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Matter 6 – Proposed Housing Sites (Part 2) 
  

Bedworth and Bulkington – Strategic Housing Sites 

 

HSG4 Woodlands 

HSG5 Hospital Lane 

HSG6 School Lane 

HSG7 East of Bulkington  

HSG8 West of Bulkington 

 

Issue 3 – Are the Strategic Housing Sites in Bedworth justified, effective and consistent with 

national policy?  

 

For each of the above sites in Bedworth and Bulkington please provide brief details of the following: 

 

Q6.31) Explain whether there are any significant land use constraints on the site and how is it 

envisaged that such constraints will be overcome 

 

HSG4 Woodlands 

 

The Woodlands has a number of constraints that limit the overall developable area. These constraints 

have all been assessed through the evidence base and include Local Wildlife Sites (F6), areas of 

ridge and furrow (J7) and flood zones (N5). There are a number of existing and potential Local 

Wildlife Sites within and near to the edge of HSG4 including; the drainage ditch on the north eastern 

edge of the site; the field immediately to the south of properties on Woodlands Lane / Woodlands 

Road (No’s 176-210 (evens)); and, scrubland either side of the upper reaches of the River Sowe in 

the far south western corner of the site, close to residential properties off Buttercup Way and 

Honeysuckle Close. The majority of Strategic Site HSG4 is located within Flood Zone 1 and 

consequently is at low risk of fluvial flooding. Areas within HSG4 close to the upper course of the 

Rover Sowe are within Flood Zones 2 and 3 and have been excluded from the developable area. 

These will be left as Local Wildlife Sites and public open space. Areas of high quality ridge and furrow 

will be retained and incorporated into landscaped areas and public open space to create a green 

network and preserve and enhance a rare example of these earthworks within the Borough. Specific 

points of mitigation are proposed through the forms of development criteria 18, 19 and 25.  

HSG5 Hospital Lane 

 

There are no significant land use constraints within the site boundary that would preclude the site 

from being brought forward. There are electricity pylons which cross the site for which a wayleave will 

need to be provided. The primary flood risk is from surface water flooding and overland flows, which 

will need to be addressed as part of the development. 

 

 

HSG6 School Lane 

 

There are no significant land use constraints within the site boundary that would preclude the site 

from being brought forward, however there are ponds within the site which will need surveying, 

retention and enhancement .There is also a Public Right of Way which should be extended. There are 

electricity pylons, which cross the site for which a wayleave will need to be provided. The primary 

flood risk is from surface water flooding and overland flows, which will need to be addressed as part 

of the development. 
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HSG7 East of Bulkington  

 

There are no significant land use constraints within the site boundary that would preclude the site 

from being brought forward. There are existing Public Rights of Way, which will need to be 

incorporated within the development. The primary flood risk is from surface water flooding and 

overland flows, which will need to be addressed as part of the development. 

 

HSG8 West of Bulkington 

 

There are no significant land use constraints within the site boundary that would preclude the site 

from being brought forward. The primary flood risk is from surface water flooding and overland flows, 

which will need to be addressed as part of the development. 

 

Q6.32) Explain whether the site contains best and most versatile agricultural land, and, if so, of 

what grades. 

 

HSG4 Woodlands 

 

The site contains grade 3 and 4 land. The grading is not split up between 3a and 3b (3a being best 

and most versatile agricultural land, and 3b not being best and most versatile agricultural land), 

therefore it is not possible from the data available from Natural England’s Agricultural Land 

Classification map for the West Midlands Region as to whether these pieces of land are best and 

most versatile agricultural land. 

 

HSG5 Hospital Lane 

 

The majority of the land is classed as land predominantly in urban use, however a sliver of land is 

classed as grade 3. The grading is not split up between 3a and 3b (3a being best and most versatile 

agricultural land, and 3b not being best and most versatile agricultural land), therefore it is not 

possible from the data available from Natural England’s Agricultural Land Classification map for the 

West Midlands Region as to whether these pieces of land are best and most versatile agricultural 

land. 

 

HSG6 School Lane 

 

The majority of the land is classed as land predominantly in urban use, however a sliver of land is 

classed as grade 3. The grading is not split up between 3a and 3b (3a being best and most versatile 

agricultural land, and 3b not being best and most versatile agricultural land), therefore it is not 

possible from the data available from Natural England’s Agricultural Land Classification map for the 

West Midlands Region as to whether these pieces of land are best and most versatile agricultural 

land. 

 

HSG7 East of Bulkington  

 

The site contains grade 3 land. The grading is not split up between 3a and 3b (3a being best and 

most versatile agricultural land, and 3b not being best and most versatile agricultural land), therefore it 

is not possible from the data available from Natural England’s Agricultural Land Classification map for 

the West Midlands Region as to whether these pieces of land are best and most versatile agricultural 

land. 

 

HSG8 West of Bulkington 
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The site does contain best and most versatile agricultural land, as it contains grade 2 land. The site 

also contains grade 3 land, however the grading is not split up between 3a and 3b (3a being best and 

most versatile agricultural land, and 3b not being best and most versatile agricultural land), therefore, 

it is not possible from the data available from Natural England’s Agricultural Land Classification map 

for the West Midlands Region as to whether these pieces of land are best and most versatile 

agricultural land. 

 

Q6.33) 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 

broadly how it is envisaged this will be achieved.  

