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Thursday 13th July 2017 
 
Claire Hill 
Nuneaton & Bedworth Borough Council 
Town Hall 
Coton Road 
Nuneaton 
CV11 5AA 
 
Dear Ms Hill, 
 
Proposal: Redevelopment of existing land for up to 92,904 sqm of B2 (General industrial) and 
B8 (Storage and distribution) floorspace including associated engineering and ground 
modelling works, vehicular access, landscaping, sustainable drainage, car parking and all 
ancillary enabling and infrastructure works (including demolition of existing buildings) (Outline 
including access). 
Location: Faultlands Farm, Gipsy Lane, Nuneaton 
Waterway: Coventry Canal 
 
Thank you for your consultation. 
 
The Canal & River Trust (the Trust) is the guardian of 2,000 miles of historic waterways across 
England and Wales.  We are among the largest charities in the UK.  Our vision is that “living 
waterways transform places and enrich lives”.  We are a statutory consultee in the 
development management process. 

The Trust has reviewed the application.  This is our substantive response under the Town and 
Country Planning (Development Management Procedure) (England) Order 2015.  On the 
basis of the information available the Trust advises that planning permission should not be 
granted for the following reasons: 
 

• The site and canal are within the allocated Green Belt and the proposed development 
would adversely impact on the current rural character and setting of the canal corridor. 
Development would be visually intrusive when viewed from the canal corridor and 
adversely impact on its wider landscaped character. Insufficient detail has been 
provided to demonstrate that the development would be adequately screened to 
mitigate this harm. The proposals would therefore be contrary to saved Policies ENV1 
& 3 of the adopted Local Plan 2006 and Policies EMP1 & NE5 of the emerging Borough 
Local Plan. 

Our Ref CRTR-PLAN-2017-22648  

Your Ref 034901 
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• Insufficient information has been provided in relation to the pedestrian/cycle access 
over Turnover Bridge and no agreement / mechanism has been provided to ensure 
the provision of bridge / towpath or access improvements for walking/cycling. These 
improvements are required due to the increased use of the towpath as a result of the 
proposed development. The proposals are therefore contrary to saved Policies EM9 
and R8 of the adopted Local Plan 2006 and Policies HS1, EMP1 & NE1 of the 
emerging Borough Local Plan. 

 

Impact on character, appearance and heritage of the waterway 

The site is currently designated as Green Belt and the canal currently enjoys picturesque 
rural outward views. This site lies to the east of the canal directly opposite the proposed 
housing allocation at Gipsy Lane in the draft Borough Local Plan. The development of these 
sites has the potential to significantly alter the character of this stretch of canal.  
 
In response to the draft Borough Local Plan the Trust advised that it will be important that 
these sites work together in terms of keeping a sense of the countryside along the canal 
through the careful consideration as to how/where buildings are placed, their overall height 
and also the landscape proposals. Opportunities for unlocking the potential of the canal at 
this location should also be supported through the development of these sites. The provision 
of services for canal users, pedestrians/cyclists and boaters, could be explored within 
comprehensive redevelopment masterplans.   
 
The current application site however has come forward in advance of the emerging Borough 
Local Plan and the site at Gipsy Lane and therefore there is no comprehensive 
redevelopment masterplan in place for this area. In isolation though the development of the 
current site and its removal from the Green Belt will still lead to a significant change in the 
character of the canal at this location.  
 
Whilst the impact could be mitigated to some degree if a sense of the countryside could be 
retained alongside the canal the landscape buffer as shown on the detailed Masterplan and 
development Parameters plan is disappointing.  
 
The area which should be utilised as a buffer for the Coventry Canal shows a large open 
attenuation pond, this would not be a suitable as a buffer as it would leave the development 
visually open from the canals outward perspective. The canal and provision of an adequate 
buffer to protect its setting and character does not appear to have been fully considered in 
the submission.  
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For example, the Design and Access Statement at Page 17 shows a landscape 
opportunities diagram, the green arrows denoting vegetative buffer do not run parallel to the  
canal. Point 6 reads ‘opportunity for a vegetative buffer to act not only as vegetative link 
between surrounding woodland but also to reduce visual impact from surroundings roads’, 
the Coventry Canal feels discarded within both the diagram and point 6. 
 
