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BRV15.01 BRV would wish to  respond to particular  questions  relating to  Matter  6,  as  set  out  below,
because they impact on our representations and previous written responses.

Issue 3: Are  the  Strategic  Housing  Sites  in  Nuneaton  justified,  effective  and  consistent  with
national policy?    (for sites in Bulkington please provide brief details)

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

BRV15.02 Much  of  the  area  under  HSG7  is  low  lying  land  relative  to  its  surroundings.  EA have
recommended a minimum 5m easement from watercourses,  and that  hydraulic modelling is
undertaken.1  On  closer  inspection  there  is  more  than  good  reason  for  this.  In  our  main
representations we drew attention to the high water table and unsuitable condition of the field
which  backs  directly  onto  Lancing  Road (middle  field  of  three  that  make  up  HSG7).2 As
explained this rather narrow field tends to collect and hold water; which presumably is why it is
thought it could become Public Open Space, i.e. not suitable for development. However, the
low point for the land under HSG7 is across the east end of the large field that fronts onto
Nuneaton Road, which is proposed for housing.  As the extract below from the Flood Map for 

Planning shows,  the field is  bordered by watercourses  on three sides.  An aerial  view from
Google Earth (image - page 2, overleaf) reveals a clear herringbone pattern of land drainage.
The parallel lines on the south side of the field may well be remnants of long past ridge and
furrow; but the key conclusion is that much of this field has a very high ground water table. As
further evidence to support this, the accompanying image from about 1945 (courtesy of Google
Earth) shows what would appear to be a large pond, which also coincides with a light green
feature on the modern image. The properties in Arundel Road are on markedly higher ground
than the field they border, and it would appear that the limit of development was determined by
the extent of the higher ground, thus avoiding the neighbouring area with a high water table.
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1 Doc OTH/07.2  Environment Agency - see table entry against HSG7
2 BRV Reasons for objection to Policy HSG7 - Page 9, Para 4.4.4
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Development of the large field would disrupt existing land drainage, and it is to be expected that
the ground water table would rise. None of this would be beneficial.  Development of HSG7
would almost  certainly require  SuDS measures  to  limit  run-off  to  the  nearby watercourses.
However, a retention pond cannot be effective if the ground water table is already very high.

 

HSG7 (north field) - aerial images courtesy of Google Earth 

BRV15.03 The subsoil throughout Bulkington is known to be problematic because of the presence of sand
layers, or lenses of sand, often in combination with ground water. This is certainly the case at
the southern end of HSG7. Ryton Gardens (off  Long Street) is  a recent small  development
which borders HSG7.  These new builds were required to have bored pile foundations, because
of the poor ground conditions. There is good reason to believe these same ground conditions
extend into HSG7. We believe that in view of all this evidence, it is clear that HSG7 is neither
sustainable, nor suitable for development.  Also, we would submit that these considerations
should have been contained in the SA, and identified in site selection/rejection. Therefore, the
Plan was not properly informed and is unsound.
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Q 6.32 Explain whether the site contains best and most versatile agricultural land, and, if so, of
what grades.

BRV15.04 The ALC mapping3 in the Landscape Character Assessment document shows the area under,
and around HSG7 as Grade 3; and Grade 2 is shown to be in reasonable proximity.  We are
aware that Grade 3 can be broken down to sub-classes 3a, and 3b, and that 3a is the break point
for BMV land. However, apart from a small area adjacent to the A5 at the Long Shoot, this
degree refinement is not available for much of NBBC area. In the interest of equity, we consider
that in the absence of clear evidence to the contrary, the presumption should be in favour of 3a,
and therefore, best and most versatile. If there was any reason to doubt this, there has been long
opportunity to obtain a more precise measure. Therefore, we submit that the land under HSG3
should properly be regarded as BMV 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.

BRV15.05 We wish to reserve further comment subject to other responses on this matter being considered
during the hearing.

Q 6.34 With reference to the evidence base,  explain what key infrastructure requirements are
necessary to enable the site to satisfactorily come forward and what certainty there is that
this infrastructure will be viably delivered.

BRV15.06 In our main representations we drew attention to perceived deficiencies in the existing sewerage
system, which the HSG7 area will be dependent upon.4  This is recognised in the Plan, albeit
described as 'potential' local sewage network improvements.5  The state of the network for Plan
purposes should be known at site selection stage, and if improvements are to made, then the
probability is that they are necessary, not potential. The description given in the Plan simply
adds uncertainty about delivery of essential infrastructure.

BRV15.07 A fundamental  problem is  that  allowing development  to sprawl,  runs  counter  to improving
accessibility to bus services. Please see BRV response to Matter 9 (page 4, para BRV18.15)
with regard to bringing bus services to desired Warwickshire standards for accessibility and
frequency, to encourage modal shift.  There are many dependencies to be satisfied to achieve a
successful  outcome  i.e.  agree  service  routes  that  meet  Warwicks  CC  criteria,  scheduling,
securing  and co-ordinating  finance  between parties,  and  deliver  when needed.  It  is  a  very
tenuous  process  with regard  to  HSG7 and HSG8,  especially  assembling  the finance  which
would need to be complete to make it happen. Support for Plan delivery simply does not have
the necessary control and responsibility to ensure delivery. All this for housing policies which
even professionals judge to be unsoundly based.

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?

BRV15.08 We wish to reserve further comment subject to other responses on this matter being considered
during the hearing.
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3 Doc T6 - Land Use Designation Study - Stage 1, Vol 1 (2012)   -  at page count 106,  Dwg. No: Figure 6.1
4 BRV Reasons for objection to Policy HSG7 - Page 6, Para 4.2.2
5 D1.1 - Borough Plan 2011-2031: Publication (2017)  - Page 70, item 11
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Issue 3d: HSG7    East Bulkington 

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

BRV16.01 We consider that there are no exceptional circumstances that should over-ride the reasons given
our main representations for maintaining the existing Green Belt boundary. We feel there is
nothing necessary to add at this point. We wish to reserve further comment subject to other
responses on this matter being considered during the hearing.

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?

BRV16.02 We wish to reserve further comment subject to other responses on this matter being considered
during the hearing.
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