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MATTER 6 - PROPOSED HOUSING SITES NUNEATON 

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? 

 

1.1 Policy SA1 is unnecessary because strategic housing policies HSG1 to HSG11 set 

out the requirements for each strategic allocation in detail. Policies in sections 10 

‘healthy, safe and inclusive communities’; 11 ‘natural environment’; and 12 ‘built 

environment’ adequately set out NBBC’s broader requirements that will need to be 

considered in preparing application proposals for the strategic housing allocations. 

Consequently, Policy SA1 is not justified or effective. 

 

1.2 Masterplans should not be necessary for all of the strategic housing allocations given 

the requirements set out in the detailed strategic housing Policies HSG1 to HSG11. 

However, concept plans might be beneficial for the larger strategic housing 

allocations where several planning applications by different 

landowners/housebuilders are likely to come forward. 

 

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? 

 

1.3 Policy SA1 is unnecessary. Even if it is retained the requirements for SuDS in 

application proposals is provided in sufficient detail in Policy NE4. 

 

Issue 2 – Are the strategic housing sites in Nuneaton justified, effective and 

consistent with national policy? 

 

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. 

 

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. 
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HSG1 North of Nuneaton (Q6.3, Q6.5) 

 

Multiple Ownerships (Q6.8) 

 

1.4 There are uncertainties over the deliverability of the allocation of HSG1 North of 

Nuneaton for 3,331 dwellings. The site is in multiple ownerships and several planning 

applications are coming forward in a piecemeal fashion. It is not clear how the 

strategic infrastructure required to support such a high number of dwellings is going 

to be secured. 

 

1.5 In its Housing Topic Paper (HTP, Examination document NBBC/33) NBBC states 

that HSG1 will deliver 1,556 dwellings within the first five years of the Borough Plan. 

This is despite the HTP providing very little information on the composition of the site 

including the number of land owners and developers who will build the 3,331 homes. 

The multiple sites that make up the allocation include large sites on their own 

including Top Farm for 1,700 dwellings, Calendar Farm for 850 dwellings and the 

Persimmon site north of Milby Drive for 493 dwellings. 

 

1.6 Given the scale of HSG1 we expected NBBC to clarify the annual build rates 

achieved to date and expected over the Plan period. Its failure to provide this 

information in the HTP is not consistent with national policy. 

 

1.7 It is unfeasible that such a large allocation in multiple ownerships will deliver 1,556 

dwellings within the first five years. It is also very risky to be so reliant on the 

allocation to deliver the 3,331 dwellings within the Plan period. 

 

Landscape (Q6.12) 

 

1.8 We provided detailed analysis of the TEP Nuneaton and Bedworth Landscape 

Capacity Study, January 2017 (Examination document T13.1-6) in our landscape 

evidence representations prepared by Matt Lee (March 2017). 

 

1.9 The Landscape Capacity Study (T13.1-6) was undertaken to inform NBBC’s decision 

making on allocations for the Borough Plan. Following desk-based analysis of the 

landscape character of the sites, field surveys of the landscape and visual qualities of 

each site were carried out. This was followed by an assessment of the scope for 

mitigation and whether the sites had landscape capacity to accommodate 

development. 
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1.10 The Landscape Capacity Study (T13.1-6) identifies that HSG1 is very large and 
covers 200 hectares with a northern boundary of three kilometres. It identifies that: 
“The existing farmland landscape of the site contributes to the pleasant setting to the 
northeastern edge of Nuneaton and the sense of separation between settlement and 
the A5.” (Paragraph 4.8) Clearly, such a large, sprawling site of 200 hectares will 
significantly harm this “pleasant setting” and there is a significant risk that its 
encroach on the separation between the settlement and the A5 will have an 
unacceptable impact. 

 
1.11 Reviewing NBBC’s commentary of the site selection process, the audit trail is not 

clear or sufficiently detailed to justify the proposed site allocations. The HTP makes 

no detailed references to the findings of the Landscape Capacity Study and how this 

influenced the site selection process. Only HSG6 School Lane, HSG11 Tuttle Hill and 

the former Hawkesbury Golf Course site are identified as having a high capacity to 

accommodate housing growth. HSG1 is not listed as having a high capacity. 