 

HSG4 Woodlands 

 

The site includes/affects the following heritage features: ridge and furrow; and South Farm and Arbury 

Mill (document J7.1). The preservation/protection of these assets will be achieved through the 

following points in Policy HSG4: 

 

19. Retain areas of high quality ridge and furrow through careful siting of 

green space 

 

23. The development should incorporate screening along its northern edge so 

as to preserve the rural prospect from both South Farm and Arbury 

Mill  

 

The site includes/affects the following biodiversity/geodiversity features: nationally scarce grassland 

habitats, LWSs and potential LWSs; grasslands at Charity Spinney Meadows LWS; hedgerows, 

woodland and scattered semi-improved grasslands; pond network; and areas of distinctiveness 

(document F8.2). The preservation/protection of these assets will be achieved through the following 

points in Policy HSG4: 

 

16. Retain the character of Bedworth Lane and Woodlands Lane through the 

retention of adjacent hedgerows and hedgerow trees 

 

17. Maintain a corridor of open space for the PRoW with appropriate tree and 

hedgerow planting  

 

18. Retain the Nook Local Wildlife Sites (LWS) and additional wooded area 

between the LWS and Woodlands Farm   

 

21. Re-establish network of green infrastructure, including pockets of 

woodland, that resembles field patterns to the west 

 

22. Carefully design any highways access from Woodlands Road to minimise 

the effects on the overall rural wooded character of the road  

 

25. Protection of nationally scarce grassland habitats and also possible 

offsetting/ mitigation contributions to restore degraded grasslands at 

Charity Spinney Meadows LWS 

 

HSG5 Hospital Lane 
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The site includes/affects the following heritage features: Moat Farm (document J7.1). The 

preservation/protection of these assets will be achieved through the following points in Policy HSG5: 

 

20. A buffer of fields should be preserved so as to retain the isolated character 

of Moat Farm, Hospital Lane 

 

The site includes/affects the following biodiversity/geodiversity features: hedgerows, scrubland and 

grassland, area of distinctiveness (document F8.2). The preservation/protection of these assets will 

be achieved through the following points in Policy HSG5: 

 

22. Provision of landscaping to the northern side of Hospital Lane to soften 

and limit views of the new urban edge 

 

HSG6 School Lane 

 

The site includes/affects the following heritage features: historic landscape character field boundaries; 

and ridge and furrow (document J7.1). The preservation/protection of these assets will be achieved 

through the following points in Policy HSG6: 

 

26. Where used, green spaces should be positioned so as to retain areas of ridge 

and furrow 

 

The site includes/affects the following biodiversity/geodiversity features: Wilsons Lane potential LWS; 

and areas of distinctiveness (document F8.2). The preservation/protection of these assets will be 

achieved through the following points in Policy HSG6: 

 

22. The potential LWS at Wilsons Lane should be surveyed for its ecological 

importance 

 

HSG7 East of Bulkington  

 

The site includes/affects the following heritage features: Weston Hill Farmhouse’s field boundaries 

and hedgerows (document J7.1). The preservation/protection of these assets will be achieved through 

the following points in Policy HSG7: 

 

13. Maintain and enhance vegetated boundaries that interface with the wider 

rural area (to be maintained as Green Belt defensible boundaries) 

 

The site includes/affects the following biodiversity/geodiversity features: scrubland; brook; potential 

LWS; boundary features; and areas of distinctiveness(document F8.2). The preservation/protection of 

these assets will be achieved through the following points in Policy HSG7: 

 

13. Maintain and enhance vegetated boundaries that interface with the wider 

rural area (to be maintained as Green Belt defensible boundaries) 

 

14. Provide an open space corridor incorporating the PRoW with specimen 

trees and small groups of trees interspersed amongst grassed areas and 

wildflower meadows 

 

15. Provide street trees to the internal road network 

 

16. Enhancement of brook which follows the south-western boundary 
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HSG8 West of Bulkington 

 

The site includes/affects the following heritage features: Church of St James; and Weston Hall 

(document J7.1). The preservation/protection of these assets will be achieved through the following 

points in Policy HSG7: 

16. Landscape buffer along Bedworth Road to enhance the character and 
approach into the village from the west 
 
17. Development along Bedworth Road should mirror the existing landscape 
treatment and scale of development and should be designed so as to 
frame views towards the church and refrain from dense planting which 
may limit views towards the church 
 
18. Creation of substantial hedgerow with hedgerow trees along northern, 
western and southern boundary (to be maintained as a Green Belt 
defensible boundary) 
 
The site includes/affects the following biodiversity/geodiversity features: mature scrub and boundary 

hedgerows; veteran and mature trees; areas of distinctiveness; and great crested newts (document 

F8.2). The preservation/protection of these assets will be achieved through the following points in 

Policy HSG8: 

16. Landscape buffer along Bedworth Road to enhance the character and 
approach into the village from the west 
 
17. Development along Bedworth Road should mirror the existing landscape 
treatment and scale of development and should be designed so as to 
frame views towards the church and refrain from dense planting which 
may limit views towards the church 
 
18. Creation of substantial hedgerow with hedgerow trees along northern, 
western and southern boundary (to be maintained as a Green Belt 
defensible boundary) 
 
19. Enhancement of linear woodland along the railway line 
 
20. Conserve and enhance the pattern of small and medium sized fields 
bounded by intact hedgerows where possible 
 
21. Retain and enhance field ponds through incorporating into a network of 
inter-connected open spaces and undertake related protected species 
surveys including for great crested newts. 
 
22. Creation of a green corridor along PRoW N41 as part of an interconnected 
network of open spaces 
 
23. All site boundaries should be enhanced through new planting of woodland 
copses and trees whilst maintaining adequate distances from housing and 
all veteran hedgerows should be retained and surveyed prior to 
development. Species rich hedgerows should be incorporated within areas 
of open space  

 

Q6.34) With reference to the evidence base, explain what key infrastructure requirements are 

necessary to enable the site to satisfactorily come forward, including green, social and 

community infrastructure, and what certainty there is that this infrastructure will be viably 

delivered.  
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HSG4 Woodlands 

 

The policy HSG4 sets out the required mitigation strategies, which will need to be achieved. The 

promoters of the site are aware of the infrastructure required and this has been taken into account in 

developing the policies of the Plan and during the viability exercises. The council has worked with 

those within the Infrastructure Planning and Delivery Group (D4 – Appendix C) to establish the 

infrastructure requirements for each site and those within the group have been consulted at each 

stage of the Borough Plan. Some of the infrastructure requirements will be delivered off-site, therefore 

financial contributions will be sought. For HSG4 this includes infrastructure such as: 

