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Questions on EMP7  

 
(1) In light of the STA work can EMP7 be accommodated in the Plan for the 
proposed mix of uses (B1 (office), B2 (general employment) and B8 

(warehouse and distribution)?  

 

The traffic impacts on the network have been modelled for EMP7 in the Strategic 
Transport Assessment (2016) [Z6] and STA 2018 [NBBC/40]. The STA has put 

forward a number of mitigation schemes to ensure that the network as a whole is not 
unduly impacted. Specific details around access junctions to the site would be 

determined at the planning application stage. However, for the purposes of the 
modelling the site was accessed via a new junction at the existing priority junction 
with Bowling Green Lane / School Lane. The STA has not raised any issues with the 

allocation of EMP7 and mitigation for the site is included as part of the Borough wide 
mitigation. However, the  Highway  Authority  has  concerns  that  the  existing  

highway network  at  this  location,  does  not  have  the  suitable  level  of  capacity  
to  support  the proposed  employment  uses,  especially  B2  and  B8  uses,  which  
are  reliant  on  Heavy Goods Vehicle Movements. The current highway network has 

not been implemented to cater for such vehicles within the locality of the site, with 
insufficient carriageway widths and inappropriate junction arrangements, such as the 

double mini roundabout junction between Heath Road, Smarts Road, Bowling Green 
Lane and Goodyers End Lane.  

 

The STA (2016) [Z6] does not state that the site will give rise to severe impacts on 

highway safety for those accessing local schools. However, due to the proximity of 
the schools to the site, there is potential for conflict between traffic from the site, 
including HGVs, and school traffic, notably school children accessing the schools. The 

issues arise as due to HGV movements, based on the existing highway network, 
having to travel through residential areas. This raises concerns for road safety 

concerns especially for pedestrians and cyclists.  If the site was accessed from 
Bowling Green Lane, HGV traffic could potentially to route past Goodyers End Primary 
School. If traffic headed southbound, then the same  issue  arises  in  regards  to  

Ash  Green  School  and  Wheelwrights  Lane Primary School. Therefore, if the site 
comes forward mitigation would be required to ensure the safety of school children 

was upheld, this can be in the form of physical measures to prevent HGVs accessing 
locations in proximity to the schools and other measures including HGV Routing 
Strategies and other mechanisms. However, these would have to be identified 

through the development proposals for the site through the Development 
Management Process in consultation with the Highway Authority, which includes the 

Road Safety Team and Safer Routes to Schools Team, to ensure robust measures are 
implemented. 

 

(2) What has changed in the evidence to indicate that a principal access 

route via School Lane may not be suitable and/or deliverable? (Noting the 
extent of HSG6 is expected to be reduced as part of a proposed main 
modification)  

 

The housing allocation at HSG6 is expected to be reduced in size, which has reduced 
the opportunity to secure and fund the widening of School Lane in an appropriate 
manner and required further consideration by the highways authority.  There is on 

street car parking on the section of School Lane between Startin Close and the 



Junction of School Lane, Longford Road (B4113) with Bayton Road. School Lane 
cannot therefore be widened utilising existing Highway Land. The scheme as set out 

in STA NBBC Local Plan schemes (2016) (Z6.5) is for a two lane approach from 
School Lane to the junction. This would involve widening from Startin Close to the 

junction. Part of this widening can be secured through the development site at HSG6, 
a Main Modification to highlight this will need to be included within Policy HSG6. The 

remaining land required is in a different ownership (this is the land which it is 
proposed to be taken out of the HSG6 allocation). The ownership for this area of land 
is the same as EMP7. The land owner has indicated that she would be willing to have 

the land utilised for the widening. One method of securing this would be that the land 
could be included in the Planning Application for the EMP7 site and an associated legal 

agreement and use of conditions would secure the land transfer and the widening to 
take place before development of the Land for employment uses.  

 

Failing this method of securing that land alternatives would be utilised. Section 278 of 
the Highways Act could be used if the land were transferred to the highway authority. 

A further option would the use of CPO powers by the Council. 

 

A main modification for EMP7 would be required to outline the scheme and to secure 
the form of development. 

 

It is not considered that the land would be required to be taken out of the Green Belt 
just to facilitate the widening of the road.   

 

(3) If the answer to Q1 is no; is there an alternative site area or mix of uses 

(for example B1 and/or B2 only) at this location that could be supported by 
the capacity of the existing highway network?  

 

Yes, there is an alternative mix that could work on the site which would include some 

residential. However, this would need to be subject to a further STA to assess the 
overall impact on the highway network and what mitigation schemes may be required 
as a result of any development. 

 

(4) Additionally, if the answer to Q1 is no; what additional strategic highway 

infrastructure is required to accommodate EMP7 and would it be feasible and 
deliverable?  

 
In order, to be feasible and deliverable EMP7 would need to secure the 

schemes outlined above which include: 
• Widening of School Lane 

• HGV Routing Strategies – to protect the local schools and prevent HGV 
 routing traffic past the school gates and presenting a highway safety 

 concern. 
• HGV Mitigation Bond would be secured through a S.106 Agreement to 

 enable the Highway Authority to take physical action should the HGV 
 Routing Strategy not be adhered too. The monies would be collected on 

 first occupation and held for a period of 15 years after the last element / 

 phase of the development is occupied. 
 
 Questions on HSG4  
 
(5) Can HSG4 be accommodated without a direct access to the A444 

(assuming no additional strategic highway infrastructure)?  