In addition, the proposed buildings are of significant height within the rural landscape, a 
stronger and wider band of trees would be required as a ribbon surrounding the 
development to soften both the proposals mass, use and associated vehicular activity from 
the canals setting and outward views. 
 
 
The detailed Masterplan shows proposed units within the south-east of the site in close 
proximity to the canal’s offside. It is considered that even with building heights reduced 
development here, as indicated, would be likely to cause an overbearing visual impact. To 
avoid degrading the quality of the canal corridors setting, any development should be set 
further back or alternatively its height should be significantly reduced. Cross sections of the 
proposed development should be provided so that the impacts upon the canal can be fully 
assessed. 
 
It is therefore considered that a more substantial landscape buffer to the canal will be 
required, as advised in our response to the draft local plan, XXXXXXX and the proposed 
maximum heights of units aside of the canal should be significantly decreased to avoid an 
overbearing visual impact upon the canal corridor. 
 
Whilst it is recognised that detailed landscaping will form part of reserved matters 
submission the Design & Access Statement (P42) shows a weeping Willow, which would 
have wide crowns and low canopies. Due to the impact these can have on the structural 
integrity of the canal and potential impact to navigation from overhanging branches these 
should be avoided near to the offside edge. Any proposed planting should be native and 
appropriate to its waterside location. Planting should be set back sufficiently from the canal 
to allow for future growth and ensure the integrity of the canal and safe navigation of the 
waterway are not adversely affected.  
 
A Landscape Maintenance and Management Plan should be required for strategic and on-
plot landscaping. This could be required by a condition on the outline approval.  
 
The submission indicates layouts and principles for security fencing arrangements. Any 
reserved matters application should include full details on boundary treatments and it is 
recommended that fencing should not be placed within the canals outward views, which 
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would degrade the canal corridors setting and character. Fencing should be kept to the 
minimum necessary though green powder coated wire fencing with planted borders, as 
indicated with the Design & Access Statement would be the preferred approach to any 
fencing.  
 
As stated above the proposed buildings have the potential to have a significant visual impact 
on the character of the canal corridor. Further to the provision of improved landscape 
buffering and reduced building heights as part of any outline approval the full details on 
materials should be submitted with any reserved matters applications. The use of natural or 
light sky like colours and tones should be adopted to work towards blending the structures 
into the landscape and break down high visual mass.  
 
 
The canal retains a tranquil character and to ensure this is maintained applications for 
employment use should be required to undertake appropriate noise assessments, identifying 
the canal and its users as sensitive receptors and include details of any necessary noise 
mitigation measures.  
 
The submitted acoustic statement however fails to recognise the Coventry Canal as a 
sensitive receptor and therefore the impact upon it is not assessed. In accordance with 
paragraph 123 of the NPPF an appropriate noise assessment should be undertaken to 
consider the impact on the canal and detail any necessary mitigation measures required to 
retain the tranquillity of the canal corridor for its users particularly anglers and boaters 
mooring in the area. 
 

As you are aware the canal corridor is a non-designated heritage asset and in accordance 
with the NPPF the effect of an application on the significance of a non-designated heritage 
asset should be taken into account. Although the submitted Heritage impact report includes 
a level 1 building survey in the appendix there is no detailed assessment of the bridge or 
details on the likely works necessary to allow use of the bridge by pedestrians / cyclists as 
indicated in the application. 

 
The Trust wish to ensure that any works to facilitate the use of the bridge by pedestrians / 
cyclists do not adversely impact on its significance or setting within the canal corridor and 
that appropriate repair methods are employed. In accordance with the comments below an 
assessment of the bridge and details of any necessary works should be submitted for 
assessment.  
 
Whilst detailed design works could be required by condition it is considered necessary for 
some initial assessment to be undertaken prior to determination of the application to 
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ensure the bridge can accommodate the proposed use without adversely impacting on its 
integrity or character.  
 

