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Matter 6 – Proposed Housing Sites (Part 1) 
 
 
Issue 1: Development principles on strategic housing sites 
 
Q6.1) Is Policy SA1 justified, effective and consistent with national policy?  Is it 
suitably flexible to respond to changing circumstances?  Is it necessary given the 
policies of the Plan (including the detailed criteria within strategic site policies)? 
Would a policy mechanism for masterplans and/or concept plans embedded within 
the Plan achieve a similar outcome?   
 
It is considered that Policy SA1 is justified, effective and consistent with National Policy 
however, given that the detailed criteria are included within the strategic site polices and 
other policies in the Plan then it may not be required. It was envisaged that concept plans 
would be included as part of the Strategic Site Policies and it is agreed that a mechanism for 
them to be embedded would achieve a similar outcome.   
 
Q6.2) Should Policy SA1 refer to SUDS as recommended by the Environment Agency 
in their correspondence OTH/07?  Is this sufficiently dealt with in Policy NE4? 
 
Yes, Policy SA1 should refer to SUDS but see answer to Q6.1 above. Policy NE4 is 
sufficient, however, it would be better placed within SA1 if that Policy is to remain.  
 
Nuneaton – Strategic Housing Sites 
 
HSG1 North of Nuneaton  
HSG2 Arbury 
HSG3 Gipsy Lane  
HSG9 Golf Drive 
HSG10 Attleborough Fields 
HSG11 Tuttle Hill  
 
Issue 2 – Are the Strategic Housing Sites in Nuneaton justified, effective and 
consistent with national policy?  
 
For each of the above sites in Nuneaton please provide brief details of the following: 
 
Q6.3) Explain whether there are any significant land use constraints on the site and 
how is it envisaged that such constraints will be overcome 
 
HSG1 North of Nuneaton  
 
There are no significant land use constraints on the site that would preclude the site from 
being brought forward. Part of the allocation at Top Farm is covered by flood zones 3b, 3a 
and 2. However, this does not constrain the whole site. For two of the developments which 
have already been granted planning permission, required accommodation works which 
required purchase and demolition of a house (in relation to the Cresswells site) which is in 
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the process of being done whilst the Land rear of 196 The Long Shoot, required works to be 
done to properties either side of the access road which is ongoing. The majority of the land 
is fairly flat and has previously been in agricultural use, and the only buildings on the sites 
related to that use. 
 
HSG2 Arbury 
 
There are no significant land use constraints within the site boundary that would preclude the 
site from being brought forward. The main constraints are adjacent to the site boundary 
rather than within it, e.g. Ancient woodland, local wildlife sites and Ensor’s Pool. 
 
HSG3 Gipsy Lane  
 
There are no significant land use constraints within the site boundary that would preclude the 
site from being brought forward. Part of the site to the east is covered by flood zones 2 and 
3a. However, this does not constrain the site from coming forward and can be incorporated 
into the allocation as demonstrated by the submitted planning application1. The FRA which 
has been conducted under the guidance of the NPPF, considers that the proposed 
development, including mitigation, will be at negligible risk of flooding, and should not 
increase flood risk to others. 
 
HSG9 Golf Drive 
 
There are no significant land use constraints within the site boundary that would preclude the 
site from being brought forward. 
 
HSG10 Attleborough Fields 
 
There are no significant land use constraints within the site boundary that would preclude the 
site from being brought forward. A part of the site to the east is covered by flood zones 3b, 
3a and 2. However, this would not form part of the built area. 
 
HSG11 Tuttle Hill  
 
There are no significant land use constraints within the site boundary that would preclude the 
site from being brought forward. The allocated site has been reduced in size as 
recommended by the ecology and geodiversity assessment (F8), with only the eastern 
parcel being recommended to be taken forward for development. Therefore, the main 
constraint of the site is the adjacent local wildlife site. 
 
 
 
 

                                                            
1 
http://apps.nuneatonandbedworth.gov.uk/BT_NBBC_Planning/BT_NBBC_Planning_application.asp?strApplica
tionReference=035037&strRecordType=P  
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Q6.4) Explain whether the site contains best and most versatile agricultural land, and, 
if so, of what grades. 
 
The NPPF (paragraph 112) states 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.” Figure 1 shows that the borough does not contain any grade 1 land and only 
contains land graded 2-4. The council has sought to use poorer quality agricultural land 
where possible. However, the majority of the borough is of the classification grade 3 and the 
agricultural land classification must be balanced against other constraints such as Green 
Belt, landscape, heritage, flooding etc. and the sites overall sustainability. The largest area 
of grade 4 land is located between Nuneaton and Bedworth, which is also an area 
recognised for its importance in the Green Belt study (P2) as important for separation. 
 

Figure 1: Agricultural land classification Source: TEP Landscape Character Study (2012) 
[T6] 
 
HSG1 North of Nuneaton  
 
The site does contain best and most versatile agricultural land, as it contains grade 2 land. 
The site also contains grade 3 land, however the grading is not split up between 3a and 3b 
(3a being best and most versatile agricultural land, and 3b not being best and most versatile 
agricultural land), therefore it is not possible from the data available from Natural England’s 
Agricultural Land Classification map for the West Midlands Region as to whether these 
pieces of land are best and most versatile agricultural land.  Without development at HSG1, 
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further significant Green Belt releases would be required in order to meet the overall housing 
requirement. 
 
