides no indication as to how the 5YHLS requirement has been 
calculated. The only 5YHLS evidence submitted to the Examination is contained in the 
5YHLS Position Statement published in April 2016 (which is now over a year old). In this 
the starting point for the requirement is NBBC’s own housing requirement, with no 
allowance for the Coventry and Warwickshire Housing Market Area (CWHMA) shortfall 
which NBBC is to accommodate (either the amount NBBC are offering or that identified 
as required in the Memorandum of Understanding). The requirement for the 5YHLS 
calculation should be based on the full CWHMA shortfall which is to be accommodated 
within NBBC as identified in the MoU. 
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Q7. What do you consider the current five year requirement to be 
assuming (a) a 5% buffer and (b) a 20% buffer in accordance with NPPF 
paragraph 47?  [The April 2016 Five Year Housing Land Supply Statement 
applies 20% (paragraph 2.8)] 

2.15 The current 5YHLS position is based on Nuneaton and Bedworth’s basic housing 
requirement of 10,040. It does not include any of Coventry’s shortfall, either to include 
the amount Nuneaton and Bedworth consider it can accommodate, or the total amount 
identified in the MoU.  

2.16 In our Matter 1 Hearing Statement we advance the case that the housing requirement 
should be increased to reflect the CWHMA MoU. If this were the case, the annual 
requirement would be 14,060 dwellings (703 dwellings per annum). 

2.17 Based on the Council’s record of under delivery (it has under delivered in eight of the 
last ten years), a 20% buffer should be applied to the Council’s 5YHLS. The Council do 
not dispute this in their 5YHLS Position Statement. 

2.18 The Position Statement provides the Council’s 5YHLS position using both Sedgefield 
and Liverpool calculations. National Planning Policy Guidance is clear that “local 
planning authorities should aim to deal with any undersupply within the first five years of 
the plan period where possible” (Reference ID: 3-035-20140306).  

2.19 Based on this, the 5YHLS calculations would be as follows: 
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Table 2.1: Five Year Housing Land Supply Calculation 

Sedgefield Method  

a. Borough Housing Requirement 2011-2031 
(including full Coventry and Warwickshire 
MoU shortfall) 

14,060 

b. Completions (1 April 2011 – 31 March 2016) 1,485 

c. Completions required since the start of the 
Plan period (1 April 2011 – 31 March 2016) 
(703 dwellings per annum x 5 years) 

3,515 

d. Shortfall for the period 1 April 2011 – March 
2016 (b-c) 

-2,030 

e. Deliverable housing supply required over next 
5 years (1 April 2016 – 31 March 2021) (703 x 
5) + 2,030) 

5,545 

f. Deliverable housing supply required for 5 
years with additional 20% buffer (the target 
number of homes for the 5 year period i.e. 
14,060 divided by 20 multiplied by 5 plus and 
shortfall / surplus, multiplied by 20%) 

6,654 (1,330 per annum) 

g. Housing supply 2,263 

h. Shortfall / overprovision (g-f) -4,391 

i. Number of years supply (g/1,330) 
dwellings per annum 

1.70 years 

 

2.20 Using the MoU requirement and the supply the Council’s claimed supply, the Borough is 
only able to demonstrate a 1.70 year housing land supply. This is significantly below the 
five year requirement and clear evidence that the Council must allocate land to the north 
of proposed allocation HSG1.  

Q8. Has an allowance been made for non-implementation (lapse rate)? 
2.21 No, an allowance has not been made for non-implementation (lapse) rate. Paragraph 

4.1.25 of the SA (Document D6.1) indicates that the Strategic Housing Land Availability 
Assessment process identified 13,374 dwellings. This equates to NBBC’s OAHN 
(10,040), plus a 10% lapse rate (1,004), plus 2,331 dwellings to meet the CWHMA 
shortfall (there is a disparity in the number identified of a single dwelling).  

2.22 The lapse rate should not be applied to the NBBC OAHN; it should be applied to the 
entire requirement, including the full CWHMA shortfall. NBBC’s requirement, including 
the full CWHMA shortfall is 14,060. The 10% lapse rate necessitates an additional 1,406 
dwellings to be identified.  
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Q9. Do tables 2a and 2b (base on an OAN – only 502 dpa) in the Five Year 
Housing Land Supply Statement April 2016 confirm that a five year supply 
cannot be achieved under either the Sedgefield or Liverpool methods?  
Does the evidence demonstrate a need for a stepped trajectory? 

