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1 Introduction  

1.1 Background 

1.1.1 This is the Strategic Housing Land Availability Assessment (SHLAA) final 
report for North Warwickshire Borough Council.   

1.1.2 In July 2007, Communities and Local Government (CLG) published the 
practice guidance ‘Strategic Housing Land Availability Assessment’. The 
guidance provides the Government’s view on how it considers SHLAA 
should be undertaken and therefore provides the basis for conducting 
such studies. All the relevant stages of the SHLAA process, as outlined in 
the guidance, have been followed in this study.  

1.1.3 The practice guidance is intended to be “practical” (Para 1) and 
essentially contains a step by step guide to undertaking an assessment. It 
is made clear that the methodology set out in the document is intended as 
a blueprint for assessments to follow and that “When followed, a local 
planning authority should not need to justify the methodology used in 
preparing its assessment, including at independent examination” (Para 
15).  

1.1.4 North Warwickshire Borough Council wished to undertake a robust and 
credible assessment of housing land availability within the Borough, which 
could inform annual housing supply trajectories and ongoing Local 
Development Framework (LDF) work. Baker Associates was 
commissioned to undertake independent work on the latter stages of the 
guidance in order to complete the SHLAA. In the case of North 
Warwickshire, Baker Associates was asked to carry out stages 7 to 10 as 
stages 1-6 had previously been completed by the Council.  

1.1.5 North Warwickshire provided Baker Associates with 84 “priority” sites to 
assess. These were sites which had already been identified by the 
Council, based on the original Joint SHLAA methodology with Nuneaton 
and Bedworth and Rugby Councils. These included those sites adjoining, 
within a reasonable distance of, or within the development boundaries of 
the study settlements.  

1.1.6 For these 84 sites, North Warwickshire also asked Baker Associates to 
consider their employment and recreational potential; the findings of which 
are detailed in this report. 

1.1.7 Baker Associates additionally set up a Panel comprising key stakeholders 
such as house builders and local agents. They provided expertise 
particularly on the operation of the housing market and provided the study 
with information on specific potential sites, including comments on 
deliverability. The 7 panellists were sent details of a sample of 14 typical 
sites across the Borough, and asked to comment on the draft findings, 
particularly relating to dwelling yield, timing, and viability. 



North Warwickshire Strategic Housing Land Availability Assessment Final Report 
 

 
  
                                 
 
                March 2010    2 
 

1.1.8 The study now provides a key element of the evidence base for the LDF 
and is intended to be used by the Council in preparing further documents, 
notably the emerging Core Strategy and the Annual Monitoring Report.  

1.1.9 The study has been produced based on the best available information at 
the time of writing, drawing on the professional judgement of all those 
involved.  

1.1.10 As stated above, the Council is in the process of consulting on its Core 
Strategy and the options for future growth within the Borough. The Council 
therefore acknowledges that further sites (which have not be included 
within the 84 “priority” sites in the study) could come forward in the future 
through promotion during the LDF process. It is acknowledged by the 
Council that this report forms the first phase of work on housing land 
supply and that there may need to be further work on future potential, 
subsequent to the findings of this document.  

1.1.11 The practice guidance is very clear that “the Assessment is an important 
evidence source to inform plan making but does not in itself determine 
whether a site should be allocated for housing development” (paragraph 
8). Therefore, this document must be considered as part of the wider 
evidence base for the LDF but cannot be construed as committing 
the Council to allocate any particular parcel of land for a particular 
use, nor approve any application for development. 

1.1.12 It should also be emphasised that the SHLAA forms part of an annual 
review of housing supply.  Regular revision of this document is crucial to 
its usefulness as an indicator of housing land supply.  

1.2 Relationship with RSS 

1.2.1 Work on a partial review of the RSS dealing with housing figures began in 
2005 and the Phase 2 Revision Draft Submission (Preferred Option) 
document was published in December 2007. This identifies land to be 
found for 3000 dwellings in North Warwickshire from 2006 to 2026.   

 
 From Table 3.1 Comparisons of "Working Figure" to Spatial Options. West 

Midlands Regional Spatial Strategy Phase Two Revision - Examination in Public 
Housing Background Paper Supplement March 2009 

 
"Working Figure" 
June 2007 

North Warwickshire 3000 Equivalent to 
Spatial Option:  
Option 2/3 

 
 
 From Table 4.3: Preferred Option Housing Distribution 2006-2026. West Midlands 

Regional Spatial Strategy Phase Two Revision - Examination in Public Housing 
Background Paper Supplement March 2009 
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North Warwickshire Proposal Total 
(Net) 
2006 – 2026 

Indicative annual average 
2006 – 2026 

 3,000 150 
 

1.2.2 This SHLAA considers the potential capacity of North Warwickshire within 
this emerging regional policy context and provides independent evidence 
to be taken into account in finalising the proposed changes to the RSS.  

1.2.3 In order to ensure a consistent approach, all sections of the study use a 
base date of 1st April 2008. Consequently, it is anticipated that the study 
provides a robust part of the evidence base for the LDF, founded on the 
most recently available data.  

1.3 Document format  

1.3.1 This document presents the findings of the study, the methodology used 
to arrive at these and therefore its compliance with the practice guidance.  

1.3.2 The report comprises:  

1.3.3 Section 2 describes the methodology which was followed in preparing this 
study. It is based on the original methodology agreed with the Council at 
the inception meeting but has been adapted to reflect the requirements of 
the practice guidance and the changing requirements emerging from the 
revision of the RSS.  

1.3.4 Section 3 sets out a review of the housing market in North Warwickshire 
which has been prepared in consultation with developers and agents in 
the study area. The market appraisal is an important element of the 
SHLAA, providing the basis for understanding the local housing market. 

1.3.5 Section 4 provides the first of the findings of the study, which is the stock 
of sites with planning permission at the base date, which is 1st April 2008. 
Details of all of these sites are included in Appendix 1. These sites are 
considered to be deliverable and this has been assessed by officers of the 
Council through their knowledge of sites and developers.  

1.3.6 Section 5 includes a summary of the assessment of site specific 
opportunities for housing within settlements across the study area. The 
summary findings are based on an assessment of identified sites arising 
from all sources. Sites which have been assessed but are judged not 
currently developable are listed in Appendix 2, including a reason for their 
rejection. Summaries of all of the sites which are considered to provide 
potential housing land within the study period are included in Appendix 3 
and the detailed assessments of each of those sites are included in 
Appendix 4.  

1.3.7 Section 6 draws all of the previous information together to provide a 
review of the current situation and indicate the level of housing land which 
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is likely to be available within the plan period, in line with Stage 8 of the 
practice guidance.  

1.3.8 Section 7 sets out an assessment of sites outside but adjacent to the 
study settlements and potential broad locations for development. This 
assessment has been based on a review of the settlement fringes through 
landscape analysis and an assessment of the relative accessibility of 
areas. Summaries of all of the sites which are considered to provide future 
potential housing land within the study period are included in Appendix 8 
and the detailed assessments of each of those sites are included in 
Appendix 9.  

1.3.9 Section 8 considers the opportunity for the provision of windfall sites to 
come forward. This analysis is based on past trends as well as present 
and emerging policy and an understanding of the local market.  

1.3.10 Section 9 provides detail on other potential land uses. 

1.3.11 Section 10 sets out details of the Panel assessment and the findings.  

1.3.12 Finally, section 11 sets out the summary of findings across the study.  
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2 Study methodology  

2.1 Introduction 

2.1.1 The delivery of housing has become the key objective for the new spatial 
planning system. In November 2006, the Government published Planning 
Policy Statement 3 (PPS3) Housing requiring local planning authorities to 
carry out a Strategic Housing Land Availability Assessment (SHLAA) to 
identify suitable specific deliverable sites for new housing. In July 2007 
practice guidance was published setting out the recommended 
methodology for SHLAAs and in January 2008 the Planning Officers' 
Society published a note “SHLAA and development plan preparation” 
setting out further advice on how they should be prepared and integrated 
into the development plan preparation process. 

2.1.2 The Government announced that all local planning authorities should 
have a SHLAA in place by April 2009. The production of a SHLAA and the 
identification of sufficient sites for housing over a 15 year period are now 
key criteria for determining the level of Housing and Planning Delivery 
Grant which each authority will receive in the future. 

2.1.3 The SHLAA is an important evidence source to inform plan-making and to 
ensure that councils maintain a five-year supply of housing land. It 
provides an informed estimate of land availability for housing at a given 
point in time.  

2.1.4 However, the SHLAA does not in itself determine whether a site should be 
allocated for housing development or all locations where future housing 
growth will occur. The SHLAA will set out information on developable land 
availability for growth options for the identified settlements to be 
investigated further through the plan-making process.   

2.1.5 The key requirements for the project were to:  

i.  Develop a robust methodology for undertaking stages 7-10 of the 
DCLG practice guidance; 

ii.  Design the programme to reflect the work already carried out to date 
by the Council; 

iii. Identify sites with potential for housing development that are 
deliverable and developable, having particular regard to developer 
interest, market factors including viability and cost factors. 

2.2 Methodology in brief 

2.2.1 North Warwickshire Borough Council has already undertaken stages 1-6 
set out in the practice guidance, including site surveys and identifying 
potential site yields and appointed Baker Associates to assist with Stage 7 
-10. The study has been produced based on the best available 
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information at the time of writing, drawing on the professional judgement 
of those involved. 

2.2.2 The project commenced with an Inception Meeting in November 2008. It 
was agreed at inception that Baker Associates would survey the “priority” 
sites already identified by the Council, based on the original Joint SHLAA 
methodology with Nuneaton and Bedworth and Rugby Councils. This 
included those sites adjoining, within a reasonable distance or within the 
development boundaries of the settlements and this amounted to 84 sites.  

2.2.3 Sites immediately adjoining development boundaries in the larger 
settlements, including Main Towns, Green Belt Market Towns and Local 
Service Centre villages (as identified in the existing Local Plan settlement 
hierarchy, which had only recently undergone examination at Local Plan 
Inquiry and Modifications in 2005-06)  were treated as “priority” sites for 
the application of full SHLAA assessment. Such sites were identified as 
likely to be the prime deliverers of the strategic housing requirement. More 
isolated rural sites or sites adjoining small settlements were still included 
in the SHLAA but targeted for later assessment if either the initial 
assessments showed a shortfall of deliverable sites or insufficient capacity 
to deliver the limited amount of housing the Council is expected to achieve 
(using RSS Phase 2 requirement of 3000 houses min. from 2006-2026, at 
an average of 150 per annum across the whole Borough).  

2.2.4 If necessary these non “priority” sites can come forward for assessment 
and consideration if identified deliverable “priority” sites do not come 
forward or the housing requirement increases significantly. Non “priority” 
sites may still provide potential for delivering “local housing needs” 
(primarily but not necessarily exclusively affordable housing) or other 
appropriate rural development needs, subject to any emerging Core 
Strategy policies dealing with sustainable rural development. Therefore it 
is acknowledged that this report forms the first phase of work on housing 
land supply and that there may need to be further work on future potential, 
subsequent to the findings of this document. 

2.2.5 Further work is ongoing looking at non “priority” sites where they can 
potentially be included (either wholly or through subdivision of submitted 
sites)  or combined with “priority” sites to create a more sustainable, viable 
and appropriately designed site and proposal. These sites could come 
forward in the future through promotion during the LDF process.  

2.2.6 This approach is supported through the CLG SHLAA Practice Guidance 
which states in Stage 4: Determining which sites and areas will be 
surveyed (Para 25) that: 

“Factors to take into account in determining how comprehensive… and 
intensive… the element of the assessment needs to include: 

• The nature of the housing challenge- assessments will need to be 
more [or less] comprehensive and intensive where emerging or 
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existing housing provision targets in the study area are high [or low]” 
[The District is in a constraint situation rather than a growth situation] 

• The resources available to the Partnership- which can be brought 
together for best effect, and should reflect the scale of the task. The 
methodology provides different approaches for some stages to 
reflect differences in resources.”  

2.2.7 The “priority” sites include both brownfield and greenfield sites and these 
sites were assessed for their suitability, availability and achievability. 
Analysis of greenfield locations additionally drew on assessments of 
landscape sensitivity and accessibility to help reach conclusions.  

2.2.8 Following receipt of all site information, Baker Associates reviewed the 
assessments for consistency and identified sites as being deliverable, 
developable or not currently developable.  

2.2.9 The following sections follow the stages set out in the CLG Practice 
Guidance and set out in more detail the stages followed in completing the 
study. 

2.3 Stage 7 Assessing when and whether sites are likely to be 
developed  

2.3.1 The practice guidance seeks to consider all sites in one of three 
categories;  

 deliverable – available now and with a reasonable prospect of 
development within 5 years. These sites are considered to have 
housing potential and are identified in this study as being provided 
within the period 2008 - 2013.  

 developable – sites suitable for housing and having a reasonable 
prospect of being delivered within the period of the plan. These sites 
are included within this study and identified to come forward in a 
timeframe after 2013.   

 not currently developable – these are the identified sites which, for 
what-ever reason cannot currently come forward for housing. These 
are included within the rejected sites list (Appendix 2).  

