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1. Introduction 

1.1 This Hearing Statement has been prepared on behalf of Richborough Estates in respect 
of land they are promoting to the east and west of Higham Lane, Nuneaton (the site). A 
site location plan is enclosed at Appendix 1. Although the site has not been allocated 
to date in the Local Plan, it is available and represents a suitable, deliverable 
opportunity for major residential development within the Borough. The site could 
deliver up to 900 dwellings, with 700 dwellings on land to the west of Higham Lane and 
200 dwellings on land to the east of Higham Lane. 

1.2 A planning application for up to 200 dwellings and associated open space has been 
submitted to Nuneaton and Bedworth Borough Council (NBBC) for the land to the east 
of Higham Lane (application reference 035338). A decision is due on or before 16 
February 2018. 

1.3 This Hearing Statement provides written responses to relevant questions between 
Q6.3 to Q6.14 respectively. Richborough Estates welcome the opportunity to 
participate during the programmed Hearing Session for Matter 6 on Tuesday 27 
February 2018. 



4 
 

2. Response to Inspector’s Questions 

2.1 This section sets out our response on behalf of Richborough Estates to the questions 
that have been raised by the Inspector in his ‘Stage Two Hearings 2018 – Inspector’s 
Matters, Issues and Questions’ paper, dated 5 January 2018. We provide written 
responses to the relevant questions Q6.3 to Q6.14 respectively, with appendices. 

Matter 6 – Proposed Housing Sites – HSG1 North of Nuneaton 

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?  

2.2 No comment.  

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? 

2.3 No comment.  

Q6.3) Explain whether there are any significant land use constraints on the site and 
how it is envisaged that such constraints will be overcome. 

2.4 We respond to this question at Q6.7 below. 

Q6.4) Explain whether the site contains best and most versatile agricultural land, 
and, if so, of what grades. 

2.5 We respond to this question at Q6.7 below. 

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. 

2.6 We respond to this question at Q6.7 below. 

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. 

2.7 We respond to this question at Q6.7 below. 

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? 

2.8 As set out in our response to Matter 3, we are concerned that there is an insufficient 
buffer of housing supply against the Borough’s housing requirement. We consider a 
minimum buffer of 10% is necessary, which equates to the allocation of an additional 
625 dwellings to ensure the Plan provides sufficient flexibility, certainty and choice in 
the market. 
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2.9 We make the case in our Statement to Matter 4 that land to the east of Higham Lane 
represents a more appropriate residential allocation than other sites proposed for 
allocation at Nuneaton, which are located in the Green Belt. This raises issues as to 
whether the requisite exceptional circumstances have been demonstrated to release 
land from the Green Belt in this location.  

2.10 The Council should therefore allocate land to the east and west of Higham Lane to 
ensure an adequate supply of housing is maintained throughout the Plan period; with 
the land east of Higham Lane able to deliver in the early years of the Plan in order to 
help NBBC demonstrate a five-year housing land supply from the outset, and land west 
of Higham Lane being adding flexibility to the supply later in the Plan period – with the 
potential for it to be safeguarded for development in the future, or should other 
allocations fail.  

2.11 Land to the east of Higham Lane is currently subject to a planning application for up to 
200 dwellings and associated open space (NBBC reference 035338). As set out in the 
supporting assessments and surveys submitted with the planning application, there are 
no known constraints to delivering this site. We set out at paragraph 2.10 of our 
Matter 2 hearing statement how draft policy HSG1 ‘North of Nuneaton’ could be 
amended to include land to the east of Higham Lane.  

2.12 We consider the relevant matters associated with delivery below. 

Agricultural Land Classification 
2.13 The land east of Higham Lane and the surrounding area comprises Grade 3 agricultural 

land (Good to Moderate), as identified on Natural England’s Agricultural Land 
Classification Map. The site would represent a minimal loss of any Grade 3 agricultural 
land. 

Heritage 
2.14 The Archaeological Desk Based Assessment submitted with the planning application 

confirms that the site does not contain any designated heritage assets, nor would 
development of the site affect the significance of any designated heritage asset in the 
surrounding area. The site has low archaeological potential in relation to all periods 
with the exception of a low to moderate potential for Roman roadside evidence in the 
north part of the site, adjacent to Watling Street. 

2.15 Given the limited archaeological potential for the site and the inclusion within the 
concept masterplan of a substantial area of public open space in which preservation in 
situ is possible, there are no archaeological constraints to delivering the site. In 
response to comments from Warwickshire County Council Archaeology Officers, a 
Geophysical survey is currently being undertaken to further assess whether 
development of the site would result in archaeological implications. 

Ecology 
2.16 The Ecological Appraisal submitted in support of the application confirms that the key 

habitats on-site are the hedges, which are priority habitats of Principle Importance; the 
Appraisal sets out that the on-site ponds and Change Brook could also potentially meet 
the criteria for priority habitats for Principal Importance. It is anticipated that the 
following opportunities will be able to enhance the ecological value of the site: 
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• Creation of wildlife corridor, at least 10m wide, along the eastern site boundary; 

• Provision of bird nest boxes on retained trees and new buildings to provide 
additional breeding opportunities; 

• Provision of bat roost opportunities on retained trees and new buildings; and 

• Planting of native plant species within landscaping. 

2.17 A Bat Activity Survey was also submitted. This demonstrates that the site has low levels 
of common pipistrelle activity, with very local levels of activity by other bat species.  

2.18 The concept plan for the site has been prepared and shows the proposed development 
avoids direct impacts on the stream and vegetation close to the stream where the 
highest levels of common pipistrelle were recorded. As such, it is evident that the land 
north of Nuneaton can be developed in a sympathetic manner. 

2.19 The concept masterplan further shows how all hedgerows will be retained on the site, 
and buffered from development, with the exception of a small section of hedgerow 
which is proposed to be removed in order to create a visibility splay and access into the 
site. 

Highways 
2.20 The site will be accessed from Higham Lane, via a new priority junction. The Transport 

Assessment submitted in support of the planning application shows that development 
is likely to generate approximately 120 two-way trips in the busiest AM and PM peak 
periods.  

2.21 The impact of the development traffic on the local highway network has been assessed 
using the Nuneaton and Bedworth Wide Area model and it concluded that a financial 
contribution will be provided to help fund the proposed improvement scheme at the 
Higham Lane junction. 

2.22 The development of land to the east of Higham Lane is not expected to have a material 
impact on the A5 (Watling Street) / Higham Lane junction to the north of the site.  

2.23 The amenity of future residents has been considered and given the land north of 
Nuneaton is readily accessible by a variety of modes of transport, there will be 
potential to reduce reliance upon the private car.  

2.24 Further information in relation to accessibility of land north of Nuneaton, air quality 
matters and assumptions on modal shift are provided in our responses to the 
Questions below. 

Q6.8) Is the Plan (and evidence base (Appendix N of NBBC/33)) sufficiently clear on 
what has been built/ permitted/ remains to be allocated at this location? 

2.25 We respond to this question at Q6.9 below. 
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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)? 

2.26 Yes, Appendix N of NBBC/30 clearly identifies the sites within allocation HSG1 which 
are either complete, under construction, not yet started or have a resolution to grant 
planning permission. 

2.27 For clarity, the total capacity of allocation HSG1 is 4,439 dwellings over the plan period, 
a capacity of 1,556 dwellings remains available within the next five years, and 2,593 
dwellings remain available beyond five years (as set out in our Matter 3 Hearing 
Statement). This includes 850 dwellings at Callendar Farm which received a resolution 
to grant on 30 January 2018. 

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? 

2.28 The site subject to the outline planning application is outside of the Air Quality 
Management Area. Air Quality will not adversely impact on the amenity of any 
residents of future development of the site. 

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. 

2.29 As set out in the Travel Plan submitted in support of the planning application for land 
east of Higham Lane, the site is sustainably located, with sufficient access to local 
facilities. 

2.30 There are options for future residents to access key employment, leisure and 
educational facilities by bicycle; within a 10 minute cycle ride residents could reach the 
centre of Nuneaton and Harrowbrook Industrial Estate; Hinckley town centre could be 
reached within a 25 minute bicycle ride. 

2.31 A number of bus services (Nos. 65, 67 and 7A) travel along Higham Lane, past 
Richborough’s site,  providing access to Nuneaton, MIRA, Mancetter, Atherstone, 
Grendon, Dordon, Polesworth, Tamworth, Burbage and George Eliot Hospital. 

2.32 The No.65 bus service also stops within 60m of Nuneaton Train Station, which is 
located approximately 3km from the housing allocation HSG1. The Birmingham New 
Street to Stanstead Airport line, operated by Cross Country Trains serves Nuneaton 
Station. The line runs an hourly service and provides links from Nuneaton to stations 
such as Coventry, London Euston, Leicester, Crewe, Peterborough, and Cambridge. 

2.33 An existing footway runs along the eastern side of Higham Lane, to the north the 
footway links to an existing footway/cycleway on the northern side of the A5. 
Pedestrian access is facilitated across the A5, providing a pedestrian link from the site 
to Harrowbrook Industrial Estate (circa 3km from the site) and MIRA (within 1.9km 
from the site). 

2.34 Ultimately, the land north of Nuneaton is readily accessible by a variety of modes of 
transport that have potential to reduce reliance upon the private car. Future residents 



8 
 

will have a tangible choice about how they travel and the allocation of land east of 
Higham Lane would therefore accord with the guiding principles of the NPPF. 

Q6.12) Is the proposed extent of the landscape buffer and criterion 31 of Policy HSG1 
justified? Is the retention of land above 90metre AOD for open space justified? 

2.35 Richborough’s site lies outside of the HSG1 allocation and is located within the area 
identified as ‘landscape buffer’, between the allocation and the A5 corridor.  

2.36 A Landscape and Visual Impact Assessment (LVIA) has been undertaken, which 
considers in the analysis the history of the buffer and the role that the site plays within 
it as part of the Impact Assessment. A copy of the LVIA is enclosed at Appendix 2. 

2.37 The landscape buffer is not currently within any specific landscape planning 
designation, nor is it recognised as being of high landscape or visual sensitivity.  

2.38 The Assessment concludes that the buffer has appeared as a result of a series of 
studies carried out by The Environment Partnership (TEP) and in summary one of the 
latest study’s (Landscape Capacity and Scope for Mitigation section of the previous site 
proformas) states that: 

“4.8 The existing farmland landscape of the site contributes to the pleasant setting to 
the North-eastern edge of Nuneaton and the sense of separation between settlement 
and the A5. 

