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Statement of Common Ground  
 

Our ref 13817/MS/SFU 

Date 14 February 2018  

From Lichfields on behalf of Greenlight Developments  

  

Subject Greenlight and Nuneaton and Bedworth Borough Council: Joint 
position on SHLAA Site NUN178 (Land off Exhall Road, Keresley 
End)  

This statement sets out the joint position of Greenlight Developments and Nuneaton and Bedworth Borough 

Council relating to the content of the Nuneaton and Bedworth Borough Plan (NBBP) SHLAA (December 

2016), the NBBP Sustainability Appraisal (January 2017) as well as the position set out in the documents 

which Greenlight has submitted to the examination of the Borough Plan, so far, in relation to the Land off 

Exhall Road, Keresley End (SHLAA site NUN178, SA site NB70)1.  

As set out in the table below, there remains disagreement between the parties regarding some criteria and 

overall conclusions (highlighted in the left hand column) which is to be discussed at the hearing sessions; 

however, the position on the majority of criteria is agreed.  

 

 

 

 

 

 

  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

                                                             
1 Greenlight’s representations to the NBBP publication version 2017 - Land at Exhall Road, Keresley Vision 
Document (March 2017); Greenlight Matters Statements (17 August 2017) to Stage 1 Hearings to Matter 1 
(Legal and Procedural Compliance, Matter 2 (Housing Need) and Matter 3 (Housing Land Supply).  
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Criteria 
NBBP SHLAA (December 2016) NBBP Sustainability Assessment (January 2017) 

Greenlight Representations (March 2017) 
Rating Comment Rating

2
  Comment 

Availability  

Current Use Amber The site is of agricultural use/ vacant or 
underused. 

-  Agree.  

Intentions Amber The site is being promoted. -  Agree – the site is being promoted.  

Legal Amber It is unknown if there are any outstanding 
legal issues (e.g. multiple land ownerships) 
that may affect the site coming forward for 
development in the short term. 

-  Disagree – the site is under a single ownership and 
there are no outstanding legal issues; the rating 
should be amended to ‘green’.  

Ownership Green The land owner has been identified.  -  Agree. 

Natural Environment 

Biodiversity  

- 

 

Blue NB70 is a green field site in agricultural use. 
The development of the Site for housing uses 
will result in the loss of existing habitats 
including hedgerows and tree species. 
However, the development of the Site offers 
the opportunity to create new features and 
provide green infrastructure linkages to 
existing biodiversity features as part of an 
integrated scheme for the Site. Based on this, it 
is considered that the development of the site 
will have a slight adverse effect on this 
sustainability objective in the short terms due 
to the loss of existing habitats but an overall 
neutral effect in the medium to long term.  

Agree - Greenlight supports the SA rating on 
‘Biodiversity’ for NB70 which is (with mitigation and 
enhancement) neutral. 

                                                             
2 SA ratings: Red – adverse impact, Amber – slight adverse impact, Blue – neutral, Green – positive impact.  
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Criteria 
NBBP SHLAA (December 2016) NBBP Sustainability Assessment (January 2017) 

Greenlight Representations (March 2017) 
Rating Comment Rating

2
  Comment 

Local Wildlife 
Site 

Red 

The land to the north of NUN178 is 
designated as a LWS Somers Meadow. 

  The site is located to the south of the LWS and 
Greenlight has identified that, whist wet woodland is 
present, the area only potentially contains ephemeral 
standing water and not a pond and reed bed as set 
out by the local biodiversity centre. Greenlight’s 
emerging framework plan for the site (as set out in 
the Vision Document) seeks to retain and enhance 
the habitat areas that are considered the most 
important and will therefore mitigate this impact.  
Structure planting along the eastern boundary could 
provide further enhancements, linking the LWS with 
other existing habitats. Control measures would be 
introduced to discourage public access to limit 
disturbance of the habitat (see Vision Document for 
further detail). The Council’s ‘red’ rating for the site 
in the SHLAA is unsubstantiated as the LWS 
designation is not correct for the site; the rating 
should be amended green’ or ‘amber’ at most. 
 
In this regard we note that the SA rating on 
‘Biodiversity’ (see above) for NB70 was (with 
mitigation and enhancement) ‘neutral’. So the SHLAA 
is clearly inconsistent in this regard. 

