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Wednesday 30 August 2017 

 

Mr Darren Grant 
Nuneaton & Bedworth Borough Council 
Town Hall 
Coton Road 
Nuneaton 
CV11 5AA 

 

Dear Mr Grant, 

 

Proposal: Residential development of up to 575 houses including a mixed use neighbourhood 
centre, public open space, footpaths, cycleways, water attenuation basins and associated 
infrastructure, including realignment of Gipsy Lane (Outline with all matters reserved). 
Location: Land Adjacent to, Gipsy Lane/Marston 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 reason: 
 

• 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 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 the access strategy for the 
development. 
 

Our Ref CRTR-PLAN-2017-22986  

Your Ref 035037 
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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 
residents. 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 adjacent to the site on 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 
them suitable for use by cyclists. The parapets also do not comply with current design 
standards (height) for a cycle path. 
 
The submitted Heritage statement appears to have concluded that there are no heritage 
assets, due to the canal bridge not being listed. However, as you will be aware the canal 
corridor (including the existing bridge) 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. 
 
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.  
 
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 
ensure the bridge can accommodate the proposed use without adversely impacting on its 
integrity or character. 
 
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.  
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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. 
 
The Trust 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 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 for the overall sustainability of the proposed development site and can 
therefore expect increased usage. 
 
 
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 
employment allocation at Faultlands Farm 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. 
 
Whilst the current site had come forward in advance of the emerging Borough Local Plan 
there is a current application with the LPA for the Faultlands Farm site and therefore there is 
opportunity to consider the developments together and develop a comprehensive 
redevelopment masterplan for the area. In isolation though the development of the current 
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site and its removal from the Green Belt will still lead to a significant change in the character 
of the canal at this location. 
 

In principle, the illustrative master plan shows a positive design strategy for the canal 
corridor. Proposed circulation shows clear primary routes through the development that 
connect to the canals towpath, encouraging its use as a public amenity, place of wellbeing or 
sustainable vehicular free route.  
 
The Design and Access Statement and Illustrative Masterplan suggest a linear parkland 
aside of the towpath which adjoins the development through a street frontage looking onto 
the navigation. This approach would soften the developments visual impact, promote the 
canals use as an amenity and retain a sense of the canals naturalistic setting.  
 
A frontage to the canal is far more beneficial than rear plot boundaries facing onto the canal 
as it would encourage more canal side engagement, vibrancy and sense of community. To 
get the right balance within the canalside parkland its width would need to be thin enough to 
allow views through to the navigation from the development but broad enough to cultivate a 
naturalistic character alongside the towpath and buffer elements such as parked cars and 
large areas of hardstanding.  
 
The submitted parameters plan does appear to set appropriate principles for the 
development of the site though there is opportunity to further strengthen the design 
principles and ensure the overall vision for the site is achieved. 
 
The submission indicates that maximum building heights are proposed at 10.5 meters 
across the site. To ensure the impact of the development on the setting of the canal is 
minimised it is considered that heights should be stepped down aside of the canal corridor 
with canal side plots being pitched roof only.  
 
This should be included within the parameters plan to embed the approach to the canal side 
frontage. Either the frontage direction should be denoted on the plan or secondary routes 
should be illustrated to confirm the frontage within the overarching design strategy.  
 

In addition, reserved matters application should be accompanied by a topographical survey 

(including the towpath and canal) and proposed site levels and finished floor levels so that an 

assessment of the overall visual impact of the development and impact of any level changes 

on the integrity of the canal corridor can be fully assessed. This could be required by condition. 

The canal side parkland / landscape is shown and this may buffer the impact of the 
development to some extent. However, it does look to be quite narrow on the submitted 
plans. To ensure the parkland/landscaping is effective it should be a minimum 6m in width, 
this could be required by condition. 
 
A Landscape Maintenance and Management plan should be required for the parkland / 
landscaping area, this could be required by condition.  
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Impact on the structural integrity of the waterway due to the drainage proposals 
The submission indicates the provision of attenuation ponds within the site though at this 
stage there are no details as to where water from the attenuation ponds will be discharged 
and it appears soakaways are not possible.  
 
Discharge of surface water to the canal, the feeder channel or to a watercourse which is 
culverted beneath the canal may result in significant impact on the structural integrity, water 
quality and the biodiversity of the waterway. It is therefore important to ensure that no 
contaminants enter the canal from surface water drainage and full details should be 
submitted and agreed as part of reserved matters submissions.  
 
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. 
 
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. 
 
 
The submitted Air Quality assessment does not refer to the canal. The impacts on the canal 
during construction with regards to air quality and noise do need to be fully considered. 
Potential contamination of the waterway and ground water from wind blow, seepage or spillage 
at the site should also be avoided and details of pollution prevention measures should be 
provided. Works should also be carried out at appropriate times to avoid adverse impacts to 
nesting birds / bats etc. These matters could be addressed by the imposition of a condition 
requiring the submission of a Construction and Environmental Management Plan. 
 
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)  
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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 
Area Planner (West Midlands) 
Anne.Denby@canalrivertrust.org.uk 
01926 622752 

 

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