4.9 In the event that the site is to be developed, the landscape treatment of northern 
edge of the site would be particularly important as to minimise the risk of the setting of 
the settlement being undermined and the sense of the separation between the 
settlement and the A5 being reduced…” 

2.39 As set out in the LVIA, it is not considered that the extent of the landscape buffer is 
justified.  

2.40 The proposals for up to 850 at the Callendar Farm Phase II site received a resolution to 
grant at Planning Committee on 30 January 2018 (NBBC reference 034615). The 
proposals include development within the landscape buffer comprising residential, 
school use, community park and allotments, and a rest area.  

2.41 At page 37 of the officer’s report to Planning Committee (a copy is enclosed at 
Appendix 3) it states that: 

“…this level and type of development is acceptable and the lack of housing land takes 
precedence over the protection of the landscaped buffer at this stage of the 
development plan preparation”. 

2.42 We agree and consider that the Council should be consistent in its approach to the 
entire landscape buffer.  

2.43 The proposed concept masterplan for land east of Higham Lane (Appendix 4) has been 
landscape and visually-led, respecting the draft allocation at HSG1, and enhancing the 
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natural boundary of the A5 to the north of the site. An illustrative landscape 
masterplan (Appendix 5) has also been prepared.  

2.44 These plans illustrate that the northern boundary of the development has been set 
back from the A5 to retain a sense of depth and scale in the context of the field 
enclosures that form part of the local landscape character and comprises an articulated 
edge. This reflects the character of the overall northern edge of the emerging HSG1 
allocation and the approach taken to the Callendar Farm Phase II proposals, as well as 
the proposals for up to 23 dwellings in the landscape buffer at Meadowcroft Farm 
(NBBC reference 034587), adjacent to the Callendar Farm Phase II site. The 
Meadowcroft Farm application received a resolution to grant on 10 October 2017.   

2.45 The assessment of impacts on landscape character undertaken in the LVIA determines 
that the impacts of the proposed masterplan on the significance of effect on the Anker 
Valley Estate Farmlands Local Landscape to be minor adverse. 

2.46 The assessment of impacts on visual amenity has determined the significance of effect 
to range from negligible adverse to major adverse, the latter where views are in close 
proximity to the site, and which would typically be the conclusion for many similar 
development scenarios.  

2.47 As well as the LVIA, evidence regarding the robustness of the landscape buffer was 
enclosed at Appendix 2 of our original Matter 3 Hearing Statement. 

2.48 We consider that the treatment of the A5 to the east of Higham Lane could be 
simulated to the west of Higham lane to ensure a consistent approach along this route. 

2.49 The retention of land above 90m AOD for open space is in our opinion, arbitrary. It 
relies on a development parameter in complete isolation, which cannot be justified in 
landscape and visual terms as decision makers must consider the interaction of all 
relevant elements (landscape features, character and visual amenity) together. Above 
90m AOD may be a material issue in some instances, but equally it is meaningless in 
others, as is the case for land to the east and west of Higham Lane. 

2.50 Furthermore there is nothing significant about the 90m contour. Respecting specific 
contour lines as development parameters may bear relevance in some cases, such as 
the historic setting of settlements on sloping ground where the breach of the contour 
line would be inconsistent with historic settlement development, or in respect of 
matters such as flood risk. There is no such significance at land to the east and west of 
Higham Lane.   

Q6.13) Paragraph 6.34 of the Plan refers to a new distributor/ link road through the 
allocation. Is the alignments understood and should it be identified on the Policies 
Map? Would it be delivered through existing permissions and resolutions to grant 
permission? 

2.51 The promoters of land to the north of Nuneaton are aware of the aspiration of the 
Borough and Highways Authority to have a northern link road and as far as we are 
aware, the potential alignment of that link road through the allocated sites. Our 
Transport Consultants understand that any doubts in relation to the delivery of the link 
road, due to site constraints, have now been allayed.  
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2.52 The respective planning applications for the Persimmon Homes site located to the east 
of Higham Lane and the Top Farm site located to the west of Higham Lane, indicate the 
junctions will come forward as a four-arm traffic signal junction (or as 3-arm layouts 
should the other development not come forward). Given that neither of these 
proposed developments are truly committed (i.e. they are draft allocations), it would 
be helpful for the link road to be included on the Policies Map.   

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]? 

2.53 It is anticipated that the new A5 junction would connect through to the new link road, 
and then onto the A47 via the Callendar Farm development. Further studies should be 
undertaken to understand how an additional junction could serve the development of 
land north of Nuneaton. 
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Appendix 1: Site Location Plan 
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Appendix 2: Landscape and Visual Impact 
Assessment 
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Appendix 3: Officer’s Report to Planning 
Committee for Callendar Farm 
Phase II outline planning 
application (30 January 2018) 



PLANNING APPLICATIONS 

Item No. 2 
REFERENCE No. 034615 

Site Address: Site 31b001 - Watling Street Watling Street, Nuneaton 

Description of Development: Residential development of up to 850 
dwellings with two points of vehicular access,mixed use local centre including 
retail development and community buildings (A1 to A5 D1 and D2 use classes). 
Primary School. Provision of rest area to replace lay bys on the A5. Demolition 
of existing agricultural buildings and 162 The Long Shoot. Green infrastructure. 
Open space network footpaths and cycleways childrens play space sports 
pitches sustainable drainage and ancillary works (Outline to include access) 

Applicant: Callendar Farm Ltd 

Ward: WE  

RECOMMENDATION: 
Planning Committee is recommended to grant planning permission, subject to 
a legal agreement and the conditions printed.  

INTRODUCTION: 
This application is for the residential development of up to 850 dwellings with 
two points of vehicular access, mixed use local centre including retail 
development and community buildings (A1 to A5 D1 and D2 use classes), a 
Primary School, provision of rest area to replace lay bys on the A5, demolition 
of existing agricultural buildings and 162 The Long Shoot, green infrastructure 
open space network footpaths and cycleways childrens play space sports 
pitches sustainable drainage and ancillary works (Outline to include access) at 
Site 31b001 - Watling Street Watling Street, Nuneaton. 

BACKGROUND: 
The  development  comprises  up  to  850  dwellings, and will provide  affordable 
housing  at  25%  of  the  total dwellings provided. Also proposed is a primary 
school, community hub/local centre, open space, vehicular access of the A5 
and The Long Shoot and associated infrastructure. Details of Access off the A5 
and The Long Shoot are provided, all other matters are reserved for subsequent 
approval. The application site is approximately 42.5ha.The site is greenfield 
agricultural land located on the edge of the urban area.  
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An earlier phase of development, on land known as “Land at 162 The Long 
Shoot and  Callendar  Farm  South,  Nuneaton”  which  constitutes  Phase  1  
has  been granted  outline permission  for  150  dwellings  (application  
reference:  032578) and the Reserved Matters Application is Still under 
consideration (ref 034969).  Phase 2, the subject of this application, forms the 
final phase of development up to the A5 site boundary and proposes to utilise 
and upgrade the approved access off The Long Shoot (with the demolition of 
162) as well as a new access off  the  A5. The application is accompanied by 
an Environmental Impact Assessment. 
 
The dwellings are proposed are at an average density of 35 dwellings per 
hectare. 
 
This is an outline application. The following matter is to be considered at this 
stage: 

 Access – accessibility to and within the site for vehicles, cycles and 
pedestrians in terms of the positioning and treatment of access and 
circulation routes and how these fit into the surrounding access network. 
 

The remaining matters will be dealt with at a later stage and relate to: 
 

 Layout – the way in which buildings, routes and open spaces are 
provided within the development and their relationship to buildings and 
spaces outside the development. 

 Scale – the height, width and length of each building proposed in relation 
to its surroundings. 

 Appearance – The aspects of a building or place which determine the 
visual impression in makes, including the external built form of the 
development. 

 Landscaping – Treatment of private and public space to enhance or 
protect the site’s amenity through hard and soft measures, for example, 
through planting of trees or hedges or screening by fences or walls. 

 
Notwithstanding the responses received, this application is being reported to 
Committee at the request of Councillor Kondakor 
 
RELEVANT PLANNING HISTORY: 

 034969 Approval of Reserved Matters for the erection of 150 dwellings 
 032578 Outline Erection of 150 dwellings Approved. 

 
RELEVANT PLANNING POLICIES: 

 Saved Policies of the Local Plan 2006: 
o H3 - Affordable Housing; 
o H5 - Housing Capable of Adaption; 
o H6 - Planning Obligations; 
o ENV3 - Rural and Urban Countryside; and 
o ENV14 - Supplementary Planning Guidance / Supplementary 

Planning Documents. 
 Affordable Housing SPD 2007. 
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 Residential Design Guide 2004. 
 National Policy Planning Framework (NPPF). 
 National Planning Practice Guidance (NPPG). 

 
CONSULTEES NOTIFIED: 
C.P.R.E., Warwickshire Wildlife Trust, Open Space Society, Hinckley and 
Bosworth Borough Council, Place Partnership, National Grid, Severn Trent 
Water, Ramblers Association, Coal Authority, Sport England, Central Networks, 
Environment Agency, Western Power, Highways England, Natural England, 
North Warwickshire NHS CCG, WCC Footpaths, WCC Rights of Way, WCC 
Archaeology, WCC Flood Risk, WCC Infrastructure Team, WCC Highways, 
NBBC Refuse and Cleansing, NBBC Housing, NBBC Leisure, NBBC Local 
Plans, NBBC Environmental Health. 
 
CONSULTATION RESPONSES: 
No objection subject to conditions: 
NBBC Housing, WCC Archaeology, NBBC Environmental Health, 
Warwickshire Fire and Rescue, WCC Flood Risk Management, WCC 
Foothpaths, George Eliot Hospital Trust, Hinckley and Bosworth Borough 
Council, WCC Infrastructure Team, NBBC Leisure, Place Partnership, NW 
NHS CCG, Warwickshire Police, Highways England, WCC Highways 
 
No objection from: 
Coal Authority, Environment Agency, Natural England, Ramblers Association, 
Sport England. 
 
No response from: 
C.P.R.E. Warwickshire Wildlife Trust, Open Space Society, National Grid, 
Severn Trent Water, WCC Rights of Way, Central Networks, NBBC Refuse and 
Cleansing, Western Power. 
 
Objection from: 
NBBC Parks and Countryside, NBBC Policy. 
 
NEIGHBOURS NOTIFIED: 
5-11(inc) Chichester Close; 5-10 (inc), 12-22 (even) Gloucester Close;10-14 
(inc), 23-27 (inc) Norwich Close; 13-35 (odd) 20-36 (even) 69, 71 Pallett Drive; 
121-153 (odd)157-179 (odd),193-203 (odd)130-188 (even) The Long Shoot; 
Swallow House, Nuneaton Fields farm, Callendar Farm, Meadowcroft Farm, 
145 Watling Street. 
 
Neighbouring properties were sent letters notifying them of the proposed 
development on 8th February 2017 and 15th December 2017. A site notice was 
erected on street furniture on 17th February 2017 and the application was 
advertised in The Nuneaton News on 22nd February 2017 and 13th December 
2017.  
 