 

1.12 Throughout the assessment, the Landscape Capacity Study refers to the former 

Hawkesbury Golf Course site as being set within a landscape within which the urban 

influences surrounding it “cannot be considered to be remote or tranquil”, with an 

“unremarkable” landscape character. The assessment adds that whilst there is scope 

to improve views of the settlement, the “majority of the settlement edge is not 

attractive”, with “moderate-low” visual qualities (T13.3, page 5). On this basis, the 

Landscape Capacity Study identifies the former Hawkesbury Golf Course site as 

having a high capacity for accommodating residential growth, recommending that the 

site be taken forward as an allocation for housing (Table 1.0, page 18). This 

demonstrates that NBBC’s selection of HSG1 and not the former Hawkesbury Golf 

Course site is not justified and that the Plan is unsound. 

 

HSG2 Arbury (Q6.3, Q6.5) 

 

1.13 HSG2 is very constrained. The site is in the Green Belt; contains two ancient 

woodlands; and is adjacent to a SSSI, Arbury Hall and Historic Park and Gardens. 

 

Sustainability Appraisal (Q6.15) 

 

1.14 The Sustainability Appraisal of HSG2 has improved from the version that supported 

the Submission Plan to the version that supports the Publication Plan. For example, 

the landscape objective has improved from ‘significant negative’ to ‘negative’ and the 

cultural heritage objective has improved from ‘neutral’ to ‘positive’. NBBC has failed 

to justify in the Sustainability Appraisal and HTP its improved scoring of the site 

despite its uplift from 1,000 to 1,525 dwellings. Consequently, the Plan is not justified 

and is unsound. 

 

 

 

 



Matter 6: Proposed Housing Sites Nuneaton 
Terra Strategic Ltd. 

Represented by Tetlow King Planning 
Respondent No. 2.0022 

February 2018 
 

4 | P a g e  
 

Landscape 

 

1.15 NBBC’s audit trail is not clear or sufficiently detailed to justify its proposed site 

allocations. The HTP makes no detailed references to the findings of the Landscape 

Capacity Study, January 2017 (Examination document T13.1-6) and how this 

influenced the site selection process. Only HSG6 School Lane, HSG11 Tuttle Hill and 

the former Hawkesbury Golf Course site are identified as having a high capacity to 

accommodate housing growth. HSG2 is not listed as having a high capacity. 

 

Green Belt (Q6.16) 

 

1.16 The Joint Green Belt Study 2015 (Examination document P2.1-10, paragraph 5.8) 

recommends that the lowest performing parcels of Green Belt or parts of them, could 

be considered for removal from the Green Belt. These include BE4 (Former 

Hawkesbury Golf Course). Strategic housing allocations HSG2 Arbury, HSG3 Gipsy 

Lane and HSG9 Golf Drive in Nuneaton are not listed and are recommended to be 

retained as Green Belt. A summary of the findings of the Study is provided in figure 1 

below (Strategic sites in Nuneaton are highlighted). 

 

Figure 1: Summary of Findings of Joint Green Belt Study, January 2015 (P2.1-10) 

Borough Plan Site Ref. 2015 GB Study 2015 GB Study 

recommends site for 

release? 

Score Rank 

Former Hawkesbury Golf 

Course 

9 Joint 2nd Yes 

HSG2: Arbury 10 3rd No 

HSG3: Gipsy Lane 13 Joint 6th No 

HSG5: Hospital Lane 13 Joint 6th No 

HSG6: School Lane 6 Joint 1st Yes 

HSG7: East of Bulkington 12 5th No 

HSG8: West of Bulkington 13 Joint 6th No 

HSG9: Land at Golf Drive 11 Joint 4th No 

EMP2: Phoenix Way/Wilsons 

Lane 

6 Joint 1st Yes 

NUN181: Stockley Road 9 Joint 2nd Yes 

NUN286/317: Burbages Lane 11 Joint 4th No 

 