HSG2 Arbury 
 
The site contains grade 3 and 4 land. The grading is not split up between 3a and 3b (3a 
being best and most versatile agricultural land, and 3b not being best and most versatile 
agricultural land), therefore it is not possible from the data available from Natural England’s 
Agricultural Land Classification map for the West Midlands Region as to whether these 
pieces of land are best and most versatile agricultural land. 
 
HSG3 Gipsy Lane  
 
The site does not contain best and most versatile agricultural land: it is grade 4. 
 
HSG9 Golf Drive 
 
The site does contain best and most versatile agricultural land, as it contains grade 2 land. 
The site also contains grade 3 land, however the grading is not split up between 3a and 3b 
(3a being best and most versatile agricultural land, and 3b not being best and most versatile 
agricultural land), therefore, it is not possible from the data available from Natural England’s 
Agricultural Land Classification map for the West Midlands Region as to whether these 
pieces of land are best and most versatile agricultural land. 
 
HSG10 Attleborough Fields 
 
The site does contain best and most versatile agricultural land, as it contains grade 2 land. 
The site also contains grade 3 land, however the grading is not split up between 3a and 3b 
(3a being best and most versatile agricultural land, and 3b not being best and most versatile 
agricultural land), therefore it is not possible from the data available from Natural England’s 
Agricultural Land Classification map for the West Midlands Region as to whether these 
pieces of land are best and most versatile agricultural land. 
 
HSG11 Tuttle Hill  
 
The site contains grade 3 land. The grading is not split up between 3a and 3b (3a being best 
and most versatile agricultural land, and 3b not being best and most versatile agricultural 
land), therefore it is not possible from the data available from Natural England’s Agricultural 
Land Classification map for the West Midlands Region as to whether these pieces of land 
are best and most versatile agricultural land. 
 
Q6.5) Explain whether there are any features on or near the site, including heritage 
assets (and their settings), biodiversity and geodiversity which require 
preservation/protection, and briefly how it is envisaged this will be achieved.  
 
HSG1 North of Nuneaton  
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There are no heritage assets, or biodiversity and geodiversity which required preservation or 
protection. In dealing with all the applications the relevant statutory and non-statutory 
consultees have been informed and where necessary amended plans sought or conditions 
placed on permission. The consultees included Natural England and Warwickshire County 
Council Archaeological Service. 
 
The policy HSG1 sets out the required mitigation strategies which will need to be achieved. 
 
HSG2 Arbury 
 
The land to the north of the Site is predominately residential comprising and  
allotments, with the Nuneaton Academy located at the north-eastern boundary. The 
residential properties comprise a mixture of pre and post 1955 suburban expansion including 
1950s detached and semi-detached housing, with some terraced properties from the turn of 
the Century.  
 
To the east of the Site lies Ensor’s pool which is designated as a Site of Special Scientific 
Interest (SSSI) and a Special Area of Conservation (SAC). Beyond this, a mixture of 
industrial and residential. To the South of the Strategic Site lies further larger fields, beyond 
which lies further residential properties and Bermuda Business Park.  
 
The Strategic Site sits to the west of Arbury Hall Registered Park and Gardens (Grade II*). 
The Site is separated from the main Registered Park and Garden to the northwest by Spring 
Kidden Wood, and located between approximately 60 m at the closest point to the west, and 
600 m at its furthest point from the eastern boundary of the Registered Park and Garden. 
The Registered Park and Garden surrounds Arbury Hall Estate, which includes a Grade I 
Listed Hall and associated Grade I Listed Stables. Beyond the immediate vicinity of the 
Grade I Listed Hall are a further six Listed Buildings. Further details regarding the heritage of 
the Site is detailed within the ‘Heritage’ section of this Framework.  
 
Three Local Wildlife Sites (LWS) are located adjacent to the western and southern 
boundaries of the Site. Two potential LWS’s known as ‘Heath End Farm Meadow’s’ and 
‘Bermuda Clay Pits’ are located within the Site immediately to the north and the south of 
Ensor’s Pool. 
 
The policy HSG2 sets out the required mitigation strategies which will need to be achieved. 
 
HSG3 Gipsy Lane  
 
There are no heritage assets, or biodiversity and geodiversity which require preservation or 
protection. 
 
HSG9 Golf Drive 
 
The farmhouse on the site is a Grade 2 listed building and development in its setting will 
need to be addressed during the determination of planning applications. The Heritage 
Assessment (J7) and policy HSG9 provides guidance on how mitigation will protect the 
setting of this building. 
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The policy HSG9 sets out the required mitigation strategies which will need to be achieved. 
 
HSG10 Attleborough Fields 
 
There are no heritage assets, or biodiversity and geodiversity which required preservation or 
protection. 
 
HSG11 Tuttle Hill  
 
The southern boundary is undefined but bounded by the rear gardens of residential terraced 
properties. The properties are accessed from Stoney Road, an un-adopted road that forms a 
junction with Midlands Road, approximately 130 m to the south of the site. Stoney Lane is 
also designated as National Cycle Network 52. 
 
