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Stage 2 Written Statement to the Inspector’s Matters, Issues and Questions 

Matter 6 – Proposed Housing Sites – Bedworth and Bulkington – Strategic Housing 

Sites 

HSG8 West of Bulkington 

Issue 3 – are the Strategic Housing Sites in Nuneaton justified, effective and consistent with 

national policy? 

Q 6.31) 

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

envisaged that such constraints will be overcome 

1. There is an existing railway line to the west of the site which will influence the 

layout. Any noise and vibration concerns will be mitigated through the use of 

a landscaped buffer zone and the detailed design of the dwellings. Appendix 

6 of the promotional document submitted to the Council for the southern 

section of the site comprised a noise and vibration technical note by M-EC 

which concluded that future development proposals can be designed to 

achieve the recommended noise and vibration levels and noise and vibration 

are not a constraint to development. 

2. There is limited habitat diversity within the site. The hedgerows provide a 

potential foraging resource for bats but the habitat is unlikely to provide a 

significant resource for the local population. Records of Great Crested Newts 

are known but the intensively managed nature of the site means the site is 

unlikely to support a significant population. The pond is not expected to 

provide suitable breeding conditions for Great Crest Newts. This judgment is 

informed following a comprehensive ecological survey of land affected by 

the proposal undertaken in January 2016. 

3. There is a public right of way through the site. The right of way would be 

temporarily diverted during construction and the final design of the scheme 

would ensure enhanced connectivity to the surrounding area through a 

combined footpath and cycleway. 

4. The site is located within flood zone 1. 

5. In light of the above, there are no land use constraints to overcome on the 

southern section of HSG8 that are significant. The absence of significant land 

use constraints means the site is capable of delivering housing within years 1-5 

of the plan period. Recent discussions have been undertaken between Bovis 
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Homes and the Local Planning Authority to promote connectivity and 

integration between the central section of the site and the master plan for 

the southern section of the site. 

Q 6.32) 

Explain whether the site contains best and most versatile agricultural land, and, if so, 

of what grades 

6. Natural England’s Agricultural Land Classification map West Midlands Region 

(ALC004) identifies that the southern section of the allocation comprises 

Grade 3 agricultural land. Therefore, the site does not contain the best and 

most versatile agricultural land. Further site-specific assessment of soil types 

and quality would be undertaken to accompany a detailed planning 

application to differentiate between Grades 3a and 3b. There is insufficient 

land within the Borough of a lower quality of agricultural land which can 

accommodate the required growth. 

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 

7. The southern section of the site is in excess of 230m from the Bulkington 

Conservation Area which contains 4 listed buildings. Having regard to the 

significant separation distance and the size and scale of the development to 

come forward on the site, the allocation would not affect, either directly or 

indirectly, any heritage assets. The ECUS Heritage Assessment forming part of 

the evidence base for the Local Plan identified no constraints to 

development on the southern section of the allocation including no potential 

for archaeological remains. 

8. A comprehensive ecological survey of land affected by the proposal was 

completed by FPCR in January 2016 to assess the potential ecological 

constraints. The site comprises intensively managed arable fields bound by 

native species hedgerows. There is a single field pond isolated within an 

arable field compartment to the east of the site. Potential effects of 

development can be minimised and mitigated through the retention of 

boundary hedgerows, gapping up the retained hedgerows and managing 

the retained hedgerow in the long term. The development provides ample 

opportunities to provide net gains to biodiversity. 

9. There are no known adverse implications for geodiversity. 
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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 

10. The Infrastructure Delivery Plan and the Infrastructure Delivery Schedule 

submitted to the examination require limited site-specific infrastructure 

projects for the southern section of HSG8 but may include local sewerage 

network improvements to capacity and a combined footpath and cycleway 

through the site linking Coventry Road with Bedworth Road. The southern 

section of the site will require the access onto Coventry Road to be upgraded 

and potential mitigation works along Coventry Road to be determined 

through a transport assessment accompanying a planning application. 

11. Further to the above site-specific infrastructure, it is anticipated that 

contributions will be required for the following in accordance with Policy 

HSG8 – West of Bulkington:  

 Sports facilities and teenage play provision at Bulkington Recreation 

Ground; 

 Facilities at Miners Welfare Park in Bedworth; 

 Arden Forest Infant and St James Academy; 

 Secondary level education; 

 Bus infrastructure improvements and diversion of frequent local bus 

services; 

 Strategic highway improvements in the Bedworth area; 

 Dedicated cycle path between Bedworth and Bulkington; 

 Sport and physical activity; and  

 Healthcare 

12. The site comprises primarily greenfield land with no significant constraints or 

known abnormal costs that would render a development of this scale 

unviable. There are no direct strategic infrastructure requirements as a result 

of the development and the capacity and availability of facilities and 

services in the surrounding area can largely accommodate the additional 

needs of the development. 

13. In light of the above, it is anticipated that all site specific infrastructure 

provision and mitigation, for the southern section of HSG8, will be 

accommodated in a timely manner to ensure the public benefits of the 

scheme are achieved within the foreseen timescales.  

