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PHEONIX PROJECTS LTD 
ON BEHALF OF TRACEY HARRISON 

 
 

NUNEATON AND BEDWORTH BOROUGH PLAN EXAMINATION 
 

STAGE 2 HEARINGS 
 

MATTER 6 PROPOSED HOUSING SITES   
 
 

This written statement has been prepared on behalf of Tracey Harrison and should be read 
in conjunction with the objection submitted by rg and p Ltd on 13 March 2017 seeking the 
release of land at Swallow Meadows Farm, 244 Nuneaton Road, Bulkington from the Green 
Belt and its allocation for housing (site NUN194).   

 
This statement answers specific questions set out by the Inspector in his note of 5 January 
2018 ‘Stage Two Hearings – Inspector’s Matters, Issues and Questions’ in respect of the 
Bulkington – Strategic and Non-Strategic Housing Sites (Issues 3d, 3e and 4). 
 
Issue 3d HSG7 East Bulkington 
 
Q6.48 Are there exceptional circumstances to alter the Green Belt boundary at this 
location? 
 
As I indicated in my answer to questions 4.10 and 4.12 under Matter 4, the Green Belt 
Review is flawed in that it looked at large parcels of land only and came to conclusions in 
relation to those parcels in their entirety. There has been no review of the individual fields 
which lie within those larger parcels and which are allocated for development in the Plan. 
Such a review is necessary to assess the degree to which the release of these sites would 
harm the Green Belt and is a pre-requisite for undertaking any balancing exercise (the need 
for new housing v harm to the Green Belt and other planning factors) before concluding that  
those sites should be released from the Green Belt.   
 
Whilst I set out my view that land needs to be released from The Green Belt to provide for 
the current and future housing needs of the Borough at Q4.10 under Matter 4, the reviews 
which have taken place do not set out or seek to explain the exceptional circumstances to 
justify the release of the land forming site HSG7 (and HSG8 which is dealt with below) from 
the Green Belt. Neither the SHLAA nor the SA contain any such explanation. Furthermore 
neither the Plan nor the supporting documentation explains why site HSG7 has been 
allocated for housing in opposition to the advice in the Landscape Character Capacity study 
carried out by TEP and which forms part of the evidence base to the Plan. This identifies the 
whole of HSG7 as ‘land important to the setting of the settlement’.  
 
No consideration has been given to alternative ways of meeting the housing need by 
considering the release of smaller sites in the Green Belt. Given the importance and 
permanence of the Green Belt such an assessment is essential in order to ensure that only 
those sites which make the least contribution to the Green Belt are released from 
development. In such a way the integrity of the Green Belt will be preserved as far as 
possible  
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The approach of the Council therefore is at odds with para. 5.50 of the Plan which states : 
 
“In reviewing land to be released from the Green Belt for development, the exceptional 
circumstances should be weighed up against any potential adverse effects on the overall 
integrity of the Green Belt, according to an assessment of the whole of the Green Belt based 
around the five purposes”. 
 
Site HSG7 comprises two separate and distinct parcels of land. That to the south-east 
comprises a single field bounded to the west, south and east by existing urban development. 
It is bounded on two thirds of the length of its sides by existing urban development. The land 
lies at a lower level than the land to the north east and development here will have very 
limited impact on the wider landscape. With access provided from Lancing Road the 
development of this parcel can be made to relate well to neighbouring development. This 
land does not fulfil four of the five purposes of including land in Green Belts (bullet points 
1,2, 4 and 5 of para. 80 of the Framework). Its development will conflict with the purpose of 
safeguarding the countryside from encroachment but that applies to all land released from 
the Green Belt for development. 
 
Insofar as the northern part of HSG7 is concerned, the land fronting Nuneaton Road, the 
same considerations do not apply. The Green Belt Review states that Parcel BU1 (all of the 
land to the east of Bulkington north of Wolvey Road extending northwards to the canal) sits 
in a strategic gap between Nuneaton and Bulkington and that the parcel has a role to play 
in preventing ribbon development on the eastern side of Nuneaton Road (Issues 2and 1a of 
the Joint Green Belt Study 2015). 
 
The development of the northern parcel for housing would significantly compromise these 
functions and would seriously harm the integrity of the Green Belt at this sensitive location 
at the edge of the village. There is no explanation in the Plan, or the supporting 
documentation, to indicate why the Council has allocated this particular parcel of land for 
housing development or what exceptional circumstances exist for its release. The Council 
has not carried out any assessment of the impact of the development of this part of HSG7 
on this part of the Green Belt, as indeed it has not for any other parcels. Consequently this 
allocation is neither justified nor sound.   
 
Q6.49 At a strategic level, what assessment has been undertaken that there is a 
suitable point(s) of access that would not have a severe impact on highway safety? 
 
The Framework advises (para 162) that local planning authorities should work with other 
authorities and providers to assess the quality and capacity of infrastructure for transport, 
water supply, wastewater and its treatment etc as part of the plan making function. 
 
Insofar as site HSG7 is concerned there is no published assessment of either the highway 
or wastewater impact of the development despite the fact that the policy contains principles 
which refer to the need for highway and wastewater improvements (points 6, 7, 8 and 11). 
Notwithstanding this the Council has suggested in the housing trajectory that development 
will commence soon after adoption of the Plan. Until the highway and wastewater upgrading 
is known, and the cost and timescale for this is clear, there is no certainty that the site is 
currently deliverable. 
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Issue 3e HSG8 West Bulkington 
 
Q6.50 Are there exceptional circumstances to alter the Green Belt boundary at this 
location? 
 