The western area of the Site is undefined along the western and northern boundaries, 
covered by woodland and scrub, which extends into the adjacent Judkins Quarry. The 
southern boundary comprises the existing access route to the active quarry and waste 
management/recycling centre, together with a commercial unit operated by Mercedes Benz. 
The Site is connected by two existing bridge crossings located to the south and centre of the 
Site. The north-western corner of the western area falls within the Judkins Quarry Local 
Wildlife Site. This area designated as LWS does not form part of the allocation. 
 
The Site is accessed from Midland Road (B4114). No public footpaths cross the Site but 
there is public access via the existing canal towpath. 
 
The policy HSG11 sets out the required mitigation strategies which will need to be achieved. 
 
Q6.6) With reference to the evidence base, explain what key infrastructure 
requirements are necessary to enable the site to satisfactorily come forward and what 
certainty there is that this infrastructure will be viably delivered.  
 
HSG1 North of Nuneaton  
 
The Policy HSG1 sets out the required mitigation strategies, which will need to be achieved. 
Legal agreements and conditions have secured this infrastructure provision where 
applications have already been decided and this will continue with the planning applications 
yet to be decided, some of these works have already taken place and some are taking place 
at this time.  
 
HSG2 Arbury 
 
The policy HSG2 sets out the required mitigation strategies, which will need to be achieved. 
The promoters of the site are aware of the infrastructure required and this has been taken 
into account in developing the policies of the Plan and during the viability exercises. 
 
HSG3 Gipsy Lane  
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The policy HSG3 sets out the required mitigation strategies, which will need to be achieved. 
The promoters of the site are aware of the infrastructure required and this has been taken 
into account in developing the policies of the Plan and during the viability exercises. 
 
HSG9 Golf Drive 
 
The policy HSG9 sets out the required mitigation strategies, which will need to be achieved. 
The promoters of the site are aware of the infrastructure required and this has been taken 
into account in developing the policies of the Plan and during the viability exercises. 
 
HSG10 Attleborough Fields 
 
The policy HSG10 sets out the required mitigation strategies, which will need to be achieved. 
The promoters of the site are aware of the infrastructure required and this has been taken 
into account in developing the policies of the Plan and during the viability exercises. 
 
HSG11 Tuttle Hill  
 
The policy HSG11 sets out the required mitigation strategies, which will need to be achieved.  
The promoters of the site are aware of the infrastructure required and this has been taken 
into account in developing the policies of the Plan and during the viability exercises. 
 
Q6.7) Explain what access options have been considered as part of the Strategic 
Transport Assessment work and explain why preferred access options have been 
chosen.  How have traffic impacts been strategically assessed in respect of 
residential amenity, air quality and assumptions on modal shift?  
 
The access options used in the STA (Z6) were indicative access points that were discussed 
with WCC. The access options used were the most appropriate to use for the purposes of 
the study. However, it will be at the planning application stage that the specifics around 
access points and the type of junctions will be reviewed by WCC. The modal shift is a target 
for all new residential allocations. The 15% shift is a target which has been approved within 
other local plans within Warwickshire. The trip generation used in the STA includes the 
assumed 15% discount for modal shift. The STA (paragraphs 4.66-4.71) outlines the 
sustainable transport measures and states, “whilst it is up to individual site promoters to 
demonstrate the manner in which the 15% can be achieved, allowances have been made 
within the mitigation schedule for the delivery of over £9.2million of works to be included 
which will help deliver the mode shift target quoted (schemes 28, 29 and 30).” In addition, 
Appendix C sets out what sustainable transport improvements will be sought through the 
planning process to support development within the Borough.  
 
The modelling from the STA was used in the Air Quality Assessment (G5). The AQA 
concludes (paragraphs 5.3 and 5.4) that the Borough Plan proposals will results in negligible 
increase concentrations across the borough, including at town centre locations and within 
the AQMAs in Nuneaton. No exceedances of the air quality objectives are predicted for 
2030. In general the Borough Plan model scenario is predicted to give rise to ‘negligible’ 
increases throughout Nuneaton and Bedworth. Two ‘slight adverse’ increases for annual 
mean nitrogen dioxide have been identified, where junction improvements within the 
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Borough Plan Model move traffic slightly closer to sensitive locations. These two receptors 
are both located adjacent to junction improvements  (A444/Sutherland  Drive  and  
B4112/Bull  Ring). It is thus recommended that detailed assessments are carried out for 
these two junction improvements before any highway works begin. In general terms, road 
vehicles are expected to become cleaner fast enough to outweigh the effects on air quality 
from increased vehicles on the roads. The independently prepared AQA report on the effects 
of the borough plan on air quality concluded that with the Borough Plan in place air quality in 
2030 will be much better than in 2015, with no remaining exceedances of the NO2 annual 
mean objective. To ensure this is the case and to guard against unfavourable short term 
impacts each development will be assessed on its merits through the planning application 
process, with air quality impact assessments being required where appropriate   
 
 
HSG1 North of Nuneaton  
 
The site to the north of Nuneaton has been modelled to include a link through all sites which 
connects Weddington Lane to The Long Shoot via a junction with Higham Lane. The STA 
assumed that this link will be fully operational by 2027 and is therefore included in the 2027 
and 2031 assessments. It is not included in full in the 2022 assessment as the level of 
development completed in this area based on the trajectory mean it is unlikely to be 
delivered. Only the link connecting Higham Lane and The Long Shoot is assumed open in 
2022. 
 