AONB Green Minor/no impact.    Agree – green. 

Conservation 
Areas 

Green 
Minor/no impact. 

  
Agree – green. 

European/ 
National 
Wildlife Site/ 
Protected 
Species 

Green 

Minor/no impact. 

  

Agree – green. 
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Criteria 
NBBP SHLAA (December 2016) NBBP Sustainability Assessment (January 2017) 

Greenlight Representations (March 2017) 
Rating Comment Rating

2
  Comment 

Local 
Geological 
Site 

Green Minor/no impact.   Agree – green. 

Soil  -  Red 
 

The site is greenfield and the development for 
housing will lead to loss of agricultural land 
productive soils to development and thus the 
site will have an adverse effect that cannot be 
mitigated against. 

This scoring applies to any greenfield site, the site is 
not the highest quality agricultural land (it is classified 
as Amber in the SHLAA), and has no specific 
protection in the NPPF.  

Flood Risk 

Green 

The site is not at risk of flooding.  

Blue The site is located outside the defined Flood 
Zone and source protection zone. Mitigation 
measures (including SuDS features) will be 
sought. The development may have a slight 
adverse effect on water resources in the short 
term but a neutral effect in the medium to long 
term.  

Agree – green/neutral.  

Water  -  Blue Incorporation of water efficiency measures and 
SuDS within any detailed scheme will set out 
sustainable site specific mitigation on any 
increase in water demand and ground water 
abstraction. Assuming proposed mitigation is 
incorporated, the site will result in a neutral 
effect in the medium to longer term.  

Agree – neutral.  
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Criteria 
NBBP SHLAA (December 2016) NBBP Sustainability Assessment (January 2017) 

Greenlight Representations (March 2017) 
Rating Comment Rating

2
  Comment 

Tree 
Preservation 
Order 

Red There would be a significant impact on trees 
that provide amenity value and are 
important features.  

-  There are three TPOs that affect the site. TPO ‘9/00’ 
covers the northernmost of the three fields, and 
relates to 8 trees. TPO ‘3/03’ relates to an oak tree at 
the western boundary of the site; and TPO 
‘16/97’relates to 3 oak trees located at 11-22 De-
Compton Close, adjacent to the northwest corner of 
the site. Greenlight’s emerging framework plan (see 
Vision Document for further detail) retains all the 
high value trees on site, with only the ‘c’ category 
scrub trees on the western boundary of the 
northernmost field being removed to facilitate 
development.  
The SA (2017) scores the site ‘amber’ for landscape 
and refers to the potential for mitigation to recreate 
and connect existing woodland. As a result, this 
cannot reasonably be a reason for considering the 
site to be unsuitable for development. The ‘red’ 
rating is unsubstantiated; the rating should be 
amended to green’ or ‘amber’ at most. 

Natural 
Features 

Green Minor/no impact on natural features in the 
site such as watercourses, ponds and 
hedgerows.  

-  Agree – green (minor/no impact). 
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Criteria 
NBBP SHLAA (December 2016) NBBP Sustainability Assessment (January 2017) 

Greenlight Representations (March 2017) 
Rating Comment Rating

2
  Comment 

Land and Landscape 

Landscape 
Sensitivity 

Amber The landscape has medium to low 
sensitivity regarding ability to accommodate 
the development.  

Amber To maintain and enhance the quality of 
landscapes – The site is located in the Keresley 
Urban Fringe Character Area where the 
landscape is dominated by arable 
farmland/recreational land interspersed with 
linear woodland and hedgerows. The character 
of the area is considered ‘weak’ and ‘poor’ 
condition. The focus for action is to ‘restore 
and create’ an integrated landscape.  
The key landscaping features on the site are 
fragmented linear hedgerows with isolated 
tree species. Development of the site will 
result in  
the loss of agricultural land/hedgerows and 
tree species but also offers the opportunity to 
recreate and connect existing 
hedgerows/corpse and woodland area and 
provide new features as part of the wider 
masterplan of the site, resulting in landscape 
enhancements in the longer term. Significant 
adverse effect in the short term but an overall 
slight adverse effect in the medium to long 
term once landscaping proposals have started 
to mature.   

The remaining amber score does not differentiate the 
site from other greenfield sites in the Borough.   