The general points made above under Q6.48 in relation to the large extent of the parcels 
examined in the Green Belt Review, and the lack of any explanation/justification for release 
of parts of these larger parcels from the Green Belt, apply equally in respect of site HSG8. 
However our concerns in respect of this allocation are principally with respect to the 
allocation of the northernmost part of site HSG8 (land north of Bedworth Road).  
 
The Green Belt Review in respect of area BU4 (the land to the west of Bulkington north of 
Bedworth Road up to Marston Lane and bounded to the west by the railway line) states 
(Issues 1a and 2a) that : 
 

1. the parcel plays a significant role in preventing ribbon development along the north 
side of Bedworth Road; and  

2. it sits in an important strategic gap between Nuneaton and Bulkington; and  
3. it has an equally, if not more important, contribution to maintaining separation 

between Bulkington and Bedworth to the west.  
 
There is also an element of inter-visibility between the site and the historic core of Bedworth 
(Issue 4a) given that the site stands at a higher level than the land to the west and the railway 
line in not on embankment at this point (unlike the rest of HSG8 to the south). 
 
There is no published assessment of the impact of allocating the land north of Bedworth 
Road in site HSG8 on the Green Belt. Given the conflict with four of the five purposes if 
including land in Green Belts, namely to check the unrestricted sprawl of large built up areas, 
to prevent neighbouring towns from merging, to safeguard the countryside from 
encroachment and to preserve the setting and special character of historic towns, there is 
no justification for the allocation of this land when there are less sensitive sites in the Green 
Belt which could be released for housing.  
 
Q6.51 Has the site been appropriately assessed through Sustainability Appraisal and 
the SHLAA process? What evidence has informed the Council to revise its earlier 
assessments that the environmental sensitivity of the site meant it was not suitable 
for development?  
 
No. There is no explanation in any of the supporting documents to the submitted Plan to 
explain why this parcel of land was proposed for housing development in view of its 
environmental sensitivity. Likewise, there is no explanation as to possible alternative 
scenarios for meeting housing targets by the release of smaller areas of land within the 
Green Belt which do not have the same environmental constraints as this land. This includes 
my clients land at Swallow Meadow Farm which is shown on the OS plan overleaf and the 
layout plan at the end of this submission. This site can deliver 35 dwellings without harming 
four of the five purposes of including land in the Green Belt and without harm to the wider 
landscape (as acknowledged in the 2009 SHLAA). The site was not re-considered as part 
of the SHLAAs post 2009 despite the fact that the land was only excluded for consideration 
as a housing allocation at that time because it was within the Green Belt and the Council did 
not believe there was any need to release Green Belt land to meet their housing 
requirements.  
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Issue 4 – Are the Non-Strategic Housing Sites in the plan justified, effective and 
consistent with national policy? 
 
Q6.52 A number of the non-strategic sites are meaningful in terms of their capacity 
(including seven sites of between 66 and 143 dwellings). How have these sites been 
appraised for their sustainability and assessed for their environmental impact 
(including highways)? 
 
The criticism above re the assessment and lack of justification for the release of Green Belt 
sites HSG7 and HSG8 apply equally in respect of site NUN318, land to the rear of Marston 
House Farm, Nuneaton Road, Bulkington. Furthermore, there is no adequate explanation 
as to how the site has been appraised for its sustainability or environmental impact. 
 
Site NUN318 comprises a working farm with some employment provision in the form of 
workspace provided in redundant barns. The farmstead serves the neighbouring land on 
both sides of Nuneaton Road which is part of the holding. Its redevelopment for housing 
would have the following effects : 
 

• The need for a new farmstead on the retained agricultural land with the consequent 
impact on the Green Belt as a result of new large bulky agricultural buildings and 
silos. Despite the fact that agricultural development is deemed to be appropriate in 
the Green Belt there is no need for a new farmstead given that one currently exists 
on this Green Belt site. 

• A further encroachment onto agricultural land to the west of the existing developed 
area of the farmstead. 

• A form of development which would be out of keeping with its surroundings. A total 
of 43 dwellings are indicated to be provided on this site under policy DS5 (although 
the SHLAA refers to 45). The SHLAA indicates that the net site area is 1.12 ha such 
that 43 dwellings would result in a net density of 38.4 dwellings per ha. This is not 
appropriate in a countryside location.  

• The site is neither physically large enough nor of a suitable shape to accommodate 
this number of dwellings together with adequate gardens and landscaping along the 
western boundary. The Landscape Character Capacity Study identifies the land west 
of the ribbon of development north of Bulkington as being in need of landscape 
enhancement.  

• The SHLAA indicates that the site is within walking distance of local facilities. This is 
clearly nor the case. It is remote from services and facilities and is 2.5 kms from the 
centre of Bulkington.  

• This land forms part of the narrowest part of the ribbon of development between 
Bulkington and Whitestone with frontage development only immediately to the north 
and south. An estate form of development would be alien to the character of this part 
of the settlement. It would consolidate and expand the ribbon of development in this 
location which would seriously harm the form of this part of the settlement and cause 
significant harm to the Green Belt.    

 
There is no provision under Policy DS7 to remove site NUN318 from the Green Belt despite 
the fact that all of the ribbon of development along the western side of Nuneaton Road, 
Bulkington, is included within the Green Belt (Parcel BU5 in the Green Belt Review). 
 
The site should be deleted as an allocation in the Plan. My client’s site at Swallow Meadow 
Farm, Nuneaton Road, Bulkington is far more suitable for a housing development along the 
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lines shown on the layout plan at the end of this submission. Whilst this would also require 
the release of a similar sized Green Belt parcel of land it would be more sustainable in terms 
of accessibility, have less impact on the wider landscape and the Green Belt than site 
NUN318.   
 
 
 
Laurence Wilbraham Dip TP MRTPI 
Pheonix Projects Ltd 
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