2.3.2 Baker Associates compiled a developer/agent Panel to examine a 
selection of sites that reflect the characteristics of all the sites across the 
Borough to help assess deliverability. Baker Associates consulted 7 
developer/agents and provided 14 sites for them to assess. Comments 
regarding the current housing market in North Warwickshire and possible 
timescales for developments were received and informed the final 
assessment.  
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Stage 7a: Assessing suitability for housing 

2.3.3 The site proformas/ schedules in Appendix 4 specifically consider the 
suitability of sites and indicate why each of those sites is considered 
suitable for housing development.  

2.3.4 Factors which make a site suitable for housing are considered throughout 
the assessment process. Review of relevant policy constraints and 
planning history indicates the potential restrictions to development and 
may identify physical problems or impacts on issues such as landscape 
character.  

2.3.5 During site visits the potential physical limitations of sites and the 
conditions experienced by potential occupiers were judged. Issues of 
infrastructure provision, contamination and flood risk are all assessed 
through review of available data and discussions with stakeholders.   
 
Stage 7b: Assessing availability for housing  

2.3.6 Many sites which are considered during the assessment are promoted by 
landowners or developers either through planning applications or informal 
approaches to the Council. Further sites are promoted through the LDF 
process or as a response to a “call for sites” exercise.  

2.3.7 In each of these cases the landowner(s) and/or developer(s) are 
identifiable and their intentions are often made clear. Where this is not the 
case efforts were made to identify landowners through Council records. 
However, this was not always successful and within the constraints of this 
study it has not been possible to identify and/or contact all landowners. In 
these instances the site has been rejected   

 
Stage 7c: Assessing achievability for housing  

2.3.8 The new guidance is clear that achievability relates to the economic 
viability of a site and this has been determined through a consideration of 
the market, as well as the particular circumstances of each site.  

2.3.9 A market assessment forms a key part of the methodology of this study 
and discussions have been held with developers and agents regarding the 
local market conditions in the area for different types of housing.  

2.3.10 Favoured house types for different types of site, as well as land values for 
competing land uses (not just residential), sales rates, selling prices, 
efficiency of residential land use and the market for differing types of 
housing, in different areas have been considered. This information has 
enabled us to predict, with as much certainty as possible, the type of 
housing, and therefore the likely yield, for each site, as well as the likely 
viability of marginal locations.  

2.3.11 This process is an essential part of assessing the deliverability of each 
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site opportunity, and the time band for likely development. 

2.3.12 Residual valuation of each and every site is not reasonable given the 
extent of the study and resources available. Rather the market 
assessment is used as a basis for considering the viability of sites in line 
with para. 41 of the practice guidance.  

 
Stage 7d: overcoming constraints  

2.3.13 In certain locations and on certain sites the potential for development will 
be limited by a range of constraints. In some instances these constraints 
may be overcome through either shifts in policy or by the creation or 
improvement of infrastructure.  

2.3.14 In all instances the likelihood of changes occurring has been considered 
in order to assess whether a site is developable or not currently 
developable.  

2.3.15 For all sites and locations, constraints to development have been 
identified during the assessment process and if the constraints are 
considered to represent a barrier to development the sites have been 
rejected (Appendix 2). Where constraints are considered to be able to be 
overcome, sites are included in Appendix 3 and 4 as opportunities. 

2.4 Stage 8 Review of the Assessment  

2.4.1 Following site visits and review of site data, all information was collated. A 
full indicative housing trajectory was prepared of deliverable and 
developable sites identified within the study settlements and sites with 
planning permission. This indicated the anticipated level of housing supply 
in relation to the requirement. 

2.4.2 The trajectory indicated that insufficient land was available to meet the 
requirements set out in emerging RSS. As a result it was agreed to 
examine the potential for site specific opportunities identified outside but 
adjoining the study settlements to address the requirements and to carry 
out stages 9 and 10 of the practice guidance.  

2.5 Stage 9 Identifying and assessing the housing potential of 
broad locations (where necessary)  

2.5.1 The practice guidance identifies potential sources for broad locations: 
 

• Within settlements  
 Development within settlements, in specific locations, might be 

encouraged and this could be a particular town centre or other area 
where policy actively encourages infill or redevelopment.  

 
• Adjoining settlements  
 The guidance identifies the opportunity to provide for “small 
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extensions to settlements” which may provide a sustainable form of 
development. No guide is provided as to the scale which may 
constitute a small extension and this will in many cases depend on 
the context of the settlement. However, it is clear that a small 
extension is one which adjoins a settlement and is not of sufficient 
scale to be a major urban extension which is identified in an RSS i.e. 
it is not regionally strategic. 

 
• Outside settlements  
 The need to explore major urban extensions and free standing 

settlements will usually be signalled by the RSS. The adopted West 
Midlands RSS and submitted Phase 2 Revision do not identify major 
urban extensions or free standing settlements in North Warwickshire 
to 2026.  

2.5.2 The practice guidance suggests that criteria should be developed to 
assess the suitability of locations. Such criteria were based upon the 
landscape characteristics of the settlement fringe areas and the 
accessibility of those areas to transport routes and nodes as well as 
existing social infrastructure such as schools, shops and employment.  

2.5.3 It is not for this SHLAA to identify the preferred location for broad locations 
for extensions to settlements. However, the assessment provides 
evidence as to possible directions for growth, based on the available 
information and the relative merits of all areas.   

2.6 Stage 10 Determining the housing potential of windfall 
(where justified)  

2.6.1 The expectation of PPS3 is that, for the first 10 years of supply, housing 
should come forward on identified sites. If, however, an exceptional case 
can be made for a windfall allowance, this can be estimated by reference 
to past completions records for development on brownfield sites. 

2.6.2 After the first 10 years of supply, it is difficult to predict with any certainty 
which specific sites may come forward this far into the future. Therefore 
although assessment of long term provision has been based on site 
specific opportunities identified through this study, a windfall allowance 
was also identified based upon past rates of completion on previously 
developed sites and an assessment of urban character and planning 
policy.  

2.6.3 When the SHLAA is updated in future years, any windfall sites which 
come forward for development will be included in the revised assessment 
of land availability as opportunity sites. 

2.7 Summary 

2.7.1 The previous section indicates the stages followed in completing the North 
Warwickshire SHLAA, reflecting the advice in the practice guidance. 
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2.7.2 The following section presents the findings of the various stages of the 
study and provides more information regarding the methodology for each 
particular phase. 
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3 Market assessment 

3.1 Introduction 

3.1.1 The SHLAA practice guidance advocates a partnership approach 
working together with stakeholders such as house builders and local 
agents to help shape the approach, and to assist in the assessment of 
the deliverability of sites, and how market conditions may affect viability. 

3.1.2 In reaching conclusions about whether and when sites will come 
forward, and for which kind of dwellings, it is first essential to assess the 
suitability of each of the identified sites for housing development, taking 
account of: 

• the characteristics of the site 

• alternative possible land uses 

• environmental and policy constraints to development such as 
nature conservation value 

• physical development constraints such as access, flood risk, and 
ground conditions 

• market considerations. 

3.1.3 A key element in understanding where, how much, and what type of 
housing is likely to come forward in any particular area is the operation 
of the local housing market. Understanding the economics of the local 
market is identified as a central component of a SHLAA by the practice 
guidance and the input of house builders and local property agents is 
important to this understanding. 

3.1.4 Therefore in preparing this study a brief overview of the current state of 
the housing market has been undertaken, and has been utilised in 
considering the likely type and number of dwellings which will come 
forward on identified sites, in line with advice in para. 41 of the practice 
guidance. 

3.1.5 Accordingly, the assessment of opportunities has been assisted by 
consultations undertaken during the work with people familiar with the 
areas and knowledgeable about the operation of the local markets. In 
this way, the SHLAA was able to build up knowledge of the factors 
affecting the likely type of development on different sites, and when it 
might be expected to be completed. 

3.1.6 A Panel of key stakeholders comprising housebuilders and local agents 
was set up by Baker Associates. They provided expertise particularly on 
the operation of the housing market and provided the study with 
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information on specific potential sites, including comment on 
deliverability and timescales. The Panel was sent details of 14 typical 
sites across the Borough, and asked to comment on the draft findings, 
particularly relating to dwelling yield, timing, and viability. 

3.1.7 In order to assess the likely dwelling yield for each site, the owner or 
developer, in some cases also a member of the site assessment panel, 
was contacted to confirm development intentions. The Panel was not 
specifically consulted on every site in the SHLAA, since the approach 
ensures that direct consultation takes place with the owner or developer 
of each site. 

3.1.8 In addition, the assessment has tried to take account of a variety of 
‘deliverability’ factors, particularly in the first five-year period, when sites 
should be demonstrably suitable, available and achievable. These 
factors include access, ownership, adjacent land uses and economic 
viability in the light of local market considerations, though exhaustive 
investigations have not been possible in every instance. 

3.1.9 Those familiar with the housing market over the long-term appreciate 
that any analysis is a view at a particular time. The market will 
undoubtedly vary over the period considered by this study, and it should 
be reviewed at regular intervals. This is particularly relevant at the time 
of this study during a severe economic recession. 

3.1.10 Due to the current market downturn resulting from the reduced 
availability of credit apparent since September 2007, developers, agents 
and private housing developers confirm a significantly downturned local 
housing market. The three largest volume house builders have (with 
very few exceptions) stopped land acquisition in response to reduced 
demand for new housing, preferring instead to rely on their current land 
banks. 

3.1.11 Currently, developers are in particular wary of large schemes of flats, 
volume sales of which were highly dependent upon the buy to let market 
that relies on short-term capital growth, and which was frequently 
financed by mortgage schemes that would no longer be viable. No one 
can predict the length or severity of the current downturn, but its effect 
will evidently be to limit market capacity in the short term. 

3.1.12 Property experts predict that after a period of re-adjustment underlying 
demand will return to recent levels, albeit at re-structured prices. The 
market emphasises that there must be a balanced delivery of a mix of 
house types, and an over-reliance on one type of dwelling, creates over-
supply and low demand problems. 

3.1.13 Because of these recent market difficulties, there is now evidence that 
residential land values have decreased by around 50% since 
September 2007, depending on individual and local circumstances. By 
then, land values had reached an unsupportable level partly due to 
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intense competition, driving prices up because of a combination of low 
supply and high demand. The most obvious change in the land market 
is that developers have no immediate reason to acquire sites, as well as 
having little finance available, so 2009 is likely to see a further softening 
of land prices due to this reduction in demand.  

3.1.14 A number of recent nationwide research reports corroborate this 
position: Savills reported in May 2009 that nationally house prices have 
fallen 18.7% from the peak in September 2007. In the West Midlands 
the equivalent figure is 17.5%. Transaction levels in all markets are at 
an all time low, down by between 60% and 65% from the peak of 
September 2007. In the new build market, this figure could be as much 
as 80%, unless very substantial price cuts have been made. 

3.1.15 The consequence of this is that the price of new homes has fallen faster 
and further than the second-hand market, and new build prices have 
typically fallen by 20% to 25%. In some markets, an overhang of unsold 
stock means values have fallen even further. 

3.1.16 Knight Frank’s Residential Development Land Index for March 2009 
showed similar falls in the value of residential sites over the past year, of 
50% nationally, 55% for West Midlands Greenfield sites, and 48% for 
Brownfield land.  

3.1.17 The position with regard to sales prices in North Warwickshire appears 
to be against the national trend. Overall prices have only fallen by 1.2% 
over the past year to March 2009, masking rises of 8.4% for terraced 
units to minus15.6% for flats, (source - Land Registry of England and 
Wales, May 2009).There is little evidence of local and values since there 
have been so few transactions, but developers and agents are united in 
estimating a fall of 55% - 60% from the peak on late 2007. 

3.1.18 Land trading has, with few exceptions, completely halted, as buyers for 
standard development sites with planning permission have all but 
disappeared. However, deals have been salvaged by restructuring to 
include joint ventures, build licences and phased payments, thus 
minimising the loss of overall value. 

3.2 Future prospects 

3.2.1 The return of investment activity in the UK residential sector will be an 
early indicator of a change in market sentiment. Given that constraints 
on access to debt are likely to continue to suppress demand from the 
buy to let sector, equity investors are likely to be the first to respond to 
signals of an impending upturn. 

3.2.2 Expectations are that a renewal of equity investment will be 
concentrated first in prime central London, London, the South East, 
together with the more affluent university cities, where housing scarcity 
is greatest, with good prospects of long term capital and rental growth.  
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3.2.3 Once the market does turn, first time buyers will re-enter the market, 
driven by the renewed affordability of owning over renting, with shared 
ownership schemes in high demand, for example, the government’s 
Homebuy scheme. 

3.2.4 The government’s house building targets of 200,000 houses annually, 
or 3 million new homes by 2020 in England appear now to be 
impossible to achieve, with just 75,000 likely to be started in 2009. 
Residential development will not proceed until site values increase 
sufficiently to incentivise owners to release land. This will happen in due 
course as the market recovers, and developers are seeking to re-
negotiate the terms of Section 106 requirements to achieve viability. 

3.2.5 Land with higher infrastructure or remediation costs will experience a 
deeper and more prolonged downturn in residual site values. This may 
have significant implications for deliverability conclusions, and the five 
year land supply. Many complex sites will currently be unviable, and 
assumptions need to be made about delays in delivery. 

