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MATTER 3: HOUSING LAND SUPPLY – STRATEGIC OVERVIEW 

Issue 3.1 – Identifying the Supply 

Q.1: 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? 
 

1.1 As established in Matter 1, the evidence shows a range of independently assessed 
studies informing Nuneaton and Bedworth Borough Council (NBBC) of the most 
appropriate sites to bring forward through the Borough Plan. However, for the 
reasons set out below the Council has ignored the findings of its own evidence. 
 
Sustainability Appraisal – Site Assessments 
 

1.2 As established in our Matter 1 Statement, the Plan has not been positively prepared, 
as it does not meet the Objectively Assessed Needs (OAN) of the Housing Market 
Area (HMA). 
 

1.3 The Sustainability Assessment (SA) is flawed because it has failed to appropriately 
assess enough sites in Nuneaton and Bedworth. There is insufficient evidence to 
demonstrate that the Council has explored all opportunities to accommodate the 
residual shortfall from Coventry. 
 

1.4 The methodology of the SA is inconsistent as sites have not been assessed 
equitably. The SA has not undertaken the balancing exercise required by NPPF 
Paragraph 14, and therefore the adopted approach is contrary to national policy.  

Green Belt Release 

1.5 There is a need to release Green Belt land to support future housing and economic 
growth. Such a comprehensive assessment has not been undertaken to inform a 
planning balance with regards to the potential release of further Green Belt land to 
include the provision of up to an additional 2,092 dwellings to meet the unmet need 
from Coventry.  
 

1.6 In light of the unmet need across the HMA, there remains robust evidence to support 
the case for “exceptional circumstances” – in accordance with NPPF Paragraph 83 – 
to justify the additional release of Green Belt land. 
 

1.7 Green Belt studies in 2009 (P1.1-2) and 2015 (P2.1-10) supporting the Borough Plan 
conclude that the Former Hawkesbury Golf Course site performs the least purposes 
of the Green Belt in the entire Borough and it is the prime candidate for development 
in the event that the Green Belt is needed to accommodate housing needs. 
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1.8 Policy DS7 identifies sites that will be removed from the Green Belt. However, NBBC 
has not followed the recommendations of its evidence base, pertinently the Joint 
Green Belt Study 2015. 
 

1.9 The Green Belt Study 2015 (paragraph 5.8) recommends that the lowest performing 
parcels of Green Belt or parts of them, could be considered for removal from the 
Green Belt. These include BU3 (the southern half of HSG8 West of Bulkington), BE4 
(Former Hawkesbury Golf Course) and BE5 (HSG6 School Lane). Key strategic 
allocations HSG2 Arbury, HSG3 Gipsy Lane, HSG5 Hospital Lane and HSG7: East 
of Bulkington are not listed and consequently are recommended to be retained as 
Green Belt. 
 

1.10 Figure 1 summarises the findings of the Joint Green Belt Study 2015, and highlights 
that the Former Hawkesbury Golf Course site was ranked joint 2nd out of all the 
Green Belt sites. On the basis that the site has been excluded from the Borough 
Plan, the Council’s site selection process is inconsistent and flawed. 
 
Figure 1: Summary of findings of Green Belt Study 2015 
 

Borough Plan Site Ref. 2015 GB Study 2015 GB Study 
recommends sites for 

release 
Score Rank 

Former Hawkesbury Golf 
Course 

9 Joint 2nd Yes 

HSG2: Arbury 10 3rd No 

HSG3: Gipsy Lane 13 Joint 6th No 

HSG5: Hospital Lane 13 Joint 6th No 

HSG6: School Lane 6 Joint 1st Yes 

HSG7: East of Bulkington 12 5th No 

HSG8: West of Bulkington 13 Joint 6th No 

HSG9: Land at Golf Drive 11 Joint 4th No 

EMP2: Phoenix Way/Wilsons 
Lane 

6 Joint 1st Yes 

NUN181: Stockley Road 9 Joint 2nd Yes 

NUN286/317: Burbages Lane 11 Joint 4th No 
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Assessment of Landscape 
 

1.11 The submitted Landscape Capacity Study 2017 (T13.1-6) was undertaken to inform 
NBBC’s decision making on land allocations for the Borough Plan. Following desk-
based analysis of the landscape character of the sites, field surveys of the landscape 
and visual qualities of each site were carried out. This was followed by an 
assessment as to the scope for mitigation and whether the site had landscape 
capacity to accommodate development. 
 

1.12 Throughout the assessment, the Study refers to the Hawkesbury Golf Course site 
being set within a landscape within which the urban influences surrounding it “cannot 
be considered to be remote or tranquil”, with an “unremarkable” landscape character. 
The assessment adds that whilst there is scope to improve views of the settlement, 
the “majority of the settlement edge is not attractive”, with “moderate-low” visual 
qualities (T13.3, page 5). 
 

1.13 On this basis, the Landscape Capacity Study identifies the Hawkesbury Golf Course 
site as having a high capacity for accommodating residential growth, recommending 
that the site be taken forward as an allocation for housing (Table 1.0, page 18). 
 

1.14 In March 2017, Tetlow King Planning (on behalf of Terra Strategic Ltd) submitted the  
Hawkesbury Marina and Canal Village Landscape/Visual Appraisal & Strategy 
Report (by Matt Lee Landscape Architecture Ltd) as part of our representation to the 
Nuneaton and Bedworth Publication Plan, 2017. The report supported the findings of 
the Landscape Capacity Study. The report identifies that the site is “generally well 
screened from the surrounding countryside” and that subject to a robust landscape 
strategy new development on the site “will reinforce the local landscape character, 
improve the urban interface at the edge of the Green Belt and result in an overall 
beneficial effect on local landscape character”. (Paragraph 1.1.33) 
 
Agricultural Land 
 

1.15 Paragraph 112 of the NPPF establishes that “local planning authorities should take 
into account the economic and other benefits of the best and most versatile 
agricultural land. Where significant development of agricultural land is demonstrated 
to be necessary, local planning authorities should seek to use areas of poorer quality 
land in preference to that of a higher quality”. 
 