Agricultural 
Land 
Classification 

Amber The land is Grade 3 or partially Grade 1 or 2.  -  Agree – the site is not the highest quality agricultural 
land.  

Contaminated 
Land 

Green  Land is less likely to be contaminated.  -  Agree – green, there is no known contamination on 
the site.  
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Criteria 
NBBP SHLAA (December 2016) NBBP Sustainability Assessment (January 2017) 

Greenlight Representations (March 2017) 
Rating Comment Rating

2
  Comment 

Ensure 
prudent use 
of resources 
including 
previously 
developed 
land/ 
buildings 

  Red 
 

The site comprises a greenfield site and 
therefore development will have an adverse 
effect on the prudent use of resources, 
principally the use of previously developed 
land.  Development of the site will not 
contribute to cleaning up of existing 
contaminated land. The site will result in a 
significant adverse impact.  

As with the ‘soils’ criteria, this is a score which is 
applied to any greenfield site, this does not 
differentiate the site from any others.  
 
The SA identifies there is no existing contaminated 
land on site so this impact could not be mitigated.  

Site Assembly  Amber  Mitigation through design would ensure the 
development of this site would not restrain 
other development. 

-  Agree – Amber.  

Site 
Topography 
and Shape 

Green Existing topography/levels of the site are 
likely to have only minor to low impact on 
future development. 

-  Agree – green, existing topography is fitting for 
housing development.    

Climatic Factors 

Air Pollution  Green  Minor to no impact regarding likely impact 
by either noise or air pollution including 
AQMAs.  

Blue NB70 does not lie within an Air Quality 
Management Area and is 3.8km to the south 
west of Bedworth Town Centre.  
The site is relatively accessible by car, but the 
dispersed location of the Site would tend to 
discourage modal shift away from the car. An 
opportunity for enhanced public transport 
measures to be brought forward on New Road 
with the development which could mitigate 
any adverse effect. Slight adverse impact in the 
short to medium terms, mitigating to a neutral 
effect in the long term.  

Assessments are inconsistent between SHLAA and SA. 
The SA assessment of the site refers only to its 
relationship to Nuneaton and Bedworth and ignores 
the fact it is related to an existing settlement 
(Keresley), is just north of a major employment 
location (Prologis Park), and is effectively part of the 
wider Coventry urban area to which it would relate.  
 
For the SHLAA alternative levels of growth have not 
been tested so it is not possible to draw air quality 
conclusions about ‘in combination’ effects at higher 
levels of growth than the Plan’s proposals or different 
combinations of sites.  Albeit, it is agreed that the 
development will have a neutral/no impact.  
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Criteria 
NBBP SHLAA (December 2016) NBBP Sustainability Assessment (January 2017) 

Greenlight Representations (March 2017) 
Rating Comment Rating

2
  Comment 

Ensuring 
development 
is primarily 
focused in 
urban areas/ 
integration 
with 
settlement  

Amber Through mitigation e.g. landscaping and 
good design, the site could relate well to the 
existing built form/character of the 
settlement.  

Red 
 

The location of the site is dispersed from 
Nuneaton and Bedworth Town Centres and is 
not on a direct route to either centre. The site 
will note make efficient use of existing 
infrastructure/promote compact mixed use 
development or reduce the need to travel. 
NB70 will have a significant adverse impact.  

This ‘red’ assessment of the site in the SA is not 
consistent with the SHLAA’s ‘amber’ rating. It refers 
only to its relationship to Nuneaton and Bedworth 
and ignores the fact it is related to an existing 
settlement (Keresley), is just north of a major 
employment location (Prologis Park), and is 
effectively part of the wider Coventry urban area to 
which it would relate. It has a bus stop with multiple 
routes into Coventry City Centre. The ‘red’ score is 
inappropriate, especially in the context of the 
requirement to meet unmet housing need from 
Coventry.   

Reduce 
overall energy 
use  through 
increased 
energy 
efficiency 

-  Blue The dispersed location of the site will limit the 
opportunity to reduce overall energy 
use/provide centralised facilities. However, a 
proportion of on-site energy usage could be 
incorporated in the layout/design. 
Development will result in an adverse effect in 
the short to medium term. Assuming 
mitigation is incorporated, development will 
result in a neutral effect in the longer term.   

