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1.0 INTRODUCTION 

 

1.1 This statement has been prepared by Framptons in response to the Inspector’s 

Questions in relation to the following Matters within Hearing Programme Stage 2: 

 MATTER 6 - PROPOSED HOUSING SITES - BEDWORTH AND BULKINGTON 

STRATEGIC SITES 

 

1.2 The statement is submitted on behalf of A R Cartwright Limited who have several land 

interests in the Borough, including land at Bedworth Woodlands and Gipsy Lane. 

 

1.3 Submissions have been made at previous consultations and Examination Stages of the 

draft Local Plan and these representations should be viewed in the context of these 

previous comments and submissions. 
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2.0 HEARING PROGRAMME STAGE 2 

Matter 6 

Issue 3 - Are the Strategic Housing Sites in Bedworth and Bulkington justified, 

effective and consistent with national policy? 

Issue 3(a) -  HSG4 Woodlands 

 

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  

 

2.1 In commenting on the first Borough Submission plan in December 2015 we agreed that 

it is entirely appropriate that the Woodlands site should be allocated for a minimum of 

1223 dwellings. 

 

2.2 But even at that stage, it was apparent that additional land could be included within the 

allocation south of Woodlands Lane as shown on the attached plan. The proposed 

allocation excludes 3 parcels of land that are controlled by A R Cartwright Ltd which 

have been promoted in previous SHLAA exercises. No explanation was provided by the 

Council which would justify this land being excluded from the allocation. We requested 

that this additional land be added to the allocation as a further addition to that 

proposed in the first submission plan in December 2015. Overall we request that the 

land shown on Plan 1 as attached should be included within a revised allocation HSG4. 

 

2.3 At this stage we consider that the proposed allocation HSG4 for 689 dwellings is 

unsound because firstly of the site selection process which seeks to promote the release 

of green belt sites before non-green belt sites in the absence of site specific exceptional 
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circumstances. Secondly, because the evidence base that seeks to reduce the HSG4 

allocation from 1223 dwellings to 689 is not robust or justified and lacks credibility. 

2.4 The green belt issue is being dealt with elsewhere. This submission seeks to deal directly 

with the Council's claim that the allocation at Woodlands was reduced  because the 

northern part of the site is now considered by the Council's Landscape Consultants (TEP) 

in the Landscape Capacity Study January 2017 (T13.1) to be an 'area where development 

would cause greatest harm and cannot be mitigated' (Paragraph 5.6 of T13.1 and TEP 

Drwg No D5592.010 page 9 T13.5). The term 'greatest' harm is not defined. It is noted 

however that the Borough Plan December 2015 allocation for HSG4 was unaffected by 

any NPPF Footnote 9 designations. 

 

2.5 This change in position is articulated by the Council at paragraph 2.102 of the Housing 

Topic Paper (NBBC/33) which states: 

The site has been included as a Strategic Site to accommodate 689 dwellings. 

The promoters of the site suggested that further development was possible. The 

site has both designated Local Wildlife sites and has important habitats and it 

was recommended that these be protected. There are strong hedgerows and 

woodlands and a pond network where there is great potential for great crested 

newts. Whilst there can be some mitigation and improvement of site this would 

not lead to any greater development area. Constraints are shown in Appendix K.  

 

2.6 It is our submission that the Council's reasons for this decision are not sound, with 

particular regard to a lack of robust evidence on landscape or ecology grounds.  

 

2.7 I attach as Appendix 1 a copy of a review of the TEP Landscape capacity Study January 

2017 (T13.1) undertaken by Aspect Landscape on behalf of A R Cartwright Ltd in March 

2017. This document was submitted as art of the representations to the Publication 

Plan.  
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2.8 Aspect conclude: 

 

4.2 In reviewing landscape character, it is considered that the extent of vegetation 

within the allocation site and its localised setting creates a compartmentalised 

and intimate character, which restricts middle and long distance views. The 

northern and southern halves of the allocation site are comparable in landscape 

character, comprising small – medium scale pastoral and arable fields, defined 

by mature hedgerows and treebelts. The existing settlement edge of Bedworth 

forms a notable urbanising feature within the localised and wider receiving 

landscape fabric, with road corridors within the site’s immediate context and 

scattered residential development reducing the perceived tranquility of the site. 

 

4.3. Whilst it is acknowledged that the northern half of HSG4 is more intact of 

landscape features than the southern half, it is considered that the northern and 

southern halves of HSG4 are comparable in terms of landscape character. As 

with the southern half of the allocation site, it is considered that the introduction 

of development into the northern half of HSG4 can be accommodated without 

the significant loss of internal hedgerows and landscape features. The northern 

half of HSG4 is more remote from the existing settlement edge of Bedworth than 

the southern half. However it is considered that the northern half of the 

allocation site is still influenced by the proximity of the existing settlement edge, 

existing residential development associated with Dove Close, and localised road 

corridors, which reduces the perceived tranquility of the allocation site. 