1.17 NBBC has attempted to justify its selection of sites in the Green Belt including 

strategic sites in Nuneaton - HSG2 Arbury, HSG3 Gipsy Lane and HSG9 Golf Drive - 
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in paragraph 2.97 of its HTP (NBBC/33): “The Council has retained the highest 

performing Green Belt parcels, particularly where it serves a key purpose of 

separating settlements. The Council has allocated sites that fit with the Council’s 

preferred spatial approach, whilst also utilising the lowest performing Green Belt 

parcels. As there is not enough low performing parcels for all the required 

development, it has also been necessary to utilise sites within low-medium 

performing parcels, as long as the wider Green Belt parcel was not unduly 

comprised.” 

 

1.18 Pages 44-47 of the HTP provides a table of the Green Belt sites detailing their scores 

in the Green Belt Study and NBBC’s comments to justify the site release (i.e. 

exceptional circumstances). NBBC’s comments are very brief and do not sufficiently 

justify exceptional circumstances to warrant the sites’ release from the Green Belt. 

This is particularly pertinent as eight of the strategic allocations are in the Green Belt 

and are expected to contribute 4,271 dwellings. A further 250 dwellings are proposed 

at non-strategic sites in the Green Belt (NUN181, NUN286/NUN317 and NUN318). 

Collectively Green Belt sites will provide a third of the overall housing requirement. 

 

1.19 NBBC has not followed the recommendations of the Green Belt Study, which is 

evident by its failure to allocate the former Hawkesbury Golf Course site that scores 

9/20. Notwithstanding this, NBBC now acknowledges in paragraph 2.100 of its HTP 

that the Hawkesbury site is a low scoring Green Belt site. The site, therefore, 

warrants a strategic allocation in the Borough Plan. 

 

1.20 It is unacceptable that NBBC has disregarded its own evidence base, which is 

contrary to the tests of soundness (positively prepared, justified, effective and 

consistent with national policy). 

 

Heritage Assets (Q6.20) 

 

1.21 HSG2 is the most constrained strategic site by heritage assets. 

 

1.22 The report ‘A Historic Environment Assessment of Potential Development Areas 

within Nuneaton and Bedworth Borough’ (HEA), July 2014 was prepared by Oxford 

Archaeology for NBBC. It assessed potential allocation sites including HSG2. 

Paragraph 4.7.19 summarises the sensitivity and key issues of HSG2: “The route of 

the proposed access road would have a severe impact upon the north avenue 

leading into the Grade II* Registered Park and Garden (RPG) of Arbury Hall, a site of 

national importance. It would also have a high impact on the settings of North Lodge 

and the Bath House, a Grade II* and Grade II Listed Building. The north west of the 

Strategic Site is considered to be of medium sensitivity in that it is considered likely 

that further Palaeolithic finds could be made here. The centre of the Strategic Site 

has remained largely undeveloped and is considered to be of medium sensitivity as it 

is possible that as yet unrecorded archaeological features could exist here. The other 

key sensitivities of the Strategic Site are the likely presence of Palaeolithic finds and 
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of further medieval kiln associated with the Chilvers Coton medieval pottery industry. 

Overall the Strategic Site is considered to be of high sensitivity.” (Emphasis added) 

 

1.23 Paragraph 132 of the NPPF states that “Substantial harm to or loss of designated 

heritage assets of the highest significance…should be wholly exceptional.” NBBC 

has provided no justification for the uplift at HSG2 and the former Hawkesbury Golf 

Course site is available. Consequently, the uplift at HSG2 is not “wholly exceptional”. 

As a result, it is not justified and the Plan is unsound. 

 

Deliverability 

 

1.24 HSG2 has increased from 1,000 dwellings in the Submission Plan to 1,525 dwellings 

in the Publication Plan yet only three hectares of employment use has been added to 

the total site area. The HTP does not sufficiently assess the uplift or the mitigation 

required. Given the constraints it is highly unlikely that any units will be delivered at 

the site in the first five years of the Plan. 