 

 Provision of a local centre, including community facilities 

 Potential on-site GP surgery or financial contribution to the CCG 

 Public Open Space 

 On-site park and play facilities 

 One form entry primary school 

 Financial contribution towards secondary level education provision 

 Financial contribution towards Borough-wide strategic highway infrastructure 

 

HSG5 Hospital Lane 

 

The policy HSG5 sets out the required mitigation strategies, which will need to be achieved. The 

promoters of the site are aware of the infrastructure required and this has been taken into account in 

developing the policies of the Plan and during the viability exercises. The council has worked with 

those within the Infrastructure Planning and Delivery Group (D4 – Appendix C) to establish the 

infrastructure requirements for each site and those within the group have been consulted at each 

stage of the Borough Plan. Some of the infrastructure requirements will be delivered off-site therefore, 

financial contributions will be sought. For HSG5 this includes infrastructure such as: 

 Provision of outdoor green gym and older and younger equipped children’s play facilities 

 Potential on-site GP surgery or financial contribution to the CCG 

 Public Open Space 

 Financial contribution towards the upgrading of the existing sports pitches at Anderton Road 

and facilities at Newdigate Recreation Ground 

 Expansion of Newdigate Primary School to increase capacity to a two form entry school 

 Financial contribution towards secondary level education provision 

 Provision of a new district centre 

 

HSG6 School Lane 

 

The policy HSG6 sets out the required mitigation strategies, which will need to be achieved. The 

promoters of the site are aware of the infrastructure required and this has been taken into account in 

developing the policies of the Plan and during the viability exercises. The council has worked with 

those within the Infrastructure Planning and Delivery Group (D4 – Appendix C) to establish the 

infrastructure requirements for each site and those within the group have been consulted at each 

stage of the Borough Plan. Some of the infrastructure requirements will be delivered off-site, therefore 

financial contributions will be sought. For HSG6 this includes infrastructure such as: 

 

 Provision of outdoor green gym, and older and younger equipped children’s play facilities 

 Transport improvements and upgrades required along School Lane and Longford Road 

 Financial contribution to CCG 
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 Financial contribution and provision of new cycle path link to the existing Heckley Fields 

Recreation Ground 

 Financial contribution towards primary and secondary level education provision 

 

HSG7 East of Bulkington  

 

The policy HSG7 sets out the required mitigation strategies, which will need to be achieved. The 

promoters of the site are aware of the infrastructure required and this has been taken into account in 

developing the policies of the Plan and during the viability exercises. The council has worked with 

those within the Infrastructure Planning and Delivery Group (D4 – Appendix C) to establish the 

infrastructure requirements for each site and those within the group have been consulted at each 

stage of the Borough Plan. Some of the infrastructure requirements will be delivered off-site, therefore 

financial contributions will be sought. For HSG7 this includes infrastructure such as: 

 

 POS to be provided with appropriate management and maintenance arrangements 

 Financial contribution towards the upgrading of sports facilities and teenage play provision at 

Bulkington Recreation Ground 

 Financial contribution towards primary education at Arden Forest Infant and St James 

Academy Junior schools to meet anticipated demand for school places 

 Financial contribution towards secondary level education provision 

 Transport improvements/upgrades required along Nuneaton Road, Lancing Road, Bramcote 

Close and surrounding streets affected as a result of the development 

 Bus infrastructure improvements adjacent to HSG7 

 Financial contributions towards the development of a dedicated cycle path along the B4029 

between Bulkington Village Centre and Bedworth, and towards links to Bulkington Village 

Centre and Nuneaton. 

 

HSG8 West of Bulkington 

 

The policy HSG8 sets out the required mitigation strategies, which will need to be achieved. The 

promoters of the site are aware of the infrastructure required and this has been taken into account in 

developing the policies of the Plan and during the viability exercises. The council has worked with 

those within the Infrastructure Planning and Delivery Group (D4 – Appendix C) to establish the 

infrastructure requirements for each site and those within the group have been consulted at each 

stage of the Borough Plan. Some of the infrastructure requirements will be delivered off-site, therefore 

financial contributions will be sought. For HSG8 this includes infrastructure such as: 

 

 Financial contribution towards the upgrading of sports facilities and teenage play provision at 

Bulkington Recreation Ground 

 Financial contribution and/or on-site land swap with Arden Forest Infant and St James 

Academy Junior schools to meet anticipated demand for school places 

 Financial contribution towards secondary level education 

 Any transport improvements/upgrades required along Bedworth Road, Coventry Road and 

surrounding streets as a result of the development 

 Financial contributions towards the development of a dedicated cycle path along the B4029 

between Bulkington and Bedworth 

 Bus infrastructure improvements within or adjacent to HSG8 

 Provision of under 12’s children’s play facilities on central parcel of site 

 

Q6.35) 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 
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traffic impacts been strategically assessed in respect of residential amenity, air quality and 

assumptions on modal shift?  

 

The STA (Z6) has focussed primarily on a strategic level assessment with the goal, in terms of the site 

access strategies, being to ensure that all traffic from the allocated sites loads onto the existing 

network thereby ensuring a robust and true assessment of the development impact on the existing 

roads, and allowing determination of the critical dependencies (i.e. where mitigation is required). 

 

The access options used in the Strategic Transport Assessment (STA) [Z6] were indicative access 

points, however, the feasibility and appropriateness was discussed with Warwickshire County Council 

(WCC). White Young Green (WYG) also inputted in this through their discussions with landowners 

and reviewing highway safety concerns as part of the work they did on the strategic site frameworks. 

It will be at the planning application stage when the specifics around access points and the types of 

junctions will be reviewed and approved by WCC.  

 

The modal shift is a target for all new residential allocations. The trip generation used in the STA 

includes the assumed 15% discount for modal shift.  

