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Part B – Please use a separate sheet for each representation 

4. Name or Organisation Savills on behalf of The Arbury Estate 

 

5. To which main modification does this representation relate? 

Reference MM66 

 

6. Do you consider the Borough Plan is: 

6.(1) Legally compliant 

Yes x 

No  

 

6.(2) Sound 

Yes  

No x 

 

Please mark with an ‘X’ as appropriate 

7. Please give details of why you consider the main modifications are not legally 

compliant or are unsound. Please be as precise as possible. If you wish to support 

the legal compliance or soundness of the main modifications, please also use this 

box to set out your comments. 

 

 

Borough Plan 

Main Modifications Representation 

Form 

Ref: 

 

 

(For official 

use only) 

MM66 amends paragraph 6.64 to require the provision of a new primary access 

from Newton Road to the site and connecting to the A444. This replaces the 

previously proposed access via a new four arm roundabout on the A444.  

 

The proposed modification is informed by a specific transport assessment for HSG4 

undertaken by Vectos in May 2018. This assessment concludes that direct access 

to the A444 is required to deliver the full allocation. It concludes that no more than 

170 dwellings can be sufficiently accommodated at HSG4 without the need for a 

direct access to the A444 or further highway infrastructure over and above those 

schemes identified in the Infrastructure Delivery Plan (IDP). The Vectos assessment 

puts forward the proposed access solution in Annex A.  

 

An Access Strategy Technical Note (May 2018) has been produced by i-Transport 

on behalf of the Arbury Estate. This follows a previous highways assessment for the 

site undertaken in January 2018. The strategy identifies that HSG4 does not require 
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the A444 northbound on-slip to be delivered and can be accommodated 

through alternative improvements to Newtown Road / A444 off-slips. This includes 

signalising the Heath Road / Newtown Road junction and the Newtown Road / 

A444 on-slip, along with widening to provide additional capacity. This is fully 

deliverable within the highway.  
 

The i-Transport strategy identifies that the west parcel (circa 350 dwellings) can be 

delivered via a single primary access from Woodlands Road along with the 

alternative improvements to Heath Road / Newtown Road. The west parcel 

therefore does not require the access solution proposed in the Vectos assessment 

and should not be stifled or limited to 170 dwellings before that solution is 

delivered.  

 

The i-Transport strategy identified that the full allocation would generate only 60 

vehicles per hour in peak time that would use the route through the town centre.  

Based on a development of circa 350 dwellings on the west parcel, this part of the 

allocation would result in only 30 vehicles per hour during peak travelling through 

the town centre. As such, the significant item of infrastructure from Newtown Road 

to the A444, as proposed by the Vectos assessment, is not necessary or 

proportionate to the delivery of HSG4 and clearly is intended to improve the 

existing condition of the wider highway network.  

 

We consider it appropriate to amend paragraph 6.64 so that it reflects the ability 

of the west parcel to be delivered via an access from Woodlands Road. We 

suggest an amendment to the wording of paragraph 6.64 as described in our 

response to question 8 below, along with an amendment to the concept plan as 

set out in our response to MM65.   

 

It should also be recognised that the proposed new access from Newtown Road 

clearly serves a wider strategic benefit and is not limited to the delivery of the 

allocation only.  It would therefore be unreasonable to require it to be funded in 

full through financial contributions from development at HSG4. The wider strategic 

function of the access is recognised in the Vectos assessment, which states in 

paragraph 60 that the access “has been shown to provide access to the HSG4 

and in terms of a strategic benefit to the network as a whole”. Paragraph 64 of the 

same report recommends the scheme “be included in a revised IDP, as it clearly 

provides strategic benefits”.  

 

The intention of Warwickshire County Council to provide a northbound on-slip onto 

the A444 from Newtown Road in order to improve the wider network has been 

recognised for some time. The need to provide this improvement is identified in the 

Warwickshire Local Transport Plan 2011 – 2026 (LTP3) (published April 2011), which 

states the following on page 68: 

 

“There has been a long held aspiration to construct a northbound on-slip and 

southbound off-slip on the A444 near the junction with Newtown Road (often 

referred to as ‘completing the diamond’). This would remove the need for traffic 

from the north to pass through Bedworth in order to access the residential areas to 

the west of the town centre. 
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The County Council will continue to identify opportunities to fund this 

improvement, including developer contributions (where appropriate) from future 

housing and employment proposals”. 