2.23 The tables confirm that the Council is not able to demonstrate a 5YHLS based on the 
Council’s OAHN figure only. As set out in response to Q8, the requirement should 
include the shortfall from CWHMA, the result of which is that the 5YHLS stands at 1.7 
years, well below the requirement. 

2.24 Irrespective of whether the CWHMA shortfall is added to the 5YHLS requirement or not, 
the Council is not able to demonstrate a 5YHLS. This is a clear signal that NBBC needs 
to deliver more housing, now. The effect of a stepped trajectory is that the issue of 
correcting the historic under delivery will be further delayed, impacting those who 
require market and affordable dwellings in the Borough. The Council should apply an 
annualised requirement, so that it can look to meet its shortfall expeditiously.  

Q10. What specific changes, if any, are needed to ensure that the plan will 
be effective in meeting housing requirements by identifying an adequate 
supply of ‘deliverable’ and ‘developable’ sites and containing sound 
policies to ensure that sufficient dwellings will be delivered in a timely 
manner over the plan period? 

2.25 The housing requirement for NBBC should be increased to 14,060 dwellings to reflect 
the full CWHMA shortfall. To meet this additional requirement, plus a 10% lapse rate, 
the northern boundary of proposed allocation HSG1 should be amended to follow the 
defensible boundary along the A5, incorporating land to the east and west of Higham 
Lane.   
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Appendix 1: Site Location Plan 
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Appendix 2: Landscape and Visual 
Statement  



 

Land east of Higham Lane, Nuneaton 

Landscape and Visual Statement in response to Nuneaton and Bedworth Borough 

Plan 2011-2031 Publication (2017) Document  

 
1.1 This statement has been prepared in respect to land to the east of Higham Lane, 

Nuneaton. Whilst the statement focuses on this site, Richborough Estates are also 

promoting land west of Higham Lane and the fundamental points made within this 

note are applicable across this wider area. 

 

1.  Draft Policy Context 

 

1.2 Draft Policy HSG1 – North of Nuneaton covers Strategic Housing Site (HSG) 1, which 

will be developed for a mix of residential, schools, local centre and community uses.  

The extent of HSG1 is illustrated below. 

 

1.3 The policy sets out a series of criteria under three sub-headings: Key Development 

Principles (1-19 inclusive); Form of Development (19-30 inclusive); and Landscape 

Buffer at number 31.  The text against criterion 31 reads as follows: 

 

“Development must not extend beyond the northern boundary of the site in order to 

preserve a farmland buffer between the A5 and the edge of residential development.  

The northern boundary should also be enhanced to soften the development edge 

through new tree and hedgerow planting along with small copses of trees in field 

corners.” 
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1.4 The proposed (land east of Higham Lane) site, hereafter called “The Proposed Site” is 

located directly to the north of HSG1, between it and the A5, and is defined by 

Higham Lane to the west, and Change Brook to the east.  It therefore falls outside 

the HSG1 boundary and within the land described as “farmland buffer” under 

criterion 31 of Policy HSG1. 
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2. The Landscape Buffer: History and Justification 

 

Context 

 

2.1 The “farmland buffer” has its origins in a series of studies carried out by The 

Environmental Partnership (TEP) dating back to 2011-12. This comprised the 

Nuneaton and Bedworth Land Use Designations Study, and included for Stage 1: 

   

• Volume 1: Nuneaton and Bedworth Landscape Character Assessment(LCA); 

• Volume 2: Policy Recommendations; and 

• Volume 3: Site Analysis and Selection. 

 

Landscape Character 

 

2.2 In terms of landscape character, the area falls within Character Area 2 (LCA 2) – 

Anker valley Estate farmlands, and key characteristics note the general rural nature 

of the landscape but with the presence of busy roads such as the A5 in combination 

with views of the urban edge; together with the agricultural field pattern, arable land 

uses, well maintained hedgerows and frequent hedgerow trees.  Settlement edges 

are frequent but views towards them, softened by hedgerow trees and linear 

woodlands.  Views from the A5 are an example of this. 