 

The STA (paragraphs 4.66-4.71) outlines the wider sustainable transport measures and states, “whilst 

it is up to individual site promoters to demonstrate the manner in which the 15% can be achieved, 

allowances have been made within the mitigation schedule for the delivery of over £9.2 million of 

works to be included which will help deliver the mode shift target quoted (schemes 28, 29 and 30).” In 

addition, Appendix C sets out what sustainable transport improvements will be sought through the 

planning process to support development within the Borough. It should be noted that this assumption 

has only been applied to the trip generation associated with the allocated sites and has not been 

applied to the background growth. In reality there will be wider benefits from the sustainable transport 

measures outlined in the STA that will benefit more road users than those generated by the proposed 

sites. 

 

The modelling from the STA was used in the Air Quality Assessment (AQA) [G5]. The AQA concludes 

(paragraphs 5.3 and 5.4) that the Borough Plan proposals results in negligible increase 

concentrations across the borough, including at town centre locations and within the AQMAs in 

Nuneaton. No exceedances of the air quality objectives are predicted for 2030. In general, the 

Borough Plan model scenario is predicted to give rise to ‘negligible’ increases throughout Nuneaton 

and Bedworth. Two ‘slight adverse’ increases for annual mean nitrogen dioxide have been identified, 

where junction improvements within the Borough Plan model move traffic slightly closer to sensitive 

locations. These two receptors are both located adjacent to junctions A444 / Sutherland Drive and 

B4112 / Bull Ring. It is thus recommended that detailed assessments are carried out for these two 

junction improvements before any highway works begin. 

 

In general terms, road vehicles are expected to become cleaner fast enough to outweigh the effects 

on air quality from increased vehicles on the roads. The independently prepared AQA report which 

assessed the effects of the Borough Plan on air quality, concluded that with the Borough Plan in 

place, air quality in 2030 will be much better than in 2015, with no remaining exceedances of the NO2 

annual mean objective. To ensure this is the case and to guard against unfavourable short term 

impacts, each development will be assessed on its merits through the planning application process, 

with air quality impact assessments being required where appropriate. 

 

A total of four residential sites (HSG4, HSG5, HSG6 and EMP2) and four employment sites (EMP7, 

EMP6, EMP2 and EMP3) were tested through the STA around the Bedworth and M6 Junction 3 area. 

Two housing sites were tested in Bulkington (HSG7 East of Bulkington and HSG8 West of 

Bulkington). In the majority of cases, the assumption has been made that the sites will be served by 
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access junctions off the existing roads surrounding the sites. Due to the size of the sites, several 

access points have been included within the modelling. It is important to note that the numbers tested 

at this stage of the plan making process were higher than the ones in the final plan (provided in 

parenthesis alongside), the dwellings below were the figures used for the 2031 trip generation: 

 

 HSG4 Woodlands - 1,039 dwellings (689 revised) 

 HSG5 Hospital Lane - 400 dwellings (398 revised) 

 HSG6 School Lane - 388 dwellings (388 revised) 

 HSG7 East of Bulkington - 325 dwellings (196 revised) 

 HSG8 West of Bulkington - 600 dwellings (495 revised) 

 EMP2 Wilsons Lane - 129 dwellings (73 revised) 

 

The revised numbers have since been assessed in the updated model and the results indicate no 

significant change in conclusions (NBBC/40 and NBBC/41).  
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HSG4 Woodlands 

 

The STA used a number of indicative access points for the purposes of the modelling, with the site 

serviced by various junctions off Woodlands Road and Bedworth Lane, and also via the residential 

streets to the south of the site. However, in the 2027 and 2031 assessments, an additional primary 

access has been included to the north of the site via a new junction on the A444. This junction was 

initially suggested as part of a previous planning application (0017271), and taking into consideration 

the level of development and its trajectory (i.e. approximately 1000 dwellings, with almost 70% 

complete by 2027) it was deemed an appropriate addition in the later years. The junction has been 

included at the location where the existing left-in and left-out with Sutherland Drive on the southbound 

A444 is located, creating a new four-arm all movement roundabout. The details of such a junction 

would need to be reviewed at planning application stage, a key focus would be the requirement to 

minimise delay on the A444 strategic corridor. 

 

HSG5 Hospital Lane 

 

The proposed access points used for the STA on HSG5 were north and south of Hospital Lane. 

 

HSG6 School Lane 

 

The proposed access points used for the STA on HSG6 were all from School Lane, with the 

employment element accessed by a separate junction on Longford Road. Due to the high 

                                                           
1 
http://apps.nuneatonandbedworth.gov.uk/BT_NBBC_Planning/BT_NBBC_Planning_application.asp?strApplica
tionReference=001727&strRecordType=P  

http://apps.nuneatonandbedworth.gov.uk/BT_NBBC_Planning/BT_NBBC_Planning_application.asp?strApplicationReference=001727&strRecordType=P
http://apps.nuneatonandbedworth.gov.uk/BT_NBBC_Planning/BT_NBBC_Planning_application.asp?strApplicationReference=001727&strRecordType=P
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concentration of development in this area, it is suggested that School Lane should be considered for 

upgrading to a higher standard of road to accommodate the increased demands and promote its use. 

 

HSG7 East of Bulkington  

 

The access junctions for the land to the east of Bulkington is served by a primary access via a new 

junction with B4112 Nuneaton Road / Cleveland Road, and by a secondary access via existing 

residential streets. 

 

HSG8 West of Bulkington 

 

The access junctions to the land west of Bulkington have been provided via B4109 Coventry Road for 

the southern section, and via B4029 Bedworth Road for the northern and central sections. 

 

Site Specific Issues 

 

In addition to those questions in Issue 3 for Bedworth and Bulkington sites, the following issues, 

specific to each site, are set out as follows: 

 

Issue 3a - HSG4 Woodlands 

 

Q6.36) Is the site sustainably located in terms of connecting to services, facilities and 

employment? 