The northern distributor road is being implemented through the permissions given and 
applications submitted, some of which were submitted prior to the latest Strategic Transport 
Assessment (Z6). This has included access point improvements to the existing road 
network, together with improvements to junctions and the wider road network away from the 
main access points, which have also been directly affected by the developments. Some of 
these improvements are being paid for by more than one of the developments. The details of 
the accesses have been considered as part of the individual planning applications and in 
some instances have been completed. The relevant authorities have been mindful of the 
wider strategic impact of the developments when dealing with the individual planning 
applications. This now includes a new access to the A5 as part of the Calendar Farm portion 
of HSG12. 

                                                            
2 
http://apps.nuneatonandbedworth.gov.uk/BT_NBBC_Planning/BT_NBBC_Planning_application.asp?strApplica
tionReference=034615&strRecordType=P  
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HSG2 Arbury 
 
The access strategy for HSG2 Arbury assumes a link road through the site that connects 
Heath End Road and the A444 via Walsingham Drive. It is assumed that this link is only 
completed in the later assessment years of 2027 and 2031. In 2022 access to the Arbury 
site is only available from the north via Heath End Road (or the existing residential streets in 
the area), or from the east via Bermuda Road; no link through the A444 is included. 
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HSG3 Gipsy Lane  
 
Initially, it was anticipated that the development in this area would be served by a connecting 
link through all three sites (EMP4, EMP1 and HSG3). However, WCC indicated that it may 
not be possible to deliver such a link so this was not included within the initial phase of 
testing. Following more detailed analysis and input by WCC and NBBC it became apparent 
that a desirable alternative would be for a link through the employment allocation, but with 
the residential site to be access off Gipsy Lane. Due to the high concentration of 
development in this area it has been highlighted by WCC that Gipsy Lane should be 
considered for upgrading to a high standard of road between Griff Island to the West and 
Marston Lane roundabout to the east. Detailed transport proposals for EMP13 and HSG34 
have been put forward through the relevant planning applications and both applications are 
yet to be determined. 

                                                            
3 
http://apps.nuneatonandbedworth.gov.uk/BT_NBBC_Planning/BT_NBBC_Planning_application.asp?strApplica
tionReference=034901&strRecordType=P  
4 
http://apps.nuneatonandbedworth.gov.uk/BT_NBBC_Planning/BT_NBBC_Planning_application.asp?strApplica
tionReference=035037&strRecordType=P  
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HSG9 Golf Drive 
 
The Golf Drive site has been assumed to be served by the existing street to the north of 
Crowhill Road, with the primary access point off Golf Drive and Wentworth Drive. 
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HSG10 Attleborough Fields 
 
The primary access to HSG10 is from Eastboro Way / Townsend Drive roundabout. This 
access reiterates the detailed transport assessment that accompanies the submitted 
planning application5, which has been minded to approve. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

                                                            
5 
http://apps.nuneatonandbedworth.gov.uk/BT_NBBC_Planning/BT_NBBC_Planning_application.asp?strApplica
tionReference=033926&strRecordType=P  
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HSG11 Tuttle Hill  
 
This site has been modelled with two access points. The first utilises the existing access to 
the west of the canal and the second proposes the use of the existing signalised junction 
with Arrow Road with a connecting road to the site. 
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Site Specific Issues 
 
In addition to those questions in Issue 2 for Nuneaton sites, the following issues, specific to 
each site, are set out as follows: 
 
Issue 2a - HSG1 North of Nuneaton 
 
Q6.8) Is the Plan (and the evidence base (Appendix N of NBBC/33)) sufficiently clear 
on what has been built/permitted/remains to be allocated at this location? 
 
There are several parcels of land which make up the HSG1 site. As some of the parcels 
already have planning permission and developers are on site it is a moving situation.  
At present there are/have been approvals (Outline, Reserved Matters and Detailed 
permissions) for a total of 1,395 dwellings. There are also three more planning applications 
which have been submitted. These are for up to 474, up to 850 and up to 1,700 dwellings 
which total 3,024 giving an overall total of 4,419. These applications/approvals cover the 
whole of the HSG1 allocation. The planning application for the 850 units at Calendar Farm 
was reported to the Planning Applications Committee on 30th January where the committee 
were minded to approve the application subject to a legal agreement. 
 
Q6.9) During the Plan period, as a result of permissions and allocations, what would 
be the total scale of growth North of Nuneaton (HSG1, Longshoot, Hinckley Road)?  
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The total dwellings given planning permission on the site is 1,395 as in Q6.8 above,                                  
with a further 3,024 under consideration, 329 approved on the site on the corner of Hinckley 
Road / Eastboro Way and the site to the West of Weddington Road being developed by 
Davidsons which totals 283 which gives a combined total of 5,031. 
 
Q6.10) Does the Old Hinckley Road Air Quality Management Area constrain the 
proposed levels of housing development to the north of Nuneaton?  Has 
Sustainability Appraisal of HSG1 reflected latest Air Quality data and assessments?  
Can impacts on air quality be appropriately mitigated?  
 
The Old Hinckley Road Air Quality Management Area (named Leicester Road Gyratory Air 
Quality Management Area) does not constrain the proposed level of housing development in 
the North of Nuneaton. There have been no exceedances of the NO2 annual mean objective 
for NO2 for three years within the Leicester Road Gyratory Air Quality Management Area so 
there is now a strong case to revoke its Air Quality Management Area status. 
 