3.2.6 Starts on many sites in North Warwickshire are being delayed, as 
developers wait for signs of increased sales rates and an end to the 
monthly price falls. Volume developers who had started sites are 
continuing development, with significant price reductions, but with 
recovering sales rates. 

3.2.7 Property experts expect a gloomy 2009 - 2010, with a recovery possibly 
starting in late 2010 - 2011. In the West Midlands, Savills predict a 1% 
price fall in 2010, followed by a 1% increase in 2011, so the market is 
likely to be very flat for at least two more years. The government’s 
rescue package may not have averted recession, but intervention and 
policy initiatives look set to ease liquidity slowly. This will improve 
mortgage availability and increase residential market turnover towards 
levels more usually seen in a downturn, rather than the historic lows 
currently being experienced. Interest rates have already fallen sharply. 
The base rate was cut from 2% to 1.5% in January, to 1% in February, 
and to 0.5% in March 2009. 

3.2.8 Whilst short-term demand has fallen, medium and long-term demand is 
still considered by the market to be strong. This is underpinned by 
government policy to deliver a much increased level of housing to meet 
a national shortage, arising from a continuing high level of new 
household formation. In the medium term, the housing land market will 
continue to be comparatively strong for most house types in all 
locations, whilst housebuilders and private vendors will adjust prices to 
align with demand. The difference between this and previous recessions 
is that it was largely caused by a lack of available financing, as opposed 
to a dramatic fall in actual demand. 

3.2.9 It is considered that, due to the reasonably strong land values in the 
area, it is unlikely that many sites will remain unviable in the medium 
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term because of abnormal development costs or competing land uses, 
although some flat schemes may be delayed for some time, or 
abandoned in favour of other house types. 

3.2.10 No-one can predict accurately how long a recovery in the market will 
take, but most accept that markets operate in cycles. The last housing 
recession started in 1990 and did not recover until about 1995, but was 
caused by different economic circumstances. 

3.2.11 Most experts consider that within about two years, a recovery will be 
under way. In those circumstances, land values will start to recover, and 
most abnormal development costs and community gain packages to be 
absorbed without falling below the value for alternative uses, such as 
general employment and warehousing land. Whilst economic viability is 
currently a significant issue, over the medium term there is unlikely to be 
delivery problems for the housing sites identified in this study. Viability 
issues and likely revised start dates have been built into site 
assessments and completion programmes.  

3.2.12 In some parts of the country councils are preparing temporary policies 
to allow developers to negotiate a flexible approach to planning gain 
contributions, including reduced or deferred payments. This is intended 
to ease viability problems and assist in maintaining delivery. 

3.2.13 Each site identified in this study has a dwelling yield attributed based on 
the characteristics of the particular site, as well as a consideration of the 
market. For some sites proposals will be sufficiently advanced that a 
yield will already be indicated from either a masterplan or from a 
planning application. However, for many sites a yield has been 
assessed. The starting point for assessing yield was the generation of 
indicative yields through the use of density multipliers, which provides 
an indication of the likely levels of housing provision. 

3.2.14 However, every site is different and therefore the density multiplier is 
only an initial indication. In some cases, indicative layouts of typical sites 
have been used as a basis for considering appropriate developments 
and therefore yields. 

3.2.15 SHLAAs are about informing the decisions to be made in the LDF about 
the relationship between housing provision and supply based on what is 
possible and what is desirable, but also what is probable. There are very 
many factors affecting whether an opportunity should be used and is 
likely to be developed, and design considerations are only one part of 
this spectrum of relevant issues.  The design that proves to be ‘right’ for 
a site when it is eventually developed may well be different from, though 
just as appropriate as, what is suggested during the study, and for this 
reason, regular monitoring by the LPA is an essential element of the 
SHLAA. 

3.2.16 Set out below is a selection of schemes currently, or soon to be, on the 
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market. These were sourced from the surveys, from discussions with 
the Panel Group, from local newspapers, developer’s websites, and 
generic websites such as The Right Move. 

 
Developer / agent Scheme  / location Dwelling types Price range 
Waterloo Housing 
Association 

Meadow View, off 
Tamworth Road, Wood 
End 

2-bed flats, 2 & 3 bed 
houses 

From £32k - £170k 
25% - 75% shared 
ownership 

Fresh Space The Edge, Dunns Lane, 
Dordon 

3-bed detached From £390k 

Burchell Edwards High Street, Birmingham 
Road, Coleshill 

1 & 2 bed flats £150k - £202k 

Cameron Homes Parkfield Road Coleshill 2, 3 and 4 bed 
townhouses 

£150k - £200k 

Calders Residential Packington Lane, 
Coleshill 

4-bed detached £385k 
 

Lewis Pointon The Rowans Witherley 
Road, Atherstone 

4-bed  detached £295k 

3.2.17 Those familiar with the housing market over the long term appreciate 
that any analysis is a view at a particular time. The market will 
undoubtedly vary over the period considered by this study, which should 
be reviewed at regular intervals. 

3.2.18 Extensive discussions with developers and agents sought views on the 
state of the housing market, land values in different parts of the study 
area, sales vales, the types of development targeted by developers on 
different sites, and sales rates. The house building industry generally 
still works in imperial rather than metric measurements, and rather than 
confuse the situation with a mixture of both, or use metric for the sake of 
convention, we have opted here to use imperial measurements, such as 
sq. ft. and acres. 

3.2.19 The following individuals and organisations assisted discussions: 

 

   

 

 

3.2.20 The Borough has a predominantly rural character, despite being 
surrounded by major urban areas. The historic land use pattern of the 
Borough is influenced by activities and operations that have served 
nearby and wider urban populations. These include coal mining, sand 
and gravel, quarrying and large-scale utilities particularly on the western 
fringes of the Borough. Most of these activities were concerned with 
energy from fossil fuels, winning raw materials, processing, storage and 

Ian Mercer  Bruton Knowles 
David Joseph Bloor Homes 
Rhydian Scurlock-Jones Savills 
Peter Glazebrook Hallam Land, 
Andrew Munton Bellway Homes 
John Acres Catesby Property 
Pat Moroney Deeley Homes 
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distribution. 

3.2.21 These uses have undergone major transformation in the past 30 years 
with evident impacts in the locality. The greatest of these has been the 
decline in mining, with Daw Mill as the only surviving colliery, and a 
legacy of community and environmental issues across a large part of 
the Borough. Redevelopment of the former Kingsbury and Birch 
Coppice collieries and Hams Hall Power Station have provided 
employment development of regional significance because of their 
location on road and rail transport routes and their proximity to the 
conurbation. 

3.2.22 From the housing market viewpoint the North Warwickshire area is 
characterised by this local employment base, centred upon the relatively 
small market town of Atherstone, with out-commuting to Tamworth, 
Nuneaton, Coventry and north Birmingham. 

3.2.23 North Warwickshire has some attractive countryside and villages, and 
prior to the recession, agents, private housing developers and housing 
associations confirmed a strong and robust local market for both private 
and affordable housing. In particular, there was high demand for large 
detached properties in the rural areas. 

3.2.24 Obviously, since 2008, the market has been in retreat, with sales much 
reduced, but with selling prices down by only 1.2% annually. Detached 
homes have actually increased by 5.9%, and terraced units by 8.4%, 
reflecting a relatively low base price compared with surrounding areas, 
and the attraction of north Warwickshire as a location in which to live, 
especially for Birmingham commuters. 

3.2.25 The Borough Council contributed jointly to a Strategic Housing Market 
Assessment (SHMA) carried out by Outside Consultants, April 2008. It 
found that North Warwickshire contained two distinct housing market 
sectors, Coleshill and Atherstone. The south of the district, centred on 
Coleshill and taking in Curdworth, Arley & Whitacre, Fillongley, has clear 
overlaps with the Solihull housing market and links to Birmingham. This 
is demonstrated most clearly in the convergence of house prices and 
migration patterns. Also the significant transport routes (M6, M6 Toll and 
the M42) all make this area an attractive location for better off residents 
commuting to both Birmingham and Solihull at prices below those of 
Solihull. House prices here are the highest in the sub-region, which 
create significant affordability pressures. 

3.2.26 The northern sector of North Warwickshire, centred on Atherstone is 
clearly linked to Tamworth, Lichfield and South Derbyshire (East 
Midlands). Tamworth in particular acts as a central location in 
employment terms and residents would see the northern parts of the 
North Warwickshire district as the eastern hinterland of Tamworth. In 
addition, South Atherstone and Mancetter link with Nuneaton, 
particularly between Mancetter/Hartshill and North West Nuneaton. 
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3.2.27 In terms of geographical proximity, education and skills and other social 
statistics parts of Atherstone/Mancetter/Hartshill compare with poorer 
performing wards in Nuneaton/Bedworth/Coventry demonstrating links 
into the North-South regeneration corridor as supported by the Regional 
Spatial Strategy. House prices are relatively high and the area 
demonstrates migration links with Tamworth. There is clearly 
commonality in terms of house types, particularly detached and to a 
lesser extent terraces. 

3.2.28 The key findings of the SHMA as it relates to North Warwickshire are 
that: 

• There is an annual requirement in North Warwickshire to build 281 
units of affordable housing to address backlog and future need 
(this compares with the annual strategic housing requirement for 
the Borough of 150 units) 

• The housing needs model implies affordable housing targets of 
100% on all developments. Whilst this may not be appropriate or 
desirable lower site size thresholds in both urban and rural areas 
should be considered with minimum targets appropriate to the 
housing market sector including 40% in urban areas, 50% on sites 
in rural locations and 100% on sites of less than three dwellings. 

• In the Coleshill market sector to explore further the housing market 
linkages with Solihull and to continue to monitor the affordability 
pressures in the sector. To address the under supply of private 
rented and social housing and the under supply of smaller units 
(e.g. flats/apartments). 

• In the Atherstone sector to consider the relative under supply of 
smaller units such as terraced dwellings and apartments. 

3.2.29 Given that the housing market has continued to decline significantly 
since the market research was undertaken in mid-2008, there must be 
some caution in drawing assumptions from these findings in terms of 
setting actual targets. The SHMA will be updated on a regular basis in 
order that the realities of the current economic climate can be fully 
considered and will inform subsequent policy preparation. 

3.2.30 The position is exacerbated by the continuation of the right to buy. The 
view of local housing associations is that there is a continuing high 
unmet requirement for both affordable housing for purchase, shared 
ownership, and particularly for social housing for rent. 

3.3 Residential land values 

3.3.1 Housing land values have collapsed in the last 18 months, with few 
developers contemplating the acquisition of sites. Land values are 
currently theoretical because of the current problems in the housing 
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market, which means that few, if any, developers are contemplating 
further land purchases, preferring to build out sites currently under 
construction. If, as the Knight Frank land index reports, land values have 
fallen by about 50% - 60%, the range will be about £400,000 to 600,000 
per acre, assuming there are any purchasers who can secure finance. 
Anecdotal evidence suggests that actually achievable land values might 
currently be lower. 

3.3.2 At the peak of the market in September 2007 open market land values 
reached about £900k to £1.2 million per net developable acre, 
depending on the precise location and suitability to a particular market. 
Land values tend to be higher in favoured villages, where higher sales 
prices can be achieved. It may be 3 to 6 years before land values 
recover, but most experts consider that sales will start to recover during 
2011 - 2012. 

3.4 Coverage, saleable floorspace 

3.4.1 In order to establish housing land values, assumptions need to be made 
about the likely saleable floorspace of the dwellings, in order to generate 
an overall sales turnover. The total floorspace is referred to as 
‘coverage’, which measures the efficiency of a residential scheme, and 
evidently varies according to individual type of scheme. This is not 
simply a matter of housing density, but the amount of saleable 
floorspace that is accommodated in a unit area, and which governs the 
sales turnover, and hence the land value, of a housing scheme. 

3.4.2 For example, a development of 16 units/acre (40 dph) could be a mix of 
2 and 3-bed 2-storey units at 600-800 sq. ft each, giving an overall 
coverage of only 11,200 sq. ft. per acre (sfa). This would be regarded as 
inefficient coverage. However, the vast majority of housing schemes are 
now relatively efficient, ranging from around 15,000 to 18,000 sfa for 
predominantly 2 - 2.5 storey development. 

3.4.3 An efficient scheme of 16 units /acre (40 dph) would be likely to include 
a mix of larger 3-bed units with a higher average floorspace of say 1050 
sq.ft, which would result in a scheme of 16,800 sfa, as opposed to 
11,200 sfa for the previous example above for 2 and 3-bed units. A 
recent trend is that developers are finding, with the relaxation of density 
standards encouraged by PPS3, coverage is reducing to an average of 
about 15 - 16,000 sfa. There is often a diminishing return on the third 
storey in townhouses, since lower sale prices per sq.ft are achieved, 
and there comes a point where a higher land value can be generated on 
traditional 2-storey dwellings. 

3.4.4 With that proviso, coverage has a major effect on sales turnover, and in 
turn, land value, which is a consequence of the relationship between 
sales turnover and development costs, profit, and overhead. Total 
turnover, and hence, land value, is dramatically increased by greater 
coverage. It must also be understood that the overall scheme and its 
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density must be designed to accord with the character of the 
surrounding area. 