 

2.3 It is a landscape considered to retain a moderate strength of character together with 

a moderate landscape condition.  In essence, this is a relatively typical and ordinary 

landscape in the local context.  In terms of capacity to accommodate change, it was 

noted that: 

 

“There is inter visibility between the settlement edge of Nuneaton around St Nicholas 

Park and Hinckley. Any new development, if not complemented with advanced and 

established planting, would be visible in the landscape and could reduce the sense of 

separation potentially resulting in the coalescence of the two settlements. This 

separation is already diminished as ribbon development along The Long Shoot 

extends up to the A5 to the edge of Hinckley. This creates the perception that the 

development is part of one settlement when travelling along this road and the A5 

into Hinckley from the north”.  

 
2.4 Several ‘Landscape Guidelines’ were also set out that focussed on conserving the 

agricultural pattern of the landscape; conserving and enhancing linear copses; 

introduction of new characteristic woodland planting and seeking to ensure new 
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development would not be more prominent in the landscape or reduce the inter 

visibility between Hinckley and Nuneaton with new planting. 

 

Landscape Capacity 

 

2.5 At Volume 3: Site Analysis and Selection, the land was considered as Parcel NB 11, 

and was defined as illustrated below.  

 

 
 

2.6 The Proposed Site falls within the boundaries of NB11 as set out at that time.  It was 

noted that land within Parcel NB11 restricts sprawl from the north of Nuneaton, and 

whilst it was noted that the land did not contribute to the function of preventing 

neighbouring towns merging, it noted that…. “a perception of Nuneaton and Hinckley 

being joined may occur if development was along the A5.” 

 

2.7 As part of the judgement of the capacity and scope for development, it was 

acknowledged that new development would present an opportunity to reduce the 

prominence of urban edges, but would need to be accompanied by advanced and 

established landscape structure to retain the appearance of small clustered 

settlements rather than a large conurbation particularly in views from the A5. It also 

noted that care would need to be taken in design to avoid developing on the highest 

ground closest to the A5. 
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2.8 A diagrammatic plan was prepared based on an assessment of Landscape Character 

Capacity, as illustrated below.  

 

 
 

2.9 This plan highlighted the importance of views from the A5, and the extent of the land 

considered to be sensitive (coloured in yellow).  The Proposed Site falls within that 

‘sensitive’ area, described as a piece of landscape that would require treatment of 

mitigation woodland and tree planting to prevent views of the urban edges as it could 

create the impression in combination with development at the Long Shoot of 

Nuneaton extending further into the landscape than it does.  

 

 Individual Site Assessment 

 

2.10 Stage 2 of the Nuneaton and Bedworth Land Use Designations Study comprised an 

Individual Site Assessment, which looked at a series of Potential Development Areas 

(PDA’s) on land at the settlement edges for further consideration.  This included a 

‘re-crafting’ of NB11 into PDA 1: St. Nicholas Park, illustrated below.   
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2.11 The extent of the PDA excludes the Proposed Site.  With specific regard to that part 

of it that lies west of Change Brook, the boundary follows the same alignment as the 

Policy HSG1 boundary. The PDA appraisal identifies the ‘farmland and farmsteads’ as 

‘attractive features’; it also identifies ‘less attractive features’ as surrounding urban 

influences and the intrusion of busy roads.  In terms of visual qualities, the study 

notes that PDA1 is particularly visible from the A5, and whilst the landscape does not 

necessarily form an unattractive setting to Nuneaton there is scope to improve views 

through additional planting. 

 

2.12 In terms of recommendations, if the land within the PDA were taken forward, these 

include: 

 
• Retain and maximise the width of a ‘farmland buffer’ between PDA 1 and the A5;  

• Reduce the prominence of existing urban edges by retaining and reinforcing 

existing hedgerows and hedgerow trees to filter views of the new urban edge, 

offering glimpses of built form;   

• Ensure a sensitive treatment of the urban edge, with variation in built form to 

create an attractive, high quality settlement setting. This could be achieved 

through variation in building heights, house types and orientation of dwellings, to 

avoid a monotonous and straight-lined urban edge;  
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• Retain the visual presence of farmsteads (Callendar Farm in particular) on the new 

urban edge in order to reflect the rural characteristics of the wider landscape 

character area; 