Agree – mitigation can be provided to ensure a 
neutral impact.  

Reduce 
emissions of 
green house 
gasses 

-  Blue Dispersed location of the site will make it hard 
to provide efficient use of infrastructure. 
However, opportunities to mitigate carbon 
dioxide emissions via sustainable construction, 
design, demolition and construction may be 
brought forward as part of development of the 
site. With this mitigation, the development will 
have a neutral impact.  

Agree – mitigation can be provided to ensure a 
neutral impact. 
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Criteria 
NBBP SHLAA (December 2016) NBBP Sustainability Assessment (January 2017) 

Greenlight Representations (March 2017) 
Rating Comment Rating

2
  Comment 

Materials and 
Waste 

Green  Minor/no impact on areas allocated or 
safeguarded for minerals extraction or 
waste management in the Minerals and 
Waste Plan.  

Green The site will have an indirect impact on the 
objective to encourage/enable waste 
minimisation and recycling. However, provision 
of adequate facilities and promotion of 
sustainable construction will result in a slight 
positive effect.  

Agree – provision of adequate facilities and 
sustainable construction will provide the opportunity 
to ensure a positive impact on materials and waste.  

Built Environment and Heritage 

Coalescence  Red The site is Green Belt. The site falls within 
parcel NG5 of the Green Belt review study 
with a score of 14/20 it is a high performing 
parcel. The parcel as a whole plays an 
important role in separating Keresley and 
the villages of Ash Green and Neal’s Green. 
If developed the gap would be significantly 
reduced to 200m.  Constraints such as 
separation of settlements and lack of a 
defensible boundary is not something which 
could be mitigated against and is therefore 
not in a suitable location for housing 
development.  

  The Green Belt 2015 study does not assess the 
contribution of the site as an individual parcel to 
coalescence. The Council’s justification for the ‘red’ 
rating refers to development of ‘the parcel as a 
whole’ which reduces the gap to 200m; the Council 
assumes that the site is linked to sites 163 and 212 to 
reach this conclusion. Site 178 should be considered 
on its own merits; 178 is not linked to sites 136 and 
212 and in reality only the Greenlight site would be 
released. The development of Site 178 would leave a 
gap of approximately 900m (or, a 350 reduction in 
the gap from 1,250m as exists). Furthermore, the site 
has a strong existing eastern boundary made up of 
hedgerows, and the development would reinforce 
this with structure planting, giving a strong, 
permanent and clearly defensible Green Belt 
Boundary.  Greenlight notes the Green Belt purpose 
in the NPPF on coalescence refers to ‘towns’ rather 
than villages, so preventing the coalescence (even 
were it to occur) of Keresley and Ash Green is not a 
Green Belt purpose pursuant to the policies of the 
NPPF. The RAG rating in the SHLAA should be ‘green’ 
or, at most, ‘amber’. Prologis is promoting an 
employment site adjacent to the Greenlight site on 
the south side of Exhall Road. Whilst the two sites 
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Criteria 
NBBP SHLAA (December 2016) NBBP Sustainability Assessment (January 2017) 

Greenlight Representations (March 2017) 
Rating Comment Rating

2
  Comment 

should not be linked in development terms, clearly if 
the Prologis site were to be brought forward it would 
add considerable weight to the allocation of the 
Greenlight site on a number of grounds, including 
sustainability, accessibility and economy as well as 
reducing the validity of objections to it on issues of 
coalescence. 

Neighbouring 
Amenity  

Green The development would not significantly 
impact upon the amenity of neighbouring 
occupiers. 

-  Agree – green.  

Neighbouring 
Land Uses 

Green  The site is not affected by neighbouring uses 
(e.g. incompatible use). 

-  Agree – green.  

High quality 
design with 
local 
distinctiveness 

-  Blue Development will not result in a direct effect 
on this sustainability objective. Policies to 
facilitate a high quality design and a sense of 
place should be included in the Borough Plan 
to ensure new development makes a 
contribution to townscape quality and wider 
public realm. Neutral impact at all stages.  

Agree – Greenlight will provide a development of 
high quality design.  

Heritage 
Assets  

Green  Minor/no impact. 

Blue To protect and enhance heritage assets – no 
part of the site is designated as a known 
heritage asset at either a county or national 
level. An assessment of the site will be 
undertaken at the planning application stage to 
confirm this.  Neutral impact at all stages. 