3.5 Sales prices and rates 

3.5.1 In terms of achievable sales prices, the open market for houses varies 
from around £130 up to £250 per sq. ft in the more attractive areas. 
There are significant variations taking account of individual 
circumstances and precise location, with the highest prices achieved in 
the Coleshill area, and the attractive rural villages, with lower house 
prices by about 20% in Atherstone, Mancetter, Grendon, Dordon and 
Polesworth. 

3.5.2 Values are also affected by the size of the site, reflecting return on 
capital employed across a period of time, the cost of financing a 
purchase compared with the time taken to receive all site sales value. 
As a guide, in volume housebuilder terms, and in ‘normal’ market 
conditions, a small to medium site would be in the range of 100 to 300 
dwellings that a developer can complete in 2 - 4 years, and is generally 
built out by a single developer. Larger sites will contain 300+ units, and 
will often be built by 2 - 6 developers sharing the infrastructure burden, 
and encouraged by land swapping. 

3.5.3 Sales, or build rates obviously have a major effect on the overall 
financing, and most volume housebuilder projects will seek to achieve 
around 40 - 50 sales per year under ‘normal’ market conditions in order 
to justify the land economics upon which the land purchase is based, 
although currently this is not possible. On larger sites (of, say, 6 
developers), and allowing for RSL activity, this would result in some 
350-400 dwellings per annum being completed.   

3.5.4 Currently, sales are much reduced, with 2 sales per month being 
common, which if replicated across the year, will result in annual rates 
of around 25 dwellings per year, which is providing the volume house 
builders with cash flow problems, as they require high volume sales 
across the country to justify overheads and to maintain economies of 
scale. All developers have attempted to minimise sales rate falls by 
price adjustment to reflect market demand. The volume builders have 
the ability to offer considerable incentives to purchasers, including 
shared equity, whereby the developer retains a share (typically 25%), 
until such time as the property has increased in value to enable the 
purchaser to take 100%. 

3.5.5 Sales rates are not only governed by the capacity of the market, but 
also, particularly in flat schemes, by achievable construction 
programmes. Value is also obviously affected by development costs, 
physical as well as costs derived from planning and other legal 
agreements. 

3.5.6 A summary of the market in terms of the theoretically achievable land 
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values, sales price per sq. ft, coverage and house types is shown in the 
table below: 

 

3.5.7 In summary, and as has been noted, the housing industry is in 
recession, but most experts consider that over the medium term a 
recovery will be under way. Land values will recover, and in a few years’ 
time most abnormal development costs,  (such as piled foundations, or 
remediation of contaminated land), and community gain packages, will 
be able to be absorbed without falling below the value for alternative 
uses, such as general employment and warehousing land. This SHLAA 
is a study over the 18 years to 2026, and whilst economic viability is 
currently a significant issue, over the medium term there is unlikely to be 
delivery problems for the housing sites identified in this study. Viability 
issues and likely revised start dates have been built into site 
assessments and completion programmes. 

3.5.8 Viability is an issue that may start to be raised by developers in 
negotiating planning obligations if the market does not recover, or 
indeed falls back still further. The other unknown issue is the effects of 
the Community Infrastructure Levy, and the additional costs of 
implementing the Code for Sustainable Homes. Code level 3 is required 
to be delivered by 2010, level 4 by 2012, and level 6 by 2016. CLG’s 
Cost Analysis the Code for Sustainable Homes (July 2008) estimated 
additional construction costs for level 6 vary from £16,775 for a flat, to 
£31,125 for a detached house, which will put further strain on viability. 

3.5.9 Through the emerging Core Strategy, the Council will need to 
investigate further the viability of its selected development strategy 
based on the identification of the strategic and other infrastructure that 
must be provided. The Council should endeavour not to set these 
infrastructure requirements through whatever mechanisms at too high a 
level that may impede the viability, and therefore deliverability, of sites. 

3.6 Conclusions 

3.6.1 As an overall conclusion, and despite the recent downturn, a summary 
of the views of agents, private housing developers and housing 

Land value / net 
dev acre 

Sale 
price/ 
sq ft 

Sales 
rates 
per 
year 

Coverage sq ft / 
acre 

Target house types by market 

 
theoretical as almost 
no demand, 
‘distressed’ sales 
could be £400k - 
£600k/acre 
 
 
 

 
£130 - 
£250 
 
 
 

 
20 - 30 

 
15,000-  16,000  
 
 
 

 
Underlying strong market 
(temporarily depressed) for 
traditional 2, & 3 bed properties 
with gardens, and 4 & 5-bed 
detached dwellings in the right 
location. Current weak market for 
flats particularly on large schemes. 
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associations confirms a reasonably strong underlying local market for 
both open market and affordable housing, which is temporarily 
depressed, but which is anticipated to be relatively strong again in the 
foreseeable future. No-one can predict accurately how long a recovery 
in the market will take, but most accept that markets operate in cycles. 
The last housing recession started in 1990 and did not recover until 
about 1995, but was caused by different economic circumstances. 

3.6.2 The SHLAA has taken account of the current recession in reaching 
conclusions about the phasing of development, and when housing 
completions will be delivered on each site. The Council will need to 
monitor carefully the housing market over the coming years in order to 
be able to respond in whatever way is appropriate to assist in the 
provision of housing across the market area. 
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4 Sites with planning permission for 
housing  

4.1 Introduction  

4.1.1  A major change from the previous approach of Urban Capacity Studies 
is the inclusion of sites with existing consent for housing development. 
The inclusion of this material is intended to provide a comprehensive 
view of the likely housing coming forward within an area.  

4.1.2  Sites with planning permission for housing are the most deliverable, 
having already overcome any barriers to the principle of development 
from the planning system.  

4.1.3  Sites with permission for housing in North Warwickshire at 1st April 
2008 are set out in a separate table in Appendix 1. The analysis of sites 
is split between large and small sites (more or less than 5 units) in order 
to reflect the information coming forward from site specific sources in 
later sections. The main source of this information is the annual North 
Warwickshire 5 year supply data. Information has been provided by the 
North Warwickshire Borough Council based on the annual monitoring at 
1st April 2008. 

4.1.4 Sites with planning permission on both brownfield and greenfield 
locations have been included, as have sites within any settlement in the 
Borough. This differs from the approach regarding site specific 
opportunities as the planning permissions have already been given and 
therefore form part of the available land.  

4.1.5 Generally, the market for such sites is good in the area and even 
allowing for current market conditions, and it is considered that the 
majority will come forward for development during the next 5 years. 

 
  Gross Site Area 

(ha) 
Net Site Area 
(ha) 

Gross 
Capacity 

Net  
Capacity 

Large sites of 10 or more dwellings 
on sites of 0.4 ha and above with 
planning permission 

7.87 6.54 327 301 

Medium sites of 10 or more dwellings 
on sites below 0.4 ha with planning 
permission 

0.71 0.68 56 55 

Smaller sites of 5-9 dwellings with 
planning permission 

3.17 2.73 59 55 

Small sites of 1-4 dwellings with 
planning permission 

6.87 6.64 160 143 

TOTAL 18.62 16.59 602 554 
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4.2 Large sites  

4.2.1 Figures for large sites (5 dwellings or more) with planning permission 
have been included within this analysis.  A deliverability statement has 
been completed for each site and those that are unlikely to come 
forward have been excluded from the total figures. 

4.2.2 Appendix 1 sets out the details of each site and the deliverability 
statement which accompanies it.  

4.2.3 A total figure of 411 dwellings is generated from this analysis. 

4.3 Small sites  

4.3.1 Figures for small sites (less than 5 dwellings) with planning permission 
have also been included within this analysis.   

4.3.2 A total figure of 143 dwellings is generated from this analysis. 

4.4 Summary  

4.4.1 Analysis indicates that a total of 554 (net) dwellings have planning 
permission for development as at 1 April 2008 and are considered 
deliverable.  

4.4.2 The practice guidance makes no reference to the requirement to 
discount any of these figures to reflect any non completion figure and it 
is not intended to do so for the purposes of this study.  

4.4.3 The figures provide a clear indication of the level of housing which might 
come forward and there is considered to be no material reason why the 
full number cannot be achieved.  

4.4.4 There may be some instances when sites do not come forward for 
unforeseen circumstances. However, it will be equally the case that, 
because of the absence of 100% knowledge of the future, other sites do 
come forward in the short term which otherwise have not been identified 
which will make up for any loss.  

4.4.5 Given the absence of any windfall allowance in the first 5 years, it is 
considered wholly appropriate to adopt this approach as any sites 
coming forward within the short term will not be counted elsewhere.  

4.4.6 It will, however, be for North Warwickshire Borough Council to 
continually monitor the provision of housing land and completions in 
order to confirm that the figures are being achieved.    
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5 Site specific sources within 
settlements 

5.1 Introduction 

5.1.1 Of the 84 “priority” sites which were assessed in depth by Baker 
Associates, there were 19 sites identified within the settlement 
boundaries of the study settlements. Each site was mapped on the GIS 
base and linked to an access database to store information about the 
site and to include an assessment of its potential for housing. 

5.1.2 These sites were visited and preliminarily assessed by officers from the 
Council. Those preliminary assessments were expanded and appraised 
in more depth by Baker Associates (detailed in the methodology) and 
subsequently the consultant team identified a total of 10 sites which are 
considered to provide deliverable opportunities for housing within the 
current policy framework.  

5.1.3 The list of these sites is included in Appendix 3 and each is considered 
in detail in Appendix 4. For each site, consideration of its particular 
characteristics, assessment of the local market and owner expectations 
all combined to provide a likely yield for the site and, in line with the 
practice guidance; this was allocated to one or more of three time 
periods.  

5.1.4 A large number of sites were considered as not being suitable, available 
or achievable and these are included in the list of rejected sites in 
Appendix 2.  

5.1.5 A number of sites identified through the study, mainly from promotion by 
landowners or developers were outside of existing settlement 
boundaries, within the countryside. These are considered not currently 
developable. However, they may be acceptable in the future if policy 
changes are made in Core Strategies or other DPDs resulting from 
requirements in the RSS to provide additional housing land. As a result, 
the future potential from these sites has been assessed, together with 
broad locations and the results of this exercise are set out in Section 7.  

5.2  Findings 

5.2.1 The analysis indicated that from a total of 19 sites identified within 
settlement boundaries across the study area, a total of 10 sites were 
seen as being suitable, available and achievable, delivering 417 
dwellings which could potentially be developed in the period before 
2018, within the first 10 years.  
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 Employment sites 

5.2.2 A number of the sites identified are presently in employment use. These 
are generally small sites in marginal employment locations often set 
within residential areas.  

5.2.3   The protection of employment uses in order to provide for a balanced 
local economy remains a key aspect of sustainable development and 
therefore the significant loss of employment land is resisted in current 
saved Local Plan policies. Therefore, only a small percentage of the total 
housing provision is identified on such sites. Some sites have been 
suggested for mixed use development including an element of 
employment use. This is covered in more detail in Section 9.  

5.3  Summary 

5.3.1   Following the methodology set out in Section 2, sites identified from a 
variety of sources have been assessed. Appendix 2 identifies all those 
sites which were identified but not considered to represent an 
opportunity for housing development, i.e. not currently developable.  

5.3.2   Appendix 3 lists the sites likely to come forward for housing. Details of 
these sites and the assessment of the dwelling yield for each are set out 
in Appendix 4. 

5.3.3   The total number of identified dwellings from all sources within 
settlements (on sites of 5 dwellings or over) is 417 dwellings.   
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6 Review of assessment  

6.1 Introduction  

6.1.1 The SHLAA practice guidance identifies that once site assessments 
have been completed, the housing potential of all sites can be 
summarised in the form of an indicative housing trajectory, setting out 
how much housing can be provided and at what point in time.  

6.1.2 The following table summarises the potential housing supply in North 
Warwickshire which has been identified from sites with planning 
permission at 1 April 2008 and from site specific sources within the 
study settlements.  

6.1.3 To this, completions since April 2006 have been added, to provide a 
comparison with West Midlands Regional Spatial Strategy policy 
requirements. 

 
Source of housing potential  2006 - 

2008 
2008 - 
2013 

2013 - 
2018 

2018 - 
2026 

2006 - 
2026 

      
Completions  317 0 0  0 317
           
Sites with planning 
permission  

     

Large sites  0 411 0 0 411
Small sites 0 143 0 0 143
       
Sites within settlements      
Large sites  0 292 125 0 417
       
Total housing 317 846 125 0 1288
       
Average per annum (dwellings 
per annum) 

159 169 25 0 71

  
Draft RSS Requirement  3000
  
Supply compared with Plan 
requirement 

 -1712

 

6.2 Plan requirements  

6.2.1 Work on a partial review of the RSS dealing with housing figures began 
in 2005 and the Phase 2 Revision Draft Submission (Preferred Option) 
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were published in December 2007. This expects North Warwickshire to 
deliver 3000 dwellings for the period 2006 - 2026 (an annualised figure 
of 150 dwellings per annum). 

6.2.2 However, the Government Office for the West Midlands has 
commissioned further work looking at options which could deliver higher 
housing numbers. An options report testing 3 potential scenarios was 
published in October 2008. All 3 regional options suggest North 
Warwickshire could deliver 3000 dwellings for the period 2006-2026. 