 



 

 

Nuneaton &Bedworth Local Plan Examination              7                     Framptons Town Planning Consultants 
Hearing Programme Stage 2          February 2018 
Representors 2.0040 & 2.0041                    GM/9011 

 

4.4. It is not considered that the northern half of HSG4 contributes to the separation 

between Nuneaton and Bedworth. The Green Belt which safeguards against 

coalescence is located to the north of the allocation site, and is defined by 

Bedworth Lane. The blocks of woodland to the north of the site, located on rising 

ground on the approach to Arbury Hall afford a strong degree of visual and 

physical separation between Nuneaton and Bedworth, restricting views of any 

proposed development within HSG4 within the context of Nuneaton, and not 

compromising the perceived settlement gap. 

 

4.5. It is considered that the northern half of HSG4 and its receiving environment 

have the capacity to accommodate proposed development. With the successful 

implementation of the proposed landscape mitigation strategy, is considered 

that proposed development can be successfully integrated in this location and is 

supportable from a landscape and visual perspective. 

 

2.9 It is important to note that the TEP Landscape Capacity assessment 2012 (T10.2) Volume 

3 relating to the entire site PDA 6 Bedworth Woodlands (i.e. what became the 1223 

dwelling allocation) states: 

 

Landscape Capacity/Scope for mitigation: High/Moderate-high/Moderate-

low/Low 

The landscape within PDA 6 is already influenced by its proximity to Bedworth 

Heath and this is displayed in its landscape and visual qualities. The landscape is 

considered to have capacity for residential development. There is scope to 

improve the existing urban edge by reinforcing hedgerow and hedgerow trees 

and planting additional small woodland copses to soften views of the settlement 
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edge. This type of mitigation would be in keeping with the existing landscape 

character. New development would also improve the appearance of fragmented 

development that has already taken place on the urban edge. 

 

2.10 To recap: 

 T.9.2 & T10.2 - 2012 TEP Landscape Study part of PDA6 - considered to be 

suitable for development 

 Preferred Options 2103 - site proposed to be put into Green Belt - 

notwithstanding lack of exceptional circumstances 

 Submission Version 2015 - HSG4 allocation for 1223 dwellings 

 Publication Version 2017 - HSG 4 reduced to 689 dwellings 

 T.13.1 - 2017 TEP Landscape Study  - northern part of site now considered to be 

an area where development would cause greatest harm and cannot be 

mitigated. 

 

2.11 The TEP 2017 position is a complete contradiction of the 2012 TEP Study. What has 

changed? The landscape is the same. Part of the explanation can be found in Section 5 -

of T13.1 at paragraph 5.2 which states: 

"Since TEP reported the site assessment in September (2016), NBBC has been 

reviewing other constraints in respect of the site including historic environment 

and ecology and this has resulted in a relatively small area of site HSG4 initially 

appearing suitable for development. The Council needs to allocate suitable sites 

to meet housing need and has asked TEP to review its findings and to advise if 

the area judged as moderate -low could be broken down into more than one 

category of capacity to accommodate change with potential for development". 

 

2.12 In circumstances where the Council was at the same time seeking to remove large 

parcels of green field land from the green belt, seemingly with a limited appreciation of 
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the need to demonstrate the exceptional circumstances to justify the change in policy 

position, the request from the Council to TEP in respect of Woodlands is quite 

extraordinary. Unfortunately, it sounds like the Council telling its consultants to change 

its report. Perhaps because the Council's green belt aspirations for Woodlands had been 

yet again been frustrated. Interestingly, TEP do not cite heritage or ecology issues as 

being determinative in reaching its new position in T13.1 or T13.5. Indeed paragraph 

5.10 of T13.1 confirms that the Local Wildlife Site will be retained. 

 

2.13 The has not provided any robust landscape evidence that would justify the reduction of 

the Borough Plan Submission (2105) HSG4 allocation by 50%. 

 

2.14 I note that Appendix K of the Housing Topic Paper (NBBC/33) includes a plan taken from 

F8.2 - Ecology and Geodiversity Assessment (EGA) Housing Sites (2016) which does not 

in any indicate that the ecology issues related to Woodlands cannot be mitigated. 

Indeed, F8.2 even sets out a mitigation strategy: 

The areas marked in green on the above constraints map indicate where 

development should be avoided and ecological enhancement encouraged.  

