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Introduction 

 

Seabridge Developments Limited (SDL) is supporting development in Bulkington and 

more particularly is promoting that part of the proposed housing site HSG8 that is 

located to the north of Bedworth Road and west of Severn Road and Mill Lane, which 

for part of the Strategic Housing Allocation, but which we maintain could also be 

considered on a stand-alone basis as a non-strategic housing allocation if this is 

subsequently considered to be necessary and appropriate. 

 

This ‘northern site’, to which this Statement relates, measures 6.4 hectare (15.8 

acres) and based upon a preliminary feasibility scheme which has been prepared, it 

has a capacity to deliver between 150 – 170 dwellings adjacent to the existing built-

up area, together with a substantial landscape open space buffer (including 

allotments and appropriate SUDs features) enclosing the western and northern 

edges of the site, with pedestrian and cycle connectivity throughout. 

 

In our response to the Housing Topic Paper on 5 December 2017 we provided what 

we hope is considered to be a useful summary in relation to our client’s land to the 

north of Bedworth Road and one which has relevance in relation to the discussion on 

Issue 3 and more specifically, HSG8. 

 

In the interests of brevity, the various reports that we have commissioned to address 

specific planning issues have not been submitted to the Examination, but we can 

categorically confirm that the evidence we have compiled to date clearly indicates 

that there are no overriding technical or environmental constraints to prevent 

the early delivery of the ‘northern site’ allocation. 

 

Issue 3: Are the Strategic Housing Sites in Bulkington justified, effective and consistent 

with national policy? 

 

Q 6.31) Explain whether there are any significant land use constraints on the site and 

how it is envisaged that such constraints will be overcome. 

 

There are no significant land use constraints on the site.  Matters relating to flood risk 

and drainage and noise and vibration associated with the Bedworth Road and the 

railway line are summarised below. 
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 Flood Risk and Drainage 

 An extract from a Draft Flood Risk Assessment is included as Appendix A.  This 

confirms that there are no water bodies or water course systems which present a 

flood risk and the site is within Flood Zone 1 Risk Area and so the Sequential and 

Exception Tests as set out in the NPPF are not applicable. 

 
A detailed drainage strategy will be formulated in due course, but foul sewage can be 

discharged into the mains to the east and south and Severn Trent Water has 

confirmed that the sewage works has capacity to accommodate any additional flows.  

Surface water will drain by gravity flow to SUDs ponds to discharge at an attenuated 

green-field rate.   

 

Noise and Vibration 

The West Coast Main Line railway between Tamworth and Rugby forms the western 

boundary of the proposed allocation and the southern boundary adjoins Bedworth 

Road.  An assessment of the noise and vibration climate was therefore undertaken 

by Hoare Lea in July 2017, having regard to the preliminary feasibility layout and the 

recommendations and conclusions of the report are contained in Appendix B 

 

In summary, the survey data indicates that BS 8233 internal requirements for 

dwellings can be achieved by use of appropriate acoustic rated windows and vents 

and that all gardens will achieve the BS 8233 desirable criterion. 

 

Vibration mitigation measures are not deemed necessary for this site. 

 

Q 6.32) Explain whether the site contains best and most versatile agricultural land and 

if so of what grades. 

 
 The Agricultural Land Classification Map indicates that the site is likely to be a mixture 

of Grade 2 and Grade 3, but the classification is not based upon an intrusive site 

assessment and is therefore unconfirmed. 

 
It should be noted, however, that the northern site measures 6.4 hectares, which is 

well below the 20 ha threshold for consultation with Natural England.  It would not 

represent a significant loss of agricultural land.  Furthermore, having regard for the 

gradient, micro-relief and land drainage, coupled with the clay sub-strata, it is 

considered highly likely that the site can at best be classed as Grade 3a, which is 

fairly typical of the Bulkington surrounds and also the wider area. 



Statement on behalf of Seabridge Developments Limited (2.0053) 
re Matter 6 Issue 3 Bulkington and HSG8 

 

5 
 

 

Q 6.33) 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. 

 

Landscape 

A Note summarising the findings of a Draft Landscape and Visual Appraisal, together 

with a Map showing the visual envelope and associated Figures, are included within 

Appendix C.  The Note confirms that the site is well-related to the existing built edge 

of Bulkington and its allocation for housing would be appropriate within this 

landscape.  New housing would be seen within the context of the built up area of 

Bulkington, whilst GI components such as new perimeter planting and open space, 

will sensitively assimilate the development into the landscape. It concludes that a 

well-designed and well-planned development would not result in any significant long-

term effects on landscape character and visual amenity. 