 

Planning Applications Committee - 30 January 2018 30



 

POA 

NEIGHBOUR RESPONSES:  
There have been 18 letters of objection from 15 addresses. The comments are 
summarised below; 
 

1. Loss of peace and tranquillity 
2. Loss of view 
3. Merging of settlements 
4. Severe impacts from increased traffic 
5. Pollution 
6. Footpath and cycle path directly to rear boundary 
7. Impact on health service 
8. Impact on schools 
9. Town centre has nothing on offer 
10. No amenities on the site means more journeys into St Nicolas Park Drive 
11. No need for these houses in the Borough 
12. Not sustainable development 
13. Lorry park is in landscaped buffer in draft Borough Plan 
14. Not enough green space provided, potential loss of trees and hedgerows. 
15. Loss of local countryside 
16. Walking and cycling opportunities are limited. 
17. Bus routes are inadequate 
18. Increased risk of accidents 
19. Impact on air quality 
20. Building heights are too great. 
21. Area of land is greater than Borough plan allocation. 
22. Overdevelopment of the site. 
23. Lorry park is industrial in scale and is uncontrolled. Potential for noise and 

disturbance from lorries, and antisocial behaviour. 
24. Potential for flooding from raised ground levels and swales. 
25. Loss of farm 
26. Potential for changes to plans after approval. 
27. Increased use of footpath creates security risk 
28. Highways modelling does not cater for pedestrians. 
29. Flooding 
30. Maximum building heights seem tall. 
31. Cycling not adequately catered for. 
32. No changing facilities for sports pitches. 

 
APPRAISAL: 
The key issues to assess in the determination of this application are;  
 

1. The Principle of Development  
2. Travel, Transportation and Highway Safety 
3. Flooding and Drainage 
4. Open Spaces and Ecology  
5. Uses on Site  
6. Noise and Air Quality 
7. Planning Obligations  
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1. Principle of Development  
Paragraph 7 of the National Planning Policy Framework 2012 (NPPF) states: 

 
There are three dimensions to sustainable development: economic, social and 
environmental. These dimensions give rise to the need for the planning system to 
perform a number of roles: 
● an economic role – contributing to building a strong, responsive and competitive 
economy, by ensuring that sufficient land of the right type is available in the right places 
and at the right time to support growth and innovation; and by identifying and 
coordinating development requirements, including the provision of infrastructure; 
● a social role – supporting strong, vibrant and healthy communities, by providing the 
supply of housing required to meet the needs of present and future generations; and 
by creating a high quality built environment, with accessible local services that reflect 
the community’s needs and support its health, social and cultural well-being; and 
●an environmental role – contributing to protecting and enhancing our natural, built 
and historic environment; and, as part of this, helping to improve biodiversity, use 
natural resources prudently, minimise waste and pollution,  and mitigate and adapt to 
climate change including moving to a low carbon economy. 
 
It is made clear in the NPPF that these roles should not be undertaken in isolation, 
because they are mutually dependent. Economic growth can secure higher social and 
environmental standards, and well-designed buildings and places can improve the 
lives of people and communities. Therefore, to achieve sustainable development, 
economic, social and environmental gains should be sought jointly and simultaneously 
through the planning system.  
 
Planning law requires that applications for planning permission must be determined in 
accordance with the development plan unless material considerations indicate 
otherwise and the guidance contained in the NPPF is a material consideration in the 
determination of planning applications. 
 
It is recognised that the Council currently does not have a five year supply of 
deliverable housing land. This however is likely to change should the emerging 
Borough Plan be found sound by an Inspector and subsequently adopted. As things 
stand currently though the Borough cannot demonstrate a supply to meet the identified 
housing need, mainly because of the low rate of completions over the past few years, 
and the amount of housing designations in the emerging Borough Plan that are in the 
Green Belt which will not come forward except through the local plan process, and that 
this in itself is a matter which weighs in favour of the application. 
 
At the Local Plan Inquiry for the 2006 Local Plan, the Inspector stated in his report that 
the plan should attempt to give greater flexibility and cater for medium and long term 
housing need. This gave rise to 2 separate areas of land designation: Area of Restraint 
(ENV2) and Countryside (ENV3) to allow for long term protection and medium term 
protection respectively of the designated areas of land as opposed to the permanent 
protection of the Green Belt allocation. The overriding intention of these designations 
of Env2 and Env3 was to protect the area’s inherently open character, through the 
promotion of the sequential process for releasing land for development. 
 
The land is designated as Env3 in the 2006 Borough Plan. This policy states: 
 
Env3   Planning permission will only be granted for development in the countryside if 
it:  
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a. is  necessary  to  meet  the  needs  of  farming,  forestry,  agriculture, recreation,  

tourism and other enterprises with an essential requirement to locate in the 
countryside; or  

b. represents  a  land  use  for  which  there  is  a  demonstrable  need  which cannot  
be  met  within the urban area; or  

c. relates  to  the  reuse  of  existing  buildings,  provided  the  proposed  uses  are  
generally acceptable in the countryside and in accordance with Env5; or  

d. relates to the limited extension or alteration of an existing building.  
  
Development satisfying a, b, c or d above, will only be permitted provided that:  
  
(i)  It would not harm the overall character and quality of the countryside.  
(ii) The type and amount of traffic generated would not cause harm to the  

surroundings.  
(iii)  It presents a sustainable opportunity for development.   
(iv) The design and materials of the development should be of a high standard in 

keeping with the scale and character of the locality; and   
(v)  The loss of the best and most versatile agricultural land is minimised.   
 
In setting limits on areas where development including housing can come forward it is 
considered that policy ENV3 is therefore clearly relevant for the supply of housing. With 
this in mind paragraph 49 of the NPPF is relevant and states that ‘housing supply 
policies’ are considered out-of-date where Councils cannot demonstrate a 5 year 
housing land supply. If that is the case then development should be considered in line 
with the presumption in favour of sustainable development (paragraph 14 NPPF). It 
has already been accepted by this Council that in order to fulfil the housing need, it is 
necessary to designate Countryside land for future housing provision, as laid out in the 
emerging Borough Plan. In this case it seems clear that the current designations, which 
are effectively housing supply policies, are therefore considered out-of-date and the 
presumption in favour of sustainable development comes to the fore. 
 
The Borough Plan is currently emerging as policy, and as such paragraph 216 of the 
NPPF is relevant, this states that from the day of publication decision makers may give 
relevant weight to emerging plans, with regard had to their; stage of preparation, the 
extent to which unresolved objections exist, and the degree of consistency with the 
relevant NPPF policies.  
 
A Planning Inspector has been appointed and the examination has commenced. The 
Stage 1 hearings took place between 30 August 2017 - 1 September 2017. The 
inspector has decided to progress the Borough Plan examination to Stage 2, and the 
hearing dates for this are scheduled for February 2018. 
 
The land is in the main allocated within HSG1, which is a much larger allocation for 
Housing of around 3300 dwellings with other facilities. The policy states: 
 
Policy HSG1 – North of Nuneaton   
  
Strategic housing site HSG1 will be developed for a mix of residential, schools, local 
centres and community uses.  
   
Key Development Principles:  
1.  Provision of circa 3331 dwellings in a mix of dwelling types and sizes. 
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2. Potential on-site GP surgery or financial contribution to new GP or expanded surgery 
in north Nuneaton area  
3.  Provision of a district centre and a local centre including community facilities  
4.  Provision of 2 form entry primary school (circa 210 pupils) and funding including 
provision for early years  
5.  Financial contribution towards and provision of a new secondary school located off 
Higham Lane with community use sports provision to include 6 grassed football pitches 
for youth/ junior provision with changing facilities, full-sized floodlit artificial grassed 
pitch, indoor 6 court sports hall, changing facilities and indoor health and fitness facility 
with minimum of 100 station gym and dance studio.  
6.  Accessible cycling routes to the school site from housing development with secure 
cycle storage facilities for community use.     
7.  Provision of land and contribution to a new ‘community park’ in the western part of 
the site  
8.  Provision of land and contribution to a new ‘community park’ in the eastern part of 
the site created by the expansion of the existing POS area off Buttermere Avenue.  
9.  Provision of land and contribution to a new ‘community park’ in the southern part of 
the site incorporating the Change Brook Open Space  
10.  Provision of land and contribution to new allotments in the eastern and western 
part of the site  
11.  Financial contribution towards appropriate management and maintenance of POS  
12.  Financial contribution towards the upgrading of play facilities at the Change Brook 
Open Space  
13.  Financial contributions towards sport and physical activity   
14.  Provision of a strategic access road/spine road through the site with integrated 
footway and cycleway provision  
15.  Provision of on-site bus infrastructure and contribution to secure diversion of local 
bus services to access the strategic housing site based on dialogue with Warwickshire 
County Council and bus operators  
16.  Transport improvements/upgrades required along Higham Lane, The Long Shoot 
and Weddington Road as a result of the development  
17.  Financial contributions towards Borough wide strategic highway infrastructure 
works identified within the Nuneaton area   
18.  Contribution to local sewage network improvements to improve biological 
treatment capacity to accommodate the development  
  
Form of Development  
19.  Retain higher ground (above 90m AOD) for appropriate open space treatment  
20.  Incorporate the Change Brook and existing PRoW (N29) within the green/open 
space network  
21.  Local informal public open space along the Northern edge of the development 
along with appropriate landscape treatment. Dwellings should address the open space 
from the south  
22.  Development restricted along the western edge of the strategic site to retain 
undeveloped land which falls within the setting of the listed church  
23.  Use lower densities and 1-2 storey dwellings toward the northern edge of 
development with a maximum height of 3 storeys located toward the existing urban 
edge  
24.  Average density of 35 dwellings per hectare with lower densities concentrated 
toward the new urban edge  
25.  Retain visual presence of historic farmsteads (particularly from urban edge) and 
where possible retain a buffer of fields to preserve the isolated character  
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26.  A historic building appraisal will need to be undertaken where development will 
affect a historic farmstead  
27.  Green spaces should reflect the irregular field patterns and boundaries 28.  
Enhance the National Cycle Route 52/ Weddington Country Walk LWS with regards to 
access, ecological function and historic setting.  
29.  There is strong east-west connective along various hedgerows within the proposed 
area and these should  be retained and enhanced  to form one-two green infrastructure 
corridors throughout the site  
30.  Protected species surveys will be required and their habitat requirements retained 
and connectivity enhanced within any development layout.  
  
Landscape Buffer  
31.  Development must not extend beyond the northern boundary of the site in order 
to preserve a farmland buffer between the A5 and edge of residential development. 
The northern boundary should also be enhanced to soften the development edge 
through new tree and hedgerow planting along with small copses of trees in field 
corners. 
 