6.2.3 Comparing the identified supply from existing completions, sites with 
planning permission and sites within settlements, with the draft RSS 
requirement, an overall shortfall of 1,712 dwellings can be identified 
(see table above). 

6.2.4 This shortfall should be met from other sources and the practice 
guidance indicates that there are two parallel processes which may be 
undertaken in order to identify housing land supply in order to meet any 
deficit. The consideration of both windfalls and broad locations are both 
justified and necessary because of the demonstrable shortfall. These 
are:  

• Broad Locations 

• Windfall 

6.3 5 year supply 

6.3.1 PPS3 requires local planning authorities to plan for a continuous five 
year supply of deliverable sites. The emerging West Midlands RSS 
identifies a housing requirement for North Warwickshire for the period 
2006-2026 of 3,000 dwellings (an annualised rate of 150 dwellings a 
year). 

6.3.2 The study has identified a site-specific 5 year deliverable dwelling 
supply of 846 units between 2008 and 2013, made up of 554 dwellings 
with permission, and 292 dwellings from site specific sources identified 
within settlements. The emerging RSS 5-year requirement is 750 
dwellings (150 dpa), so this is equivalent to 5.64 years’ supply. 

6.3.3 If this calculation was done by the residual method, that is, by deducting 
the completions between 2006 and 2008 (317 units) from the 20-year 
requirement (3,000), the residual requirement would be 2683 units 
between 2008 - 2026, an annual rate of 149 dwellings. The 5-year 
supply of 846 units would then equate to 5.67 years’ supply. 
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7 Sites outside settlements and broad 
locations  

7.1 Introduction  

7.1.1 PPS3 requires local planning authorities to consider options for 
accommodating new housing growth and these options could include 
expansion of existing settlements through urban extensions. 

7.1.2 The SHLAA practice guidance supports the surveying of specific 
locations outside of settlements for future housing potential. A number 
of the “priority” sites identified by the Council were outside the 
settlement and they were considered as part of the SHLAA. 

7.1.3 The practice guidance also requires that, where there is a shortfall of 
available housing sites compared with requirements, a SHLAA should 
identify broad locations for development which could include small 
extensions to settlements or, where signalled by the relevant RSS, 
major urban extensions, growth points, growth areas, new free-standing 
settlements and eco-towns.  

7.1.4 However, this SHLAA cannot replace the appropriate process of plan 
making, which is the LDF. If this study, without appropriate public 
consultation and consideration of options, were to identify preferred 
locations for development, this would negate the LDF process and raise 
significant issues for the role of plan making.   

7.1.5 Therefore, the following analysis seeks to identify potential opportunities 
for future housing provision outside of existing settlements as evidence 
for the North Warwickshire LDF. This evidence will then be rightly 
considered through the appropriate plan making process in order to 
identify appropriate locations for development.  

7.1.6 Key to this process will be the Core Strategy and its spatial strategy for 
the location of the future housing requirement for North Warwickshire. 
This DPD is currently being developed but is still at an early stage, with 
an Issues and Options consultation commencing in June 2009.  

7.1.7 Although a new settlement could be identified as the preferred option, 
the adopted RSS and the emerging RSS Preferred Option do not 
identify such a strategy and therefore this is not considered as a part of 
this study.  

7.1.8 This SHLAA has concentrated on assessing specific sites adjoining the 
agreed study settlements and broad locations at the same settlements. 
These are sites which the practice guidance refers to as “small 
extensions to settlements”. There is no definition of how large a “small 
extension” might be other than to differentiate it from a “major urban 
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extension”. Therefore, it is considered that “small extensions” may in 
fact include significant developments of hundreds of dwellings.  

7.1.9 The methodology adopted in identifying and assessing specific sites and 
broad locations is set out in the section below, followed by the findings 
relating to each of the settlements considered.  

7.2 Methodology  

7.2.1 This study seeks to identify possible locations which may be suitable for 
development in the future to meet housing requirements. In order to 
achieve this, a process has been followed to assess locations for 
development. 

 Identification of settlements 

7.2.2 The settlements chosen were those associated with the 84 “priority” 
sites identified by the Council. Most of these were sites in greenfield 
(edge of settlement) locations which were in various locations around 
the Borough and these were all assessed. The “priority” sites were 
assessed independently for their suitability, availability and achievability. 
Analysis of greenfield locations additionally drew on assessments of 
landscape sensitivity and accessibility to help reach conclusions, but 
they were not prejudiced unduly by their greenfield location. 

7.2.3 The first document to be prepared for the North Warwickshire LDF will 
be the Core Strategy, which will set the strategic policy framework for 
new development in North Warwickshire over the next 15 to 20 years. It 
will be for this document to set out those settlements considered 
suitable to accommodate future growth. Consequently, the LDF may 
consider that some of the settlements identified within this SHLAA 
should not be the focus for future development. 

Designations and constraints  

7.2.4 Constraints relating to each of the settlements were considered. This 
follows advice in the practice guidance that the scope of any 
assessment should not be “narrowed down by existing policies designed 
to constrain development” but that “clear cut designations such as SSSI” 
(para 21) may be excluded from the areas of search.  

7.2.5 The initial analysis considered the presence and extent of designations 
particularly focusing on the edge of the built-up area for each 
settlement.  

7.2.6 A review of all designations indicated that a certain number of them 
were considered to be “clear cut” as they related to resources which 
could not be replaced without significant cost, if at all.  

7.2.7 These are generally wildlife, nature conservation and/or geological 
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designations such as SPAs, RAMSAR, RIGs, SSSIs, SNCIs and nature 
reserves.  

7.2.8 In addition, designations which seek to protect the historic built 
environment such as Scheduled Ancient Monuments and historic parks 
and gardens were included in the initial analysis. 

7.2.9 Flood Zones 2 and 3 were added to the list as they indicate areas where 
there may be significant constraints on housing development.  

7.2.10 Other constraints are not “clear cut” but may influence decisions on the 
preferred directions of growth and the form, scale and nature of any 
future development. These include AONBs, Conservation Areas, County 
defined Special Landscape Areas, etc.  

7.2.11 All of these designations were mapped and these are reproduced in 
Appendix 5 on the settlement maps.  

7.2.12 The mapping does not include any constraint policies such as Green 
Belt or Area of Restraint as it is considered that each of these is 
specifically excluded from such a study by the practice guidance as 
these are essentially policies specifically targeted at restricting 
development. They are not generally applied to land with intrinsic value 
but are applied in order to protect land for the sake of preserving 
openness only.  

7.2.13 Areas or sites which are subject to clear cut designations and areas 
within flood zone 3 were rejected. Flood zones dominate the edges of 
several settlements and sites in those areas are unlikely to be 
acceptable for development.   

 Accessibility 

7.2.14 Another element in assessing the suitability of locations for development 
relates to the range of services located within settlements accessible by 
a range of modes of transport, notably walking and public transport.  

7.2.15 A detail of each site’s proximity to services and transport was provided 
to us on a site by site basis for the 84 “priority” sites. The information, 
where provided and where relevant has been used in our assessment of 
the site’s suitability for development.   

7.2.16 In order to identify where the sustainable areas could be for 
development in relation to facilities in North Warwickshire, the following 
key facilities were identified from available information: 

• Education - primary schools, secondary schools; 
• Health - healthcare centre/clinic; 
• Town centre; 
• Existing industry; 
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• Community facilities (Libraries and community halls); 
• Leisure facilities  

7.2.17 In order to meet the government target of reducing car dependency, the 
sites identified by Baker Associates were considered against 
accessibility to facilities by foot and bicycle. The aim of this is to create 
more sustainable patterns of development by building in ways which 
exploit and deliver accessibility to existing community facilities.   

7.2.18 To evaluate the accessibility of key facilities to the sites with future 
potential, accessibility standards were developed. Accessibility to each 
facility has been based on distance. 

7.2.19 This methodology adopted the target walking distance of 300 meters 
and maximum walking distance of 600 meters for this assessment. 

7.2.20 Baker Associates made the assumption that people would be willing to 
cycle further than walk. By making assumptions about how much further 
people would cycle to reach a facility, this changed the accessibility 
thresholds. 

7.2.21 The adopted accessibility thresholds were plotted on to Geographical 
Information Systems (GIS) and this process provided the basis of 
assessing the accessibility of key facilities in relation to potential 
development areas. 

7.2.22 The findings are discussed further on a settlement basis in the findings 
section.  

 Landscape assessment  

7.2.23 A key consideration for identifying locations for future extensions to 
settlements is the characteristics of the landscape and its sensitivity to 
change.   

7.2.24 The Landscape assessment has examined the principal landscape 
constraints and opportunities around North Warwickshire. Within the 84 
“priority” sites, the assessment examined the suitability of sites to 
accommodate further housing development. A qualified landscape 
architect undertook site survey work as part of this study and the 
landscape appraisal report is included in Appendix 6. 

7.2.25 Landscape assessment information forms the basis for settlement 
conclusions on the housing capacity of sites/areas. 

 Potential capacity 

7.2.26 The following section discusses the specific identified sites outside 
settlement boundaries contained within the 84 “priority” sites identified 
by the Borough Council. A summary of our conclusions, including 
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potential yields, is set out in Appendix 7. The location of these sites is 
also identified on the settlement maps in Appendix 5.  

7.2.27  Areas we have not included as having potential capacity we have 
assessed and judged to have particular constraints including those in 
open countryside, and on valley floors and sides, or as having poor 
access and being in unsuitable locations in regards to existing size, 
scale and character. Those areas which have a higher housing capacity 
potential are in locations where the physical character and the 
accessibility is considered most suited to future development, and any 
issues are at a minimal level and would realistically be appropriate for 
suitable mitigation measures to be negotiated. 

7.2.28 There were sites which were submitted for other uses, such as leisure or 
employment and were not considered suitable for residential use. These 
have been noted in the rejected sites in Appendix 7 

7.3 Findings 

 Ansley 

7.3.1 Located in the east of the Borough, the character of the settlement is 
largely rural and due to the previous mining activity, has an industrial 
landscape character. The settlement is also characterised by some 
small scale farmed landscape with varied topography and landscape.  

7.3.2 The settlement has no identified existing industry or town centre. 
Facilities in Ansley include 3 shops, a post office point, and 2 pubs. 
There are 6 bus routes. 

7.3.3 Ansley, normally known as “Ansley Village” to distinguish it from “Ansley 
Common”, is classed as a small village but not a “Local Service Centre” 
(as defined in the adopted Local Plan), hence it is not expected to 
accommodate more than limited development. The level of services 
within the village and availability of other facilities, education, 
sports/recreation, employment, libraries and health (recently reviewed 
as part of the LDF evidence base) are considered insufficient to support 
major development levels. Similarly, its rural location and limited public 
transport services also suggest it is not an appropriate location to 
encourage major development.  Most development in this settlement will 
have to be served by the private car, to access most services, education 
and employment opportunities and facilities because of the limited 
transport services. National Policy guidance seeks development to be 
located in more sustainable locations in terms of transport availability 
(including alternatives such as walking/cycling) and accessible  
service/facilities availability. 

7.3.4 Ansley’s role will be primarily to serve its own local needs in terms of 
development, particularly in terms of affordable housing, and serve a 
limited rural hinterland around. These development needs are expected 
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to be fairly limited. 

7.3.5 The village has three sites which we consider may have future potential.   

7.3.6 NWAR050 (SLA 61) is located along the north eastern edge of the 
village and is an extensive site which we suggest should come forward 
at approximately half the proposed size. The site could offer 
opportunities for smaller, more appropriately scaled pockets of 
development.   

7.3.7 This site comprises three rough pasture fields on the north eastern edge 
of the village, two of which have a particular urban fringe character. The 
northern and central parts of the site wrap around an area of allotments; 
the housing estate at St Lawrence Road forms a prominent edge on the 
north western side and development along Birmingham Road forms the 
south western edge beyond the allotments. The field adjoining the 
estate falls slightly to the south east and development in this part of the 
site offers an opportunity to create a more attractive edge to the 
settlement, where existing development is already prominent forming a 
backdrop in views from the east/south east. 

7.3.8 The site appears generally well located to the main, albeit limited village 
facilities. The western edge of the site is within the 300m buffer for the 
village hall and community centre and the GP surgery, and the eastern 
edges of the site stretch into the 600m-1200m buffer also. Ansley also 
has a play area which the site is largely within 300m of. The site is 
outside the buffer zones for local schools. 

7.3.9 NWAR049 (SLA 147) is located to the north east of the village. It 
comprises the majority of a grass field, immediately west of the housing 
estate on St Lawrence Road. The settlement is located on a ridge and 
the site appears to be widely exposed to the north; the tree belt 
apparent on aerial photographs appears to have been wholly or at least 
partially removed opening up the site such that new development could 
form a prominent component within the landscape in views from the 
north east, although development is likely to be seen against the 
backdrop of the ribbon of development running along Birmingham Road 
which forms the south western boundary.   

7.3.10 The site is within the 300m buffer for the village hall and community 
centre and the GP surgery. The site is also largely within the 600m 
buffer for the play area. The site is outside all buffer zones for local 
schools.  