Agree – green/neutral.  

Accessibility and Transport  

Major 
Infrastructure  

Green  Minor/no impact on existing/anticipated 
major infrastructure e.g. pipelines/HS2.  

-  Agree – green. 

Access to Site  Green  Only minor works will be required to ensure 
satisfactory access to the site from the road 
network/to ensure highway standards are 
met.  

-  Agree – green. 
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Criteria 
NBBP SHLAA (December 2016) NBBP Sustainability Assessment (January 2017) 

Greenlight Representations (March 2017) 
Rating Comment Rating

2
  Comment 

Accessibility 
to Local 
Facilities 

Amber Some facilities are reasonably accessible.  Blue 
 

Ensure easy and equitable access to services 
and facilities. The site is relatively accessible by 
car but will be limited for residents’ dependent 
on public transport albeit New Road is a bus 
route. There is no proposal to provide services 
or learning activities so could result in a slight 
adverse impact without mitigation. However, if 
enhanced public transport measures were 
brought forward on New Road alongside the 
development, adverse effects could be 
mitigated, resulting in an overall neutral effect 
in the medium to long term.  

Agree – mitigation can be provided to ensure a 
neutral impact. 

Public 
Transport 

Amber The site is accessible to bus or rail.  -  As above, public transport provision can be 
facilitated/enhanced through the development. 

Relationship 
to Highway 
Network 

Green  The site is well located in respect of the 
main road network and vehicle movements.  

-  Agree – green. 

Public Rights 
of Way 

Green The site is not affected by a public right of 
way.  

-  Agree – green. 

Social Factors 

Affordable 
Housing 
Provision of 
right mix 

-  Dark 
Green 

 

The site has the potential to bring forward 115 
potential housing units to include a mix of 
open market and associated affordable 
housing units. The site will contribute to an 
acute shortage of affordable housing in the 
Borough, contributing to the aim of achieving 
mixed and balanced communities in these 
areas. No mitigation or enhancement is 
required.  Development will result in a 
significant positive impact.  

Agree that the development will provide a significant 
positive impact. However, the Greenlight site 
comprises all three fields (rather than two fields 
which the Council has based its housing unit figure 
on) and therefore has the capacity to accommodate 
approximately 200 housing units rather than 115.  
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Criteria 
NBBP SHLAA (December 2016) NBBP Sustainability Assessment (January 2017) 

Greenlight Representations (March 2017) 
Rating Comment Rating

2
  Comment 

Reduce Crime -  Yellow 
(uncertain) 

There is insufficient nature of the development 
to confirm any correlation between the site 
and crime/fear of crime.  

Agree.  

Address 
poverty/ 
disadvantage -
- 

-  Green New affordable housing and indirect jobs 
creation will help improve the well-being of the 
local population and help reduce social 
exclusion and therefore provide businesses 
with a diverse workforce representing a 
positive impact.  

Agree – positive. 

Cultural/sport 
/recreational 
participation 
opportunities  

-  Amber Development for housing will not directly 
improve the opportunities in the Borough; 
moreover the allocation will result in an 
increase in demand for new facilities in the 
Borough and a slight adverse impact.  

Agree.  

Improve 
health/reduce 
health 
inequalities  

-  Blue Development of the site for residential uses 
represents an adverse impact in the short term 
but a neutral impact in the medium to longer 
term if accompanied by contributions to new 
or enhanced health facilities.  

Agree – neutral impact.  

Economic Factors 

To enhance 
the viability of 
town centres 

-  Amber The site comprises open and agricultural 
greenfield land. The location of the site is 
relatively dispersed from Town Centres of 
Nuneaton or Bedworth with no direct access to 
either centre. The development of the site will 
contribute to overall housing needs of the 
Borough but the allocation will not directly 
enhance the vitality and viability of the town 
centres, thus potentially undermining to town 
centre’s role and regeneration opportunities.  