 

The site is within a 5 minute drive or between 20-30 minutes walk from Bedworth Town Centre which 

has all the normal town centre uses. The site is about equal distance between the two secondary 

schools in Bedworth, those being Nicolas Chamberlaine at Bulkington Road, and Ash Green School 

at Ash Green Lane. There are primary schools within 15 minutes walk. There are local shops at the 

junction of Heath Road and Smorrall Lane. Buses run along Newtown Road and Heath Road and run 

into Bedworth, Nuneaton and Coventry. To the east of Bedworth Town Centre is Bedworth Railway 

Station which is on the Nuneaton to Coventry line. There is a doctor’s surgery within 5 minutes walk at 

Newtown Road.  The major employment area in Bedworth is the Bayton Road / Colliery Lane 

Industrial Estate. This can be accessed by public transport, but this would require a change of buses 

in Bedworth Town Centre. 
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Q6.37) What are the implications of the proposed housing allocation for the Newdigate 

Colliery, Bedworth Woodlands Flash Meadow and The Nook Local Wildlife Sites?  If the 

proposal would have an impact on a local site would it significantly undermine the intrinsic 

scientific interest of the protected site and/or reduce the opportunity it provides for contact 

with and enjoyment of nature and a resource for learning about the natural world? If so are the 

benefits of the proposal sufficient to outweigh any harm? 

 

The site has been reviewed and assessed in the Ecology and Geodiversity study [F8]. A larger 

allocation at the site was considered, however, this would have had a detrimental effect on these 

sites. The reduced numbers takes account of the areas and protects them in the criteria of the policy 

HSG4.  

 

Q6.38) What is the site’s flood risk (from surface water and any other sources) and does it 

function as a flood mitigation area for Croft Pools?  

 

In light of the Environment Agency’s evidence (document OTH/1.7), how (in broad terms) 
would any flood risk be mitigated on the site?  Is there potential to reduce flood risk elsewhere 
by storage/attenuation on this site?  
 
HSG4 has been assessed as part of the Strategic Flood Risk Assessment – Level 2 (2016) 
[document N5.3].The sources of primary risk for flooding for this site is from the River Sowe, resulting 
from overtopping of the watercourse channel. The River Sowe flows in an easterly direction through 
the southern part of the site. Bedworth Slough Brook does not significantly enter the site boundary. As 
well as the risk from overtopping of the channels, there is a flood risk form surface water flooding and 
overland flows. With further development and creation of impermeable ground surfaces, surface water 
flooding may become a problem. 
 
An exception test would be required for the site, and to pass this test a Flood Risk Assessment should 
demonstrate that the development will be safe, will avoid increasing flood risk elsewhere and will 
reduce flood risk overall. The preference should be to locate development outside the flooded areas 
to the north of the River Sowe. It should be possible to reduce flood risk at this location by using 
sequential design to locate more vulnerable development towards higher ground, through building 
design and by meeting drainage requirements. Some resilience measures may be required if 
buildings are situated in the flood risk area. Consultation with the local authority and the Environment 
Agency should be undertaken at an early stage.  
 
There is no mention of the site functioning as a flood mitigation area for Croft Pool. 
 
Only a small proportion of the development site is affected by flood levels, therefore all development 
should be located within Flood Zone 1, unless appropriate in accordance with the NPPF planning 
practice guidance. Consideration of the peak flows on the River Sowe and the Bedworth Slough 
Brook as well as its durations will be required when considering drainage. A site specific flood risk 
assessment would be required for any development in Flood Zone 2 and 3. Green infrastructure 
should be considered with the mitigation measures for surface water runoff from potential 
development. Assessment for runoff should include allowance for climate change effects. New 
developments or redevelopment should adopt exemplar source control SuDS techniques to reduce 
the risk of frequent low impact flooding due to post-development runoff. Onsite attenuation schemes 
would need to be tested against the hydrograph of the receiving watercourse to ensure flows are not 
exacerbated downstream within the catchment. There should also be demonstration that development 
at this location can be made safe. New development must seek the opportunity to reduce overall level 
of flood risk at the site for example by: 
 

 Reducing volume and rate of runoff 

 Relocating development to zones with lower flood risk   

 Creating space for flooding 

 Consider using Flood Zone 2 and 3 as public open space 
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There is no mention of there being potential to reduce flood risk elsewhere by storage/attenuation on 
this site. 
 

Q6.39) Given previous mining activity in the locality is the land stable?   

 

Mining finished in this area some years ago and any settlement should have occurred. Developers will 

be requested to undertake a coal mining report prior to submitting a planning application to be 

considered alongside the application. 

 

Q6.40) Does the scale of the site, the separate land ownerships and its context necessitate a 

master-planned approach and for that masterplan to be approved by the Council prior to any 

initial applications?  

 

This may well be a valid approach, to ensure the site is developed in an integrated manner and 

deliver on-site and off-site infrastructure. 

 

Issue 3b - HSG5 Hospital Lane 

 

Q6.41) Are there exceptional circumstances to alter the Green Belt boundary at this location?  

 

Yes, the required “exceptional circumstances” for the Green Belt releases proposed in the Plan are 

essentially that the Borough’s housing and employment land requirements over the Plan period 

cannot be accommodated in a deliverable or a sustainable manner by attempting to confine 

development to those parts of the Borough outside the Green Belt (para. 84 of the NPPF refers).  The 

reasons for the exceptional circumstances are set out in the Housing Topic Paper (NBBC/33). These 

circumstances apply with particular force to the site, given the deliverability and sustainability of its 

development. In this location, it is the case that Hospital Lane itself forms a suitable replacement 

Green Belt boundary, being a “clear”, “readily recognisable” and “permanent” “physical feature” (para. 

85 of the NPPF), which would also “restrict” any “sprawl” of Bedworth Heath, and limit the degree of 

“encroachment” into the countryside (para. 80 of the NPPF refers), thereby enabling the fundamental 

purposes of the Green Belt on the west side of Bedworth to continue to be upheld. 