• Sensitively incorporate the existing public right of way and Change Brook within the 

open space network associated with the new development;  

• Look for opportunities to locate informal public open space at the edge of 

development, with new housing addressing green space, thus maximising the green 

buffer between the A5 and new built form; 

• Consider an average density of 35 dwellings per hectare as appropriate for this PDA, 

with lower densities concentrated towards the new urban edge; 

• Ensure buildings of maximum height of three storeys are sited towards the existing 

urban edge, with one and two storey dwellings at the edge of farmland; and 

• Use varied building materials which make reference to the local vernacular to break 

up the mass of development in views. Generally, roof materials should be in 

recessive colours to help reduce the prominence of urban edge.  

 

2.13 Consequently, the land that forms the Proposed Site lies outside the extent of PDA1, 

and now outside the extent of HSG1.  

 

2.14 The emerging evidence base includes a document titled “Explanation of Landscape 

Recommendations for the Land in the vicinity of Callendar Farm, Nuneaton” prepared 

by TEP (March 2015, reference 5043.001); this looks more specifically at land 

around Callendar Farm i.e. to the east of the site. Although focussed on the 

Callendar Farm site, the document also includes reference to this area of landscape, 

generally. At paragraph 3.2 on page 16, the study notes that there are two main 

purposes of TEP’s recommendations: 

 

“One is to minimise the adverse effect of any proposed development on landscape 

character. The other is to improve settlement setting through the sensitive design of 

proposed development, which preserves the valued characteristics of the local 

landscape found in this part of LCA 2 and incorporates landscape features 

characteristic of the local area to help new development fit into the landscape”.  

 

2.15 A more recent study, the Nuneaton and Bedworth Landscape Capacity Study 

(Document Reference: 592.022) also prepared by TEP on behalf of NBBC, sets out a 

landscape capacity assessment for the area. This document is intended to inform 

decision making on land to be taken forward for development as part of the Local 

Plan. Section 2 of the report sets out the methodology used for the capacity 

assessment whilst Section 4 summarises the findings for HSG1.  
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2.16 The report is supported by a series of ‘A3 pro-formas’ and HSG1 (north of Nuneaton) 

is one of several sites that has been re-assessed. The study notes that, given the 

scale and interest in the site, a summary of findings is presented in Section 4 of the 

documents (ref para 3.5). 

 

2.17 However, this continues to exclude the landscape south of the A5; the study states 

that ‘given the visual prominence of this land and its relationship to HSG1’ a 

separate site assessment has been prepared for this area (ref para 3.9). 

 

2.18 The subsequent analysis of HSG1 is split into east and west; the findings presented 

are largely a summary from the ‘Landscape Capacity and Scope for Mitigation’ 

sections of the previous A3 proformas, incorporating previous 2012 assessment from 

parcels then defined as PDA 1 and, from an addendum, PDA 10. 

 

2.19 In its summary, the study states that: 

 

“4.8 The existing farmland landscape of the site contributes to the pleasant setting to 

the North-eastern edge of Nuneaton and the sense of the separation between 

settlement and the A5. 

 

4.9 In the event that the site is to be developed, the landscape treatment of 

northern edge of the site would be particularly important as to minimise the risk of 

the setting of the settlement being undermined and the sense of the separation 

between the settlement and the A5 being reduced. The recommendations in 

paragraph 4.4 and 4.6 should be complied with fully to maintain the setting of the 

settlement and the sense of separation between Nuneaton and the A5.” 

 

2.20 The study then goes on to separately assess the land between HSG1 and the A5 

(Watling Street). Notwithstanding that this area is defined as a separate parcel, 

much of the assessment and analysis included in the A3 proformas is lifted directly 

from the A3 proformas for HSG1 east and west. Furthermore, the scope of the 

analysis set out in the main report states that it is limited to consideration of ‘sports 

pitches’ and does not explicitly extend to consideration of residential development, 

as per the over-arching purpose of the capacity study.  

 

2.21 The study sets out a number of assumptions regarding development of sports pitches 

and subsequently concludes that the agricultural character of the land would be 

adversely affected and that this alteration would not be compatible with 
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recommendations in relation to HSG1. Furthermore, the A3 proforma for the ‘land 

south of the A5’ sets out a number of caveats to the analysis stating that it is 

considered ‘in the context of the HSG1 housing development going forward’ and not 

on the current baseline scenario against which other land parcels have been 

considered.  