An Agricultural Land Classification survey has shown that the large majority of 
agricultural land (38.8  ha,  or  around  85.5%  of  the  total  Application  Site  area)  is  
classified  as  Subgrade  3b ‘moderate’ quality agricultural land.  Two small areas (a 
total of 3.7 ha / around 8% of the Application Site) are Subgrade 3a ‘good’ quality 
agricultural land. The majority of land at Callendar Farm is in arable production with 
smaller areas used for livestock grazing.  The farmyard has grain and machinery 
storage facilities and livestock buildings for the accommodation of beef cattle and a 
small sheep flock.  The yard contains two dwellings, occupied by members of the 
family.  Other land owned and rented by the business is also in arable and grassland 
use, and the family owns other livestock and machinery storage buildings and 
dwellings elsewhere. 
 
Subgrade 3a agricultural land is defined in national planning policy as “best and most 
versatile agricultural land” (BMV). The loss of 3.7ha of BMV land has been considered 
and is not considered to be significant. The loss of 38.8 ha of Subgrade 3b agricultural 
land, which is not afforded the same level of protection in planning policy, is also 
considered to b not significant enough to warrant weighing against the application. 
  
The loss of the agricultural land and farm buildings to the occupying farm business will 
inevitably lead to changes in the day-to-day operation of the business. However, the 
farming family owns and rents land/buildings elsewhere and the arable and livestock 
enterprises will continue, albeit in reduced form. As the business will continue to 
function and alternative building space/grain storage methods are available, the effect 
of the Proposals are considered not significant enough to weigh significantly against 
the application. 
 
The Application Site is located in National Character Area 72: Mease/Sence Lowlands. 
At a county level,  the  Application  Site  is  located  within  the  Mease  Lowlands  
character  area  and  Estate Farmlands  Landscape  Character  Type,  as  identified  
by  the  Warwickshire  Landscape Guidelines. At a borough level, the site and its 
context are located within Landscape Character Area 2: Anker Valley Estate 
Farmlands, as identified in the Nuneaton and Bedworth Landscape Character 
Assessment, part of  the  Land  Use  Designations  Study.  The published assessment 
describes the area as:  
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 “…a gently undulating lowland vale comprising arable farming with pasture present 
closer to settlement fringes. The strong pattern of hedgerows and clusters of hedgerow 
trees in combination with linear woodlands helps to break up and filter views of the 
frequent urban edges.”  
 
In terms of visual impacts, a range of receptors have been tested from a variety of 
locations around the Application Site and in the wider area. The Application Site is 
visually contained by undulating topography, the layering of field boundary vegetation, 
including hedgerows, and the containment from the existing urban edge of Nuneaton. 
This results in limited locations from which the Application Site can be seen.  Key views 
into and across the application site are therefore generally limited to its immediate 
boundaries, the local road network, and some local public rights of way.   
 
Part of the site is located within the Landscape Buffer Zone mentioned within policy 
HSG1. In line with para 216 of the NPPF this policy has only limited weight given the 
stage of the plan. Although this has been present in documents consulted on with the 
public, an Inspector has not commented nor has the plan been through full 
examination. 
 
The rationale for the Landscape Buffer is primarily based on landscape character, and 
that the land close to the A5 should remain clear of urban development since it would 
be overly prominent. 
 
An amended indicative masterplan has been submitted which shows that there is some 
development with the buffer, comprising of residential, school use, community park, 
allotments and a rest area to replace the layby’s that will be lost as a result of the 
access into the site from the A5. 
 
Planning policy have commented and have stated (to the original masterplan) that 
there should be no development in the buffer area at all. As part of the Borough Plan 
evidence base a Landscape Capacity Study 2017 has been carried out and this 
concluded that: 
 
‘The narrow linear nature of this site and its visual prominence from the A5 means that 
any development proposals or changes to its character would be detrimental. Any 
changes to the site would affect its sense of openness, restrict views towards the edge 
of Nuneaton, the wider backdrop and undermine the setting of the settlement. There 
would be very limited scope to mitigate any changes. Overall the site has a low 
landscape capacity to accommodate change’ 
 
The Landscape Capacity Study document goes on to recommend that any 
enhancements to the site should be in keeping with the key features of the landscape 
character area. Retaining and maximising the width of the ‘farmland buffer’ between 
site HSG1 and the A5 and reduce the prominence of existing urban edges by 
enhancing existing field boundaries by restoring existing hedgerows on those 
boundaries, planting of new hedgerow trees and small copses to the corners of fields 
to filter views of any new urban edge within HSG1, offering glimpses of built form and 
providing a sense of depth to those views. It also states that the use of the buffer land 
for sports pitches would not be appropriate and would harm the rural character of the 
area.  
 
The landscape buffer is proposed as part of the emerging Borough Plan. As such it 
only has limited weight. Later on in this report highways issues will be discussed in 
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more depth, but the link through from the application site to the A5 and joining on to 
the adjacent site at Nuneaton Fields Farm is crucial to the delivery of development on 
the intended housing allocations and mitigating any impact on the local highway 
network. This means that there must be some development in the landscaped buffer 
to allow the road through. In addition an outline planning application has been 
approved for up to 23 dwellings on the Meadowcroft Farm site adjacent to the 
application site on the A5 (ref 034587), the built development is now set a considerable 
distance away from the A5, leaving facilities such as a community park, and allotments 
closest to the A5. There is some residential development, the site for a school, access 
road and the proposed rest area within the landscaped buffer. However, it is 
considered that this level and type of development is acceptable and the lack of 
housing land takes precedence over the protection of the landscaped buffer at this 
stage of the development plan preparation. 
 
National guidance, in the NPPF, identifies a need to boost the housing supply across 
the country, and sets out the requirement for Councils to fully and objectively assess 
housing need across the housing market area, and to have regard to co-operation with 
neighbouring authorities. Paragraphs 47, 157 and 159 of the NPPF are most applicable 
to identifying housing need. Within paragraph 47 there is a requirement for local 
authorities to identify a deliverable five year housing land supply to meet the need 
identified through the Local Plan process. There is also the need to ensure choice and 
competition in the market for land and with this in mind a 5% buffer is further required 
and this increases to 20% where there is a persistent under delivery of new homes. 
 
On 6th September 2017 the Council Cabinet agreed an updated Five Year Land 
Supply position. This used a Borough Housing Requirement figure of 14,060 (703 per 
annum) houses over the plan period from 2011-2031. The Statement identifies two 
main methods for assessing the under-supply of housing which have both been used 
nationally; the Liverpool Method and the Sedgefield Method. The two methods result 
in slightly different figures, Liverpool Method (703 dwellings per year over the plan 
period) gives 5.75 year supply including a 20% buffer and the Sedgefield Method (1403 
dwellings per year over the next 5 years) gives a 4.14 year supply with a 20% buffer. 
The reasons for the difference between these two figures is to do with the calculation 
of the shortfall over the entire plan period (Liverpool Method) rather than making up 
any shortfall within the 5 year period (Sedgefield Method). 
 
Calculations for a 5 year supply of readily available housing land is generally made by 
these two accepted methods. As there has been persistent under delivery of 
completions over the last few years within the Borough, and as some of the allocations 
are within the Green Belt, they are unlikely to come forward for development in 
advance of the Plan being adopted. 
 
As things stand currently though the Borough cannot demonstrate a supply to meet 
the identified housing need, mainly because of the low rate of completions over the 
past few years, and the amount of housing designations which are in the Green Belt 
which will not come forward except through the local plan process, and that this in itself 
is a matter which weighs significantly in favour of the application. 
 
 
2. Travel, Transportation and Highway Safety. 
 
Access into the site is being considered with this application. There are two  points of 
access into the site proposed from the existing highway network, one off the A5 and 
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one off The Long Shoot – A47, with a third access linking this site through an adjacent 
site (which is still under consideration) to Higham Lane. 
 
The A5 access is a proposed signal controlled junction with a right and left hand turning 
lane out of the application site to the A5. This access also accommodates a proposed 
rest area which is to replace the layby’s that would be lost from the A5 as a result of 
the development. The layout shown is indicative only, but the rest area will need to 
provide space for 14 HGV’s and 9 cars. This rest area is proposed to be located close 
to the A5 to replace the 2 layby’s on the A5 that will be lost as a result of the 
development that are currently on the A5. Highways England who have control over 
the A5 rather than Warwickshire County Council, have confirmed that they have no 
objections to the new access road and have confirmed that they do not wish to take 
over the management of the rest area but have asked for conditions. These are: to 
deal with how the rest area is to be managed construction of the A5 access prior to the 
occupation of any dwelling, a construction management plan and surface water 
drainage not discharging into the highway drainage. 
 
The Highway Authority (Warwickshire County Council) has considered the A5 access 
arrangements and the response from Highways England. The A5 forms part of the 
Strategic Road Network for England and Highways England is responsible for its 
management. The Highway Authority supports the principal of a new access onto the 
A5 and has no objection to this element of the highway network. Conditions suggested 
By WCC Highways suggest that no more than 600 dwellings can be occupied until the 
access to the A5 is constructed. 
 
The second point of access is a signal controlled junction off The Long Shoot. 
Permission has already been granted for an access in this position serving up to 150 
dwellings at the Cresswells Farm Site, but this application amends the design of that 
access to cater for the increased number of dwellings running through the Creswells 
site and beyond to this site. The applicants are proposing the signalisation of the 
approved access part of the Callandar Farm Phase 1 development. The Highway 
Authority has had a number of concerns regarding this junction and the operation of 
The Longshoot. The applicants consultants, PJA, have worked closely with the 
Highway Authority to resolve these matters. The Highway Authority is now in a position 
where it can support the principal of the access arrangement onto A47 The Longshoot. 
 
Two dwellings on the long shoot will be lost as a result of this access being provided, 
number 160 and 162. The access is to be a signal controlled junction with pedestrian 
refuges and also involves the relocation of bus stops on either side of The Long Shoot. 
There have been objections to this from nearby properties however, the positioning of 
bus stops is not something that requires planning permission as this can be carried out 
by the highways authority irrespective of whether there has been any planning 
applications submitted. 
 
However as the plans are preliminary and due to the need to integrate existing 
driveways the Highway Authority have requested a condition for all technical drawings 
and information, including a Road Safety Audit Stage 2 to be submitted prior to the 
commencement of development on the site. In addition the Highway Authority have 
requested a condition to limit the level of development on the site until the signalisation 
scheme for the A47 is implemented to 160, taking into account the 150 that are already 
approved on phase 1 of the site, this means that only 10 dwellings could be accessed 
solely to the south before another means of access is proposed. Highways England 
have also commented and have confirmed that they consider that 250 dwellings could 
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be accommodated at the junction prior to its signalisation. There is therefore a degree 
of conflict between these 2 matters. However, as the County Council are the highway 
Authority with responsibility for The Long Shoot, it is considered that the stricter number 
should be imposed. 
 