 

Q6.42) Is the proposed density of 40 dwellings per hectare justified?  

 

Yes, this density is justified, given the site’s generally low visual prominence and existing urban 

context. This is supported by the Landscape Capacity Study (T13.2 and T13.3). 

 

Q6.43) Is there a recognised / recorded biodiversity value at the site?  Does the site form part 

of an ecological network or contain priority habitats and/or species populations which are 

linked to national and/or local biodiversity targets?  

 

Yes, there is recognised/recorded biodiversity value at the site, as detailed in the Ecology and 

Geodiversity Assessment (2016) [F8.3]. The site does form part of an ecological network, however 

the connectivity is low as set out in document F8.3. There are no protected habitats/species within the 

site as set out in document F8.3. Nothing on the site would preclude the site from being brought 

forward as an allocation. The Ecology and Geodiversity Assessment [F8] recommendations for the 

site were as follows: 

 

 Hospital  Field  Local  Wildlife  Site  (rejected)  should  be  considered  as  a biodiversity  

offset  site  for  restoration  as  a  community  woodland  or  Local Nature Reserve.  

 Retain  and  improve  the  hedgerows  along  the  field  edges  and  consider creating wildlife 

buffer strips along footpaths to improve connectivity.  
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 Consider improving areas along edge of current built up area and proposed development site 

to maintain footpaths and scrubland and grassland areas to open countryside beyond 

Hospital Lane.  

 Consider  incorporating  a  wildlife  area  for  Newdigate  Primary  School  at  the southern 

end of the playing field which runs alongside public footpath.  

 Off-set grassland areas Anderton Road and playing field.  

 Areas  of  Medium  to  High  Distinctiveness  category  (value:  4,  5  &  6)  are retained and 

enhanced within any proposal. 

 

Issue 3c - HSG6 School Lane 

 

Q6.44) Are there exceptional circumstances to alter the Green Belt boundary at this location?  

Clarification on whether exceptional circumstances (NPPF Paragraph 83) would still apply to 

the whole of the parcel if the allocation was reduced in area to exclude land in the ownership 

of Miss Startin?   

 

Yes, the exceptional circumstances exist to alter this Green Belt boundary. The reasons are  

set out in the Housing Topic Paper (NBBC/33). The required “exceptional circumstances” for  

the Green Belt releases proposed in the Plan are essentially that the Borough’s housing and  

employment land requirements over the Plan period cannot be accommodated in a  

deliverable or a sustainable manner by attempting to confine development to those parts of  

the Borough outside the Green Belt (para. 84 of the NPPF refers). These circumstances  

apply with particular force to the site, given the deliverability and sustainability of its  

development. In this location, it is the case that the M6 to the south and the A444 to the west form a 

suitable replacement Green Belt boundary, being a “clear”, “readily recognisable” and “permanent” 

“physical feature” (para. 85 of the NPPF), which would also “restrict” any “sprawl” of Exhall, Bedworth, 

and limit the degree of “encroachment” into the countryside (para. 80 of the NPPF refers), thereby 

enabling the fundamental purposes of the Green Belt on the south side of Bedworth to continue to be 

upheld.  

 

If the land in the ownership of Miss Startin is removed from the allocation then the defensible 

boundary would not be as strong. The Council would consider that the defensible boundary would be 

better if all of the site was taken out of the Green Belt but that the allocation be amended to exclude 

Miss Startin’s land. This would leave approximately seven hectares (gross) of land for residential use. 

GVA on behalf of Heyford Developments, have submitted representations to the Borough Plan which 

included a vision document to illustrate how their site could come forward [2.0060]. 

 

Q6.45) Given the landowner objection to part of the proposed allocation at HSG6 can the 

proposed scale of development be achieved on a reduced land area to the east?  Would 

compulsory purchase be a justified or likely course of action if the entire allocation was 

retained?    

 

The scale of development as suggested in the policy would not be achieved on the reduced land to 

the east. 

 

Whilst it is considered that compulsory purchase would be justified, given that it is clear there would 

be objection to this it is unlikely to be the course of action followed. 

 

The reduced site could yield between 170 and 210 residential units. The 210 would be at a higher 

density than that within the policy. GVA on behalf of Heyford Developments, have submitted 

representations to the Borough Plan which included a vision document to illustrate how their site 

could come forward [2.0060]. 
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Q6.46) Is the proposed density of 40 dwellings per hectare (or possibly higher) justified?  

 

Given the site’s sustainable location close to employment land and being on a direct bus link to 

Coventry City Centre and Bedworth and Nuneaton Town Centres it is considered that the 40 

dwellings per hectare would be justified. Given the location of the site away from the majority of the 

existing residential properties on School Lane, a higher density could also be justified. This would 

yield the upper end of the range in Q6.45, i.e. 210. GVA on behalf of Heyford Developments, have 

submitted representations to the Borough Plan which included a vision document to illustrate how 

their site could come forward [2.0060]. 

 

Q6.47) Given the proximity of the M6, how would the residential amenity of future adjoining 

properties be suitably safeguarded? 

 

As the allocation for this site is twofold, HSG6 and EMP6, the site could be developed in such a way 

as the employment uses would be closer to the motorway and the residential portion further away 

from the motorway. There is also a gap/ buffer between the bottom of the embankment for the 

motorway and the allocation as set out in criteria 10. 
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Issue 3d - HSG7 East Bulkington 

 

Q6.48) Are there exceptional circumstances to alter the Green Belt boundary at this location?   

 

Yes, the required “exceptional circumstances” for the Green Belt releases proposed in the Plan are 

essentially that the Borough’s housing and employment land requirements over the Plan period 

cannot be accommodated in a deliverable or a sustainable manner by attempting to confine 

development to those parts of the Borough outside the Green Belt (para. 84 of the NPPF refers). 