 

2.22 The approach to this assessment and its subsequent conclusion are flawed as the 

analysis refers to a future or emerging baseline and is not consistent for all land 

parcels. Furthermore, it is based on sports pitches, not residential development. The 

GLVIA3 (which is referred to by the study as guidance for the approach and 

methodology, para 2.3) is clear that the susceptibility of a landscape to change must 

be considered in relation to change arising from a specific type of development (para 

5.41 of GLVIA3).  

 

2.23 A reasonable approach would be to consider this part of the landscape in the context 

of HSG1. Indeed, the study itself notes a number of common characteristics; the 

distinguishing factor being the influence of the A5 reducing tranquillity. The approach 

to this assessment should then account for the specific nature of the receiving 

landscape and the specific type of development proposed; this would inform more 

robust judgements with regard to what can constitute an appropriate buffer between 

the A5 and the emerging settlement edge, and establish that this can be delivered in 

line with previous recommendations by the capacity studies. 

 

2.24 Such an analysis is presented in later sections of this note.  

 

2.25 From a review of the various stages of the landscape and visual work that has been 

carried out, in coming to these two main purposes behind the recommendations, 

which include identification and definition of the landscape buffer, several sub-points 

seem to support them as follows:  

 

(i) The ‘rural’ character of this section of the A5; 

(ii) The views from the A5 south across the open farmland; 

(iii) The contribution this farmland makes to the setting of Nuneaton; 

(iv) Potential for coalescence between Nuneaton and Hinckley; and 

(v) The need to ensure an appropriate area for mitigation with respect to ‘less 

sensitive’ land further to the south that may come forward for development.  
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3. Response to Policy HSG1 

 

The Proposed Site 

 

3.1 The Proposed Site is defined by the A5 to the north, which includes ribbon 

development at this point; the hedgerow network to the south; Change Brook to the 

east; and Higham Lane to the west. The 95 metre contour crosses it, and land falls 

to the south east.  It comprises a single overall field enclosure, with a small copse in 

the central part.  It is generally consistent with the local landscape character as 

identified in the TEP assessment, although it comprises only a single field enclosure 

as opposed to a series of enclosures. 

 

3.2 It is visible to various extents from the A5 to the north; Higham Lane to the west; 

and from the urban edge of Nuneaton.  There are also filtered views of it from the 

northern end of the public footpath that leads to Nuneaton Fields Farm.  Views of it 

from higher land to the north, around Higham on the Hill and areas to the east, are 

limited due to topographical interplay, and where the Preferred Site is just visible, it 

is in the context of a wider panorama including the northern part of Nuneaton. 

 

3.3 Land directly to the south is the subject of a live planning application for residential 

development; and land to the east (Callendar Farm) is similarly the subject of a live 

residential led application. 

 

 Role as part of the “farmland buffer” 
 
3.4 In the detailed analysis of the overall area of land within which the Proposed Site 

lies, the ‘rural’ nature of this part of the A5, together with views southwards, are 

recognised as part of its relative ‘sensitivity’.  This section of the A5 (broadly 

between Caldecote and Hinckley) passes generally through ‘undeveloped 

countryside’, and could be considered to be ‘rural’, however there are frequent 

urbanising influences along this section of the route (including MIRA and both 

residential and commercial development along the northern and, to a lesser extent, 

southnern, sides of the road).  With specific reference to that part of the A5 directly 

north of the Proposed Site, the existing ribbon development on the northern side of 

the carriageway diminishes the ‘rural’ prospect.  

 

3.5 With respect to views, the analysis noted that it was views south from the A5 that 

added to the sensitivity of the landscape within the buffer.  This is acknowledged, 

however in the context of the ‘rural’ character of the A5, this would be enhanced by 

views northwards as well as southwards.  Such views northwards do not exist 
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adjacent to the site.  There are some views south from the A5 corridor across the 

Proposed Site to the edge of Nuneaton with some depth, however this is not 

consistent across the entire length of the boundary, as vegetaton along it together 

with that on the southern boundary serve to reduce and screen/filter these views.  