The Sustainability Appraisal for HSG1 was undertaken with reference to the Air Quality 
Assessment (AQA) prepared by Air Quality Consultants Ltd (December 2016). The draft 
Appraisal was reviewed in the light of the report but it was noted that the Assessment did not 
specifically address HSG1 as a standalone Site.  The assessment addressed the cumulative 
effects of all development in the Borough Plan to present the worst case scenario, of which 
HSG1 is only part.  The assessment concluded that: 
 

 “In 2015 there are exceedances of the annual mean nitrogen dioxide objective 
predicted in Nuneaton and Bedworth, which reflects the outcomes of the Review and 
Assessment process”  

 “For all pollutants there are much lower concentrations in 2030 than in 2015” 
 “The Borough Plan proposals will result in negligible changes in concentrations 

across the borough, including at town centre locations and within the AQMAs in 
Nuneaton” 

 “No exceedances of the air quality objectives are predicted for 2030”.   
 “With the proposed Borough Plan, there will be good air quality conditions within 

Nuneaton and Bedworth in 2030, with pollutant concentrations well below the air 
quality objectives”. 

 “The Borough Plan proposals will result in negligible changes in concentrations 
across the borough, including at town centre locations and within the AQMAs in 
Nuneaton.”    

 
The Sustainability Appraisal for HSG 1 took account of the conclusions and recorded, in the 
appraisal questions columns for the short to medium term, a negative effect on the air 
objectives, but resulting in a neutral score over the long term, namely, up to the end of the 
plan period.  
 
The possibility of any negative short or medium term effects will be assessed through the 
planning application process for individual sites as they come forward. 
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Q6.11) What is the connectivity by modes other than the car from this part of 
Nuneaton to: (i) the town centre / railway station; and (ii) employment areas. 
 
The parcels of land forming part of HSG1 link directly by road to one or more of the following 
existing roads - Weddington Road, Hinckley Road, The Long Shoot and Higham Lane. Much 
of this land is within 30 to 45 minutes’ walk of the Railway Station which is on the edge of the 
Town Centre with a further 5 or 10 minutes’ walk to the main Town Centre Area. 
 
There are short areas of cycleways alongside Weddington Road and the developments are 
making a contribution to a dedicated cycleway from The Long Shoot / Hinckley Road to the 
town centre both on and off line. There will also be cycle ways as part of the developments 
and linking the new developments with each other and with the existing developments. 
There are bus routes which all access the Bus station which is located between the railway 
station and the Town Centre, which run along The Long Shoot / Hinckley Road, Higham 
Lane and Weddington Road. Contributions to improving the bus network will be made where 
necessary. Bus Routes also exist along Higham Lane to MIRA Technology Park and to Birch 
Coppice both of which are major employment areas outside of the Borough. 
 
Attleborough Fields and Hemdale employment areas which are off Eastboro Way are within 
walking distance of the developments accessing The Long Shoot and Hinckley Road.  
 
There is an existing cycleway (along an old railway line) which links the Weddington Road 
developments to MIRA Technology Park, which has been extended and upgraded as part of 
the development of MIRA technology park. 
 
Q6.12) Is the proposed extent of the landscape buffer and criterion 31 of Policy HSG1 
justified?  Is the retention of land above the 90metre AOD for open space justified? 
 
In order to preserve the setting of the residential development and to provide open views 
and a degree of separation from the A5, the retention of this land as open is justified and is 
based on the evidence provided in the Landscape assessment (T3). The landscape 
recommendations are set out between paragraphs 4.1 – 4.15. 
 
Q6.13) Paragraph 6.34 of the Plan refers to a new distributor/link road through the 
allocation.  Is the alignment understood and should it be identified on the Policies 
Map? Would it be delivered through existing permissions and resolutions to grant 
permission?    
 
Whilst the alignment of the Distributor Road is understood, its alignment would be difficult to 
show on the Proposal’s Map. Through negotiations as part of the development management 
process the alignment is to be secured through the legal agreements and conditions 
attached to the developments. This will continue with those applications yet to be 
considered. The indicative route is set out within the STA (Z6) and Q6.7.    
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Q6.14) Should the Plan recognise that an additional junction onto the A5 could serve 
North of Nuneaton as advised by Highways England [3.0017]?  
 
There is a junction to the A5 shown on the submitted application for the Calendar Farm 
application (now minded to be approved) which is supported by Highways England and 
Warwickshire County Council highways department, and this can be recognised within the 
Policy. 
 
Issue 2b - HSG2 Arbury  
 
Q6.15) Has the site been appropriately assessed through Sustainability Appraisal, in 
particular in terms of objectives relating to landscape and cultural heritage?   
 
The Sustainability Appraisal for HSG2 was undertaken with reference to the Individual Site 
Assessments prepared by TEP (May 2016 and 2012) and the Heritage Assessment 
prepared by ECUS Environmental Consultants (August 2016).  
 
The observations and recommendations of each assessment have been reviewed and taken 
into account in the Sustainability Appraisal for HSG2. It is accepted that the Sustainability 
Appraisal for EMP4 does not specifically cross refer to these assessments, but the Site has 
been assessed on this basis. The Sustainability Appraisal for HSG 2 can be updated to 
include such references if this would be helpful.         
 
Q6.16) Are there exceptional circumstances to alter the Green Belt boundary at this 
location?  
 