 

No, the level of proposed development i.e. 689 dwellings cannot be accommodated 
without a direct access to the A444 if the assumption is that no additional strategic 



highway infrastructure over and above that as present in the Infrastructure Delivery 
Plan (D4.1,D4.2) is included. 

 

The background to this is to be found in the NBBC Modelling Support HSG4 
Woodlands assessment April 2018 which will be added to the examination library. 

 

The 2031 Borough Plan “Do something” scenario as within examination document 

NBBC/40 and containing the highway infrastructure as outlined in the Strategic 
Transport Assessment (document Z6) has been used as the starting point for this 
assessment. 

 

This included the sites allocates within the Plan including HSG4 at the level of 689 
dwellings .The scenario included a new all movement junction between the allocation 
and the A444 opposite the existing access with Sutherland Drive. The modelling has 

been re-run with this junction being removed and the replaced by the existing 
arrangement. The reference case is as included within NBBC/40 and has not changed. 

Further outputs from the model have been collected to look at average journey times 
on specific routes adjacent to the HSG4 site. This shows that a route from HSG4 
directly to the strategic road network would have excess delay and therefore the 

proposed allocation of 689 dwellings cannot be accommodated on the network 
without an access to the A444. The removal of the all movement A444 junction at 

Sutherland Drive from the model shows a detrimental impact on the Strategic 
Network which supports the conclusion that HSG4 cannot be accommodated without 
additional highway infrastructure.    

 

(6) If the answer to Q5 is no; what level of development can be 
accommodated at Bedworth Woodlands without any further strategic 
highway infrastructure?  

 

The modelling suggests that no more than 170 dwellings can be sufficiently 
accommodated on the HSG4 site without the need for a direct access to the A444 or 
further infrastructure over and above those schemes already identified in the 

Infrastructure Delivery Plan (D4.2, D4.2) 

 

The modelling has reduced the quantum of development associated with the 
allocation by increments to ascertain what level of development can be 

accommodated without the need for further highway infrastructure. In this was the 
following has been modelled 

  

100%- 689 dwellings 

75% - 517 dwellings 

50%- 345 dwellings 

25% - 172 dwellings 

 

The same assessment was utilised as outlined in the answer to Q5 above. The results 
of this showed that the 25% 172 dwellings can be accommodated without the need 
for a direct access to the A444 or any additional highway infrastructure other than 

that already highlighted in the Infrastructure Delivery Plan. 

 

(7) Additionally, if the answer to Q5 is no; what additional strategic highway 
infrastructure is required to accommodate Woodlands at current Plan level 

(689 dwelling), and if additional surplus capacity is provided, 
approximatively what additional level of development at HSG4 would this 

infrastructure accommodate?  

 



A new junction to the A444 has been designed. This junction lies within the highway 
boundary and the HSG4 allocation and will enable the local network to accommodate 

the current Plan level of development. Further testing suggests that the proposed 
scheme would provide sufficient capacity to take an additional 170 dwellings. 

 

The scheme has been designed which can provide direct access to the A444 which 

would also benefit the wider network. 

 

The new access includes the following 

 

Realignment of the exiting A444 northbound off-slip 

 

Relocating the existing signals on Newtown Road to the East and converting this from 

a 3 arm junction to a 4 arm all movement junction. 

 

Addition of a new road connecting Woodlands Road and Newtown Road via a 
signalised approach at the relocated A444/Newtown Road junction (i.e. the new 

fourth arm) 

 

Providing direct access to HSG4 via the new arm off Newtown Road and to the A444 
via a new northbound on-slip, north of Newtown Road. 

 

The modelling has increased the quantum of development associated with the 

allocation by increments to ascertain what level of development can be 
accommodated from the proposed junction. In this way the following has been 

modelled 

 

100% 689 dwellings 

125% 861 dwellings 

150% 1033 dwellings 

175% 1205 dwellings 

 

The modelling has included signal optimisation where required to reflect the change in 
travel patterns with the new junction. The modelling shows that the tipping point for 

the new junction would be tween the 125% and 150% scenarios. 

 

The modelling therefore concludes that the 125% scenario of 861 dwellings can be 
accommodated with the new junction. 

 

 

(8) Subject to the outcome of Q7 in terms of identifying potential additional 
strategic highway infrastructure: (a) is there a reasonable prospect it would 
be deliverable?; and (b) if it requires a Green Belt location (as per the 

original A444 junction concept at Sutherland Drive) would there be 
exceptional circumstances or conformity with 3rd bullet point of paragraph 90 

of NPPF?  
 

(a) Yes, in terms of financial viability the scheme cost (2.6 m) is commensurate 

with the access schemes/spine roads required to deliver the other major 
sites with the Local Plan. The level of detail in access designs and certainly 

over the costs is now greater than is available than for other strategic sites 
which provides further confidence in terms of deliverability. Furthermore the 

modelling exercise has identified that the new access solution/mitigation 
can be delivered incrementally and that the requirement for the full scheme 
would not be until 172 dwellings are occupied on the site. This will provide 



an opportunity for the developer(s) to acquire capital receipts from the site 
before the access is required. 

(b) The proposed scheme does not require any Green Belt land and lies all 
within highway land and site boundaries  

 
 

The revised scheme will be incorporated into a revised Infrastructure delivery Plan. 
 
 

 
 
 