1.16 Annex 2 of the NPPF defines “best and most versatile agricultural land” as such land 
“in Grades 1, 2 and 3a of the Agricultural Land Classification”. The above 
Landscape/Visual Appraisal by Matt Lee confirms that the land at the Former 
Hawkesbury Golf Course site is classified as Grade 4 (Poor) agricultural land.  
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1.17 To put this into context, Figure 2 below presents a summary comparing the 
agricultural land classification of all the allocated strategic and non-strategic 
residential sites. 
 

1.18 Figure 2 shows that the Hawkesbury site has one of the poorest grades of 
agricultural land quality and is ranked joint 2nd. 
 
Figure 2: Agricultural Land Classification Summary Table 
 

Site Agricultural Land Classification Rank 
Former Hawkesbury Golf 

Course 
Grade 4 Joint 2nd  

HSG1: North of Nuneaton Approx. 60% Grade 2; 
Remainder Grade 3 

Joint 7th  

HSG2: Arbury Approx. 75% Grade 3; 
Remainder Grade 4 

4th  

HSG3: Gipsy Lane Grade 4 Joint 2nd  
HSG4: Woodlands Approx. 70% Grade 3; 

Remainder Grade 4 
3rd  

HSG5: Hospital Lane Grade 3 / Not Graded 6th  
HSG6: School Lane Not Graded - 

HSG7: East of Bulkington Northern Half Grade 2;  
Southern Half Grade 3 

Joint 7th  

HSG8: West of Bulkington Grade 3 Joint 5th  
HSG9: Land at Golf Drive Approx. 50% Grade 2; 

50% Grade 3 
Joint 7th  

HSG10: Attleborough Grade 4 Joint 2nd  
HSG11: Tuttle Hill Former Quarry 1st  

EMP2: Phoenix Way / Wilsons 
Lane 

Grade 3 Joint 5th  

NUN181: Stockley Road Grade 4 Joint 2nd  
NUN286/317: Burbages Lane Grade 3 5th  

 

Q.3: Is the inclusion of a windfall allowance of 11 dwellings per year from 2020 
to 2031 justified and consistent with national policy? 
 

1.19 The Borough Plan and supporting evidence provide a very limited justification as to 
how NBBC arrived at the figure of 11 dwellings per year through windfalls. 
 

1.20 Paragraph 48 of the NPPF states: “Local planning authorities may make an 
allowance for windfall sites in the five-year supply if they have compelling evidence 
that such sites have consistently become available in the local area and will continue 
to provide a reliable source of supply. Any allowance should be realistic having 
regard to the Strategic Housing Land Availability Assessment (SHLAA), historic 
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windfall delivery rates and expected future trends, and should not include residential 
gardens.” 
 

1.21 The most recent SHLAA published in 2016 (S8.1-4) makes no reference to windfall 
sites. Previous SHLAAs published in 2011 (S4.1-3), 2012 (S5.1-2) and 2013 (S6.1-2) 
all discuss the contribution that windfalls make towards housing supply in the 
Borough. On windfalls, each SHLAA establishes an ‘average’ figure which windfalls 
make towards the housing supply figure, these include: 
 
• 2011 SHLAA: “An average of 30 dwellings per annum...” 
 
• 2012 SHLAA: “An average of 29 dwellings per annum...” 
 
• 2013 SHLAA: “An average of 29 dwellings per annum...” 

 
1.22 The provision of 30 windfalls per annum equates to a total of 330 dwellings per year 

between 2020 and 2031, significantly higher than the Borough Plan provision of just 
121 windfalls during this period. 
 

1.23 In light of previous SHLAAs recommending an average of 29 and 30 dwellings per 
annum, the assumption to include just 11 windfalls per year is unjustified. In line with 
the Council’s own recommendations to allow for an average of at least 29 windfalls 
per year, the Borough Plan’s windfall allowance should be increased.  
 
Q.5: Is there a robust assessment of the deliverable housing land supply and 
the medium to long term developable housing land supply? 
 

1.24 Our comments on five year housing land supply are provided in response to 
Question 7 below. The Council’s housing land supply at April 2016 is made up of 
sites with full and outline planning permission, prior notification sites for housing and 
SHLAA sites. The Council anticipates that this will deliver 2,263 homes over the five 
year period 2016/17- 2020/21. 
 

1.25 However as the housing target has increased reflecting the updated Borough Plan, it 
is also important to consider other potential sites for housing. As such we have 
assessed the strategic and non strategic allocations in the Plan and their potential 
delivery in the next five years. 
 

1.26 A summary of this assessment and our revised housing supply total is set out in 
Figure 3 below. Sites with planning permission were not considered in detail but a 
10% non implementation discount has been added to take account of the fact that 
not all sites are delivered as originally permitted. A detailed assessment was 
undertaken of each of the SHLAA sites, which includes all of the non strategic 
allocations. Very limited information has been published about the non strategic 
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allocations, except for a site plan in Appendix A of the Plan (D1.2). All of the strategic 
allocations were considered, although there is no clear planning history available. 
  

1.27 Tables of the sites considered are included in Appendix 1, and a summary of our 
assessment is set out in Figure 3 below. The table shows that we estimate a delivery 
of 1,746 homes over the next five years. 
 
Figure 3: Summary of estimated anticipated Delivery in the next 5 years 

 Delivery 
anticipated in 
next 5 years 

Comments Revised TKP 
Assessment 

Full 
Planning 

Permission 

1344 10% non implementation 
discount 

1210 

Outline 
Planning 

Permission 

495 10% non implementation 
discount 

446 

Prior 
Notification 

sites for 
housing 

42 10% non implementation 
discount 

38 

Urban 
SHLAA 
Totals 

382 These sites have been 
assessed individually as 

they contain all of the non 
strategic allocations in the 
emerging Borough Plan. 