7.3.11 NWAR133 (SLA 58) This site lies just within the Green Belt, the 
edge of which follows the south western side of the site, at the northern 
end of the village. It comprises a farmstead with some traditional 
outbuildings, modern agricultural barns, and a large yard to the rear 
which appears to be occupied by lorries as part of a haulage business. 
There is also an unmanaged grass area which is considered more 
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sensitive to change; however the existing houses on the opposite side 
of the road are already apparent on the ridge in views from the south 
west. Sympathetic development in this location would be acceptable in 
landscape/visual terms as long as measures are taken to soften the 
edge, and the vegetation along Birmingham Road is largely retained. 

7.3.12 The site is within the 300m buffer for the village hall and community 
centre and the southern edge is within 300m of the GP surgery (the 
northern edge stretches into 600m). The site is within 1200m of the 
village green space/ play area but is outside all buffers for local schools.  

 
 Arley 

7.3.13 Located in the south east of the Borough, the character of the 
settlement is largely rural. However, redevelopment has removed the 
industrial scar that once existed and both new and old Arley have very 
distinct characteristics based around arable farmland and forestry. The 
settlement is also characterised by some small scale farmed landscape 
with varied topography and landscape. The two settlements of Old Arley 
and New Arley are closely linked. 

7.3.14 Arley is designated as a local service centre identified by Core Policy 2 
of the local plan. Facilities in the settlement include 2 primary schools, 3 
churches, 1 doctors clinic, 4 hall/club facilities, 4 shops, 2 post office 
points, and 2 pubs. There are also 5 bus routes, although these services 
and facilities are reported to have diminished recently.  

7.3.15 The village has one site which we consider may have future potential.   

7.3.16 NWAR003 (PS08) is located along the southern/ south eastern 
edge of the settlement. The site as it was proposed was considered too 
large to have potential in its entirety but we have suggested small 
pockets of development opportunity in this report, which could arise 
along the northern edge of the site adjacent to the settlement boundary.  

7.3.17 Whilst the site lies within Green Belt, the northern part of the main 
parcel of land offers an opportunity to accommodate in landscape terms 
well designed development that is well related to the village facilities yet 
is visually discreet within the wider landscape. Part of the settlement 
edge in this location is also poorly integrated and new development can 
be used to create a more appropriate long term edge. There is scope to 
reinforce the hedge line that defines the large field south of the 
settlement and extend this to link with Astley Gorse to provide enclosure 
and a new strong edge to the Green Belt. The field which adjoins the 
eastern end of the village is most suitable for accommodating 
development; it relates well to the settlement which forms a prominent 
edge yet the field is quite well contained to the north (where there is a 
recreation ground). 

7.3.18 The northern area of the site closest to the settlement edge is within the 
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300m buffer for three of the green spaces and play areas within the 
village and roughly within 600m of the other two. The site is within 600-
1200m of a local GP surgery (western edge is better related) and the 
site is within 300m-1200m of a local school facility; the northern edges 
perform better here.  

7.3.19 There is also a large existing industrial estate on the north western edge 
of the settlement and again, the northern part of the site adjoining the 
settlement edge, is within the 600m buffer zone for this amenity.  

 
 Atherstone 

7.3.20 Located in the north east of the Borough, the character of the settlement 
is largely wooded but is also characterised by rolling topography and 
prominent hilltop landscapes.  

7.3.21 Facilities in the settlement include shops, 1 primary school, 1 infant 
school, 1 junior/middle school, a secondary school, 3 churches, 3 clinic 
doctors, 6 hall/club facilities, 3 post office points, 4 banks, 1 library, 20 
pubs, a bus station and a leisure centre.  There are 9 bus routes.  

7.3.22 The town suffers from a number of known physical and access 
constraints that limit opportunities for sites to come forward. Atherstone 
also immediately borders the Warwickshire/Leicestershire boundary, 
with sites in rural Leicestershire having to be submitted through two 
separate LDF processes to be considered (and accepted) which can be 
limiting.  

7.3.23 Further to the 4 sites identified as “priority” sites in Atherstone there are 
a further 3 “priority” sites in Mancetter out of 9 submitted. It should be 
noted that the two settlements are treated as one for planning purposes.  

7.3.24 NWAR181 (SLA 100) and NWAR066 (SLA 98) are adjoining 
sites of similar character located on the very northern edge of the 
settlement. We consider both these sites may have future potential for 
development 

7.3.25 Due to the sites’ location, they are relatively enclosed and could 
accommodate development in landscape terms with minimal landscape 
and visual implications. Vegetation to the north assists in the integration 
of the site in views from the north and the sites contribute to the 
containment of the urban edge. Subject to a sensitive design which 
safeguards and reinforces the more prominent boundary vegetation and 
trees, and suitable access, the site has potential to accommodate 
residential development. 

7.3.26 The sites are not within any of the buffer zones for village halls or 
community centres. They are however, within the 300m buffer for 
several green spaces and play areas and the industrial estate to the 
north west. The sites are additionally both within 1200m of the central 
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area. Both sites are within 1200m of a GP surgery and the sites are also 
within 1200m of the town centre. Both sites are additionally within 
1200m of school facilities.  

7.3.27 NWAR148/149 (SLA 74/ SLA 75) are adjoining sites but 
separated by the canal which runs north to south. We suggest that 
NWAR148 may have potential while retaining some of the existing open 
space and allotment uses; NWAR149 also has potential but 
development should avoid compromising the setting of the conservation 
area in the northern part of this site, and its relationship with the north 
eastern corner of the park. 

7.3.28 The sites are not within any of the buffer zones for village halls or 
community centres. They are however within the 300m buffer zone for 
the Town Centre area and for green spaces and play areas. The sites 
are also within the 600m buffer for the industrial estate to the north west 
and the 1200m buffer for the industrial site to the east.  The sites are 
within 300m-600m of a GP surgery (NWAR148 rating slightly better). 
Both sites are additionally within 1200m of school facilities. 

 Baddesley Ensor 

7.3.29 Located in the north of the Borough, the character of the settlement is 
largely rural and due to the previous mining activity, has an industrial 
landscape character. The settlement is also characterised by small 
pockets of farmland, varied topography, semi natural grassland and 
other non agricultural land uses.   

7.3.30 Facilities in the settlement include 1 church, 1 clinic doctors, 1 hall/club, 
4 shops, 1 post office point, 1 library, 2 pubs and there are 4 bus routes.  

7.3.31 The village has 3 sites which we consider may have future potential.   

7.3.32 NWAR146 (SLA 72) is located on the very northern edge of the 
settlement, and comprises a complex of traditional farm buildings and 
farm house (Church Farm) arranged around a yard, modern Dutch barn 
and some sheds and storage yard north of New Street. 

7.3.33 The site is suitable for some selective redevelopment but this should be 
focused on the conversion/restoration of the traditional farm complex, 
removal of unattractive more recent elements and perhaps a small 
number of well designed residential units where barns/storage areas are 
removed. It is important that the prevailing vegetated character of the 
site is retained. 

7.3.34 The site is within the 300m buffer zone for village hall and community 
centres and partially within the 300m buffer for the green space/play 
area; the remainder of the site is within the 600m buffer. The site is 
within 600m of a GP surgery. The settlement has no identified existing 
industry or town centre but the site is within 600m of local school 
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facilities.  

7.3.35 NWAR175/008 (SLA 92B/ SLA92A) are two sites which adjoin 
each other on the very southern edge of the village, surrounded on 3 
sides by existing development. Subject to the safeguarding/relocation of 
the allotment uses, and the retention of the vegetated character of the 
site, parts may be suitable for small scale development as long as this 
does not detract from the character of the common.  

7.3.36 The sites are located partially within the 300m buffer for the village hall 
and community centre and partially within the 600m buffer. The sites are 
also within the 600m buffer for the green space/ play area. The site is 
within 300m of a local GP surgery. Both sites are within 600m of local 
school facilities.  

 
 Coleshill 

7.3.37 There were no greenfield sites identified with future potential.  
 
 Curdworth 

7.3.38 There were no greenfield sites identified with future potential.  
 
 Dordon 

7.3.39 Located in the north east of the Borough, the character of the settlement 
is largely wooded but is also characterised by rolling topography and 
prominent hilltop landscapes. The settlement is closely linked and 
related to Polesworth to the north.  

 Coal reserves 

7.3.40 Most land to the east of Dordon is affected by the proposed Minerals 
Safeguarding Areas (MSA) in the emerging Warwickshire Minerals 
Development Framework. Following discussions with both the County 
Council and UK Coal representatives, it is understood that allocating 
sites that clearly lie within these areas identified as having potential for 
open cast mining may trigger the need to extract the coal and 
subsequently restore the land, which is likely to take approximately 10 to 
15 years to complete. Reference has been made in the Draft Minerals 
Core Strategy to the 4 previous “British Coal Opencast Licences” for 
open cast mining in this area, located near the settlements of 
Shuttington, Dordon and Polesworth , which have lapsed.   

7.3.41 This clearly indicates that this land is unlikely to supply any potential 
housing for the next 15 years.  

7.3.42 Further assessment may be necessary if other sites fail to deliver 
housing or the situation regarding the need to extract coal is clarified in 
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national policy terms, or following substantial completion of the 4 
proposed carbon capture coal fired power stations, which are not 
expected to be operational until 2020 at the earliest. The eastern sites 
may therefore have long term potential but little short to medium term 
potential. 

7.3.43 Nevertheless there are still some potential sites to the west and south of 
Dordon that may not be affected by the MSA or potential opencast 
mining and which could deliver significant amounts of housing and/or 
employment development to cater for the settlements and Borough’s 
needs/RSS requirements. As far as the Council is aware, UK Coal (the 
owner of the land east of Dordon) has not put forward any of these sites  
as a preferred location for opencast mining in the Minerals Development 
Framework. 

7.3.44 There is potential for other sites within the Borough to make up any 
shortfall for housing in the medium term and this means the need and 
pressure for bringing the eastern Dordon sites forward now is limited, 
particularly given the likely environmental and traffic impact large scale 
opencast mining would have on the settlement, area and transport 
infrastructure.  

7.3.45 Facilities in the settlement include 1 primary school, 2 churches, 1 
doctor’s clinic, 3 hall/club facilities, a shop, 1 post office point, 1 library, 
1 pub and there are 4 bus routes. A secondary school and sports leisure 
centre is located immediately adjoining the northern boundary of the 
Parish, just within Polesworth parish area, which serve both settlements. 

7.3.46 The village has 9 sites which we have recommended for future potential.   

7.3.47 NWAR188/178/154 (SLA 35/ SLA 95/ SLA 80) are a group 
of sites on the very southern edge of the settlement, and have been 
considered as having potential but likely at a lesser scale than originally 
proposed. Physically the sites are divorced from the main part of the 
settlement but smaller pockets of development here could form an area 
of residential development that would be related to the southern edge of 
Dordon. However, the area is somewhat unrelated to the main 
residential part of the village that lies north of the A5 and development 
would also perpetuate the ribbon effect of development along the A5.  

7.3.48 The northern part of NWAR188 is within the 600m buffer for village halls 
and community facilities; further south it is within the 1200m buffer zone. 
NWAR154/178 to the east are less well related and is within the 1200m 
zone. All of the sites are within the 1200m buffer zone for the green 
space and play area facilities and GP surgeries. All sites are within the 
600m buffer for proximity to existing industrial facilities. The sites are all 
outside the buffers for the town centre area. The sites are within 1200m 
of local school facilities.  

7.3.49 NWAR187 (SLA 107) on the western edge of the settlement is a 
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large area which stretches out to the main road on the western edge. 
The site is considered appropriate for future potential development in 
landscape terms, but not at the proposed scale. Limited pockets of 
opportunity can be found along the eastern edge adjoining the 
settlement boundary and existing housing.  

7.3.50 The site varies between 300m -600m proximity to an existing industrial 
area and varies between 300m and 600m proximity to the green space 
and play area facilities and community facilities. The site is however, 
outside the buffers for town centre area. The eastern edge of the site is 
within 600m of a local GP surgery and local school facilities; the rest of 
the site is within 1200m.  

7.3.51 NWAR171B (SLA 89) is a very large site, which comprises an 
amalgamation of several UK Coal sites on the eastern edge of the 
settlement. The site is very varied in character and is therefore 
considered only to have small areas of potential for development. It is 
considered that the site has potential for pockets of development along 
the western edge of the site; the eastern edge of the settlement.  

7.3.52 The site varies between 300m-1200m proximity to the green space and 
play area and the community facilities within the settlement. The 
western half of the site is within the 1200m buffer for industrial facilities, 
but despite this, the site does not fall within the buffers for the town 
centre area. The north western edge of the site is within 600m of a local 
GP surgery and local school facilities; the site stretches east to 1200m 
but the far eastern edge is outside all buffer zones.  

7.3.53 NWAR171A (SLA 89) is a very large site, which comprises an 
amalgamation of several UK Coal sites on the eastern edge of the 
settlement. As above, the site is considered to have some small areas 
of potential for development but not at the scale originally proposed. It is 
considered that the site has potential for small pockets of development 
along the western edge of the site; the eastern edge of the settlement.  