 

The LTP3 pre-dates the inclusion of HSG4 as an allocation for residential 

development, which was first identified for development in the Submission Version 

of the Local Plan published in 2015. It is therefore clear that the need for a 

northbound on-slip to the A444 from Newtown Road was identified as a necessary 

improvement for the benefit of the wider network irrespective of whether 

development at HSG4 takes place.  
 

The inclusion of Hawkesbury Golf Course as an allocation in the Local Plan for 380 

dwellings (HSG12) heightens the strategic role the proposed access would 

perform. It is considered likely that some traffic from the Hawkesbury allocation 

would opt to gain access to the A444 via the proposed access at HSG4 when 

travelling Nuneaton.  

 

Confirmation is therefore needed as to how the proposed access is expected to 

be paid for, as this is not specified in the Proposed Main Modifications or IDP.  

 

Annex C to the Vectos assessment provides a budget cost estimate associated 

with construction costs for the proposed new access at just over £2.6m. It should 

be noted that this estimate increases to £3.65m when ‘further scheme cost’ items 

outlined in Annex C are included. Furthermore, the £3.65m cost estimate does not 

include other costs such as professional/legal fees, site investigation, abnormals 

(such as land contamination), wildlife and heritage mitigation, cost of earthworks, 

full attenuation scheme and utility diversions etc. A separate cost estimate has 

been undertaken by i-Transport on behalf of the Arbury Estate, which provides a 

‘like for like’ estimate of £3.9m. The difference between the two estimates is due 

to: 

 

 The assumed height of the retaining wall – from site observations it is 

considered the wall will need to be at least 3m high (4m total height 

including 1m below ground level). This would increase the overall total cost; 

 The length of the taper on the merge – the Vectos drawing only shows a 

taper length of 50m, whereas i-Transport’s work identifies, based on the 

design standards, this needs to be 130m. 

 

The i-Transport estimate does not include the other costs referred to above, which 

would increase the total cost, with utility diversions having the potential to 

significantly increase the cost. This would represent a substantial cost for a 

development of 689 dwellings which cannot be justified, in particular given the 

strategic wider benefits associated with the access. 

 

Given the clear strategic benefit of the proposed access, the Local Plan, in 

paragraphs 6.64 – 6.65 should acknowledge this and clarify how it is to be funded. 

Financial contribution from development at HSG4 should be proportionate.  

 

(Continue on a separate sheet / expand box if necessary) 
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8. Please set out what modification(s) you consider necessary to make the Borough 

Plan legally compliant or sound, having regard to the matter you have identified at 

5 above where this relates to soundness. You will need to say why this modification 

will make the Borough Plan legally compliant or sound. It will be helpful if you are 

able to put forward your suggested revised wording of any policy or text. Please be 

as precise as possible. 

 

We consider it appropriate for paragraph 6.64 to be amended to reflect that 

Woodlands Road will provide the primary access to the west parcel of the 

allocation. We suggest an amendment to the wording of paragraph 6.64 as 

follows: 

 

“6.64. Primary access for vehicles will be provided via a new access from the site 

to Newtown Road and associated improvements to the existing highway network. 

Primary access for vehicles to the parcel west of Woodlands Road will also be 

provided from Woodlands Road. Other vehicular access points are available from 

Judd Close, Buttercup Way and Woodlands Lane / Bedworth Lane”.   

 

Paragraphs 6.64 – 6.65 should be modified to acknowledge that the proposed 

access from Newton Road and to the A444 will serve a wider strategic benefit and 

therefore clarify how it is to be funded.  

 

(Continue on a separate sheet / expand box if necessary 

 

Please note your representation should cover succinctly all the information, 

evidence and supporting information necessary to support and justify the 

representation and the suggested modification, as there will not normally be a 

subsequent opportunity to make further representations. 

After this stage, further submissions will be only at the request of the Inspector, based 

on the matters and issues he/she identifies for examination. 

9. 

Signature: 
(If you are filling in an electronic copy, 

please just type your name) 

Michael Davies 

Date: 28/11/2018 

 

 

Please return to Nuneaton and Bedworth Borough Council by 7th November 2018 via: 

Email: planning.policy@nuneatonandbedworth.gov.uk 

Post: Planning Policy Consultation, Town Hall, Coton Road, NUNEATON, CV11 5AA 

 