The remaining amber score does not differentiate the 
site from other green field sites in the Borough.  
NBBP’s SHLAA does not recognise that the site in 
effect forms part of the Coventry urban area, and 
thus has proximity Coventry City Centre. This is 
significant given that Nuneaton and Bedworth is 
assisting with Coventry’s unmet housing needs.  
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Criteria 
NBBP SHLAA (December 2016) NBBP Sustainability Assessment (January 2017) 

Greenlight Representations (March 2017) 
Rating Comment Rating

2
  Comment 

Achieve a 
strong, stable 
and 
sustainable 
economy and 
prosperity to 
all inhabitants 
through on-
going 
investment 

-  Green Opportunities for direct economic 
opportunities are limited to small scale 
ancillary development. The contribution to a 
stable economy in the short term will be 
neutral but medium , new residential 
development will indirectly contribute to the 
retention of economic activity in the Borough. 
An overall positive effect is concluded. No 
mitigation or enhancement is proposed.  

Agree – positive impact.  

Summary/ 
Conclusions  

The site is not Suitable for development. The site is in 
the Green Belt and falls within parcel NG5 of the 2015 
Green Belt Study with a score of 14/20 (a high 
performing parcel).  Land to the north is a LWS.  The 
site abuts the existing built form of Keresley and would 
constitute extension of development into open 
countryside.  The parcel has a whole plays in important 
role in separating Keresley and the villages of Ash 
Green and Neal’s Green.  If developed the gap would 
be significantly reduced to approximately 200m.  
 
No significant ‘availability’ issues are identified.  
 
There is no information to determine that the site is 
not achievable in principle. However, constraints such 
as separation of settlements and lack of a defensible 
boundary cannot be mitigated against. The site is 
therefore not suitable for housing development.  
 
The site should not be shortlisted. 

The proposed development will bring forward new homes 
and thus represents a significant positive effect on the 
provision of homes. There will be indirect positive effects in 
terms of economic factors and social factors associated 
with deprivation and poverty through the provision of 
affordable homes, together with waste minimisation.  
 
The development of the site will result in the loss of open 
agricultural land located outside the existing urban areas 
and will have a negative effect on the prudent use of 
resources including previously developed land, soils and 
landscape (in the short term). Development would result in 
a slight negative impact on provision of sports and 
recreational facilities and a potentially negative impact on 
the viability of town centres.  
 
The site is accessible by car for services, jobs and learning 
activities and is situated on a bus route. The dispersed 
location to the land will discourage a modal shift away 
from the car which in turn will increase traffic movements 
and travel times with an associated increase in air pollution 
levels. However, if enhanced public transport measures 

A re-appraisal of the assessment of site 178 in the 
Council’s SHLAA should be undertaken. An accurate 
assessment of site 178 would provide no ‘red’ 
ratings; as a minimum, ‘amber’ ratings would be 
more appropriate in all three cases.  
 
The double negative scores identified in the SA for 
Soil, air (based on ensuring development is focused in 
urban areas and reduces the need to travel by car) 
and the ‘prudent use of resources’, do not 
differentiate the site from other greenfield sites in 
the Borough. The ‘amber/neutral’ scores are 
generally either misapplied, inconsistent with the 
SHLAA, or can be mitigated, and/or where the amber 
score would be applicable for virtually any greenfield 
site brought forward on the fringe of Coventry.  
The ‘landscape’ amber score in the SA is related to 
the issue of coalescence which has been misapplied 
in the Green Belt Review and the SHLAA and does not 
appear to reflect the SA’s own recognition that the 
landscape character is in ‘weak’ and ‘poor’ condition. 
The SA therefore does not identify any clear reason(s) 
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Criteria 
NBBP SHLAA (December 2016) NBBP Sustainability Assessment (January 2017) 

Greenlight Representations (March 2017) 
Rating Comment Rating

2
  Comment 

were brought forward in tandem with the development 
then the potential impacts could be mitigated in the longer 
term.  
 
The site will have a neutral effect on all other factors. 

why the site should be rejected.  
 
Overall, in the context of insufficient land in the 
Borough to meet the full housing need, there is no 
reason to reject the site as not representing 
sustainable development in accordance with the 
tilted balance in the first line of paragraph 14 of the 
NPPF.  SHLAA Site Ref NUN178 – Land off Exhall 
Road, Keresley End should be removed from the 
Green Belt under policy DS7 (Green Belt) and should 
be allocated as a strategic site for residential 
development (approx. 200 housing units) and 
associated infrastructure uses under policy DS5 
(Residential Allocations).  

 