 

 Ecology 

 A Note summarising the Ecological Appraisals that have been undertaken is included 

as Appendix D.  The Overview confirms that comprehensive ecological surveys have 

been undertaken, the results of which have been considered within the evolving 

scheme design, which takes account of the (limited) features of ecological value 

(hedgerows and tree) and retains these within the site Green Infrastructure where 

possible.  The proposed scheme will include a variety of new landscape habitats not 

currently present, such as tree groups and a balancing pond.  Opportunities for further 

ecological enhancement will be explored such as habitat creation in the form of new 

species rich meadow grassland, native flowering lawn and wetland/marginal 

grassland.   

 

In summary, given the retention of features of ecological value, the implementation 

of precautionary works and timing restrictions as outlined above, and the provision of 

tree and grassland planting as indicated within the Appraisal Layout Plan, no 

significant long-term effects on protected/notable species or the biodiversity value of 

the site is anticipated.  Further, there is opportunity for the scheme to achieve an 

overall nett biodiversity gain via provision of additional diverse native habitats 

throughout the site green infrastructure, with native grassland and wet/marginal 

grassland recommended. 
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Heritage 

 Whilst St James Church may be visible from the parcels of HSG8 to the south of 

Bedworth Road, there is no inter-visibility between the northern parcel and the Listed 

Weston Hall is well screened and some distance to the east and so the development 

of the northern parcel will have no direct impact upon its setting. 

 

The Archaeological Assessment concludes that there are no designated heritage 

assets within the study site and there will be no impact upon any designated heritage 

assets within the wider 1km search area or beyond.  The geo-physical survey 

indicates that any sub-surface remains are isolated and unlikely to be of anything 

greater than local significance. 

 

In response to Q.6.33, there are no features on or near the site that which require 

preservation/protection from any development on the northern parcel of HSG8. 

 

Q 6.34 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. 

 

 We note the contents of the Council’s documents NBBC/40 and NBBC/41 which 

identify the junctions that are likely to require improvements in order to accommodate 

the overall development proposed by HSG7 and HSG8.  Our only comment at this 

stage is that, in isolation, the northern parcel of HSG8 is situated to the west of 

Bulkington and vehicle movements from its development (circa 150-170 dwellings) 

are unlikely to have a significant impact upon the junctions referred to in the Highway 

Authority’s two Notes.  Any application on the ‘northern site HSG8 will be supported 

by a Transportation assessment that will establish exactly what impact the 

development is likely to have on the local highway network and what contributions 

might reasonably be required to make the development acceptable. 

 

 Transportation 

 With regard to site specific matters, A Note prepared by Transportation Consultants 

ADL is included as Appendix E.  Essentially, the site is in a highly accessible location, 

within reasonable walking distance of local services and facilities.  An appropriate 

new junction can be provided off Bedworth Road to serve the site, with potential for 
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secondary/emergency links off Severn Road and/or Mill Lane.  Pedestrian 

connectivity can be provided through the development and also through the open 

space buffer to the west to link north, south and east.  This will have the important 

benefit of providing connectivity between existing development on the western edge 

of Bulkington and Mill Lane to the north.  In conclusion, the allocation is sustainable 

and deliverable in transportation terms. 

 

 Green Infrastructure 

 In addition to the need for contributions towards the improvement of services, facilities 

and infrastructure off-site, Policy HSG8 includes Key Development Principles and for 

the ‘northern parcel’ makes reference to the need for the ‘on-site’ provision of a 

footway/cycleway network through public open space to link from Mill Lane in the 

north to Bedworth Road and on to Coventry Road in the south; Community 

Allotments; a landscape buffer to enhance the westerly approach along Bedworth 

Road and also substantial planting along the northern, western and southern 

boundaries; pedestrian crossing facilities on Bedworth Road.  We are confident that 

these requirements can be readily accommodated into a detailed layout for the 

northern parcel, without detriment to the viability of any development scheme. 

 

Q 6.35 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? 

 

 SDL is content to rely upon the Council’s response to this question. 

 

Q.6.50 Are there exceptional circumstances to alter the Green Belt boundary at this 

location? 

 

 The Council has made it clear that it is not possible to meet the Borough’s housing 

and employment requirements (comprising its Objectively Assessed Needs, together 

with housing provision in accordance with the Memorandum of Understanding 

relating to the planned distribution of housing within the Coventry & Warwickshire 

Housing Market Area (NBBC/37) and a flexibility allowance), for the Plan period, by 

confining development to land not in the Green Belt.  It is plainly evident that 

‘exceptional circumstances’ exist to warrant the release of Green Belt. 
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 We consider that given the size and characteristics of Bulkington and the range of 

services available, the settlement is perfectly capable of accommodating some of the 

required housing provision as set out in the Plan.  We are also firmly of the view that 

the proposal to alter the boundary of the Green Belt on the western side of Bulkington 

to accommodate housing in accordance with Policy HSG8, represents a logical and 

entirely appropriate strategy, having regards to the characteristics of the land parcels, 

their settings within the landscape and also the less than significant function the 

parcels perform, in relation to the five main purposes of Green Belt. 