 

HSG3 Gipsy Lane (Q6.3, Q6.5) 

 

Green Belt (Q6.23) 

 

1.25 The Joint Green Belt Study 2015 (P2.1-10, paragraph 5.8) recommends that the 

lowest performing parcels of Green Belt or parts of them, could be considered for 

removal from the Green Belt. These include BE4 (Former Hawkesbury Golf Course). 

Strategic housing allocations HSG2 Arbury, HSG3 Gipsy Lane and HSG9 Golf Drive 

in Nuneaton are not listed and are recommended to be retained as Green Belt. The 

summary of the findings of the Study provided in figure 1 above identifies that HSG3 

Gipsy Lane is ranked as the highest performing strategic site in Nuneaton. 

 

1.26 As explained above (paragraph 1.17) NBBC seeks to justify its selection of sites in 

the Green Belt including strategic sites in Nuneaton HSG2 Arbury, HSG3 Gipsy Lane 

and HSG9 Golf Drive, in paragraph 2.97 of its HTP (NBBC/33). However, NBBC’s 

comments in pages 44-47 of its HTP are very brief and do not sufficiently justify 

exceptional circumstances to warrant the sites’ release from the Green Belt. 

 

1.27 A planning application for 575 dwellings was made in 2013 but was refused because 

of the location in the Green Belt. Given the planning refusal and Green Belt Study, it 

is unclear why the site has been allocated. 

 

1.28 It is clear that in allocating HSG3 (a high performing Green Belt site) and not the 

former Hawkesbury Golf Course site (a low performing Green Belt site), NBBC has 

not followed the recommendations of the Green Belt Study. Disregarding its own 

evidence base is contrary to the tests of soundness and the Plan is unsound. 
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Landscape (Q6.25) 

 

1.29 NBBC’s audit trail is not clear or sufficiently detailed to justify its proposed site 

allocations. The HTP makes no detailed references to the findings of the Landscape 

Capacity Study, January 2017 (Examination document T13.1-6) and how this 

influenced the site selection process. Only HSG6 School Lane, HSG11 Tuttle Hill and 

the former Hawkesbury Golf Course site are identified as having a high capacity to 

accommodate housing growth. HSG3 is not listed as having a high capacity. 

 

Flood Risk 

 

1.30 Parts of the site are located in flood zones 2 and 3. NBBC has provided very little 

information on how the site will accommodate 575 dwellings whilst avoiding the parts 

at flood risk. 

 

HSG9 Golf Drive (Q6.3, Q6.5) 

 

Landscape 

 

1.31 NBBC’s audit trail is not clear or sufficiently detailed to justify its proposed site 

allocations. The HTP makes no detailed references to the findings of the Landscape 

Capacity Study, January 2017 (Examination document T13.1-6) and how this 

influenced the site selection process. Only HSG6 School Lane, HSG11 Tuttle Hill and 

the former Hawkesbury Golf Course site are identified as having a high capacity to 

accommodate housing growth. HSG9 is not listed as having a high capacity. 

 

Green Belt (Q6.26) 

 

1.32 The Joint Green Belt Study 2015 (P2.1-10, paragraph 5.8) recommends that the 

lowest performing parcels of Green Belt or parts of them, could be considered for 

removal from the Green Belt. These include BE4 (Former Hawkesbury Golf Course). 

Strategic housing allocations HSG2 Arbury, HSG3 Gipsy Lane and HSG9 Golf Drive 

in Nuneaton are not listed and are recommended to be retained as Green Belt. The 

summary of the findings of the Study provided in figure 1 above identifies that HSG9 

Gipsy Lane is ranked joint 4th and as a high performing strategic site in Nuneaton. 

 

1.33 The HTP does not sufficiently justify exceptional circumstances to warrant the 

release of strategic sites in Nuneaton from the Green Belt. 