These circumstances apply with particular force to the site, given the deliverability and sustainability 

of its development. In this location, the site can be incorporated into the existing development within 

the area, whilst still preserving the wider Green Belt between Bulkington and the Rugby Borough 

Council boundary. At a localised level, much of the allocation is set within a contained landscape 

surrounded by existing residential development on three sides.  The allocation would not result in any 

form of ribbon development.   As such, it is considered that residential development within the Site 

would not add to the urban sprawl of Bulkington and would not be at detriment to the characteristics of 

this urban edge.  

 

It is considered that  the Site has the capacity to take on change without reducing the  appearance 

and setting of the localised landscape and as such, would not appear as encroachment into the 

countryside.  This area of the Green Belt was not deemed to contribute to preserving the setting and 

character of historic towns, however, it is agreed that with respect to landscape character, the 

localised setting is key in the perception of Bulkington as small and clustered in appearance.  

Development should therefore, not be at detriment to these characteristics and it is believed through a 

landscape led masterplan that this will be possible. The Site boundaries are well established with a 

combination of hedgerow and tree planting providing robust edges and a contained landscape, forms 

a suitable replacement Green Belt boundary, being a “clear”, “readily recognisable” “physical feature” 

(para. 85 of the NPPF), which would also “restrict” any “sprawl” of Bulkington, and prevent the village 

from “merging into” Nuneaton or Bramcote and limit the degree of “encroachment” into the 

countryside (para. 80 of the NPPF refers), thereby enabling the fundamental purposes of the Green 

Belt to the east of Bulkington to continue to be upheld.  

 

Q6.49) At a strategic level, what assessment has been undertaken that there is a suitable 

point(s) of access that would not have a severe impact on highway safety?  

 

The access points used for the purposes of the transport modelling were indicative, and the detailed 

application stage would determine the suitable junction or localised highway improvements. The land 

owners have confirmed that access arrangements can be made for the site from Nuneaton Road and 

Bramcote Close. The Highway Safety Team at Warwickshire County Council (WCC) have reviewed 

the site allocations and have not raised any concerns that would prevent the site from coming 

forward. The Bulkington Paramics Supplementary Local Plan Testing 2018 (NBBC/41) concluded at 

paragraph 56 that the small-scale network improvements (para 53) can ensure that the two housing 

sites at HSG7 and HSG8 can be delivered with little detriment to the local network conditions. 

 

 

Issue 3e - HSG8 West Bulkington 

 

Q6.50) Are there exceptional circumstances to alter the Green Belt boundary at this location?   

 

Yes, the required “exceptional circumstances” for the Green Belt releases proposed in the Plan are 

essentially that the Borough’s housing and employment land requirements over the Plan period 

cannot be accommodated in a deliverable or a sustainable manner by attempting to confine 

development to those parts of the Borough outside the Green Belt (para. 84 of the NPPF refers). 
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These circumstances apply with particular force to the site, given the deliverability and sustainability 

of its development. In this location, it is the case that the railway line to the west itself forms a suitable 

replacement Green Belt boundary, being a “clear”, “readily recognisable” and “permanent” “physical 

feature” (para. 85 of the NPPF), which would also “restrict” any “sprawl” of Bulkington, and prevent 

the village from “merging into” Bedworth and limit the degree of “encroachment” into the countryside 

(para. 80 of the NPPF refers), thereby enabling the fundamental purposes of the Green Belt on the 

east side of Bedworth and the south side of Nuneaton to continue to be upheld. 

 

Q6.51) Has the site been appropriately assessed through Sustainability Appraisal and the 

Strategic Housing Land Availability Assessment processes?  What evidence has informed the 

Council to revise its earlier assessments that the environmental sensitivity of the site meant it 

was not suitable for development?     

 

Yes, the site has been appropriately assessed through the Sustainability Appraisal (D6) and the 

Strategic Housing Land Availability Assessment (S8) processes. The previous SHLAA (S6) assessed 

the parcels which form part of HSG8 and concluded that the sites are potentially suitable as an 

extension to the village. Its acceptance will be dependent upon the Council’s eventual distribution of 

development strategy, and whether urban extensions to Bulkington are to be pursued. However, as 

set out in the Housing Topic Paper NBBC/33 and Stage 1 Assessing Options for Strategic Housing 

Sites Overarching Principles Background Paper (B29) this site was not taken forward as a Potential 

Development Area as it did not meet the initial spatial strategy of allocating sites to Nuneaton or 

Bedworth. 
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Issue 4 – Are the Non-Strategic Housing Sites in the Plan justified, effective and consistent 

with national policy?  

 

Q6.52) A number of the non-strategic sites are meaningful in terms of their capacity (including 

seven sites of between 66 and 143 dwellings).  How have these sites been appraised for their 

sustainability and assessed for their environmental impact (including highways)?   

 

All non-strategic sites have been subject to Sustainability Appraisal [D6] through the assessment of 

Policy DS5. In addition to this, all non-strategic sites have also been individually assessed through the 

Sustainability Appraisal process [NBBC/36]. The environmental impact, including highways, was 

assessed through the SHLAA process [S4-8] for each site. The sites have also been assessed 

through the evidence base; landscape assessment [T13], SFRA [N5] and heritage assessment [J7]. 

When brought forward the non-strategic site will need to give consideration to the existing evidence 

base and the policies within the Plan. 

 

Q6.53) Are any of the non-strategic housing sites particularly complex that the Plan should 

contain sufficient detail to developers, local communities and other interests about the nature 

and scale of development - addressing the ‘what, where, when and how’ questions (NPPF at 

paragraph 157 (5th bullet point) and the PPG (Ref ID 12-010-20140306))?  For example, Historic 

England request relevant references to the evidence in the Historic Environment Assessment.   

 

The council do not consider it necessary to include specific details on development sites so as to 

provide the flexible use of land as outlined in PPG (Ref ID 12-010-20140306), and feel that this level 

of detail would be more appropriately addressed at the planning application stage. All applications 

submitted for the sites would need to consider the other policies in the plan and the existing evidence 

base. 