Other SHLAA sites are also 
included, a detailed 

breakdown of sites is 
included in Appendix 1 

70 

Total 2,263  1,764 
This figure includes... 

Strategic 
Sites 

 The sites have been 
assessed, including 

research into individual 
planning applications. A 
detailed breakdown is 

included in Appendix 1. 
 

1,446 

 
 Housing Delivery 

1.28 The graph at Figure 4 below sets out the annual completions over the past 15 years 
since 2001. 
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Figure 4: Net Annual Housing Completions since 2001/02 
 

 
 

1.29 Figure 4 shows that during only two years the total completions exceeded 600 
dwellings a year. The annual average for this period is 384.  
 

1.30 The Borough Plan sets out a housing trajectory on page 28, which is copied below 
for ease of reference (see Figure 5). However no further detail has been provided as 
to how this assessment of delivery has been made. 
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Figure 5: NBBC’s anticipated Housing Trajectory 2011/12 – 2030/31 [Extract of 
Housing Trajectory graph of Borough Plan] 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

 

1.31 The graph shows that for the five years between 2019/20 and 2023/24 the Council 
anticipates delivery of over 1,000 dwellings per annum. This housing trajectory in the 
next five years appears to be very ambitious. 
 

1.32 It is generally accepted amongst the house building industry that house builders are 
unlikely to deliver more than 50 dwellings per year at a single site. Larger sites will 
require longer periods to deliver and some sites might require more than one 
developer to be secured. Furthermore, sites that are proposed to be allocated in the 
Borough Plan will have varying and often lengthy lead in times to the delivery of 
housing including periods for outline and reserved matters applications; discharging 
conditions; site preparation; in some cases the development of major infrastructure 
such as access roads; and construction. There is no evidence that the Council has 
taken account of these matters in anticipating delivery. 
 

1.33 No major infrastructure needs to be provided to enable the Former Hawkesbury Golf 
Site to come forward for development and a great deal of preparatory work has 
already been carried out in submitting the previous applications for 200 and 169 
dwellings and in promoting the site during the emerging Borough Plan. 
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Consequently, it is expected that a detailed/full application would be submitted for the 
entire proposal and consequently, the first 50 dwellings would be delivered within two 
years of the application being submitted and the entire scheme for 380 dwellings 
delivered within seven to eight years. 
 

1.34 In light of the Council’s historic delivery at Figure 4, whilst we fully anticipate 
completions to increase with an up to date Borough Plan; this scale of increase in 
such a short period of time appears to be unlikely. 
 
Q.6: Is the Plan clear on how the current five year requirement has been 
calculated? 
 

1.35 The Borough Plan is not clear on how the current five year requirement has been 
calculated. There seems to be an element of confusion throughout the five year 
housing land supply calculations as NBBC’s Five Year Land Supply Position 
Statement, April 2016 (S3) establishes the housing requirement as 10,040 homes 
(502 per annum), however the Borough Plan proposes 13,374 new homes between 
2011 and 2031 – equating to 669 per year.  

Q.7: 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)] 
 
NBBC’s Five Year Housing Land Supply 
 

1.36 The Council’s Five Year Land Supply Position Statement states that it cannot 
demonstrate a five year housing land supply – based on the OAN figure of 10,040 
homes. It states that there are between 2.67 and 3.31 years of housing land 
depending on whether the Sedgefield or the Liverpool calculation methods are used. 
 

1.37 Table 1 contained within the Position Statement, and set out below for ease of 
reference (see Figure 6) shows actual delivery in comparison to the emerging 
Borough Plan target. It is not clear why the Council is using an old target from 
2010/11. This should be updated to the emerging target set out in Policy DS4 of 
13,374 between 2011 and 2031, equating to an annual average of 669. There is no 
policy to make the target different throughout the Plan period.  
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Figure 6: NBBC’s housing completions (Extract of Table 1 of the Housing Land 
Supply Position Statement) 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 Five Year Supply Analysis – applying the Borough Plan Housing Figure 

1.38 Figure 7 recalculates the above table and applies the annual target of 669 homes set 
by the Borough Plan. The table below shows that there has been a shortfall of some 
1,860 homes since the start of the Plan period. 

Figure 7: NBBC’s housing completions – applying the Borough Plan target 

Year 
Emerging 

Borough Plan 
Target 

Net Completions Shortfall 

2011/12 669 239 430 
2012/13 669 279 390 
2013/14 669 153 516 
2014/15 669 402 267 
2015/16 669 412 257 

Total 3,345 1,485 1,860 
 

1.39 Paragraph 47 of the NPPF is clear that LPAs need to identify sufficient land to 
provide five years of housing against their requirement to enable choice and 
competition in the market. It states explicitly: “Where there has been a record of 
persistent under delivery of housing, local planning authorities should increase the 
buffer to 20% (moved forward from later in the plan period) to provide a realistic 
prospect of achieving the planned supply and to ensure choice and competition in the 
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market for land”. Given the record of persistent under-delivery of housing a 20% 
buffer should be applied to the supply of housing sites, and has been adopted by 
NBBC 
 

1.40 As set out in the PPG, the Sedgefield method is the most appropriate for dealing with 
a shortfall in delivery, to ensure choice and competition in the market for housing. 
 

1.41 Figures 8 and 9 assess the Council’s latest five year housing land supply position 
applying the identified shortfall above and the Borough Plan target of 669 homes per 
year. Figure 8 applies the 20% buffer to address the backlog and Figure 9 applies the 
5% buffer as an alternative method. Both tables retain the Council’s supply target of 
2,263 homes over the five year period, as set out in Row ‘G’ of the Housing Land 
Supply Position Statement. 
  