Yes, the exceptional circumstances exist to alter this Green Belt boundary. The reasons are 
set out in the Housing topic paper (NBBC/33). The required “exceptional circumstances” for 
the Green Belt releases proposed in the Plan are essentially that the Borough’s housing and 
employment land requirements over the Plan period cannot be accommodated in a 
deliverable or a sustainable manner by attempting to confine development to those parts of 
the Borough outside the Green Belt (para. 84 of the NPPF refers). These circumstances 
apply with particular force to the site, given the deliverability and sustainability of its 
development. In this location, it is proposed that the Green Belt boundary be aligned with 
Harefield Lane, the registered parks and gardens and the flood zone in the area. This also 
aligns with the recommended area with scope for development in the landscape study (T8) 
to retain the rural wooded farmland setting to Arbury Hall Park and Garden.  
 
 
Q6.17) Is the Green Belt boundary here capable of enduring beyond the Plan period 
(NPPF paragraph 83)?   
 
Yes, the Council believes the proposed development boundary would form a suitable 
replacement Green Belt boundary that would endure beyond the Plan period due to the 
features that surround the site. The proposed boundary is a “clear”, “readily recognisable” 
and “permanent” “physical feature” (para. 85 of the NPPF). The registered park and garden 
would also “restrict” any “sprawl” of Nuneaton to the west and limit the degree of 
“encroachment” into the countryside (para. 80 of the NPPF refers), thereby enabling the 
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fundamental purposes of the Green Belt on the west side of Nuneaton to continue to be 
upheld and endure beyond the Plan period. 
 
Q6.18) Are there any likely significant effects from the proposed development on the 
integrity of Ensor’s Pool Special Area of Conservation (SAC)?   
 
The potential impact on Ensor’s Pool has been considered through the Habitat regulation 
assessments which have been carried out at every stage of the plan. Further consideration 
has also been given through the Ecology and biodiversity assessment (F8). The most recent 
HRA (D3) states that, 
“Based on the assessments and considerations set out in Step 3, it can be concluded that 
the Borough Plan, Publication Draft, will have no likely significant effects on the Ensor’s Pool 
SAC, River Mease SAC or any other Natura 2000 sites designated under the requirements 
of the Habitats Directive. Therefore a plan level Appropriate Assessment (Stage 2 of the 
Habitats Regulations Assessment – see 3.1) is not required. 
 
The ‘competent authority’ (Nuneaton and Bedworth Borough Council), following consultation 
with Natural England, can approve the Borough Plan, Publication Draft, subject to ensuring 
that Policy NE3 makes it clear that a project level (at the planning applications stage) HRA 
under Regulation 60 of the Conservation of Habitats and Species Regulations 2010 (as 
amended) will  be required for those site allocations which may affect the Ensor’s Pool SAC 
by virtue of hydrological effects or recreational effects. Such an assessment should take into 
consideration the means by which it is proposed to carry out these developments and any 
avoidance and mitigation measures which are proposed to ensure that the integrity of 
Ensor’s Pool SAC is not adversely affected.” 
 
Natural England have provided comments in agreement with this at OTH/06. 
 
Q6.19) Would the proposal lead to the loss or deterioration of ancient woodland or 
aged/veteran trees outside such woodland? If so are the benefits of the proposal 
sufficient to outweigh this loss or deterioration?  (Reference has been made to the 
presence of adjacent ancient and semi-natural woodlands at Spring Kidden and North 
Woods).  
 
The current proposal would not lead to the loss or deterioration of ancient woodland. 
However, the Council agrees with Natural England that these should be referenced in the 
Borough Plan as Spring Kidden and North Woods bordering the HSG2 boundary. 
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Q6.20) Is there recorded evidence of medieval settlement at the proposed allocation?  
If so, what is the heritage significance?  What is the heritage significance of Arbury 
Hall, the Registered Park and Garden and any associated designated heritage assets 
within the parkland (such as the North Lodge and Tea House)?  What weight should 
be attached to the heritage assets?  Would the proposed allocation result in any harm 
to the significance of the heritage assets?  What is the purpose and implications of a 
potential Heritage Partnership Agreement and how would this relate to an Asset 
Management Plan for the Arbury Estate? 
 
The strategic sites have been assessed through the historic environment assessments (J6 
and J7). The latest assessment (J7) considers that there are specific heritage concerns 
regarding development within the strategic site. Specifically these are in regards to historic 
landscape character, the setting of Arbury Hall registered park and garden and the as yet 
unknown presence of archaeological remains potentially of medium heritage significance.  It 
is considered that there are opportunities for detailed design to avoid harm and maximise 
enhancement as discussed in Section 5.5 of the report. 
 