The archaeological assessment makes it clear that the site may yield further archaeology, 
relating to the barrow. Extreme caution should be used when works begin to ensure any 
artefacts are not lost and this should be addressed by appropriate planning conditions. 

 

Impact on Existing bridge and increased towpath use  

The development of this site will significantly increase the demand on the towpath for use as 
a pedestrian and cycling route. Whilst the submission indicates that Turnover Bridge will be 
utilised for improved access for cyclists and pedestrians it does not appear to fully assess 
the potential of the canal corridor for providing a sustainable, vehicular free route for 
pedestrians and cyclists. This should form a key part of this access strategy for the 
development. 
 
The Trust generally seeks to maintain its assets in a “steady state”, and in the case of 
existing infrastructure / towpath maintenance, this is based on current usage. Where new 
development has the likelihood to increase usage the Trust’s maintenance liabilities will also 
increase, and we consider that it is reasonable to request a financial contribution from 
developers to either cover increased maintenance costs, works to existing infrastructure or 
to upgrade the towpath surface to a standard which is more durable and thus able to 
accommodate increased usage without adding to the Trust’s future maintenance costs.  
 
The towpath would provide a public amenity and a sustainable traffic free route for future 
employees of the site. This section of the Coventry Canal is the only section that has a dual 
towpath due to the previous junction of the Arbury Canal where the Griff pumping station 
discharges. The towpath on the western side of the canal adjacent to this site allocation is 
narrow and could not support additional footfall. The towpath to the eastern side of the canal 
would also require upgrading. 
 
Turnover bridge is not a public road bridge and is owned by the Trust. Although the bridge is 
generally in a reasonable condition, there are several minor issues which require attention 
(localised brickwork repairs and repointing works).  This however is based on the structure's 
current usage and the there is no assessment within the submission of the likely impacts on 
the bridge from increased use or details on works required to make it fit for purpose.       
 
The stepped approach ramps and surface over the bridge are grass with occasional brick 
grips/upstands across the track. These would require significant resurfacing works to make 
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them suitable for use by cyclists. The parapets also do not comply with current design 
standards (height) for a cycle path.  
 

The application therefore should provide an assessment of the existing bridge and detail works 
necessary to make it fit for purpose and support the additional footfall to be created by the 
proposed development, with appropriate consideration for its status as a non-designated 
heritage asset, prior to determination. 

We note that saved policies within the adopted Local Plan require development to contribute 
to the improvement and creation of green track routes and meet any increased demand that 
arises directly from proposed developments. This is reinforced in Policies HS1 & 2, EMP1 & 
NE1 in the emerging Borough Local Plan which supports the use of the towpath and bridge 
for pedestrian / cycle access and requires developments to include details of enhancements 
to the canal network.  

The Trust therefore consider it reasonable that the application should demonstrate how any 
works to the bridge are to be funded / delivered and a contribution sought to enhancements 
to the towpath surface in the vicinity of the site and any necessary associated enhancement 
to access points to the towpath. In addition, there is an existing feeder channel to the north of 
the site. With an increase in footfall proposed towards the feeders and watercourse fencing 
will need to be incorporated at outfall and culverted inlets and outfalls to protect the integrity 
of the waterway and its infrastructure. 

The Trust would therefore ask the local planning authority to seek agreement from the 
developer, prior to determination, that the assessment of the bridge and any necessary 
works will be included with the application and a contribution towards improvement of the 
towpath / access points and protection of the feeder channel will be provided. If you consider 
that the request is acceptable in principle, we can provide detailed calculations and costings 
and a specification for the bridge, access and towpath surfacing works.  
 
In light of the support afforded by the Local Plan policies, and the approach to developer 
contributions guidance contained within the Community Infrastructure Levy Regulations 
2010 (CIL), we consider that a case can be made that such a contribution is necessary, 
directly related to the proposed development and is fairly and reasonably related in scale 
and kind to the development proposed, as the towpath is identified as a key cycle and 
pedestrian route and overall sustainability of the proposed development site and can 
therefore expect increased usage. 
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Impact on the structural integrity of the waterway due to the drainage proposals 

The application indicates that surface water is to be discharged to attenuation ponds with 
outfall potentially to the canal. 
 