They include:  

• 30m buffer around woodland  

• 8m buffer either side of adjacent to watercourses  

• 8m buffers around ponds  

• 5m buffer either side of intact hedgerows  

• Areas of medium to high distinctiveness grassland (values 4, 5 & 6) 

 

2.15 There no ecology issues that have been identified which would justify the reduction of 

the Borough Plan Submission (2105) HSG4 allocation by 50%. 
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2.16 As regards heritage issues, the Council commissioned ECUS to undertake a Heritage 

Assessment of the plan in 2016 when the whole of PDA6 was reviewed. The consultants 

conclude: 

 

In summary it is considered that there are potential heritage concerns regarding 

development within the strategic site. Specifically these are in regards to historic 

landscape character, the impact upon well preserved ridge and furrow 

earthworks, the wider associative setting of Arbury Hall RPG, South Farm and 

Arbury Mill and the as yet unknown presence of archaeological remains.. It is 

considered that there are opportunities for detailed design to avoid harm and 

maximise enhancement as discussed in Section 7.5. (J7.1 Borough Plan Heritage 

Assessment 2016) 

 

2.17 It is clear therefore that the Council's own Heritage Assessment anticipates satisfactory 

mitigation to overcome identified heritage issues. None of the issues justify the 

reduction of the Borough Plan submission 2015 HSG4 allocation by 50%. 

 

2.18  In summary therefore the evidence clearly portrays that there are no landscape, 

ecology or heritage concerns that cannot be mitigated. The Council's position is 

unsound. A R Cartwright is left wondering what are the issues that result in 

development 'causing greatest harm', whatever this means. 

 

2.19 It is fair to say that Woodlands has a long track record in terms of local plans, appeals 

and applications. It may assist just to note part of the planning history when an appeal 

(APP/W3710/A/97/289521) was dismissed by the Secretary of State in March 2000. The 
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decision was against the recommendation of the Inspector. the appeal took place just at 

the time when revisions to PPG3 and PPG13 came into play, which in short meant 

greenfield bad/brownfield good. There were a number of high profile decisions at the 

time where the change in Government policy had an impact. I attached in Appendix 2A 

and 2B a copy of the appeal decision(2A) and the Inspector's report (2B). 

 

2.20 The Inspector's conclusions at paragraph 13.1 to 13.9 make for an informative review of 

the suitability of the site for development, ultimately leading him to state at paragraph 

13.10 "with some reluctance, however, I am unable to recommend that this appeal be 

dismissed". The landscape, heritage, ecology and infrastructure issues have not really 

changed since that time. What has changed is that Government policy does not preclude 

the development of green field sites where they are needed and the Council's attitude 

has changed to now advocate the release of large areas of land from the green belt 

across the borough and to reduce the potential capacity of a sustainable non-green belt 

site i.e. the Woodlands, for reasons that do not bear scrutiny. 

 

2.21 The Inspector is requested to conclude that the Publication Plan is unsound in terms of 

its approach to Policy HSG4 Woodlands and should recommend that the allocation of 

1223 dwellings be reintroduced as per the Borough Plan Submission (2015) with the 

additional land to be included within the allocation as shown on Plan 1. 

 

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

and, if so, of what grades. 

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.  
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2.22 See Above 

 

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.  

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 traffic impacts been strategically assessed in respect of residential 

amenity, air quality and assumptions on modal shift? 

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

employment?  

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?  

 

2.23 See above 

 

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?  
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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?  

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

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? 

 

2.24 A R Cartwright agree that the scale of the site (in its expanded format as proposed in 

these submissions), the separate land ownerships and its context do necessitate a 

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

to any initial applications.  We consider that the absence of such an approach would not 

be consistent with paragraph 173 of the Framework in that no guidance is provided as to 

the likely scale of obligations and policy burdens that may affect their deliverability. It is 

considered that a criteria based policy for the strategic site allocations should be 

provided as a minimum even if this requires the subsequent preparation of a masterplan 

for the site. The principal landowners, including A R Cartwright, at Woodlands have 

agreed to collaborate with each other to assist the Council in formulating such an 

approach. 
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Matter 6 

Issue 3 - Are the Strategic Housing Sites in Bedworth and Bulkington justified, 

effective and consistent with national policy? 

Issue 3(d) and (e) -  HSG7 East Bulkington and HSG 8 West Bulkington 

Q6.48) and 6.50) Are there exceptional circumstances to alter the Green Belt boundary at 

these locations? 

 

2.25 For the reasons we have set out under Matter 4, we do not consider that exceptional 

circumstances at a site specific level exist to alter the Green Belt boundary at this 

location. 

2.26 The Council, despite questioning from the Inspector, has singularly failed to produce an 

evidence base to justify its position. 