1.42 The tables show that the Council can only demonstrate 1.81 years housing land 
supply applying the Sedgefield method and just 2.38 years of supply applying the 
Liverpool method, when the 20% backlog is applied. This is in comparison to the 
Council’s assumption in its Position Statement that it can demonstrate 3.31 years of 
supply (Liverpool) and 2.67 years (Sedgefield). 
 

1.43 When the 5% buffer to address the backlog is applied, this leaves NBBC with a 
housing land supply figure of 2.07 years (Sedgefield) and 2.72 years (Liverpool). 
 
Figure 8: Summary of NBBC’s Housing Land Supply under Sedgefield and Liverpool 
method, applying a 20% buffer 

            Requirement Liverpool Sedgefield 

A Net Annual Requirement (2016/17 to 2021/22) 669 669 

B Five Year Requirement (A x 5yrs) 3,345 3,345 

C Backlog (1 April 2006 to 31 March 2016) 1,860 1,860 

D Backlog to be made up in Five Years 620 1,860 

E Total Five Year Requirement (B + D) 3,965 5,205 

F Annual Average (E / 5yrs) 793 1,041 

G 20% Buffer (20% of E) 793 1,041 

H Five Year Supply that must be demonstrated (E 

+ G) 

4,758 6,246 

I Annual Average (H / 5yrs) 951.6 1,249.2 

  



Matter 3: Housing Land 
Supply 

Terra Strategic Ltd. 
Represented by Tetlow King Planning  

Respondent No. 2.0022 
18 August 2017 

 

12 | P a g e  
 

            Supply 

J Five Year Supply from 1 April 2016 to 31 March 

2022 

2,263 

K Five Year Housing Land Supply (J / I) 2.38 yrs 1.18 yrs 

 
Figure 9: Summary of NBBC’s Housing Land Supply using Sedgefield and Liverpool 
method, applying 5% buffer 

            Requirement Liverpool Sedgefield 

A Net Annual Requirement (2016/17 to 2021/22) 669 669 

B Five Year Requirement (A x 5yrs) 3,345 3,345 

C Backlog (1 April 2006 to 31 March 2016) 1,860 1,860 

D Backlog to be made up in Five Years 620 1,860 

E Total Five Year Requirement (B + D) 3,965 5,205 

F Annual Average (E / 5yrs) 793 1,041 

G 5% Buffer (5% of E) 198.25 260.25 

H Five Year Supply that must be demonstrated (E 

+ G) 

4,163 5,465.25 

I Annual Average (H / 5yrs) 832.65 1,093.05 

            Supply 

J Five Year Supply from 1 April 2016 to 31 March 

2022 

2,263 

K Five Year Housing Land Supply (J / I) 2.72 yrs 2.07 yrs 

 
1.44 To summarise, more sites need to be allocated to ensure that there is not a shortfall 

in housing land supply and to overcome any potential delivery problems with the 
proposed allocations. 
 
NBBC’s Historic Expectations on Housing Land Supply 
 

1.45 It is important to identify NBBC’s previous housing land supply positions since 2012 
to assess its historic performance, which is established in Figure 10 below.  
 

1.46 These calculations are solely based on the Council’s historic housing land supply 
position statements, and are based on a 20% buffer which the Council has applied 
within its current calculations.  



Matter 3: Housing Land 
Supply 

Terra Strategic Ltd. 
Represented by Tetlow King Planning  

Respondent No. 2.0022 
18 August 2017 

 

13 | P a g e  
 

Figure 10: Historic Housing Land Supply Positions in Nuneaton and Bedworth – not 
applying the annual Borough Plan requirement 
 
(A) Position 

at 
(B) Requirement per 

year 
(C) Anticipated 
Supply over 5 
Year Period 

(D) Housing Land 
Supply Position 

Sedgefield Liverpool Sedgefield Liverpool 
April 2012 550 * 1,711 3.11 yrs *  
April 2013 564 * 1,524 2.70 yrs * 
April 2014 648 590 2,011 3.10 3.41 
April 2015 495 495 1,910 2.46 2.93 
April 2016 502 502 2,263 2.67 3.31 

 
*Note: This is likely to be calculated using the Liverpool method of addressing the accumulated shortfall, as these 
matters had not emerged until after 2013 

 
1.47 The table above states that the Council has consistently – since the beginning of the 

Borough Plan period – been unable to demonstrate an up-to-date five year housing 
land supply. Throughout this period, the housing land supply position has never 
exceeded 3.5 years, representing a poor performance. 
 

1.48 Another consideration is that these figures do not apply the annual Borough Plan 
requirement of 669 dwellings. Column ‘B’ shows that the annual required level of 
housing per year is also significantly below the 669 figure. If NBBC’s historic housing 
land supply positions were to be assessed against this requirement, there would 
inevitably be a worse five year housing land supply position over this period. 
 

1.49 As noted above, the Council needs to allocate more sites to ensure that there is not a 
shortfall in its five year housing land supply and to overcome any unforeseen delivery 
problems. 
 
Q.10: 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? 
 

1.50 The Council has set its housing target of 13,374 dwellings between 2011 and 2031. 
The Plan fails to explain why this precise target has been chosen and all that can be 
deduced is that it is the sum of the anticipated delivery. This is shown in Appendix 1 
and is summarised in Figure 11 below, together with our comments: 
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Figure 11: NBBC’s Anticipated Delivery – with TKP comments 

 Delivery 
anticipated  

Comments 

Strategic 
Allocations 

8,851 

There are 12 large strategic allocations. For the 
majority of these it is not clear how NBBC has 
reached the total capacity target and so there is 
uncertainty about whether all the units can or will be 
delivered over the Plan period.  