14. Given the unconstrained nature of the site Bovis Homes are keen to work in 

partnership with the Local Planning Authority to ensure that planning 

obligations are delivered at appropriate intervals to ensure reasonable lead-
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in times for off-site mitigation to be implemented prior to occupation of the 

dwellings limiting effects on the community.  

15. Bovis Homes are 100% committed to the delivery of all infrastructures through 

collaborative working with the other landowners, the Local Planning Authority, 

Warwickshire County Council and all other key stakeholders.  

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? 

16. The southern section of the allocation is located to the north of Coventry 

Road. There are existing field accesses onto Coventry Road which would be 

utilised to provide a primary, and potential secondary, access. The other 

sections of the allocation would be accessed onto Bedworth Road providing 

dispersed distribution of vehicle movements across the existing road 

infrastructure. Pedestrian access would be improved through the site through 

the provision of a combined footpath and cycleway increasing connectivity 

between Coventry Road and Bedworth Road. 

17. Traffic impacts of the development have been assessed through inclusion of 

trip generation estimates in the Modelling Report (2016) and the Air Quality 

Assessment (2016). Traffic impacts have been assessed in accordance with all 

proposed NBBC Borough Plan allocations sites in regard to residential 

amenity, air quality and modal shift and an allowance of 15% modal shift has 

been included. 

18. The proposal would include contributions to bus infrastructure improvements 

and diversion of frequent local bus services to include access to strategic 

sites, strategic highway improvements in the Bedworth area and a dedicated 

cycle path between Bedworth and Bulkington. A planning application would 

be accompanied by a Transport Assessment and Travel Plan to ensure no 

adverse residual effects on air quality and residential amenity in the 

immediate vicinity and demonstrate how sustainable modes of transport and 

movements can be encouraged and modal shift achieved. 

Issue 3e – HSG8 West Bulkington 

Q 6.50) 

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

location? 

19. The requirement to fulfil the Borough’s Objectively Assessed Need (10,040 

dwellings) and the shortfall arising from the Coventry and Warwickshire 
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Housing Market Area (4,020 dwellings) provides a housing requirement of 

14,060 dwellings to 2031. Work undertaken by the LPA identified that there 

was a low capacity of land outside the Green Belt to accommodate the 

housing need.  

20. The Housing Topic Paper identifies that the revisions to the Green Belt 

boundary are justified and exceptional circumstances exist which are as 

follows: 

 To achieve sustainable development; 

 The need to promote sustainable patterns of development and identify 

sites in sustainable locations; 

 To meet objectively assessed need for housing both the Borough and the 

wider HMA; 

 The need to distribute development across the main settlements in the 

Borough (non-Green Belt land is located predominantly in the north of the 

Borough); 

 Lack of availability of suitable land outside Green Belt, 

 The sites identified for release can meet need that cannot be met 

elsewhere in the Borough; and  

 The sites identified for release are not key sites do not fulfil the 5 purposes 

of the Green Belt – further comment is made on this matter in relation to 

HSG8 below. 

21. It is evident that there are exceptional circumstances in accordance with the 

requirements of the NPPF to justify the release of Green Belts sites. A review of 

the Green Belt was undertaken as part of the Joint Green Belt Study 2015 

commissioned by the Councils across the Coventry and Warwickshire HMA. 

The study assessed each parcel of Green Belt against the 5 purposes of the 

Green Belt and allocated them a score. 

22. With regard to the southern section of allocation HSG8, the site formed part of 

Green Belt parcel BU3 which scored 9/20 and was considered to be low-

performing against the purposes of the Green Belt. A summary of the 

assessment is as follows: 

1. To check unrestricted sprawl of large built-up areas – the western edge of 

the parcel is bound by a railway line providing a defensible boundary to 

the settlement. Ribbon development has occurred along Coventry Road 

and Bedworth Road to the railway line and there are buildings within the 

parcel of land – limited impact; 

2. To prevent neighbouring towns merging into one another – Bedworth is 

roughly 1.5km to the west of the urban edge of Bulkington and on the 

other side of the railway line – limited impact; 

3. To assist in safeguarding of the countryside from encroachment – there 

are some buildings on the parcel which compromise the openness. The 
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railway line to the west acts as a significant boundary protecting the 

countryside from encroachment and further ribbon development – limited 

impact; 

4. To preserve the setting and special character of historic towns – the parcel 

of land is sufficiently separated from the conservation area and all listed 

buildings and therefore does not serve this purpose – no impact; 

5. To assist in urban regeneration by encouraging the recycling of derelict 

and urban land – all Green Belt makes a strategic contribution to urban 

regeneration by restricting land available for development and 

encouraging re-use of urban sites; this site has no greater or lesser effect 

on this purpose than any other Green Belt site – moderate impact. 