Consequently, this visual connection between the A5 across the famland is not a 

consistent one.   

 

3.6 These points must also be considered in the context of the main visual receptor in 

this instance, would be a vehicle travelling at speed along the A5, as opposed to, 

say, a pedestian walking along a public footpath in the open countryside.  The 

‘sensitivity’ of the fomer is much reduced in comparison to the latter.  

 

3.7 In terms of the contribution that ths Proposed Site makes to the existing setting of 

Nuneaton, it lies within a narrower section of landscape where the existing edge of 

Nuneaton along Milby Drive extends closer to the A5 corridor.  The scale of the 

landscape is therefore reduced, and as such its contribution to the setting is reduced 

accordingly. 

 

3.8 Whilst the landscape on the Proposed Site is generally consistent with local 

character, it should be noted that it has never retained any form of landscape (or 

other) amenity designation, and has never been identified for review as such.  It is 

also not considered to be a valued landscape for the purposes of paragraph 109 of 

the NPPF. Its ‘sensitivity’ is relative to other areas of land within the parcel in the 

context of its value and susceptibility in terms of residential development – not in 

relation to more overarching merit such as landscape and visual amenity value that 

has been formerly recognised. 

 

3.9 With respect to concern over the potential for colescence between Nuneaton and 

Hinckley, the Proposed Site is set, physically, in excess of a kilometre west from the 

junction of the Long Shoot. As such it is unlikley to contribute to the protection of 

sepataion between the two overall settlements. 

 

3.10 Based on the above, and in the context of a review of the justification for the 

“farmland buffer”, it is not considered that the Proposed Site performs a material role 

in the function of the buffer, and at this location, there is no landscape and visual 

reason why development should not extend further north and be contained within by 

a well considered design led response adjacent to the A5 corridor, as discussed 

below.   
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4 Development Proposals 

 

Extent of Development on the Proposed Site 

 

4.1 The proposed residential development envelope has been landscape and visually led 

in terms of its extent and location on the site.  The northern boundary has been set 

back from the A5 to retain a sense of depth and scale in the context of the field 

enclosures that form part of the local landscape character.  The scale of this space is 

also reflective of that proposed for the Callendar Farm application to the east.  

 

4.2 The development envelope is also sub-divided into two parts to make reference to 

the layout on the site directly to the south that offers a “green link” from the open 

space to the north into what will be the new urban edge of Nuneaton.  The setting of 

Change Brook is recognised with a set-back from the water course and the possibility 

of enhancement with SUD’s etc.  As such, the overall extent of the development will 

not appear as a ‘single mass’ – it will be broken up by Green Infrastructure (GI).  

 
4.3 In terms of landscape resources (features), those on site are neither rare nor 

complex, and the vast majority are confined to the boundary hedgerow network.  In 

terms of the site topography, it only retains a slight fall to the south east.  As such, 

with respect to landscape resources, the site retains good potential to accommodate 

development, see preliminary illustrative layout below. 

 

 
 
 

   



 

13 
 

4.4 Notwithstanding the limited role of the Proposed Site as part of the “farmland 

buffer”, with reference back to the characteristics of the local landscape as set out in 

the Character Assessment, and then the following Guidelines, the development 

proposals addresses two important points. 

 

4.5 The first relates to the perceived separation or ‘gap’ between the urban edge and the 

A5, and any concern over the potential for coalescence between this part of 

Nuneaton and Hinckley; the second relates to the visual prominence of the urban 

edge, or otherwise. 

 

4.6 With respect to the perceived gap between the A5 and settlements, the northern 

alignment of the development envelope is set a good distance back from the A5 

corridor, leaving a depth of retained open farmland, that encloses a development 

envelope that is ‘articulated’ in terms of its alignment and form; would appear as two 

‘clusters’ of development; and is tapered to extend the depth of retained open 

farmland towards the east near Change Brook.   

 
4.7 Consequently, north of the envelope boundary there is still a material and functional 

depth of retained open agricultural landscape between it and the A5 corridor. It is 

considered that this physical depth, in combination with the gently sloping 

topography and hedgerow infrastructure will offer a suitable landscape setting for 

this small section of the A5, where a clear ‘gap’ between the A5 and the proposed 

development edge will be retained. Notwithstanding the limited role the Proposed 

Site has in terms of coalescence, this approach will also ensure that the perception of 

‘gap’ between the settlements of Nuneaton and Hinckley will also be retained.  