Non 
Strategic 
allocations 

940 

There are significant constraints with a number of 
these sites, including contamination and 
ownership/current use issues. Until further information 
is provided there is no certainty that they will all come 
forward as anticipated. A number contain rather high 
densities for which it is not clear if that is achievable. 
Some sites with applications are for a lower number of 
units than the Council anticipated.  

Site 
Completions 1,318 1485 noted above but completions on HSG1 removed 

to avoid double counting. 
Sites with 
planning 
permission 2,144 

There is no evidence of what these sites are and 
indeed if they overlap with any of the strategic or non 
strategic allocations identified above. This total is 
higher than listed in the most recent land supply 
assessment. 

Windfall 
sites 121 

11 per year for 11 years (2020-2031). It is not clear 
how this target has been justified. There is no 
evidence in the SHLAA or from previous delivery in 
the AMR.  

Total 13,374  
 
1.51 In summary, insufficient information has been provided in either the Plan itself or the 

evidence base to justify the anticipated delivery. It appears as though the housing 
target chosen by the NBBC has been driven by the estimated available capacity in 
the Borough rather than directly reflecting housing need. 
 

1.52 The SHMA estimates a need for 10,040 homes in the Borough between 2011 and 
2031. In addition there is an overspill need from Coventry of 4,020 dwellings. 
Therefore if the housing target sought to meet the full objectively assessed housing 
needs, the housing target would be 14,060.  
 

1.53 However paragraph 5.20 of the Borough Plan sets out that the Borough can only 
accommodate 2,330 dwellings from Coventry. Therefore, adding NBBC’s own 
housing need (10,040) to this total – that the Council claims it can accommodate 
from Coventry – the housing target would be 12,370. 
 

1.54 Yet the Plan is seeking to deliver more than this at 13,374. Thus is it not clear why 
the Council is saying that it can only accommodate 2,330 dwellings from Coventry 
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when it is seeking to provide 3,334 more than the SHMA assessment of its own 
needs.  
 

1.55 If the housing target is being driven by capacity then other suitable sites, such as 
Former Hawkesbury Golf Course, should be included (especially when it provides 
less of a contribution to the Green Belt than other proposed allocations) and can 
assist the Council in meeting the 4,020 dwellings required from Coventry.  
 

1.56 In addition, as set out in the table, we have serious concerns that the sources of 
supply identified will meet the housing target over the Plan period. There are such a 
large number of uncertainties and unknowns in the Plan. As such we strongly 
consider that additional deliverable allocations should be made in forthcoming 
modifications to the Borough Plan.  
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Appendix 1 
Assessment of Strategic and Non-Strategic Site Allocations 
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MATTER 3 STATEMENT, APPENDIX 1 

Assessment of Strategic Site Allocations 

Site Anticipated 
Dwellings 

Comments TKP 
assessment 
for delivery in 
next 5 years 

HSG1 North 
of Nuneaton 

3331 There are significant uncertainties with the delivery of this site. The site is in multiple ownerships and small 
planning applications are coming forward in a piecemeal fashion. It is not clear how the strategic 
infrastructure required to support such a large number of homes is going to be secured. There are a number 
of applications already submitted. According to the completion data in the Local Plan 167 units have already 
been completed. Without a detailed housing trajectory it is not known which sites have completions however 
the table below sets out the relevant planning permissions and our assessment of delivery over the next five 
years: 

Planning permission Comments TKP assessment 
of 5 year delivery 

Planning permission for 
326 dwellings – allowed on 
appeal February 2012 (ref 
030775) 

Site appears under construction from the number of 
recent applications in relation to the initial outline. 
Estimate 40 units a year for next five years. 200 

Outline permission for up to 
66 dwellings – approved 
June 2013 (ref 031741) 

Appears to be under construction with applications 
made to vary house types. 66 

Outline permission for up to 
120 dwellings – approved 
Feb 2015 (ref 032438) 

RM application made in September 2016. Say 
approved this year and conditions discharged. 
Estimate delivery of 20 units next year, and 40 per 
year thereafter. 

140 

Outline permission for up to 
120 dwellings – approved 
July 2013 (ref 031589) 

Applications made for substitution of house types so 
likely to be onsite. 120 

Outline permission for up to 
150 dwellings – approved 
March 2016 (ref 032578) 

No evidence of any RM applications, so with the time 
required for that and discharging conditions, assume 
units start coming forward in year 3, with 20 in first 
year and 40 per year after that. 

100 

Outline permission for up to 
400 dwellings – approved 
May 2014 (ref 032336) 

RM application submitted in November 2016, as yet to 
be determined. Estimate to start delivery next year with 
20 units, then 40 per year for remaining 3 years. 

140 

Outline permission for up to RM application determined Jan 2017, estimate 20 units this 180 

1306 
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330 dwellings – approved 
April 2016 (ref 033157) 

year and then 40 per year for next 4 years.  

Full permission for up to 
245 dwellings –approved 
June 2016 (ref 033758) 

Potential for delivery of 20 units this year, followed by 40 per 
year in the following 4 years. 180 

Full permission for 254 
dwellings – Approved 
March 2016 (ref 032992) 

Recent applications made to discharge conditions and make 
non material amendments. Potential for delivery of 20 units 
this year, followed by 40 per year in the following 4 years. 

180 

Total   1306 
 

HSG2 Arbury 1525 The site is in the Green Belt, contains 2 ancient woodlands, is adjacent to a SSSI, Arbury Hall and Historic 
Park and Gardens. The Green Belt Review does not recommend that the site is released. The proposed 
allocation has increased from 1,000 since the previous consultation, yet only 3ha of land in employment use 
have been added to the total site area. It is therefore far from clear how all the anticipated units will be 
delivered. Given the constraints it is highly unlikely that any units will be delivered on this site in the next five 
years. 
 