The third access point is from a proposed road running through the adjacent site from 
Higham Lane that join together to create a Northern Nuneaton Link Road. The exact 
design of this road within this site is not yet being considered and is reliant on the 
granting of planning permission on the adjacent site. It is however clear that the 
presence of this road is critical to the delivery of the HSG1 allocation. 
 
Initially the Highway Authority had concerns about the ability of the North Nuneaton 
Link to be achieved, due to the alignment of the road not connecting through, but also 
a parcel of land outside the ownership of the applicants. This matter has need been 
resolved by the neighbouring site off Higham Lane secured the land. The Highway 
Authority have requested a condition to ensure the link is provided at suitable point. 
 
The applicants have submitted a Transport Assessment (TA), prepared on their behalf 
by Phil Jones Associates (PJA), to support the development proposals. 
 
The trip rates for the development have been calculated utilising the TRICS database, 
which is a transport planning tool utilised across the profession. The Highway Authority 
has considered the methodology utilised and the outputs and confirm these are 
satisfactory. 
 
The impact of the development has been assessed utilising the Nuneaton and 
Bedworth Area Wide Model. The outputs demonstrated that to ensure the development 
was able to come forward fully the northern link road between Higham Lane and The 
Longshoot is essential. In addition a further access onto the A5 Corridor also provided 
benefit to the A47 The Longshoot, and notably the signalised junction between the A5 
Watling Street and A47 The Longshoot. However, the main impacts have been 
observed on the A47 Hinckley Road Corridor between Nuneaton Town Centre and the 
A4254 Eastboro Way Corridor.  
 
The Highway Authority has now received confirmation from the Department for 
Transport that this junction has secured funding through the National Productivity 
Investment Fund (NPIF) to support delivery of the signalisation of this junction and 
capacity increase with the removal of the former railway bridge over the A47 Hinckley 
Road. Funding has also been secured to support the delivery of the capacity 
enhancement at the A47 Hinckley Road / A47 The Longshoot / A4254 Eastboro Way 
Roundabout Junction. 
 
Due to the cumulative impact the Highway Authority has identified the full cost of the 
highway mitigation schemes to enable of the delivering of the housing and employment 
allocations with the submitted Local Plan, as identified within the Infrastructure Delivery 
Plan.  
 
In relation to sustainable transport measures, there were concerns about the ability of 
the site to provide a full bus service, however, the Highway Authority have confirmed 
that the securing of land to provide the link road connection to the Higham Lane 
through the adjacent site (Persimmon) overcomes the perceived barriers to 
accessibility and the ability to deliver a full bus service. As previously mentioned The 
Highway Authority have requested a condition to restrict the level of the development 
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to 250 dwellings until the Link Road is delivered in full with a full connection between 
Higham Lane, A5 Watling Street  and/or A47 The Longshoot.  
 
The Callendar Farm site is located on the periphery of Nuneaton, approximately 4km 
from the town centre. Whilst cycling has the potential to be a viable mode of transport 
for new residents, there is currently no dedicated cycling provision serving the site. 
Within the site it is indicated that cycle ways will be provided. 
 
The A47 is a busy main road which does not provide conditions conducive to on-
carriageway cycling. In line with national policy and guidance, a dedicated cycle route 
is required on this corridor to encourage and enable local journeys by cycle. 
 
In 2015, Warwickshire County Council carried out a feasibility study on provision of a 
cycle route which would connect the new residential developments on the Long Shoot 
to the town centre, local shops, schools, rail station and nearby employment sites 
(through connecting with existing cycle routes). The proposed route broadly consists 
of: 
 

 a dedicated cycle route on the north side of the A47 between the A5 – Eastboro 
Way; 

 a 200m length of cycle route on the west side of Eastboro Way from the A47 
junction to south of Camborne Drive; 

 widening of the existing footpath which extends through open space from 
Eastboro Way to Oaston Road; 

 provision of a new bridge over the flood culvert near Oaston Rd; 
 on-road measures to connect to the town centre. 

 
Engineers have estimated the cost of providing this route at £1.4m. This route is 
included in the draft Nuneaton and Bedworth Borough Local Plan Infrastructure 
Delivery Plan and have requested a financial contribution towards the delivery of this 
route which the Highway Authority support. 
 
There is an existing public footpath the N30 running through the site at it’s western 
edge this is being maintained. 
 
 
3. Flooding and Drainage 
The Application Site is identified to be in Flood Zone 1 which is land considered to be 
at low risk of fluvial/tidal flooding.  The Change Brook is located circa 150m west of the 
development and there are two minor unnamed watercourses running across the 
Application Site. The watercourses through the Application Site are to be retained, 
ensuring that surface water flow is maintained.  By limiting runoff to the greenfield rate, 
and providing SuDS to attenuated  water,  there  will  be  some  betterment  to  the  
existing  site  surface  water runoff regime. There will be no increase in surface water 
runoff rates from the site. 
 
Severn Trent Water, The Environment Agency and WCC Flood Risk Team have been 
consulted on the proposal. Severn Trent have not responded, but both the 
Environment Agency and WCC Flood Risk Team have no objection to the scheme and 
the Flood Risk Team have requested that  a condition is imposed covering the 
submission of a surface water and foul drainage scheme. 
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4. Open Spaces, Ecology and Biodiversity 
The  development  proposes  approximately  16.2ha  of  green  infrastructure and open 
space. Approximately 9.17ha of this is indicated to be a potential community park that 
contains areas for water attenuation, 2.5ha of playing pitches, 0.61ha of equipped 
children’s play, 0.61ha of teenage provision / Multi use games area (MUGA) and 
0.49ha of allotments. 1.79ha is proposed for amenity open space with 5.24 ha for 
natural / semi natural open space. A pedestrian and cycle network will permeate 
through the site, providing access to the surrounding areas and new  open  space  
provision.   
 
The site is currently dominated by arable land of negligible ecological value, albeit 
boundary hedgerows and associated trees provide some ecological value at the local 
level. Evidence for the presence of the protected species Badger and nesting birds 
was recorded within the application site, along with evidence of limited use by foraging 
and commuting bats. 
 
The majority of the existing habitats within the vicinity of the Badger sett (with the 
exception of the hedgerow corridor itself, and other similar field boundary habitats) are 
formed by arable land that is therefore typically poor foraging habitat for this species 
(except for seasonal peaks at cropping times), with habitats such as grassland 
(including short cropped or cut grassland), woodland, hedgerows and scrub typically 
providing greater value. The proposed  new  open  space  will  incorporate greater  
areas  of  these  habitat  types  than  are  currently  present,  within  both  the  extended 
buffer areas associated with the southern site boundary corridor (close to  the sett) 
above and the more distant wider open space elsewhere within the site. Further, in 
order to address specific concerns raised within consultation comments received in 
regard to the sett itself (specifically by NBBC’s Parks and Countryside Team), and 
provide further confidence that the suitable retention of the sett can be ensured, with 
suitable connectivity to foraging habitats, the section of hedgerow and associated open 
space corridor has now been included within the green infrastructure Land Use 
Parameters Assessment Plan. Given  the  presence  of  Badgers  within  the  site,  
suitable  mitigation  measures  and construction safeguards will also be required in 
respect of Badger, as set out within the  previously  submitted  information,  details  of  
which  could  be  set  out  within  a detailed  mitigation  strategy to  be  prepared  to  
reflect  the  detailed  design  and  any updated position with regard to the Badger 
activity at the site at that time. 
 
A range of likely ecological effects have been identified in respect of habitats and faunal 
species, albeit in general these are considered to be of negligible, or no significance, 
with the exception of Badger and foraging bats, for which the proposals (construction 
and operation) could result in likely minor significant effects in the absence of 
mitigation. Other (non-significant) negative effects are centred on the potential for the 
proposals to result in adverse effects on nesting birds and other faunal species 
(particularly reptiles and amphibians should these be present or enter the site) in the 
absence of mitigation. 
 
Overall,  the  habitats  and  faunal  use  recorded  at  the  application  site  is  considered  
to  be  of generally low  ecological  value. Following  the  implementation  of mitigation  
and  enhancement measures the proposals will result in additional wildlife opportunities 
and habitat enhancements in the long term (including identified gain in ‘biodiversity 
value’ as calculated using Warwickshire County Council’s ‘Biodiversity Impact 
Assessment’ tool), likely benefiting the ecological interest present.    Accordingly,  it  is  
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considered  that,  following  the  inclusion  of  the  mitigation  and enhancement  
measures  set  out,  the  Proposed  Development  would  not  result  in  any  likely 
significant adverse effects in regard to ecological receptors. In relation to biodiversity 
it is indicated that there would be no loss of biodiversity and there is the potential for 
increases to biodiversity. A condition can be added to secure this increase, but there 
is no requirement to deal with this in a S106 obligation. 
 
Sport England and NBBC Leisure services have commented on the application and 
neither object to the proposals. NBBC Leisure Services request financial contributions 
towards leisure facilities in the Borough and this will be dealt with later on in the report. 
Sport England support NBBC’s request for financial contributions and do not object to 
the scheme subject to the agreement of suitable contributions towards outdoor sports 
facilities. 
 
 
5. Local Centre and Other Uses Proposed 
In addition to the residential development on the site and the rest area, a mixed use 
local  centre is proposed which  is  centrally  located within the development possibly 
retaining  and  utilising  the  existing  traditional  Callendar Farm buildings that are 
worthy of retention alongside new built development.  
 
It is proposed that this will be provided within an area of 0.8 ha, where a maximum of 
2,250  sqm  (gross)  of  flexible  space  potentially  for  community  facilities,  doctors 
surgery of similar (Class D1/D2), local farm shop/ food retail (A1), non-food retail uses 
and  services (A1-A2), restaurant/café  (A3), public house  (A4)  and  (A5)  in addition 
to residential development (as part of the total of 850 dwellings) can be provided. Due 
to the outline nature of the proposals the exact uses will be determined at the detailed 
design stage. 
 
The proposed development includes a new primary school within an area of 1.2 ha 
with future potential expansion space of an additional 0.8 ha which  could  
accommodate  up  to  a  two  form  entry  primary  school.  It is envisaged  that  the  
land  is  set  aside  for  the  school  with  outdoor  play  and associated facilities, with 
the detail being determined at the detailed design stage.   
 
Within the landscaped buffer the masterplan notes the provision of potential community 
park 9.17ha to include: areas for attenuation; playing pitches 2.5ha; equipped 
children’s play 0.61ha; teenage provision/MUGA 0.61ha; and, allotments 0.49ha) 
potential amenity open space 1.79ha (includes areas for attenuation) potential 
natural/semi natural open space 5.24ha (includes areas for attenuation). 
 