7.3.54 The site varies between 300m-1200m proximity to the green space and 
play area; the western half of the site varies between 600-1200m from 
community facilities, the eastern part is outside the buffers. The very 
northern part of the site is within the 1200m buffer for proximity to the 
town centre area, but the majority of the site is outside all buffers. The 
very western edge is also within the 1200m for proximity to the existing 
Industrial area, but again, the majority of the site is outside the buffer 
zones. The south western edge of the site is within 300-600m of a local 
GP surgery (stretching to 1200m) but the far eastern edge is outside all 
buffer zones.  The western edge of the site also performs well with 
regard to local school facilities, ranging from within 300m on the edge 
adjoining the existing settlement and stretching east to 600m-1200m; 
the very eastern edge however, is outside the buffer zones.  

7.3.55 NWAR236 (SLA 152) offers a small infill opportunity on the eastern 
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edge of the settlement.  This site is 600m from a green space and play 
area, 1200m from community facilities and is outside the buffer zones 
for both industrial areas and the town centre area.  The site is 600m 
from a local GP surgery and 1200m from local school facilities.  

7.3.56 NWAR038 (SLA 66A) offers a small infill opportunity on the eastern 
edge of the settlement. This site is 600m from a green space and play 
area, 1200m from community facilities and the town centre area, but 
does not fall within the buffer zones for proximity to industrial areas. The 
site is within 1200m of a local GP surgery and 600m from local school 
facilities.  

7.3.57 NWAR069 (SLA 57) offers a small infill opportunity on the eastern 
edge of the settlement.  The site is within 300m of a green space or play 
area; is 1200m from the town entre area but is outside all buffers for 
community facilities and industrial areas. The site is within 1200m of a 
local GP surgery and local school facilities.  

 
 Grendon 

7.3.58 Located in the north east of the Borough, the character of the settlement 
is largely pasture but is also characterised by small scale enclosed 
landscape and mature vegetation. The settlement is closely linked and 
related to Dordon to the west.   

7.3.59 Facilities in the settlement include 1 primary school, 1 church, 2 hall/club 
facilities, 2 shops, 2 pubs and there are 4 bus routes. 

7.3.60 The village has 3 sites which we consider may have future potential. 

7.3.61 NWAR242 (SLA 69(1A)) is considered to have some potential in 
landscape terms, but not at the current scale; possibly limited to some 
pockets of development along the south western edge. The site is 
largely within 600m of community facilities and a green space/ play 
area. The site is outside all buffer zones for proximity to the existing 
industrial area to the south. The site is also outside the buffer zones for 
the local GP surgery, but the southern half of the site is within 1200m of 
the local school facility.  

7.3.62 NWAR164/141 (SLA 86/ SLA 68) are two sites very closely 
related on the eastern edge of the settlement; they are both partially 
within 300-600m of community facilities and within 600m of a green 
space or play area. Neither of the sites fall within the required distance 
to the existing industrial area to the south.  The sites are within 1200m 
of the local GP surgery. The sites are within 600-1200m of local school 
facilities (NWAR164 rates marginally better). 

 
 Hartshill 
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7.3.63 Located in the east of the Borough, the character of the settlement is 
largely rural and due to the previous mining activity, has an industrial 
landscape character. The settlement is also characterised by some 
woodland areas.  

7.3.64 The settlement has no identified existing industry or town centre. Other 
facilities in the settlement include 1 x Infant School and 1 x 
Junior/Middle School, 1 secondary school, 4 churches, 1 doctors clinic, 
4 hall/club facilities, a shop, 2 post office points, 1 library, 4 pubs and 
there are 3 bus routes. 

7.3.65 The village has 5 sites which we consider may have future potential.  

7.3.66 NWAR145 (SLA 71) Overall the site is considered unsuitable for 
development in landscape terms and access opportunities appear to be 
very limited, but there is potential for acceptable development at the 
eastern end, just north of Moorwood Lane, where there are some 
discreet parcels of grassland/low scrub, and redundant sheds, that 
could be accessible off Mulberry Way and/or east end of Moorwood 
Lane without significant loss of vegetation.  

7.3.67 The site is largely within 300m of several green spaces or play areas 
and largely within 600m of a community facility. The site is outside all 
buffer zones for the local GP surgery, but the western and eastern 
edges are within 600m of local school facilities (the central area is within 
1200m).  

7.3.68 NWAR207 (SLA 124) Development in most of this site would be 
unsympathetic in landscape and visual terms, extending development 
westwards from where it is currently filtered and screened by vegetation. 
However, we suggest that there is scope to accommodate a very small 
amount of development without significant wider impact at the very 
eastern end of the site.  

7.3.69 The site is within 300m of several green spaces or play areas and within 
600m of a community facility. The site is outside all buffer zones for the 
local GP Surgery. The site is within 1200m of local school facilities 
although the western and eastern edges almost fall within the 600m 
buffer.  

7.3.70 NWAR208 (SLA 125) is a small development which has potential 
for a small infill opportunity on the north western edge of the settlement.   

7.3.71 The site is well linked to the settlement, being within 300m of several 
green spaces and within 1200m of a community facility. The site is 
outside all buffer zones for the local GP surgery but is within 600m of a 
local school facility.  

7.3.72 NWAR024 (SLA 122) This area is very discreet lying to the rear of 
houses and largely surrounded by vegetation which is an intrinsic 
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characteristic of this area; a small area of designated green space 
(woodland) lies on the northern edge.  

7.3.73 The site is considered suitable for development in landscape terms and 
is within 300m of a green space or play area and 1200m from a 
community facility. The site is outside all buffer zones for the local GP 
surgery but is within 600m of a local school facility.  

7.3.74 NWAR128 (SLA 52) The site contributes in varying degrees to the 
character of the settlement. Overall a large part of the site does offer 
very considerable scope for the expansion of the settlement in 
landscape terms and there appear to be a number of potential points of 
access. The site is unlikely to be developed in its entirety but offers an 
opportunity for a mix of uses and the landscape to be enhanced.  

7.3.75 The site varies between 300m on the far western edge of the site to 
1200m on the eastern side to green spaces/play area but is outside all 
the buffers for community facilities. The site is outside all buffer zones 
for the local GP surgery but along the western edge it is within 300m of 
local school facilities and the majority if the site stretching to the east is 
still within 600m.  

 
 Kingsbury 

7.3.76 Located in the north west of the Borough, the settlement is 
characterised by the Arden river valleys but is also typified by narrow 
river corridors with trees and grazing meadows.  

7.3.77 The settlement has no identified town centre. Other facilities in the 
settlement include 1 primary school, 1 secondary school, 2 doctors’ 
clinics, 1 post office point, 1 library and there are 6 bus routes.  

7.3.78 The village has 3 sites which we consider may have future potential.   

7.3.79 NWAR220 (SLA 139) although outside the settlement edge, is well 
related to the existing development in landscape terms. The site is not 
within the buffer zones for a village hall or community centre or an 
existing industrial area, but is within 300m of a green space/play area. 
The site is also well within 300-600m of a GP surgery and a local school 
facility.  

7.3.80 NWAR119 (SLA 40) is well located to the school, and marginally 
closer to the centre of the settlement than site NWAR029 on the 
western edge of the settlement. The site is considered suitable for 
development in landscape terms and would offer an opportunity to 
create a more attractive northern edge of the settlement perhaps 
combined with an era of significant open space to assist with softening 
the edge in views from the M42.  

7.3.81 The western part of the site, west of the housing estate, is a ribbon of 
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land that defines the eastern edge of the River Tame. The majority of 
the area contains a good level of vegetation that integrates the existing 
edge of the settlement that adjoins it and is also indicated as being at 
risk of flooding; it should therefore not come forward for development. 
However, it does have potential to form part of an integrated area of 
green infrastructure that would connect to open space in the 
developable northern part of the site and provide a good connection with 
the school. 

7.3.82 The site is not within buffer zones for a village hall or community centre 
or an existing industrial area, but the southern end is within 300m and 
the northern end within 600m of a green space/play area. The southern 
edge of the site is within 600m of a local GP surgery, and the rest of the 
site further north is within 1200m.  The southern half of the site relates 
well to the existing development and is within 300m of a local school 
facility, the northern half is within the 600m buffer.  

7.3.83 NWAR029 (SLA 10) is located on the northern edge of the village 
and is considered suitable for development in landscape/visual terms 
and new development would provide an opportunity to create a more 
sensitive edge to the settlement here. The M42 would provide a suitable 
defined boundary for a realigned boundary of the Green Belt.  

7.3.84 The southern edge of the site is within 300m of a greenspace/play area 
and the northern edge is within 600m. The very eastern edge of the site 
is within 1200m of an existing industrial area and a village hall / 
community centre facility. However, the majority of the site is outside the 
buffer zones for both of the above. The southern half of the site is within 
1200m of a local GP surgery and the whole site is within 1200m of a 
local school facility.  

 Mancetter  

7.3.85 Located in the north east of the Borough, the character of the settlement 
is largely wooded but is also characterised by rolling topography and 
prominent hilltop landscapes.  

7.3.86 Facilities in the settlement include 1 church, 1 primary school, 2 hall/club 
facilities, 5 shops, 1 post office point, 2 pubs and there are 4 bus routes.  

7.3.87 The village has 3 sites which we consider may have future potential.   

7.3.88 NWAR007 (SLA 120) offers a small but well contained opportunity 
for development in landscape terms. The site is on the south western 
edge of the settlement and is well linked to existing development to the 
north. The site is within the 1200m buffer of the village halls and 
community centres and is also within 1200m of the town centre area. 
The site is well placed within the 300m buffer of the adjoining industrial 
site across the railway and is also within 300m of several green space/ 
play areas. The site is within 1200m of a GP surgery and within 600m of 
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a local school facility. 

7.3.89 NWAR247/244 (PS45(2)/ PS46) are two sites on the very 
southern edge of the settlement which offer a similar opportunity for infill 
development, already being surrounded by existing development. The 
sites have some potential to accommodate a well designed and low 
density type of development, which would provide opportunities to 
extend tree cover through the development to reflect the character of 
the existing settlement. The sites abut a Scheduled Ancient Monument 
(SAM) and the railway line forms the south western boundary. A very 
well considered development may be acceptable here in landscape 
terms, subject to further analysis of the setting of the SAM and the 
conservation area.  

7.3.90 The sites are within the 300m buffer for village halls and community 
centres, although there is a small part on the very southern edge of 
NWAR244 which is within the 600m buffer. Both sites are also within the 
300m buffer for green spaces and play areas. However, neither of the 
sites is within the buffers with regard to proximity to the town centre area 
or GP surgeries and only NWAR247 is within the 600m buffer for the 
industrial site to the north; NWAR244 is in the 1200m buffer zone due to 
its location slightly further south. Both of the sites are within 1200m of a 
local school facility.  

 
 Polesworth 

7.3.91 Located in the north east of the Borough, the character of the settlement 
is largely wooded but is also characterised by rolling topography and 
prominent hilltop landscapes. The settlement is closely linked and 
related to Dordon to the South.  

7.3.92 The settlement has The Memorial Hall which is a community facility and 
events venue/meeting Hall; there is also a sports and leisure centre. 
Other facilities in the settlement include 1 primary school, 1 secondary 
school, 4 churches, 1 doctors clinic, 4 hall/club facilities (including 
Memorial Hall), shops, 1 post office point, 1 library, 4 pubs, 4 bus routes 
and there is a railway station.  

7.3.93 The village has 1 site which we consider may have future potential.   

7.3.94 NWAR072 (SLA 129) is prominent and despite some screening 
provided by vegetation on the lower slopes development on a large 
scale is unlikely to be appropriate due to the elevated and exposed 
nature of the land. We consider the site to have some limited 
development potential, in landscape terms, below the ridgeline. 

7.3.95 The site is within 300m of a green space and play area, and the 
preferred part of the site for development on the eastern edge is within 
the 300m buffer for the town centre area; the rest of the site is within the 
600m zone. The site is within 600m of a local GP surgery. The site is 
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within 1200m of local school facilities.  
 
 Water Orton 

7.3.96 Located in the south west of the Borough, the character of the 
settlement is largely enclosed and gently rolling landscapes are largely 
defined by woodland edges. There is a prolificacy of parkland and belts 
of trees.     

7.3.97 The settlement has no identified town centre. Other facilities in the 
settlement include a primary school, 2 churches, 2 doctors’ clinics, 3 
hall/club facilities, 16 shops, 1 library, 2 pubs, 5 bus routes and there is 
a railway station. 

7.3.98 The village has 2 sites which we consider may have future potential.   

7.3.99 NWAR201 (SLA 116) is located on the south western edge and 
whilst the site is currently within Green Belt it does offer scope for a 
significant level of development in landscape terms, close to the core of 
the village and station. However, the site may be of ecological value, 
due to the mosaic of hedgerows and trees; careful design would be 
required to ensure that key elements of its distinctive small scale 
character are retained successfully within any new development. 

7.3.100 The site is well located within the 1200m buffer for community centre 
and village hall. The eastern half of the site is within the 300m buffer 
zone for several green spaces/play areas and the western edge is within 
the 600m zone. The site is also within 300-600m for local school 
facilities, with the southern edge performing better. The site is not so 
well located with regard to the industrial area, as the site is outside all 
buffer zones.  