0 

HSG3 Gipsy 
Lane 

575 The site is in the Green Belt and scores relatively highly in the successive Green Belt Reviews. The Green 
Belt Review does not recommend that the site is released. A planning application for 575 units was made in 
2013 but was refused because of the location in the Green Belt. Given the planning refusal and Green Belt 
review, it is unclear why the site has been allocated. The site does have small parts in Flood Zones 2 and 3. 
As there is no current planning permission, there is no certainty that any units will be delivered on site in the 
next five years. 
 

0 

HSG4 
Woodlands 

689 The site is outside of the Green Belt but contains a number of local woodland and ecological features that 
need to be maintained. There are three landowners involved; and the Council require a significant amount 
of infrastructure to facilitate this development. There is no evidence as to how the proposed number of units 
will be delivered. The site will not commence until the plan has been adopted, and then with the requirement 
for detailed planning applications it is highly unlikely that any units will be completed within the next five 
years. 
 

0 

HSG5 
Hospital 
Lane 

398 The site is within a single ownership so has the potential to be delivered through one comprehensive 
planning application. The site is in the Green Belt and no applications have yet been submitted. The Green 
Belt Review does not recommend that the site is released. There is no evidence as to how the proposed 
number of units will be delivered. There is no certainty that any units will be delivered on the site in the next 
five years. 
 

0 

HSG6 
School Lane 

388 The site is in four landownerships. The site is dependent on a number of highway improvements. It is in the 
Green Belt. The number of units estimated for the site has increased by 90 since the previous draft plan and 0 
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it is not clear how these will be delivered. Given the required timescales for preparing, submitting and 
determining and application of this size, it is unlikely that any units will be delivered in the next five years. 
 

HSG7 East 
of Bulkington 

196 The site is in the Green Belt and the Green Belt Review does not recommend that the site is released. The 
site is in an area identified as sensitive landscape. There is no evidence as to how the proposed number of 
units will be delivered. With no planning application, there is no certainty that any units will be delivered in 
the next five years. 
 

0 

HSG8 West 
of Bulkington 

495 The site is in the Green Belt and currently in multiple ownerships. No planning applications have been 
submitted and so there is no certainty that any units will be delivered in the next five years. 
 

0 

HSG9 Land 
at Golf Drive 

621 The site is in the Green Belt with a Grade II listed farmhouse. The site is in multiple ownerships and no 
planning applications have been prepared. There is no certainty of any delivery within the next five years. 
 

0 

HSG10 
Attleborough 
Fields 

360 The site is in the countryside but not in the Green Belt. An outline planning application for 360 units has 
been made for which there was a resolution to approve in February 2017. Given the time taken for reserved 
matters and discharging conditions there is potential to deliver 20 units in the second year and 40 units per 
year for the last 3 years.  
 

140 

HSG11 
Tuttle Hill 

200 The site is in a flood zone and there are potential ecological issues. The site is in multiple land ownerships. 
There is no planning application submitted and so no certainty of delivery in next five years. 
 

0 

EMP2 
Wilsons 
Lane 

73 This is a small housing allocation on a predominantly employment site. The numbers are estimates and with 
no planning application submitted there is no certainty of housing coming forward on the site in the next five 
years. 
 

0 

   1446 
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Assessment of Non-Strategic Site Allocations 

 

Site 
Ref 

Site Name Site 
area 

(gross)   

Dwellin
gs 

Densit
y (dph) 

Green 
Belt/ 
PDL 
/GF 

SHLAA 
Comments 

Units 
already 

included 
in 5 year 

land 
supply? 

 
TKP Assessment 

TKP 
assessment 
of units to 

come 
forward in 

next 5 years 
NUN01
5 

Land at 
Donnithorne 
Avenue, 
Nuneaton 

0.48 28 58 PDL former allotments  
46 units: 1-5 years 

20 

Site described in SHLAA as wild and overgrown with poor 
access. Huge potential for ecological issues. No evidence of 
planning permission. Until ecology and highways have been 
understood and resolved units should not be counted in 5 
year supply.  

0 

NUN04
3 

Stockingford 
Sports and 
Social Club 
and 
Bungalow, 
Nuneaton 

0.68 67 99 PDL Buildings and car 
parking area 
66 units:1-5 & 6-10 
years 0 

The site is currently in use as a sports and social club. No 
evidence of planning application. Sport England is likely to 
object, along with others who use the facility.  No certainty 
that site will come forward in next five years. 
Acknowledged in Council’s assessment but all units said to 
come forward beyond 5 years 

0 

NUN04
7/NUN
051 

King 
Edwards 
Road, 
Nuneaton  

0.45 71 158 PDL Buildings , 
hardstandings 
27 units 1-5 years 
44 units: 1-5 years 

20 

The SHLAA identifies that there is contaminated land. No 
planning application and so there is no certainty that any 
sites will be delivered in the next five years 
 
 

0 

NUN06
0 

Pine Tree 
Road, 
Bedworth 

0.22 22 100 PDL Lock up/garages, 
hardstandings 
21 units: 1-5 years 0 

Included in Council’s assessment but all units said to come 
forward beyond five years. Very high density suggested by 
the Council. No planning application submitted. No evidence 
site deliverable in next five years 
 

0 

NUN06
1 

Rear of 25-
39 Whitburn 
Road, 
Bedworth 

0.24 14 58 PDL Informal parking adj. 
to Pub 
23 units: 1-5 years 

14 

Area of informal parking. Site identified as potentially 
contaminated and in use. Application ref 033762 for 14 units 
on this site was refused because of highway and design 
issues. The development of 14 units was said to be too 
intense for the site.  An appeal is currently in progress ref 
3160129. Final comments were submitted in Jan – decision 
due soon. If approved units should be included. 
 