These uses are acceptable and are in compliance with the Key Development Principles 
set out in Policy HSG1 of the emerging Borough Plan. 
 
6. Noise and Air Quality 
The NPPF states that planning policies and decisions should aim to:  
“avoid noise from giving rise to significant adverse impacts on health and quality of life 
as a result of new development; mitigate and reduce to a minimum other adverse 
impacts on quality of life arising  from  noise  from  new  development,  including  
through  the  use  of conditions; recognise  that  development  will  often  create  some  
noise  and  existing businesses wanting to develop in continuance of their business 
should not have unreasonable restrictions put on them because of changes in nearby 
land  uses  since  they  were  established  [subject  to  the  provisions  of  the 
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Environmental Protect Act 1990 and other relevant law]; and identify  and  protect  
areas  of  tranquillity  which  have  remained  relatively undisturbed  by  noise  and  are  
prized  for  their  recreational  and  amenity value for this reason.” 
 
Covered within the Environmental Impact Assessment is a chapter on noise. This 
assesses the impacts from construction noise, road traffic noise, suitability of the site 
for residential development and the suitability of the site for a school and looks at 
potential mitigation through design and other methods. 
 
Assessments carried out to deal with noise levels show that the daytime traffic noise 
levels for the vast majority of the site falls below the NBBC preferred criteria of 50 dB 
L Aeq,16h for external rear garden areas. A 2.5m noise barrier on the rear boundary 
of the closest houses to the rest area and the A5, all of the rear garden areas meet 
NBBCs ideal upper limit of 55 dB L Aeq,16h. 
 
The closest houses to the A5 in the north- west corner of the site face towards the A5 
shielding the rear gardens behind.  The original ES included an additional section of 
housing in the north-west corner of the site which potentially included rear gardens 
facing the A5.  Therefore, the original ES included the potential for a 2.5m noise 
barrier/bund to protect these garden areas.  As this section of housing has been 
removed from the masterplan, the previously proposed 2.5m barrier/bund in the north-
west corner of the site is no longer required.   
 
The development has been designed such that proposed residential properties face 
onto the primary access corridor/distributor road through the site.    
 
In relation to noise the main existing sound sources noted on site during day time visits 
was road traffic from the nearby A5 to the north which was noted as the dominant noise 
source at all four monitoring locations. A baseline sound survey over 24 hours has 
been completed at a range of locations across the site, in agreement with Nuneaton 
and Bedworth Borough Council (NBBC). 
 
The operation of the Proposed Development will affect traffic flows on surrounding 
local roads, and the primary access corridor/distributor road through the site, the 
southern part of which was granted planning permission as part of the adjacent 
Callendar Farm Phase 1 application, but is amended by this application.  The  change  
in  traffic  noise  levels  at  a  selection  of  the  closest  affected  existing  residential 
properties has been assessed.  In the absence of mitigation the worst case effect at 
the closest existing residential properties to the south-eastern end of the primary 
access corridor/distributor road, at the junction with the A47, is moderate.    
 
The Proposed Development includes a small rest area to replace comparable facilities 
on the A5.  An assessment of the likely noise impacts from cars and heavy goods 
vehicles using the Rest Area has indicated the effect at the closest proposed new 
residential properties will be minor. No residential properties are located in the vicinity 
of the Rest Area in its amended location. 
 
The suitability of the site for residential properties and a new school has been 
assessed. The assessment  has  demonstrated  that  noise  levels  at  the  location  of  
the  proposed  school  are suitable.    The  assessment  has  also  demonstrated  that,  
with  suitable  glazing  and  ventilation measures incorporated into the new houses, 
internal noise levels at the new houses will meet NBBCs required criteria.  With regard 
to external noise levels in rear gardens at the new houses, NBBCs preferred criteria 
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are likely to be met across the majority of the site through the location, design and  
orientation  of  the  houses. At  the  closest  approach  to  the  A5  the  layout  and 
orientation  of  the  proposed  properties  is  not  finalised,  if  any  rear  gardens  face  
the  A5  the assessment has demonstrated that a 2.5m noise barrier/bund would 
provide sufficient shielding.   
 
Ambient noise in rear gardens at the new houses, from nearby road sources, any noise 
due to fixed plant at the proposed local centre and school, and noise from the use of 
the Rest Area will all be minimised through the design of the Proposed Development.  
For example, through the choice and location of any fixed plant, the inclusion of noise 
barriers at the Rest Area, and the layout and orientation of the proposed new houses 
relative to surrounding roads. With regard to changes in traffic noise along affected 
roads, the inclusion of two short sections of 2m noise barriers at the south-eastern end 
of the primary access corridor/distributor road, at the junction with the A47, would, 
reduce the adverse effect identified above to minor at the closest existing houses. 
 
Environmental Health have been consulted on this and have no objections subject to 
the imposition of conditions as set out on the agenda. 
 
The  Proposed  Development  lies approximately 1.6  km  northeast  of  an  Air  Quality 
Management  Area  (AQMA). for exceedances of the annual mean nitrogen dioxide 
objective.  The development will lead to an increase in traffic on the local roads, which 
may impact on air quality at existing residential properties.  The new residential 
properties will also be subject to the impacts of road traffic emissions from the adjacent 
road network.  The main air pollutants  of  concern  related  to  traffic  emissions  are  
nitrogen  dioxide  and  fine particulate matter. 
 
The operational impacts of increased traffic emissions arising from the additional traffic 
on local roads, due to the development, have been assessed. The assessment has 
identified the potential impacts in 2022 (including the completed Proposed 
Development and committed schemes) and in  2031  (including  the  completed  
Proposed  Development,  committed  schemes  and  all  other relevant  potential  future  
schemes).    Concentrations  have  been  modelled  for  46  worst-case receptors,  
representing  existing  properties  where  impacts  are  expected  to  be  greatest.    In 
addition, the impacts of traffic emissions from local roads on the air quality for future 
residents have been assessed at two worst-case locations within the new development 
itself.  In the case of nitrogen dioxide, a sensitivity test has also been carried out which 
considers the potential under-performance of emissions control technology on modern 
diesel vehicles. 
 
The additional traffic generated by the Proposed Development will affect air quality at 
existing properties along the local road network.  The assessment has demonstrated 
that the increase in concentrations of particulate matter at relevant locations relative to 
the objectives will be 0% (when rounded) and the impacts will all be negligible.  In the 
case of nitrogen dioxide, the percentage increases are predicted to be up to 1%, and 
the impacts will all be negligible.    
 
Environmental Health has been consulted on the development and they do not object 
to the scheme subject to the imposition of conditions. 
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7. Planning Obligations 
The NPPF sets out that the planning obligations should be considered where 
otherwise unacceptable development could  be  made  acceptable.  However, both 
paragraph 204 of the NPPF and Section 122 (2) of the CIL Regulations note that these 
obligations should only be sought where they meet 3 tests:  
 
(a) Necessary to make the development acceptable in planning terms; 
(b) Directly related to the development; and 
(c) Fairly and reasonably related in scale and kind to the development. 
 
One of the core planning principles outlined within paragraph 17 of the NPPF  
also  outlines  the  need  for  planning  to  take  account  of  and  support  local strategies 
to improve health, social and cultural wellbeing for all, and deliver sufficient community 
and cultural facilities and services to meet local needs.  
 
It is therefore necessary to have regard to these three tests when considering the 
acceptability of planning obligations. 
 
There have ben requests for contributions to be made to the development as set out 
in the table below: 
 
 Contribution Other Information 
NBBC Housing 25% Affordable Housing Agreed 
George Eliot 
Hospital Trust 

Contribution towards agency 
staff for A&E attendances, 
non elective admissions, 
elective admissions, DC 
admissions, Outpatient 
appointments and diagnostic 
imaging, based on a formula 
to derive a contribution per 
property constructed. 

Agreed 

WCC Education Contribution for Early Years / 
Pre-school to increase 
provision within 2 miles of the 
development, Additional 
Special Educational Needs 
and Disability (SEND) 
learning support facilities at 
new primary provision in the 
north of Nuneaton, additional 
secondary school provision at 
Hartshill School or new 
secondary provision in the 
north of Nuneaton, additional 
Post 16 provision at Hartshill 
School or new Post 16 
provision in the North of 
Nuneaton, additional SEND 
learning support facilities at 
Hartshill School or at new 

Agreed 
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secondary provision in the 
north of Nuneaton, 1.2 ha of 
land (and 0.8ha in reserve) for 
provision of Primary School 
and contributions towards that 
school, based on a formula 
approach to derive a 
contribution per property 
constructed. 
 

WCC Highway 
Design 

£32,000 for Provision of 6 no. 
comprehensive bus stops 
consisting of bus stop pole, 
raised bus boarding area, bus 
stop clearway marking box - 
(£,6,000 per bus stop) on the 
main spine road within the 
development in order to 
ensure that occupiers of the 
development are within a 
maximum of 400 metres 
walking distance to the 
nearest bus stop. 
 
£30,000 for provision of 6 no. 
standard bus shelters - 
(£5,000 per bus shelter) A bus 
shelter is to be provided at 
each bus stop in order to offer 
occupiers of the new 
development a good quality 
waiting environment. 
 
£30,000 for commuted sum 
covering the maintenance of 
each bus shelter over a period 
of 5 years - (£5,000 per bus 
shelter). 

Not considered CIL 
compliant as this will be 
dealt with under S38 
agreement with 
Warwickshire County 
Council. 

NHS  £350.00 per property 
constructed to be paid 
towards the construction of a 
new Doctors Surgery at 
Church Fields Weddington. 

Agreed 

NBBC Leisure Contribution for offsite capital 
contribution to support 
enhancements at the Pingles 
Leisure “Hub” site, jubilee 
Sports Centre and / or a new 
school site to the north of 
Nuneaton,  Ambleside Sports 
and Social Club and 
Nuneaton Club 4 Young 

Agreed 
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People to include additional 
water space, gym facilities, 
dance studio community 
grass pitches, increase in 
court capacity, extensions for 
new facilities, changing 
facilities, car parking, health 
and fitness and sport and 
recreation enhancements and 
refurbishments, allowing 
additional capacity for new 
residents of the borough, 
based on a formula approach 
to derive a contribution 
relating to the number of 
properties being constructed. 

Warwickshire 
Police 

Contribution towards 
recruitment and equipping of 
officers and staff, police 
vehicles and premises based 
on a formula approach to 
derive a contribution based on 
the number of dwellings 
constructed. 
 

Agreed 

WCC Highways Contribution for works to the 
wider highway network at 
A444 Leicester Road / A47 
Hinckley Road (Ring Road 
Junctions); and, A4254 
Eastboro Way Link Capacity 
Enhancement Scheme  
 
£63,750.00 for Sustainable 
Travel Packs for each 
dwelling at a cost of £75.00. 
 