The drainage methods of new developments can have significant impacts on the structural 
integrity, water quality and the biodiversity of waterways. It is important to ensure that no 
contaminants enter the canal from surface water drainage and full details should be 
submitted and agreed.  
 
As stated above the location of the attenuation ponds as currently indicated hinders the 
provision of a suitable landscape buffer to the canal. Therefore, it should be ensured that 
adequate attenuation can be provided elsewhere. Details on the maintenance and 
management of the drainage systems should also be provided to ensure that they operate 
as intended. This could however be required by condition.  
 

Impact on the natural environment of the waterway 

The waterways have a rich biodiversity, with many areas benefiting from SSSI, SAC, SLINC 
or CWS designations. Developments can have an adverse impact on the ecology of the 
waterways. 
 
The ecology report is extensive with some good recommendations for mitigation and these 
should be required by condition on any approval though they may need to be updated in light 
of amendments to the buffer to the canal. 
 
Whilst it is anticipated that this would be dealt with at reserved matters stage, the Trust advise 
that waterside lighting affects how the waterway corridor is perceived, particularly when 
viewed from the water, the towpath and neighbouring land, for example waterside lighting can 
lead to unnecessary glare and light pollution if it is not carefully designed.  The lighting should 
not provide flood lighting to the canal corridor to show consideration for nocturnal wildlife.   
 
 
Within the submission there is ambiguity regarding the potential hydraulic connection 
between the land and canal. The potential for pollution pathways in the construction phase 
to the canal should therefore be investigated and mitigated. Due to geography of the land 
robust surface water drainage methods will be required during the construction phases. A 
Construction and Environmental Management Plan should be required by condition to 
address this.  
 

mailto:planning@canalrivertrust.org.uk
http://www.canalrivertrust.org.uk/


 
 
 
 

Canal & River Trust    Fradley Junction, Alrewas, Burton-Upon-Trent, 
Staffordshire, DE13 7DN 
T 0303 040 4040   E planning@canalrivertrust.org.uk   W www.canalrivertrust.org.uk 
Patron: H.R.H. The Prince of Wales. Canal & River Trust, a charitable company limited by guarantee 
registered in England and Wales with company number 7807276 and registered charity number 
1146792, registered office address First Floor North, Station House, 500 Elder Gate, Milton Keynes 
MK9 1BB  P a g e  | 8 

 
 
 
 
 
 

Due to the hazardous nature of the infill of the quarry and the unverified contents, extreme 
care should be taken to ensure that all pollution pathways are considered. Appropriate 
conditions in relation to land contamination and remediation should therefore be imposed. 
 
 
 
Griff Arm 
The Trust wish to highlight the presence of the disused canal to the north of the site. It is 
understood that there is a local group which is seeking to pursue the restoration of the ‘Griff 
Arm’. The disused canal should therefore be identified within the redevelopment proposals 
and the line of the canal protected to allow for the possibility of future restoration.  
 
Should planning permission be granted we request that the following informatives are 
appended to the decision notice:  
 

1) The applicant/developer is advised to contact the Works Engineering Team on 0303 
040 4040 in order to ensure that any necessary consents are obtained and that the 
works comply with the Canal & River Trust “Code of Practice for Works affecting the 
Canal & River Trust”. 

2) The applicant/developer is advised that any access to the towpath or any bridge 
crossing of the canal would also require the consent of the Trust as landowner. In order 
to ensure that any necessary licences / commercial agreements are obtained the 
applicant/developer should contact Steve Robinson, Estates surveyor on 07710 
175114 steve.robinson@canalrivertrust.org.uk 

3) The discharge of surface water to the canal may be permissible though prior consent 
from the Canal & River Trust would be required. As the Trust is not a land drainage 
authority, such discharges are not granted as of right-where they are granted they will 
usually be subject to completion of a commercial agreement. 
 

If you have any queries please contact me, my details are below.  

 
Yours sincerely 
 
 
Anne Denby MRTPI 
Area Planner (West Midlands) 
Anne.Denby@canalrivertrust.org.uk 
01926 622752 
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