0/14 

NUN06
5 

New Inn 
Public 
House 
Bulkington 

0.31 30 97 PDL Public house, garden 
and car park 
30 units: 1-5 years 30 

Application reference 034236 has a resolution to approve. 
This is for 14 dwellings, not 30 as included in the SHLAA 
assessment or the 5 year land supply statement 
 

14 
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NUN07
5 

Rear of Park 
Road flats, 
Bedworth  

0.17 17 100 PDL Disused play area 
17 units: 1-5 years 0 

No sign of planning application. 5 year land supply suggests 
delivery beyond 5 years. Council owned site but needs to be 
part of wider application to deliver as currently backland. 
 

0 

NUN17
4 

Charity 
Docks, Land 
rear of 
Furnace 
Road/Beech
wood Road 
Bedworth 

Unkno
wn 

66  GF Former garage courts 
and parking area 
Site area 0.14 = 8 
units: 1-5 years 

20 

SHLAA acknowledges impact on local wildlife site, part or all 
of site in Flood zones 2 or 3 as it adjoins the river, the site is 
in current use so availability is not clear, major works 
required to establish a suitable access. There are also 
ownership issues. No planning application made. Site a 
previous local plan allocation but nothing submitted likely due 
to the significant constraints. Land supply assessment 
includes 20 units coming forward in next five years. 
 

0 

NUN18
1 

Land off 
Stockley 
Road, 
Hawkesbury 

3 80 27 GB Grassland 
Site history – should 
be red (PP ref not 
Amber)  
108 units: 1-5 years & 
6-10 years 

0 

Previous application for 80 units refused due to Green belt 
location (application ref 032668). SHLAA assessment based 
on Hawkesbury Golf Course appeal and Inspector finding it 
acceptable which is wrong as technically the appeal did not 
relate to this site. Council does not include any units form this 
site as coming forward in the next 5 years. 

0 

NUN19
1 

St Marys 
Depot, 
Nuneaton 

2.34 143 61 PDL Council Depot 
143 units: 1-5 years & 
6-10 years 

30 

The Council include 30 units coming forward from this site in 
5 year land supply assessment. There is no planning 
application submitted. Part of site in flood zone 2 or 3. 
Contamination has been identified on the site. The site is 
currently in use. A new Council depot is secured but it is not 
clear how long it will take to move all services across. With 
no application and no certainty about potential deliverability 
and availability issues there are no guarantees that the site 
will come forward in the next five years. 
 

0 

NUN23
9 

Armson 
Road, 
Bedworth 

0.16 19 119 PDL Residential garages 
(some still used)  
15 units: 1-5 years 10 

The Council includes 10 units coming forward on this site in 
their land supply assessment. Planning application 32092 
was refused for 13 dwellings. The SHLAA identifies 
availability issues with the site. No certainty it will be 
delivered in the next five years. 
 

0 

NUN24
2 

Hawkesbury 
Pump 
House, 
Heritage 
Drive, 
Hawkesbury 

0.13 13 100 PDL Car park, hard 
standing and open 
space 
Red for CA and 
heritage asset impact 
12 units: 1-5 years 

13 

Five year land supply includes 13 units coming forward from 
the site. In Conservation Area and will have to address 
heritage issues. Previous land contamination identified. No 
planning application submitted so no certainty issues can be 
overcome.  

0 

NUN24
5 

21 Church 
Road 

0.22 22 100 PDL Existing garage, 
shops with flats 12 No planning application. Land currently in residential and 

commercial use. The site is currently in use and there is 0 
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above 
21 units 1-5 years 

potential for contamination. With no application there is no 
certainty that units will be delivered on the site in the next five 
years.  
 

NUN25
8 

14-16 The 
Square, 
Attleborough
, Nuneaton 

0.11 11 100 PDL Commercial/ 
residential uses in 
local centre 
10 units: 1-5 years 11 

Council assume 11 units coming forward in next five years. 
The site was accepted in the last SHLAA but there are no 
planning applications submitted. Site is currently in 
commercial use and surrounded by commercial uses in local 
centre. It is not clear that the loss of this commercial use 
would be appropriate in line with adopted planning policies.  

0 

NUN26
3 

Land rear of 
Aldi, Park 
Road, 
Bedworth 

0.13 13 100 PDL Scout hut & derelict 
land 
12 units: 1-5 years 13 

Site is included in 5 year land supply assessment already. It 
was accepted in the last SHLAA. The site is currently in use 
with the Scout hut and there is no information about whether 
the derelict part of the land is contaminated. There is no 
current planning applications so there is no certainty that the 
site can come forward.  

0 

NUN28
6/NUN
317 

Land rear of 
Burbages 
Lane 

5 127 25 GB  GB NG2 11/20 
317 in multiple 
ownership 
52 units– no years 
specified (GB) 
122 1-5 years & 6-10 
years 

55 

The Council anticipate 55 units coming forward on this site in 
the next five years, with 72 beyond that. NUN317 has 
resolution to grant for up to 47 units (ref 033285). This was 
August 2016. It is not clear if the S106 has been signed as 
there is no decision notice online. Site 286 doesn’t have 
planning permission and is in the Green Belt. At best 47 units 
with an outline application for resolution to grant may come 
forward in next five years 

47 

NUN30
5 

Land at 
Bucks Hill, 
Nuneaton 

192 71 37 GF Former smallholding 
74 units: 1-5 years 

20 

The Council have assessed the site as delivering 71 units, 
with 20 coming forward in the next 5 years and 51 beyond. 
No planning application has been submitted. The site is 
currently greenfield with potential topographical constraints. 
At present there is no certainty that housing on this site will 
be delivered in the next 5 years 

0 

NUN31
8 

Land rear of 
Marston 
House Farm, 
Nuneaton 
Road, 
Bulkington 

1.4 43 31 GB Farm buildings & 
farmland 
45 units: 1-5 years  

0 

The site is in the Green Belt and is currently in use with farm 
buildings and as farmland. No planning application submitted 
and until the site is allocated there is no certainty that any 
application would be successful due to the GB designation. 
The Council have not included any units as coming forward 
in the next five years. 
 