Although given that the dwellings to the north are within Nuneaton it is difficult to 

see how such a concern can be viewed credibly. 

 
4.8 With respect to the visual prominence of the urban edge, it is proposed to enclose 

the northern boundary of the envelope with a planting belt, again in accordance with 

the guidelines in the character assessment, such that in time following establishment 

of the vegetation, this section of the northern edge of Nuneaton will be enclosed in a 

mature landscape framework, and visible as a ‘balanced’ urban edge in views from 

the A5 where built form will be subservient to landscape.    

 
Elements of Landscape 

4.9 Included within the overall landscape and visual strategy outlined above, the 

following elements comprise integral parts of the landscape design that will allow the 

strategy to emerge: 
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Existing Vegetation 

4.10 Retention and reinforcement of the existing hedgerow planting infrastructure around 

the Proposed Site boundaries, in particular along the alignment of Change Brook.   

 

Infrastructure Planting 

4.11 Creation of a carefully aligned woodland ‘buffer’ – located in part along the northern 

development envelope boundary; and in part along the A5 boundary (width and 

layout to be confirmed), that will establish and mature to form a robust linear 

woodland planting belt that provide a balanced setting for the proposed development 

and this edge of the overall settlement, and provide an enduring and permanent 

landscape edge to this development boundary. 

 

Open Space, Accessibility and Permeability 

4.12 Retention of large areas for open space, including along the northern section of the 

Proposed Site, extending southwards to link with the Green Infrastructure proposals 

on the adjacent site.  This would include a fully accessible and secure public access 

network across and between development cells.  As well as providing useable space 

for residents and amenity value, in combination with the perimeter structural 

landscape this open space network will assist in providing both a greater variety of 

landscape resources across the Site. 

 

Ecology and Biodiversity 

4.13 Habitat creation where opportunities exist, in particular along the Change Brook 

corridor, enhanced potentially with a Sustainable Urban Drainage Scheme (SUDS) 

scheme.  Wildflower meadows could extend across the open spaces to the north, and 

all species planted will be based on the native indigenous mixes found in the area to 

assist in assimilating the development in the surrounding area on a more detailed 

level.  

 
Amenity Planting 

4.14 In addition to the public open space, Green Infrastructure links will be created across 

the development, along access roads and in garden spaces to provide a pleasant 

local setting for the new development, and ensure that a balance is struck across the 

Proposed Site in terms of planting, as opposed to confine it to specific corridors 

within the site.  
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5 Conclusion 

 

5.1 In conclusion, it is considered that in landscape and visual terms, the site presents a 

good opportunity for development.  It does not lie in an area that is covered by any 

specific landscape planning designation; nor is it in an area of recognised high 

(landscape and visual) sensitivity. 

 

5.2 It is acknowledged that it lies within the “farmland buffer” as described in Draft 

Policy HSG1, however the evidence in support of these recommendations has some 

weaknesses in relation to the consistency of analysis of the landscape in this area 

and the nature of development that has been considered in this area.  

 

5.3 Notwithstanding potential issues related to the evidence base, it is also considered 

that the Proposed Site does not contribute to the purposes of that buffer in a 

material way.  That said, a landscape and visually led approach has determined that 

development on site can still contribute to a landscape setting along this small part 

of the A5 corridor that is commensurate in scale and character with the existing 

baseline situation.  

 

5.4 Allied to this, the Proposed Site itself retains a good relationship with the existing 

and emerging urban area, and the does not retain any significant landscape and 

visual constraints.  With respect to the local landscape character assessment, the 

Proposed Site retains capacity for development and there is opportunity to 

implement several the initiatives identified and contribute to the guidelines 

recommended.  In doing so, it is considered that the Proposed Development is 

capable of being mitigated to reduce any likely adverse effects on local landscape 

character; and likewise ensure the perception of separation (or ‘gap’) between the 

settlement and the A5 is retained at this point. 
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Appendix 3: Amended proposed allocation 
HSG1 including land to the 
east and west of Higham Lane 
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