There have been records of medieval settlement in the local area outside the allocation. This 
is evidenced at 5.2.16 where it states,  
 
“Evidence of  a  medieval  settlement  was  excavated  at  Bermuda  Road (MWA4442).  The 
open  area  excavation  revealed  medieval  roadside  ditches with successive recuts and 
evidence of further kilns. The Knights Templar held land at Chilvers Coton in 1185 which 
passed to the Knights Hospitallers when the former  was  disbanded.  Excavations  have  
revealed  a  manor  house (MWA6255)  at  Bermuda  Road  and  a  further  house  possibly  
belonging  to  the Knights Templar 300 m southwest of Bermuda (MWA1666). Further 
evidence of medieval  occupation  has  been  found  in  the  form  of  pits  at  Radley  Drive 
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(MWA5054),  a  building  to  the  east  of  Dennis  Farm  and  a  house  and  other 
occupation  features  and  finds  100  m  west  of  Lawn  Cottage (MWA1789).” 
 The  registered park and garden is  considered  to  be  of  high  heritage  significance  due  
to  the architectural, archaeological,  artistic  and  historic  interests  and  the  positive 
contribution its setting makes to these interests.  The associated buildings in the area are 
also of value, which is why the HEA recommends the use of a heritage partnership 
agreement as a way to deliver improvements to assets which are registered on the at risk 
register. Historic England provide a Good Practice Advice note6 on how these are best 
delivered.  These improvements would offset the impacts to the registered park and garden 
and help contribute to the historic and archaeological  interest  in the area. The HEA 
recommends two different approaches to ensure these improvements are taken forward. 
This is set out at 5.5.1: 
 
“Any  development  should  take  the  opportunity  to  secure  an  asset management  plan  
for  The  Arbury  Estate  which  includes  measures  to  be taken and commitments to the 
repair and maintenance of Park Farmhouse and  the  Tea  House,  both  Grade  II*  Listed  
Buildings  included  on  the Heritage  at  Risk  Register.  Alternatively  a  Listed  Building  
Heritage Partnership  Agreement  could  be  agreed  in  relation  to  the  buildings.  This 
would help to offset impacts to the registered park and garden resulting from a loss of 
historic and archaeological  interest currently  contributed  to  by  its  setting.    These 
recommendations could be incorporated into the Nuneaton and Bedworth Borough  Plan  
key  design  principles  for  the  strategic  site  and  secured through the planning application 
process.” 
The policy HSG2 recognises the significance of the heritage assets which is the reasoning 
for including the recommendations from the historic environment assessment in the Borough 
Plan. However, it is important to note that the study does not state that the site should not be 
taken forward as an allocation and that  additional  assessment  in  the  form  of  fieldwork 
evaluation  may  be  required  to  further  refine  the  understanding  of  the archaeological  
potential  of  the  strategic  site before a planning application is submitted. 
 
 
Q6.21) Is there sufficient detail and clarity on the infrastructure requirements for the 
site in the Infrastructure Delivery Plan?  
 
The infrastructure requirements for the site have been incorporated into the policy HSG2 
such as provision of a local centre and primary school. The Infrastructure Delivery Plan is a 
live document and will continue to be updated throughout the life of the Borough Plan. The 
Council relies on information from service providers as it does not deliver all the services. 
Therefore, as more information becomes available in terms of updated costing or schemes 
these can be incorporated into the IDP. 
 
Q6.22) Does the scale of the site and its context necessitate a master-planned 
approach and for that masterplan to be approved by the Council prior to any over-
arching outline application?   
 

                                                            
6 https://historicengland.org.uk/images‐books/publications/setting‐up‐listed‐building‐hpa‐advice‐note‐5/  
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Yes, the Council agrees that the addition of a requirement to submit a masterplan for the site 
would be beneficial which together with phasing the development and accessing from more 
than one location would help with the delivery of the site and enable more than one 
developer to build out the site. 
 
Issue 2c - HSG3 Gipsy Lane  
 
Q6.23) Are there exceptional circumstances to alter the Green Belt boundary at this 
location?  
 
The required “exceptional circumstances” for the Green Belt releases proposed in the Plan 
are essentially that the Borough’s housing and employment land requirements over the Plan 
period cannot be accommodated in a deliverable or a sustainable manner by attempting to 
confine development to those parts of the Borough outside the Green Belt (para. 84 of the 
NPPF refers).  These circumstances apply with particular force to the site, given the 
deliverability and sustainability of its development (see above).  
 
In this location, it is the case that Gipsy Lane itself forms a suitable replacement Green Belt 
boundary, being a “clear”, “readily recognisable” and “permanent” “physical feature” (para. 
85 of the NPPF), which would also “restrict” any “sprawl” of Nuneaton, prevent the town from 
“merging into” Bedworth and limit the degree of “encroachment” into the countryside (para. 
80 of the NPPF refers), thereby enabling the fundamental purposes of the Green Belt on the 
south side of Nuneaton to continue to be upheld. 
 
Q6.24) For those not travelling by car, how would the site connect to EMP1 
(Faultlands) and the wider employment at Bermuda Park?  
 
The development will connect to the employment allocation at EMP2 Faultlands in two ways, 
either from across the Turnover bridge and directly into the site, or along Gipsy Lane to a 
cycle and footpath link into the site .These links will also link to the wider site at Bermuda 
Park through the existing footpath network which will be upgraded to include a cycleway; this 
is the footpath through Gorsy Knob .This footpath links directly with Bermuda station, 
Coventry Road and bus stops, and across to the larger Bermuda Park employment and 
Leisure site. 
 
Q6.25) What is the evidence of heritage significance and/or valued landscape at this 
site in relation to local author George Eliot?    
 
There is no evidence of heritage significance or valued landscape at this site in relation to 
George Eliot. 
 
Issue 2d - HSG9 Golf Drive 
 
Q6.26) Are there exceptional circumstances to alter the Green Belt boundary at this 
location?  
 