 

Q6.54) Is site NUN286/NUN317, land rear of Burbages Lane, Ash Green justified for 127 

dwellings in terms of exceptional circumstances for altering Green Belt boundary, highway 

safety, residential amenity, biodiversity and flood risk?  

 

The reasons for the exceptional circumstances are set out in the Housing Topic Paper (NBBC/33). As 

with the strategic housing sites, it is considered that it is necessary to remove NUN286/NUN317 from 

the Green Belt to meet the objectively assessed housing need in the borough and overspill from 

Coventry. The other issues highlighted have been considered in the SHLAA assessment (S4-8) which 

lead to the inclusion of the site in the Plan. The southern part of the draft allocation (that which is 

outwith of the Green Belt) was previously promoted by Premium Estates, who sought outline planning 

permission for 47 dwellings.  The Council resolved to grant planning permission in August 2016, 

subject to the completion of a Legal Agreement2.  UK Land Developments (UKLD) sought pre-

application advice from the Council and are currently preparing a planning application for the balance 

of the site (which is within the Green Belt), which will be submitted in outline with all matters reserved 

apart from access for up to 75 dwellings shortly. UKLD’s scheme has been designed so that it has 

regard to the Premium Estates development and will allow both sites to be developed in a 

comprehensive manner. 

 

Q6.55) Is site NUN350 (Disused garage site, Raveloe Drive, Nuneaton) deliverable? Is there 

sufficient evidence that the site would be safe in terms of flood extent, depth, velocity and 

hazard rating associated with the adjacent Griff Brook watercourse?  

                                                           
2 
http://apps.nuneatonandbedworth.gov.uk/BT_NBBC_Planning/BT_NBBC_Planning_application.asp?strApplica
tionReference=033285&strRecordType=P  

http://apps.nuneatonandbedworth.gov.uk/BT_NBBC_Planning/BT_NBBC_Planning_application.asp?strApplicationReference=033285&strRecordType=P
http://apps.nuneatonandbedworth.gov.uk/BT_NBBC_Planning/BT_NBBC_Planning_application.asp?strApplicationReference=033285&strRecordType=P


Nuneaton and Bedworth Borough Council 
 

19 
 

 

The site is deliverable, and has been assessed as such through the SHLAA (S4-8). There is also 

sufficient evidence that the site would be safe in terms of flooding, as this was assessed through the 

SHLAA and further assessed through the SFRA level 2 (2016) [N5.4] which highlighted that the 

Primary fluvial flood risk is from Griff Brook to the south of the site resulting from overtopping of the 

watercourse channels. Griff Brook flows in eastern direction. Only a small proportion of the 

development site is affected by flood levels, therefore all development should be located within Flood 

Zone 1, unless appropriate in accordance with NPPF Planning Practice Guidance.  Also with a larger 

region in the south of the development site is located in Flood Zone 2 new infrastructure should be 

designed to not increase flood risk in these regions during large rainfall events. The SFRA level 2 

highlighted that an exception test would be required as well as a number of recommendations for the 

site. 
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Q6.56) Would development at site NUN174 (Charity Docks) significantly undermine the 

intrinsic scientific interest of the Local Wildlife Site and/or reduce the opportunity it provides 

for contact with and enjoyment of nature and a resource for learning about the natural world?  

If so are the benefits of the proposal sufficient to outweigh the harm? 

 

Yes, development of the site would impact on the potential Local Wildlife site. However, the council 

believes that the benefits of the proposal are sufficient to outweigh the harm, these being the 

provision of housing to meet the demand within the borough, as this site has been assessed against 

all others submitted in the borough, and is considered one of the most appropriate sites to develop to 

meet the housing need. Any development on the site will be assessed against the environmental 

policies within the Plan  and would require mitigation/ compensation. This is a council owned site 

which previously had a planning application3 submitted for it and was designated within the Local Plan 

2006 (Policy H1). The council are actively looking for a partner to develop this site. The council have 

had a discussion with one potential Partner already and meeting a second potential Partner on the 

28th February 2018. There is also funds set aside in the HRA 

 

Q6.57) Would development at sites NUN015 (Donnithorne Avenue); NUN061 (Whitburn Road); 

and NUN305 (Bucks Hill) affect recognised / recorded biodiversity value at the site?  Does the 

site form part of an ecological network or contain priority habitats and/or species populations 

which are linked to national and/or local biodiversity targets?  Would mitigation or 

compensation be required? 

Development at NUN015 would affect recognised/recorded biodiversity value as the site is a 

plantation woodland, and forms part of the Coventry Canal ecological network, which is a sub-regional 

LBAP targeted habitat, for which mitigation/compensation would be required. Development at 

NUN061 would not affect recognised/recorded biodiversity value, is not part of an ecological network, 

however, would require mitigation/compensation. Development at NUN305 would affect 

recognised/recorded biodiversity value as the site is a large area of open mosaic habitat, which is a 

sub-regional LBAP targeted habitat, and therefore is part of an ecological network, for which 

mitigation/compensation would be required. However, the council believes that the benefits of the 

proposal are sufficient to outweigh the harm, these being the provision of housing to meet the 

demand within the borough, as this site has been assessed against all others submitted in the 

borough, and is considered one of the most appropriate sites to develop to meet the housing need. 

 

                                                           
3 
http://apps.nuneatonandbedworth.gov.uk/BT_NBBC_Planning/BT_NBBC_Planning_application.asp?strApplica
tionReference=032057&strRecordType=P 
  

http://apps.nuneatonandbedworth.gov.uk/BT_NBBC_Planning/BT_NBBC_Planning_application.asp?strApplicationReference=032057&strRecordType=P
http://apps.nuneatonandbedworth.gov.uk/BT_NBBC_Planning/BT_NBBC_Planning_application.asp?strApplicationReference=032057&strRecordType=P