23. In light of the above, it is evident that the parcel of land in which the 

allocation is located makes limited contribution to the purposes of the Green 

Belt. The proposed site is not only necessary to provide the required housing 

development over the plan period but the site can be delivered within the 

first five years of the plan period. The southern section of allocation HSG8 can 

be delivered independently of the central and northern sections of the 

allocation securing delivery of housing imminently whilst ensuring a cohesive 

design and delivery of infrastructure. 

24. Bovis Homes are dedicated to early delivery of the site anticipating that 

subsequent to the allocation of HSG8, a detailed planning application could 

be submitted, determined, the relevant planning conditions discharged and 

development commenced to deliver the first 25 dwellings on the site within 14 

months. Subsequently there would be a delivery rate of 50 dwelling per 

annum. 

25. In light of the above, it is evident that there are exceptional circumstances for 

the release of the Green Belt land forming allocation HSG8 and having regard 

to the limited contribution to the purposes of the Green Belt and the 

sustainability and deliverability of the site. 

Q 6.51) 

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? 

26. With reference to the parcels of land forming the southern section of HSG8, 

the SHLAA 2011, at paragraph 7.3.38, states ‘The Landscape Assessment 

concludes that overall, this area does appear to offer a good opportunity to 

accommodate development which is readily accessible, without wider harm. 

The railway line, suitably reinforced with new planting, could provide a new 

defensible settlement edge and Green Belt boundary. The study also suggests 

that removal of the land from Green Belt would not weaken the separation 
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that exists between Bulkington and Bedworth.’ The land was concluded as 

having future potential but was previously unacceptable due to the Council’s 

distribution of development strategy alone. 

27. The subsequent 2012 and 2013 SHLAAs similarly concluded the parcels of land 

as having potential for development dependent upon the Council’s 

distribution of development strategy and whether urban extensions to 

Bulkington are to be pursued.  

28. The SHLAA 2016 was undertaken subsequent to the identification of the 

increased need to accommodate housing need from the wider HMA. Site 

assessment included availability, achievability, deliverability and viability of 

the sites and the type and quantity of development that could be delivered 

including a reasonable estimate of build out rates. 

29. In considering the identified parcels of land forming the HSG8 the SHLAA 

concluded that the site is within Green Belt which is the main constraint with 

other factors/constraints able to be mitigated. Analysis of the Green Belt 

review in 2015 indicates that the submission sits within Parcel BU3 which does 

not perform comparatively as well as other parcels within the study with a 

score of 9/20. On the basis that the site sits adjacent to the developed area, 

which already contains ribbon development, it is considered suitable to be 

taken forward for consideration. Sites NUN151, 169, 173 and 199 can be 

developed in a strategic manner and there are no indications the site is not 

achievable. 

30. Subsequent to the SHLAA, further strategic allocated sites were identified that 

fit with the Council’s preferred spatial approach, whilst also utilising the lowest 

performing Green Belt parcels; one of which is Land West of Bulkington. The 

additional allocations were then assessed through a Sustainability Appraisal 

including assessment against other reports in the evidence base; detailed at 

paragraph 2.99 of the Housing Topic Paper. 

31. Allocation HSG8 was assessed against the 21 SA objectives summarised as 

follows: 

 The proposed development will bring forward new circa 495 houses and 

thus represents a significant positive effect on the provision of new homes 

in the Borough. There will also be indirect positive effects in terms of 

economic factors in the medium to longer term. On site mitigation and 

enhancement will also have a positive effect in terms of accessibility to 

services and facilities and provision of sports and recreational facilities. 

 The development of the site will result in the loss of open agricultural land 

located outside the existing urban areas and will have a negative effect 

on the prudent use of resources, soils, landscape and biodiversity (both in 

the medium term). 
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 The Site is accessible on foot to services, jobs and learning activities within 

Bulkington Village District Centre and is situated on an existing bus route. 

The location of HSG 8 will discourage a modal shift away from the car 

which in turn will increase traffic movements and travel times with an 

associated increase in air pollution levels. However, if enhanced public 

transport, footpath and cycleway measures are brought forward in 

tandem with the development then the potential impacts could be 

mitigated in the longer term.  

 The development of the Site will increase the level of built development in 

the area but also offers the opportunity to create new landscape features 

and enhance existing landscaping as part of the wider scheme for the 

Site, resulting in both landscape and biodiversity enhancements in the 

longer term. 

 The Site will have a neutral effect on climatic factors, design/sense of 

place, cultural heritage (with mitigation), water resources (with mitigation) 

and health facilities (with mitigation) provided that the development 

accords with other policies in the Borough Plan.  

32. In light of the above, it is evident that the southern section of allocation HSG8 

has been consistently identified through SHLAAs as having development 

potential subject to the Council’s development distribution strategy. Prior to 

the requirement to increase housing delivery in the Borough, it was not 

considered that there were environmentally sensitivities that would prohibit 

the development of the southern section of HSG8 other than designation as 

Green Belt. Once exceptional circumstances were identified requiring release 

of Green Belt land in the Borough, the site was rightfully considered a logical 

site to deliver which was supported through both the SHLAA and SA processes 

 