The required “exceptional circumstances” for the Green Belt releases proposed in the Plan 
are essentially that the Borough’s housing and employment land requirements over the Plan 
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period cannot be accommodated in a deliverable or a sustainable manner by attempting to 
confine development to those parts of the Borough outside the Green Belt (para. 84 of the 
NPPF refers).  These circumstances apply with particular force to the site, given the 
deliverability and sustainability of its development. The HSG9 site area does not prevent any 
ribbon development. The Site is well related to the existing settlement pattern of Whitestone, 
which borders the western and southern edges of the Site. Bramcote lies approximately 1.3 
km to the south-east along Lutterworth Road. The town of Hinckley lies approximately 3 km 
to the north-east. However, if HSG9 site was developed there would still be significant green 
belt in parcel N2 remaining to prevent any encroachment. Development at the Site would not 
contribute to an increase in the extent of unrestricted sprawl, as it would not constitute a 
disorganised nor unattractive extension of the existing settlement edge. The reinforcement of 
the existing field boundaries, in combination with a new landscape framework would 
establish a robust and defensible barrier to the Site and would not weaken the ability of 
neighbouring land to meet this purpose of the Green Belt designation. The parcel does not 
overlap with a Conservation Area within an historic town.  In addition, there is no 
intervisibility between the historic core of a historic town and the parcel. 
 
Q6.27) Does the site have any known archaeological value that would preclude 
development?  How has the assessment of the proposed allocation taken into 
account issues relating to the setting of the Grade II listed Hill Farmhouse? 
 
There are no known  archaeological  sites  within  the  strategic  site.  The archaeological 
potential of the site stems from its close proximity to the  River Anker  and  its  tributaries  
which  were  a  possible  focus  for  prehistoric  activity.  Development within the strategic 
site may result in the damage or destruction of any as yet unknown archaeological remains 
which may be present.  On  the  north-eastern  edge  of  the  strategic  site  is  the  Grade  II  
Listed  Hill Farmhouse (NHLE: 13650587). Development  within  the  strategic  site  will  
result  in  a  loss  of  the  farmhouse’s isolated character but would not affect the ability to 
understand the building's hill top position in relation to the river and floodplain, which is the 
primary reason for its location on the hill. The building will lose its relationship to its 
immediately surrounding fields.  The  significance  of  the  building  as  derived  from  the  
age, rarity and the high quality of the fabric of the building and its relationship to its farmyard 
and garden will be unaffected The heritage assessment (J7 – paragraph 12.4.7) states that 
“In summary it is considered that there are specific heritage concerns regarding 
development within the strategic site. These are in regards to the setting of the listed Hill 
Farmhouse.  It is considered that there are opportunities for detailed design to reduce the 
potential harm and maximise enhancement as discussed in Section 12.5.” These 
recommendations have been taken forward as part of policy HSG9. 
 
Issue 2e - HSG10 Attleborough Fields 
 
Q6.28) Are there exceptional circumstances to alter the Green Belt boundary at this 
location?  
 
This site is not designated Green Belt. 
 

                                                            
7 https://historicengland.org.uk/listing/the‐list/list‐entry/1365058  
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Q6.29) Does the proximity of the crematorium present issues in terms of (a) the 
satisfactory operation of that facility and/or (b) residential amenity of future 
occupants of this site? 
 
No, the proximity of HSG10 to the crematorium does not present any issues either for the 
satisfactory operation of the facility. A planning application for the site has been minded to 
be approved. The operators of the Crematorium were consulted on this application but no 
comments were received by them. The operation of the crematorium would not affect the 
residential amenity of future occupants of HSG10.   
 
Issue 2f - HSG11 Tuttle Hill 
 
Q6.30) Does the allocation make the most of an opportunity to regenerate the area 
and rejuvenate the Coventry Canal at this location?   
  
The size of the allocation was restricted by the ecology in the area. The ecology and 
geodiversity study (F8) recommended that half of the proposed site should not be taken 
forward for development.  It states that, “HSG11 is a very sensitive ecological site supporting 
a number of valuable habitats and species. It is suggested that the eastern (8.1 ha) 
allocation is of less ecological value and has the greater potential for development. The 
western (4.7 ha) allocation is regenerating well and is more ecologically valuable.” The 
ecology and geodiversity study also sets out a number of opportunities for the area: 
 

 Planning gain through obligations to: 
o promote green infrastructure through ‘greening’ existing infrastructure over the 
canal  
o retaining and enhancing green infrastructure along the canal and disused railway 
corridors  
o To provide a bridge (or equivalent) over the main railway line to promote access to 
the Weddington Green Track.  

 
 Retain and enhance biodiversity on the remaining quarry site as a publically 

accessible area (where safe to do so)  
 

 Development of a Cambrian Ridge Visitor Centre attraction (akin to Conkers) 
o Enhances, maintains and creates the Cambrian Ridge – River Anker Post-industrial 
Living Landscape sites along the north-west - south-east axis from Judkins Quarry / 
Midlands Quarry in Nuneaton to the quarry sites on the outskirts of Atherstone.  
o Promotes cycle routes around Nuneaton & Bedworth and into Leicestershire and 
North Warwickshire.  

 
The Council would welcome any opportunities for such schemes to regenerate the area and 
rejuvenate the Coventry Canal. However, the proposed allocation is limited in size, which 
restricts what can realistically be delivered. 