0 

NUN32
3 

Accia 
Crescent, 
Bedworth  

0.14 13 93 PDL Former Garage Site 
Red flood risk 
13 units: 1-5 years 0 

The site is identified at risk from flooding. The SHLAA notes 
that the intensions to develop the site are unknown and there 
are outstanding legal issues that stop the site from coming 
forward in the short term. The Council have not identified any 
units as coming forward from the site in the next 5 years. 

0 

NUN34 Vale view 0.27 27 100 PDL Vacant site  0 The Council have not assessed any units as coming forward 0 
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8 opposite 
number 84 

27 units: 1-5 years in the next five years. The SHLAA notes that development of 
this site would result in a loss of amenity space for residents. 
No planning application submitted and so no certainty any 
units will be delivered on site in next five years. 

NUN35
0 

Disused 
garage site, 
Raveloe 
Drive, 
Nuneaton 

0.12 12 100 PDL Former garage site 
12 units: 1-5 years 

0 

Part of the site is still in use with garages. Owned by NBBC 
and Council consider housing is not going to come forward 
on the site in the next five years. No planning permission. 0 

NUN35
2 

Former play 
area, 
Cheveral 
Road, 
Bedworth 

0.14 13 93 PDL Former play area 
13 units: 1-5 years 

0 

Former play area, no planning permission submitted and 
Council consider no units will come forward on this site in the 
next five years. 
 

0 

NUN35
6 

The 
Elizabeth 
Centre, 
Bedworth 

0.68 18 27 PDL 18 units: 1-5 years 

0 

Former community centre/play area. The site does not have 
planning permission and the Council consider that no units 
will be delivered on the site in the next five years.  0 

         61 
 

Other SHLAA sites included in five year land supply assessment 

Site 
Ref 

Site Name Site 
area 

(gross)   

Dwellin
gs 

Densit
y (dph) 

Green 
Belt/P
DL/GF 

SHLAA 
Comments 

Units 
already 

included 
in 5 year 

land 
supply? 

 
TKP Assessment 

TKP 
assessment 
of units to 

come forward 
in next 5 

years 
NUN00
6 

Rear of 
Spinney 
Lane 
(adjacent 
railway) 
Nuneaton 

 53    

0 

No planning application. Unable to locate site in SHLAA 
Assessment, perhaps under different name or reference. 
Council don’t anticipate any units coming forward in the 
next 5 years. 0 

NUN04
5 

Colliery 
cottages, 
Astley Lane 

0.33 19 57 GF SHLAA suggests site 
has permission but 
then suggests site 
shouldn’t be included 
in shortlist. Currently 
in use with 4 
residential properties. 

15 

No planning application. SHLAA suggests site should not 
be included with units coming forward in 6-10 years. Land 
contamination and TPO issues identified. Site currently in 
residential use.  No certainty any dwellings will be delivered 
on site in next 5 years.  

0 



8 
 

19 dwellings 6-10 
years 

NUN05
1 

Rear of 68 
King Edward 
Road 

0.28 27 71 PDL Derelict site with 
rubble hardcore in 
situ 
27 units years 1-5 

20 

Planning application currently pending for 9 units. So at 
most only 9 will be delivered o site in the next 5 years 9 

NUN06
8 

Toye 
Kenning and 
Spencer Ltd, 
Newtown 
Road 

 23    

0 

No planning application. Unable to locate in recent SHLAA 
assessment. Council do not anticipate any units coming 
forward on this site in the next five years.  0 

NUN07
4 

John Street  15    
0 

No planning application. Unable to locate in recent SHLAA 
assessment. Council do not anticipate any units coming 
forward on this site in the next five years. 

0 

NUN08
7  

Rear of 15-
23 Whitburn 
Road 

 8    
8 

No planning application. Unable to locate in recent SHLAA 
assessment. No evidence units will be delivered in next five 
years. 

0 

NUN08
8 

Corner of 
George 
Street/The 
Square, 
Attleborough 

 6    

6 

No planning application. Unable to locate in recent SHLAA 
assessment. No evidence units will be delivered in next five 
years. 0 

NUN18
2 

Bedworth 
Rugby Club, 
Smarts Road 

3.7 120 32 GF Currently in use as 
rugby club 
133 units 6-10 years 
Suggests site should 
not be shortlisted. 

10 

No planning application. Site faces a number of constraints. 
Site in use and so an alternative recreational facility would 
need to be found prior to any development taking place. As 
this is not resolved the site cannot come forward to meet 
immediate needs in the next 5 years. 

0 

NUN19
3 

Land to the 
rear of 82-
110 
Coventry 
Road 

1.69 45 26 GF Greenfield land 
45 units 1-5 years 

30 

No planning application. Planning application has 
previously been refused on the site. Until issues can be 
overcome, no certainty that site can be delivered 0 

NUN22
7 

Coton 
Carriage 
Works, 
Heath End 
Road 

 41    

0 

No planning application. Unable to locate in recent SHLAA 
assessment. Council do not anticipate any units coming 
forward on this site in the next five years. 0 

NUN23
6 

Land at 
corner of 
Exhall Road 
and 
Bennetts 
Road 

0.33 19 57 PDL Vacant land 
32 1-5 years 

10 

No planning application. SHLAA acknowledges some legal 
issues to overcome before the site can be made available. 
Thus as the site is not available it is uncertain whether any 
units can be delivered in the next 5 years 0 
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NUN24
1 

Land at 
Vicarage 
Street/Orcha
rd Street 

 15    

15 

No planning application. Unable to locate in SHLAA 
Assessment..  No information that site can be delivered in 
next 5 years 0 

NUN30
2 

Tudor Road  28    
0 

No planning application. Unable to locate in recent SHLAA 
assessment. Council do not anticipate any units coming 
forward on this site in the next five years. 

0 
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