 

 The Landscape Note (Appendix D) referred to above, addresses issues that have a 

bearing upon openness and containment of the urban area.  Furthermore, our 

response to the Housing Topic Paper highlighted the fact that the site is well-related 

to the existing built edge of Bulkington and other urban influences such as Bedworth 

Road to the south and the railway line to the west.  It forms a comparatively well 

contained parcel of land which is separated from the more open landscape beyond a 

ridgeline to the north of the village and the more open countryside to the west of the 

railway. 

 

As such, its allocation and development for housing would be appropriate within this 

landscape.  New housing would be seen within the context of the built edge of 

Bulkington, whilst green infrastructure components such as new planting and open 

space will assimilate the development into the landscape.  It concludes that a well-

designed and well-planned development will not have a harmful impact upon the 

character and setting of the wider landscape. 

 

Of course, an assessment of a site’s contribution towards the purposes of the Green 

Belt is based upon factors other than landscape, but there is no doubt that the site’s 

characteristics and setting within the landscape must have some bearing upon any 

assessment. 

 

It is plainly obvious that the northern parcel of HSG8 (north of Bedworth Road) does 

not share the same characteristics or functions in relation to the five main purposes 

of the Green Belt as the rest of Parcel BU4.   

 

Appendix F contains our re-assessment of our client’s site (the northern parcel of 

HSG8 as opposed to the larger open expanse that was identified as Parcel BU4) 

assessed against the five main purposes of the Green Belt as set out in the LUC 
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review. Its score is comparable to the remainder of HSG8 (Parcel BU3) and as such, 

lower than all other parcels around Bulkington.  It was of no surprise to find that the 

Council and its Consultants WYG identified the site as suitable, when undertaking the 

more detailed site assessments in relation to the Sustainability Appraisal to identify 

additional sites to meet the increased housing requirement. 

 

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? 

 

 There is always room for difference of opinions when considering any particular site 

against a range of criteria, some of which require, inevitably involves a degree of 

subjectivity and whilst we could dispute the assessments made in relation to one or 

two of the 21 issues assessed, we consider that overall, in relation to HSG8 as a 

whole, the SA is robust. 

 

The SHLAA identifies the northern parcel of HSG8 as ‘NUN163’.  Both the 2011 and 

the 2016 SHLAAs include reference to a Landscape Appraisal conducted by Enderby 

Associates in June 2009 (Examination Docs S4.3 and S8.1 – Appendix 6) which 

contains a useful and accurate summary of the site in context, stating: 

 

“This site is an open sloping area of land, located on the flank of the low ridge that 

the village occupies, which wraps around the north western edge of the settlement. 

The land falls gently to the railway. It is apparent, with housing prominent on higher 

land beyond, in views from the approach towards the village from the west including 

the edge of Bedworth at Bulkington Bridge. Development may be accommodated 

here as it would be apparent below the existing development on the ridge; however, 

new development should create a more satisfactory and attractive gateway to the 

village, with significant new planting being incorporated. The northern boundary 

(currently a low hedge) should be substantially reinforced to create a strong edge 

to the settlement. Noise from the railway may be a constraint. Access is available 

via a spur off Severn Road. Removal of this small area of land would not 

compromise the function of the wider Green Belt; indeed, well planned development 

would assist in providing a less abrupt edge and the new boundary would follow the 

railway.” 
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The Site Summary at Appendix 9 of that Assessment also confirms that the site is 

potentially suitable, available and achievable and states: 

 

“this site is adjacent to the village well-related to facilities and provides an 

opportunity to create a more satisfactory and attractive gateway to the village. 

Access can be achieved and subject to further assessment, the site is potentially 

suitable as a modest extension to the village. Its acceptance will be dependent upon 

the Council’s eventual distribution of development strategy…” 

 

We always maintained that the original strategy to focus development entirely in 

Nuneaton and Bedworth, with no additional provision at all in Bulkington was 

unsustainable and unsound.  In the light of the increased need for housing, especially 

to accommodate some of the unmet needs of Coventry, the Council rightly in our 

opinion, modified its strategy to acknowledge the potential of Bulkington as a large 

settlement to accommodate additional housing. 

 

We endorse the proposed strategy for Bulkington, we support the identification of Site 

HSG8, although as previously noted, we maintain that our client’s northern parcel 

could considered on a stand-alone basis as a non-strategic housing allocation if this 

is subsequently considered to be necessary and appropriate. 

 

The site is the subject of a Promotion Agreement that encourages early delivery of 

the allocation.  Furthermore, the site has been marketed and has attracted 

considerable interest from numerous major house-builders and terms for a sale 

subject to detailed planning permission have been agreed, with a view to the 

submission of a detailed planning application if and when the proposed allocation is 

endorsed. 

 

The site contains no land ownership or legal constraints and there are no overriding 

technical or environmental constraints to prevent the early development of the site to 

help meet the existing shortfall in the 5 year housing supply. 