Agreed 
 
 
 
 
 
 
 
Sustainable travel packs 
not to be included, can 
be secured through 
condition. 
 

Public 
Transport 

Contribution towards a new 
bus service passing through 
the development linking both 
Hinckley and Nuneaton Town 
Centres based on a formula 
approach to derive a 
contribution based on the 
number of dwellings 
constructed. 

Agreed 

WCC Cycling Contribution towards 
‒ a dedicated cycle route 
on the north side of the A47 
between the A5 – Eastboro 
Way; 

Agreed 
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‒ a 200m length of cycle 
route on the west side of 
Eastboro Way from the A47 
junction to south of Camborne 
Drive; 
‒ widening of the existing 
footpath which extends 
through open space from 
Eastboro Way to Oaston 
Road; 
‒ provision of a new 
bridge over the flood culvert 
near Oaston Rd; 
‒ on-road measures to 
connect to the town centre, to 
be based on a formula 
approach to derive a 
contribution based on the 
number of dwellings 
constructed. 

WCC Rights of 
Way 

£24,887 towards 
improvements to public rights 
of way within a 1.5 mile radius 
of the development site. 
These improvements may 
include upgrading stiles to 
gates, bridge improvements 
and path surface 
improvements. 

Not CIL Compliant, not 
requested from 
developer 

WCC Libraries £18, 605.00 to improve, 
enhance and extend the 
facilities or services of a 
specified library service point 
where local housing 
development will mean an 
expected increase in numbers 
of people using those 
facilities. This may include 
purchase of additional stock, 
targeted collections, 
additional seating/study 
spaces or related facilities, 
improved family facilities and 
targeted promotions to inform 
new residents of services 
available to them. 
 

Not CIL Compliant, not 
requested from 
developer. 

NBBC Parks Contribution towards capital 
costs, design and 
maintenance of improvements 
to Riversley Park for BMX / 
skate park improvements, 

Agreed 
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events facility, museum / 
memorial area improvements, 
measured mile markers, and 
riverbank delineation, based 
on a formula approach to 
derive a contribution based on 
the number of dwellings 
constructed. Contributions 
towards maintenance of local 
park and playing pitches both 
on site to be payable if the 
Council takes on responsibility 
for maintenance of the areas. 

 
 
REASONS FOR APPROVAL: 
Having regard to the pattern of existing development in the area, relevant provisions 
of the development plan, as summarised above, and the consultation responses 
received, it is considered that subject to compliance with the conditions attached to this 
permission, the proposed development would be in accordance with the development 
plan, would not materially harm the character or appearance of the area or the living 
conditions of neighbouring occupiers and would be acceptable in terms of traffic safety 
and convenience. 
 
SCHEDULE OF CONDITIONS: 
 
1. This permission is granted under the provisions of Article 3(1) of the Town and 
Country Planning (General Development Procedure) Order 1995, on an outline 
application and the further approval of the Council shall be required with respect to 
the undetermined matters hereby reserved before any development commences: 
a) Layout 
b) Scale 
c) Appearance and 
e) Landscaping. 
2. In the case of the reserved matters specified above, application for approval 
accompanied by all detailed drawings and particulars, must be made to the Council 
not later than the expiration of seven years from the date of this permission. 
 
 
 
3. The development to which this permission relates must be begun not later than the 
expiration of three years from the final approval of all reserved matters. 
 
4) The development shall not be carried out other than in accordance with the plans 
contained in the following schedule: 
Description      Ref   Date Received 
Proposed A5 Signal Controlled Junction   2266-04 rev D 5.12.17 
Proposed Signal Controlled Junction   2266-12 rev D 5.12.17 
(The Long Shoot -  A47) 
 
5) No development including site clearance and ground works shall commence until 
a Phasing Plan has been submitted to and approved in writing by the Council. The 
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Phasing Plan shall provide details of the sequence and timing of development across 
the entire site, including: 
a. The provision of all major infrastructure including accesses, roads, footpaths and 
cycle ways and bus stops and shelters: 
b. Residential dwellings; 
c. Provision of public open space; 
d. Provision of ecological and landscaping enhancement areas. 
e. School 
f.  Local centre 
The development, and the release of dwellings for occupation, shall not be carried 
out other than in accordance with the approved Phasing Plan. 
 
6. The A5 junction shall not be brought into use until the detailed layout and 
management  arrangements  for  the  rest  area  as  shown on  Drawing  2266-04  Rev  
D  have been submitted  to  and  approved  in writing  by  the  Council and thereafter 
implemented in accordance with those details which shall include;  
a)  Full details of  all  surface  treatments,   hard  and  soft  landscaping  and any above 
ground structure or equipment associated with the rest area. 
b)  Provision  of  electrical  hook  ups  for  refrigeration  vehicles  and  electric vehicle 
charging points.  
c)  External lighting arrangements.  
d)  Management plan for the operation of the rest area including : 

a. arrangements  for  ongoing  management through  a  management  company  
the  details  of  which  shall  first  be approved  by  the  Council. 
b. arrangements for the transferring of the ownership,  maintenance  and  
responsibility  for  the  rest  area  to  a management company the details of 
which shall first be approved by the  Local  Planning  Authority.   

 
7. No construction shall commence including land clearance, until a Construction 
Management Plan has been submitted to and approved in writing by the Council. The 
Construction Management Plan shall contain:  
a) a Construction Phasing Plan,  
b) details to prevent mud, debris and obstructions on  the  highway,   
c) compound  location,   
d) contractor  parking  arrangements,   
e) schedule  of HGV delivery times and phasing and a HGV routing Plan 
Only the agreed details shall be implemented on site and shall be adhered to 
throughout the duration of construction. 
 
 
8. No  groundworks,  remediation  or  built  construction  shall take  place  until  the  
detailed design  of  the  Traffic  Signalled  Access  Junction  on  the  A47  The  
Longshoot  (as indicatively shown on Drawing 2266-12 Rev D.) has first been 
submitted to and approved in writing by the Council. The design shall address the 
following matters: 
a.  Provision  of  an  engineering  layout  demonstrating  the  geometry  of  the junction 
layout and lane widths;  
b.  Identification  of  the  detection  system  and  cabling  routing  through  the junction;  
c.  Identification  of  the  method  of  control  and  back-up  system  for  the operation 
of the junction;  
d.  Identification of the location for a maintenance vehicle bay near the traffic signal 
controllers;  
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e.  Identification  of  the  locations  for  two  PTZ  CCTV  cameras  for  traffic 
management of the junction;  
f.  Identification of the locations for street lighting;  
g.  Provision of Stage 2 Road Safety Audits based on the detailed drawings.  
h.  Provision of bus stops, shelters and their ancillary infrastructure  
i.  Footways connecting bus stops and rights of ways to the estate roads  
 
Only the  approved  highway  access  works  shall  be  implemented  and no more than 
10 dwellings which achieve access solely and singularly southwards to The Long 
Shoot shall be occupied until the approved highway access works have been 
completed, as evidenced by the issuing of a Certificate of Substantial Completion by 
the Highway Authority. 
 
9. No  groundworks  remediation  or  built  construction  which  requires  access  other  
than solely southwards to The Long Shoot shall take place until details have been 
submitted to and  approved  by  the  Council showing  the  alignment  and  detailed  
design  of  the  internal road  networks  to  be  developed  to  facilitate  the  provision  
of  adoptable  highways between The Long Shoot, the A5 and a point on the north west 
boundary of the site.  
The agreed details shall be implemented in the following manner: 
Prior to the occupation of 200 dwellings on site either: 
a. Those approved works comprising the route from Long Shoot to the A5 including 
the full implementation of the access with the A5 in accordance with drawing 2266-
04D  or  
b. Those approved works comprising the route from Long Shoot to the NW boundary 
point provided that an onward adopted highway link from that point to Higham lane has 
been provided.  
In any event no more than 600 dwellings shall be occupied before the junction with the 
A5 has been implemented in accordance with drawing number 2266-04D.  
No dwellings which achieve their access without any southerly link to The Long  Shoot  
shall  be  occupied  until they  are  accessible  to  the  A5  via  a  new  junction completed 
in accordance with Drawing 2266-04D or they are accessible via an adopted highway 
link to Higham Lane. 
 
10. No  groundworks,  remediation  or  built  construction  shall  take  place  in any 
phase until  detailed  drawings  and  a technical  note  have  been  submitted to and 
approved in writing by the Council  demonstrating  the alignment,  design  standards,  
and  justification  the  pedestrian  and  cycle infrastructure points with existing 
footpaths, adopted highway and neighbouring development sites.  The agreed details 
shall be subsequently implemented on site and shall be available prior to occupation 
of any dwelling or commencement of any use on site. 
 
11. No  groundworks,  remediation  or  built  construction  shall  take  place  on any 
phase until detailed  drawings  and a technical  note  have been  submitted  to and 
approved in writing by the Council demonstrating  the alignment,  design  standards, 
and  justification  of  the  site  layout  and  highway hierarchy and supported by the 
following technical drawings;  
a.  Highway Adoption Plan;  
b.  Technical Drawings which demonstrate the following;  

i.  Horizontal alignments including widths of carriageways, cycleways and 
footpaths;  
ii.  Forward visibility splays;  
iii.  Visibility splays of junctions within the development site;  
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iv.  Street lighting and tree planting. 
c.  Technical vehicle tracking drawings for the following vehicles;  

i.  Refuse Vehicle – Mercedes Econic with a length of 10.8 metres.  
ii.  Bus  Vehicle  –  Scania  Enviro  300  ‘Kub’  Chassis  with  a  length  of 12.2 
metres.  
iii.  Fire Tender – CARP Fire Engine with a length of 9.8 metres  

d.  Provision of a Road Safety Audit Stage 1.   
The agreed details shall be implemented on site prior to the occupation of any dwelling 
or commencement of any use on the site. 
 
12. No development on any phase with a boundary adjacent to the A5 shall commence 
until details  of  the  boundary  treatment  adjacent  to  the  A5  boundary  have  been 
submitted  to  and  approved  in  writing  by  the Council  (in consultation with Highways 
England).  The approved boundary treatment shall be  constructed  in  accordance  
with  the  approved  plans prior to  any part of the development in any phase being 
brought into use and shall be maintained in perpetuity.  
 