 

1.34 In allocating HSG9 (a higher performing Green Belt site) at the Publication Plan 

stage and not the former Hawkesbury Golf Course site (a low performing Green Belt 

site), NBBC has not followed the recommendations of the Green Belt Study. 

Disregarding its own evidence base is contrary to the tests of soundness and the 

Plan is unsound. 
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Heritage Assets (Q6.27) 

 

1.35 The Grade II listed Hill Farmhouse constrains development at the site. NBBC has 

failed to explain its assessment of the impact of development at HSG9 on the setting 

of the listed building. 

 

HSG10 Attleborough Fields (Q6.3, Q6.5) 

 

1.36 The site is in the countryside but not in the Green Belt. An outline planning 

application for 360 units has been made for which there was a resolution to approve 

in February 2017 subject to completion of the S106. Given the time taken for 

reserved matters and discharging conditions there is potential to deliver 20 units in 

the second year and 40 units per year for the last three years. 

 

1.37 Aside from some land parcels within HSG1 with planning permission, only HSG10 

Attleborough Fields has an application with a resolution to approve subject to 

completion of a legal agreement. Several of the landowners promoting the allocation 

allege that applications will be made following adoption of the Plan but these are 

most likely to be outline planning applications. Consequently, following the 

submission of reserved matters and discharge of conditions, construction is unlikely 

to start until 2020/21. 

 

1.38 HSG10 was allocated at the Publication Plan stage and not the former Hawkesbury 

Golf Course site. This decision is not justified by the evidence base. 

 

HSG11 Tuttle Hill (Q6.3, Q6.5) 

 

1.39 The site is in a flood zone and there are potential ecological issues. The site is in 

multiple land ownerships. There is no planning application submitted and so no 

certainty of delivery in next five years. HSG11 was allocated at the Publication Plan 

stage and not the former Hawkesbury Golf Course site. This decision is not justified 

by the evidence base. 

 

Coventry Canal (Q6.30) 

 

1.40 Development of HSG11 will not bring forward the same level of significant community 

benefits including the regeneration of Coventry Canal that Hawkesbury Marina and 

Canal Village at the former Hawkesbury Golf Course site has the potential to deliver. 

 

Q6.4) Explain whether the site contains best and most versatile agricultural 

land, and, if so, of what grades. 

 

1.41 Paragraph 112 of the NPPF requires 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 
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necessary, local planning authorities should seek to use areas of poorer quality land 

in preference to that of a higher quality.” 

 

1.42 Annex 2 of the NPPF defines “best and most versatile agricultural land” as such land 

“in Grades 1, 2 and 3a of the Agricultural Land Classification”. The Landscape/Visual 

Appraisal (March 2017) by Matt Lee confirms that the Former Hawkesbury Golf 

Course site is classified as Grade 4 (Poor) agricultural land. 

 

1.43 To put this into context, figure 2 below summarises the agricultural land classification 

of the allocated strategic and non-strategic housing sites (Strategic sites in Nuneaton 

are highlighted). 

 

Figure 2: Agricultural Land Classification Summary Table 

Site Agricultural Land Classification Rank 

Former Hawkesbury Golf 

Course 

Grade 4 Joint 2nd  

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

Joint 7th  

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

4th  

HSG3: Gipsy Lane Grade 4 Joint 2nd  

HSG4: Woodlands Approx. 70% Grade 3; 
Remainder Grade 4 

3rd  

HSG5: Hospital Lane Grade 3 / Not Graded 6th  

HSG6: School Lane Not Graded - 

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

Joint 7th  

HSG8: West of Bulkington Grade 3 Joint 5th  

HSG9: Land at Golf Drive Approx. 50% Grade 2; 
50% Grade 3 

Joint 7th  

HSG10: Attleborough Grade 4 Joint 2nd  

HSG11: Tuttle Hill Former Quarry 1st  

EMP2: Phoenix Way / Wilsons 
Lane 

Grade 3 Joint 5th  

NUN181: Stockley Road Grade 4 Joint 2nd  

NUN286/317: Burbages Lane Grade 3 5th  

 

 