13. No development in any phase of development shall take place until detailed surface 
and foul water drainage schemes for the site,  based  on  sustainable  drainage  
principles  and  an  assessment  of  the  hydrological  and hydrogeological context of 
the development, have been submitted and approved in writing by the Local  Planning  
Authority  (LPA)  in  consultation  with  Warwickshire  County  Council  (WCC).  The 
scheme shall be subsequently be implemented in accordance with the approved 
details before the development is completed. The scheme to be submitted shall: 
a.  Complete infiltration  testing,  in  accordance  with  BRE  365  guidance,   and  the 
results shall be submitted to demonstrate suitability (or otherwise) of the use of 
infiltration SuDS. 
b.  Demonstrate  that  the  surface  water  drainage  systems  are  designed  in  
accordance  with CIRIA C753. 
c.  Provide evidence that the discharge rate generated by all rainfall events up to and 
including the 100 year  plus  40%  (allowance  for  climate  change)  critical  rain  storm  
has  been  limited  to  the QBAR runoff noted in the approved Flood Risk Assessment 
(ref. BMW2400-FRA P3 dated 12/01/2017) for all return periods. 
d.  Demonstrate  detailed  design  (plans,  network  details  and  calculations)  in  
support  of  any surface  water  drainage  scheme,  including  details  of  any attenuation  
system,  and  outfall arrangements. Calculations should demonstrate the performance 
of the drainage system for a range of return periods and storms durations inclusive of 
the 1 in 1 year, 1 in 2 year, 1 in 30 year, 1 in 100 year and 1 in 100 year plus climate 
change return periods. 
e.  Demonstrate  the  proposed  allowance  for  exceedance  flow  and  associated  
overland  flow routing 
f.  Provide A foul water drainage scheme including evidence from Severn Trent Water 
(STW) that there is adequate capacity within their sewerage assets for this 
development 
g.  Provide a Maintenance Plan to the Council  giving details on how the entire surface 
water and foul water systems shall be maintained and managed after completion for 
the life time of the development. The name of the party responsible, including contact 
name and details, for the maintenance  of  all  features  within  the  communal  areas  
onsite  (outside  of  individual  plot boundaries) shall be provided to the LPA. 
 
14. No construction including land clearance in any phase of development shall 
commence until: 
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a) a Written Scheme of Investigation (WSI) for a programme of archaeological 
evaluative work, including trial trenching, across the whole site has been submitted to 
and approved in writing by the Council. 
b) the programme of archaeological evaluative work and associated post-excavation 
analysis, report production and archive deposition detailed within the approved WSI 
shall be undertaken. A report detailing the results of this fieldwork is to be submitted to 
the planning authority. 
c) An Archaeological Mitigation Strategy document (including a Written Scheme of 
Investigation for any archaeological fieldwork proposed) shall be submitted to and 
approved in writing by the Council. This should detail a strategy to mitigate the 
archaeological impact of the proposed development. Dependent upon the results of 
the trial trenching, this may include further archaeological fieldwork and/or the 
preservation in situ of any archaeological deposits worthy of conservation.  
The development, and any archaeological fieldwork post-excavation analysis, 
publication of results and archive deposition detailed in the Mitigation Strategy 
document, shall be undertaken in accordance with the approved Mitigation Strategy 
document, prior to the commencement of construction the relevant phase of 
development. 
 
15. No development shall commence until full details and samples of materials 
proposed to be used in the external parts of any building to be erected in that phase 
have been submitted to and approved in writing by Council. The development shall not 
be carried out other than in accordance with the approved details. 
 
16. No development shall commence until full details of the boundary treatments for 
that phase, including new walls, fences, retaining walls, and the provision of 1.8m high 
vertical bar metal fencing along the A5 have been submitted to and approved in writing 
by Council. No dwelling shall be occupied until the agreed boundary treatment has 
been carried out in accordance with the approved details. 
 
17. No development shall commence until full details of earthworks, site levels and 
finished floor levels, including any proposed grading and contours and a schedule of 
implementation, have been submitted to and approved in writing by Council. No 
construction work shall be carried out other than in accordance with the approved 
details and schedule. 
 
18. The  details  required  by  condition  1(e)  shall include the provision of a tree 
screening belt on the boundary of the site with the A5, the proposed rest area shall be  
carried out  within  12 months of the commencement of the development in that phase 
and subsequently maintained in the following manner: 
Any tree or plant (including any replacement) which, within a period of five years from 
the  implementation of the scheme, dies, is removed or becomes seriously damaged 
or diseased, shall be replaced in the next planting season with another of a similar size  
and  species unless  the  Council consents in writing to any variation. 
 
19. No development shall commence until full details of the provision of car parking, 
driveways, access and manoeuvring areas, including surfacing, drainage and levels 
for that phase of development have been submitted to and approved in writing by the 
local planning authority. No dwelling shall be occupied and no use shall commence 
until the car parking, driveways, access and manoeuvring areas for that dwelling or 
use have been laid out in accordance with the approved details. 
 

Planning Applications Committee - 30 January 2018 53



 

POA 

20. No development in any phase shall commence until a scheme has been submitted 
to and approved in writing by the local planning authority giving details of all existing 
trees and hedgerows on the site, any to be retained,  and measures for their protection 
in the course of the development. The scheme shall show the typical canopy extent of 
the retained trees at maturity. No tree or hedgerow other than so agreed shall be 
removed, and no construction works shall commence unless the approved measures 
for the protection of those to be retained have been provided and are maintained during 
the course of development. 
 
21. No development shall commence on any phase until: 
a. A contaminated land assessment and associated remedial strategy for that phase 
of development, has been submitted to, and agreed in writing by the Council; 
b. The approved remediation works for that phase of development shall be completed 
on site, in accordance with a quality assurance scheme, agreed as part of the 
contaminated land assessment; 
c. If during implementation of this development, contamination is encountered which 
has not previously been identified, the additional contamination shall be fully assessed 
and a specific contaminated land assessment and associated remedial strategy shall 
be submitted to and agreed in writing by the local planning authority before the 
additional remediation works are carried out. The agreed strategy shall be 
implemented in full prior to completion of the development hereby approved; and 
d. On completion of the agreed remediation works, a closure report and certificate of 
compliance, endorsed by the interested party/parties shall be submitted to and agreed 
in writing by the Council. 
 
22. No development shall commence until a scheme for the provision of adequate 
water supplies and fire hydrants, necessary for fire fighting purposes for that phase of 
the development, has been submitted to and approved in writing by the local planning 
authority. The development shall not be occupied until provision has been made in 
accordance with the approved details. 
 
23. No development including any site clearance shall take place in any phase, until 
an Ecological Construction Management Plan (ECMP) has been submitted to and 
approved in writing by the local planning authority. The approved ECMP shall be 
adhered to throughout the construction period. The ECMP shall include details of:  
a. any pre- construction checks required;  
b. the species safeguards to be employed;  
c. appropriate working practices and timings of construction works;  
d. site clearance methods;  
e. the extent of buffer zones and stand-offs for sensitive ecological features; and  
f. what to do if protected species are discovered during construction.  
The ECMP shall also include details of a suitably qualified Ecological Clerk of Works 
to oversee implementation of the ECMP and address any contingency measures 
where appropriate. The ECMP will set out key operations and associated points at 
which written reports will be submitted by the Ecological Clerk of Works to the Authority 
evidencing implementation of the contents of the ECMP through dated photographs 
and associated text.  
 
24. No development shall take place in any phase until details of the layout of the open 
space, including the equipped play area, public open space, ecological and 
landscaping enhancement areas, boundary details (including knee rail fencing), site 
securing (including gates, trip rails and kissing gates), surfacing, drainage, bins, 
seating, signage and notice/information boards, has been submitted to and approved 
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in writing by the local planning authority. No development shall be carried out other 
than in accordance with the approved details.  
 
25. No development shall commence until a scheme for the lighting of the housing and 
associated access roads and parking areas within that phase has been submitted to 
and approved in writing by the local planning authority. This scheme should outline 
how the lighting scheme avoids potential negative effects upon the habitats used by 
foraging and commuting bats as evidenced by a suitably qualified and experienced 
ecologist and will demonstrate the full prevention of lightspill into open space and 
ecological areas on lighting contour diagrams.  The development shall not be carried 
out other than in accordance with the approved details. 
 
26. No development in any phase shall commence until full details for the provision of 
any acoustic attenuation fences/noise barriers have been submitted to and approved 
in writing by the Council, the acoustic attenuation fences/noise barriers shall installed 
in their entirety not other than in accordance with these details, unless otherwise 
agreed in writing with the Council. The noise barriers hereby approved shall be retained 
and maintained at all times in the future.  
 
27. No development shall commence within any phase until a noise attenuation 
scheme to meet the standard for internal (including 45dB LAFmax in bedrooms at night 
11pm -7am) and external noise levels defined in table 4 and section 7.7.3.2 of 
BS8233:2014 (including glazing and ventilation details) has first been submitted to and 
approved in writing by the local planning authority. No dwelling shall be occupied other 
than in accordance with the approved details. 
 

28. Full details of noise bunding shall be provided in accordance with the timings for 
the provision of the Public Open space approved under condition 5 (phasing plan). 
These details shall include a sound contour diagram showing the proposed position 
and form of noise attenuation measures with associated noise contour levels, running 
the full extent of the boundary of the site with the A5 and wrapping around the rest area 
adjacent to the Public Open Space as indicated on the Masterplan ref BIR3173_50 rev 
L Only the agreed details shall be subsequently implemented on site. The open space 
shall not be used until the agreed bunding has been provided on site. 
 
 
29. No development shall commence in any phase until a plan has been submitted to 
and approved in writing by the Council showing the routes of all cycle paths and 
footways running through the site. All cycle paths shall be 3m wide and finished in 
Tarmac, other routes shall be 1.8m wide and finished in tarmac. Only the agreed details 
shall be implemented on site. 
 
30. Full details of a crossing feature at the point the new access road narrows after 
leaving the A5 and enters the residential part of the development shall be submitted to 
and approved in writing by the Council. The A5 access road shall not be used until the 
agreed details have been implemented on site. 
 
31. The 9.17HA  community park provision herby agreed shall include the following: 
a. areas for attenuation;  
b. playing pitches 2.5ha;  
c. equipped children’s play 0.61ha;  
d. teenage provision/MUGA 0.61ha; and,  
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e. allotments 0.49ha 
 
The exact location and full details of which shall be submitted to and approved in writing 
and shall be provided in accordance with the phasing plan for the site. 
 
32. No development shall commence until full details of the allotment provision has 
been submitted to and approved in writing by the Council. These details shall include: 
a. The exact positioning of the allotments, 
b. A size of 4930 sqm with a least 17 plots, 
c. The design, size and location of pedestrian and vehicle access gates,  
d. The design size and position of boundary fencing, 
e. Provision of roads and pathways, 
f. The design, size and location of sheds,  
g. The provision of a water supply, 
h. The provision of a composting toilet 
i. The provision of a communal storage unit.   
 
33. Notwithstanding the submitted Parameter Plans and Masterplan and submitted 
ecological documents and plans, a full Badger Mitigation Plan must be submitted to 
and agreed in writing by the Council. The agreed mitigation must be implemented 
before the commencement of any development including site clearance.  
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Appendix 4: Concept Masterplan 
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Appendix 5: Illustrative Landscape Masterplan  
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