7.3.101 NWAR200 (SLA 116) is located on the southern edge of the 
settlement, to the east of NWAR201. Development within this site would 
be well integrated within the landscape and generally well contained 
from wider view by the combination of the topography and vegetation. 
Whilst development, in principal, is not compatible with its current Green 
Belt status development here would be acceptable in landscape and 
visual terms; it would not lead to merging of settlements and the good 
boundary vegetation, which could be reinforced further, can form a firm 
settlement edge. 

7.3.102 The eastern edge of the site is within the 300m buffer for a green space 
and play area, and the western part is within the 600m buffer. The site is 
within the 1200m buffer for the village hall and community facilities, 
although again, this site does not perform well with regard to the existing 
industrial land, being outside the 1200m buffer.  The site does however; 
perform well with regard to proximity to local school facilities, with the 
majority of the site being within 300m of the local school. The site 
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performs better along the western edge.  

 

7.4 Conclusion  

7.4.1 The site assessment has identified locations outside of existing 
settlements with potential to accommodate any housing shortfall from 
sites within the existing settlement boundaries. Specific greenfield sites 
were subject to the same site survey process as sites within settlement 
boundaries, being considered for their suitability, availability and 
achievability. The study identified a total of 38 sites which could have 
future potential, with potential yields of 4020 dwellings.  

7.4.2 It became apparent after the analysis of all of the specific sites and their 
accessibility and designations, that there were many defined broad 
areas which had potential for development.  The majority of areas 
identified have access to a small range of key facilities that contribute to 
making a sustainable community and present suitable greenfield 
locations for further search. 

7.4.3 It must be noted that the assessment has only considered sites within 
the list of 84 “priority” sites identified by the Council. The study site 
assessment has also not considered all relevant planning issues. The 
findings of the study effectively represent the starting point from which 
further analysis can be undertaken through the LDF process and a 
spatial strategy for North Warwickshire can emerge. 

7.4.4 The SHLAA is intended as part of the evidence base for the LDF and 
the inclusion of any site within this study does not determine whether a 
site should be allocated for housing development. Sites are considered 
based on available information and those identified as having potential 
need to be considered further through the plan making process. 
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8 Housing potential from windfalls 

8.1 Introduction 

8.1.1 The SHLAA practice guidance indicates that there may be local 
circumstances where a windfall allowance is justified and this may be 
included where the housing land available falls below the required level.  

8.1.2 PPS3 makes it clear that housing should come forward on identified 
sites, and that allowances for windfall should not be allowed in the first 
10 years of land supply (2008 - 2018), unless there are exceptional 
circumstances where councils can provide robust evidence of genuine 
local circumstances that prevent specific sites being identified. 

8.1.3 For the period beyond the first 10 years of the plan, this study projects a 
reasonable windfall allowance on previously developed sites within the 
study settlements for the 8-year period between 2018 and 2026. 

8.1.4 Past windfall completion rates are used as a basis to consider future 
provision of housing on previously developed land. It is considered that 
some element of windfall allowance should be justified in order to 
ensure that the full future capacity of the settlements to provide housing 
is included. A ‘discounting’ approach is not a suitable approach to 
deliverability here, as it is not based upon site assessment. This report 
includes a deliverability statement for each site and those unlikely to 
come forward have been excluded from the total figures. 

8.1.5 The study has not specifically attempted to identify small sites (those 
yielding less than 5 dwellings) as to do so is a potentially endless task. 
Therefore it is considered that it would be appropriate to include, within 
the figures for future housing provision, a figure for windfall provision to 
come forward on small sites within the urban area on previously 
developed land beyond the next 10 years.  

8.1.6 This study has sought to identify specific large sites (5+ dwellings) 
which will come forward for housing development. Given the character 
of this study area and the recent drop in large site windfalls, a large 
windfall allowance has not been included in this study. 

8.1.7 The analysis below is based on figures provided by North Warwickshire 
Borough Council regarding housing completions from 2003 to 2008. 

8.1.8 The assessment of sites likely to come forward in the future draws upon 
the past completion rates but also considers the likely opportunities 
which may remain for future housing provision within settlements and 
also likely planning policies, which will increasingly support 
redevelopment in appropriate locations. 
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8.2 Small sites 

8.2.1 The graph below illustrates the annual completion rates for small site 
schemes over the period from 2003/04 to 2007/08.  
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8.2.2 The figures show an initial sharp rise in completions in 2004/05 which 
has now given way to a steady and balanced windfall rate each year. 
This equates to an annual provision of 44 dwellings per annum  

 
Windfall completions (1-4 units)     
2003/04 2004/05 2005/06 2006/07 2007/08 Average  

40 63 40 40 38 44dpa 

8.2.3 It should be noted that the dwelling figures are for brownfield windfalls 
only, as PPS3 states that Councils should not make allowance for 
windfalls from greenfield sites.  

8.2.4 Future housing provision on small previously developed sites within 
settlements will, however, continually come forward and the market will 
seek to identify opportunities where possible. The planning policy 
framework will restrict the supply of land outside of settlements and this 
will increase focus within settlement boundaries. 

8.3 Conclusion 

8.3.1 Based on the analysis of past rates and future expectation, and the 
characteristics of the Borough, an average of 44 dwellings per annum 
from small sites may be considered appropriate. This reflects a figure 
in line with the long term average.  
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9 Other potential land uses  

9.1 Other potential land uses 

9.1.1 In addition to assessing the housing potential of the 84 “priority” sites, 
we have also assessed those sites surveyed by the Council during 
stage 5, to determine whether alternative land uses, specifically 
employment and recreation, may be appropriate, either instead of 
housing, or as part of a mixed use development. 

9.1.2 This has involved two distinct yet similar processes to provide initial 
recommendations on potential sites to meet existing open space 
deficiencies or economic demand for employment floorspace and land.  

9.2  Recreation use assessment  

9.2.1 We established the following assessment process for recreation uses: 

 Examine the Green Space Strategy and supporting area profiles to 
identify settlements/wards with an overall deficiency of open space 

 Use accessibility mapping to identify gaps in provision 
 Provide recommendations on potential “priority” sites suitable for 
further examination to meet identified recreation needs.  

9.2.2 We reviewed the Council’s Open Space, Sport and Recreation Study 
and Green Space Strategy to understand local needs for open spaces, 
local quality, quantity and accessibility standards and their application to 
get a picture of existing local deficiencies. Specifically we examined the 
ward area profiles to identify settlements/wards that have an overall 
deficiency of open space and require the identification of new provision. 
These include: 

 Kingsbury 
 Water Orton 

9.2.3 The second step has been to examine the accessibility catchments of 
existing recreation provision to see if any potential sites provide an 
opportunity to improve accessibility levels within these areas. We have 
assessed the potential for SHLAA sites to make a contribution to 
addressing these local deficiencies and we make the following 
recommendations for each settlement: 

9.2.4 Kingsbury currently has an identified undersupply of 1.55 ha, primarily in 
children’s and youth provision, park and gardens and allotments. The 
settlement is however located adjacent to the River Tame and 
Kingsbury Country Park, which provide strategic open space for the 
Borough. Five sites have been assessed as part of the SHLAA and all 
rejected for future housing. 
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Ref. Address Recreation use potential 
NWAR020 
(PS20) 

Pear Tree Avenue No, existing open space 

NWAR029 
(SLA 10) 

Land at Tamworth Road Yes, edge of the settlement 
agricultural land, partially 
prone to flooding 

NWAR119 
(SLA 40) 

Land Adjacent to Ralph 
Crescent 

Yes, edge of settlement 
agricultural land, well related 
and no known constraints 

NWAR214 
(SLA 133) 

EMR Site No, disconnected from 
settlement by Railway line 

NWAR220 
(SLA 139) 

Land off Coventry Road No, wooded area with farm 
buildings, unlikely to address 
deficiency in terms of location 
or open space type. 

 

9.2.5 Overall two sites are considered suitable for further consideration for 
recreation use. Both sites are available for development and should be 
investigated further to establish if the owners would consider recreation 
uses. It is recommended that Pear Tree Avenue provides a unique 
opportunity to improve children’s and youth play provision in the centre 
of Kingsbury and this combined with new provision could address 
existing deficiencies.  

9.2.6 Water Orton has an identified recreation deficiency of 1.63 ha. The main 
deficiency is for outdoor sports. The settlement has four sites assessed 
by the SHLAA. One site has been recommended for residential use and 
the others rejected due to existing policy and physical constraints.  

 
Ref. Address Recreation use potential 
NWAR016 
(PS24) 

Land Adj to the Dog Inn No, accepted residential use 
space 

NWAR199 
(SLA 114) 

Land off Watton Road Yes, edge of the settlement 
agricultural land, Noise issue 
due to motorway proximity 

NWAR200 
(SLA 116) 

Land of Vicarage Road No land locked agricultural 
land, poor access will require 
dwelling demolition and 
subsequent higher provision 
costs  

NWAR201 
(SLA 116) 

Land Off Plank 
Lane/Birmingham Road 

Yes, open fields, but 
interesting landscape and 
historic features need to be 
considered 
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9.2.7 Overall two sites are considered suitable for further consideration for 
recreation use. The preferred choice would be NWAR201, due to the 
relatively low level of accessibility to open space in the north east of 
Water Orton. Given the deficiency of outdoor sports space, a large flat 
site with reasonable access will be required to enable the provision of 
pitches and potentially parking. 

9.3  Employment use assessment 

9.3.1 We established the following assessment process for employment uses: 

 Review existing employment evidence base to understand future 
forecasts, existing provision and floorspace and land demand.  

 Provide recommendations on potential locations suitable for 
further examination as employment allocations. 

 Review of demand and supply 

9.3.2 We sought, firstly, to review regional and local economic strategies and 
forecasts. The Industrial and Commercial Market assessment (Oct 
2007) was carried out by CB Richard Ellis, and updates a report by 
Chestertons which assessed the market in 2001. As part of the 
employment needs assessment for the Core Strategy, the key issues for 
the Borough were extracted by the Economic Development Team and 
are summarised below; 

 
 The overall profile is of an area dominated by smaller companies. 

There is double the UK average in companies employing 51 to 100 
people. 

 Since 2001 there has been a decrease in the ratio of the number 
of employees to businesses, with the exception of the larger 
companies where this ratio has risen. 

 There is a strong company formation rate (but not as strong as in 
other areas which the study used for the purposes of comparison 
although this would be expected given the rural nature of North 
Warwickshire). However the numbers of employees in these 
growing firms has been above the UK average 

 There were considerably more enquiries for smaller office space 
and smaller industrial space, especially in the 249 sq ft bands for 
both office and industrial space 

 The number of enquiries for larger industrial, warehouse and office 
space has increased: the size of premises required is for 999 sq ft 
and under for both industrial and warehouse premises. 
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9.3.3 The following summarises views on demand: 
 

 Office space: Demand is outstripping supply of all classes of 
properties in the Borough. Between August 2005 to August 2007, 
there was no office space available below 249 sq ft and only two 
properties available between 250 to 499 sq ft. The most available 
office space related to that over 1000 sq ft. 

 Industrial space: The majority of empty properties were in the 
1000+ sq ft band. Availability is limited below this level e.g. 
between February 2006 and August 2007 only one property was 
available in the 750 to 999 sq ft band.  

9.3.4 The research has shown that without incentive the market has, and will 
continue to target larger occupiers. In the case of North Warwickshire 
this will only exacerbate the situation where lack of supply is leading to 
fewer conversions of enquiry to occupier which is dampening the 
investor market and adding to the reduction in supply of small space 
available. This is despite a healthy demand from growing firms’. In 
particular, the report expresses concern over ‘the relatively low numbers 
of business in finance and business related  services relative to the 
County, West Midlands and UK’. It recommends that ‘all public sector 
organisations targeting economic development need to grow their 
financial and business service sectors as these are the sectors most 
associated with higher skills and higher salaries‘. Therefore from an 
economic development point of view this sector should be targeted to 
ensure that there is diversity across all sectors and more importantly 
there is a greater opportunity for borough residents to increase their 
potential to access higher growth and higher paid jobs in the service 
sector. 

9.3.5 The information review has included examining the Cambridge 
econometric forecasts contained within the DTZ Employment Land 
Study 2007. This identifies potential demand for an additional 20 ha. of 
employment land under the high growth scenario by 2016 and overall 
job growth of between 800 and 1,900 jobs by 2026.  

9.3.6 In the absence of more detailed economic forecasts for North 
Warwickshire we have made several assumptions on the sectoral 
breakdown of future growth to inform our Translation Model. The model 
has been used to identify potential requirements for employment 
land/floorspace by sector and by locational preference. 

9.3.7 The model has used standard assumptions as set out in ODPM 
guidance Planning Employment Land Reviews (2004). The first 
consideration has been spaceless growth. All new jobs will not directly 
generate a requirement for new employment floorspace. With increased 
home working and flexible employment premises a degree of future 
employment growth will be spaceless growth. For the jobs to floorspace 
translation it has been assumed that 10% of all future employment 
growth will be spaceless. It must be noted that for sectors such as 
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education and health, a large proportion of future growth will occur 
within existing or new community facilities. We have assumed that 80% 
of future growth will occur in this way.  

9.3.8 A similar concept is that of spaceless decline, in reality job redundancies 
do not always result in the immediate availability of floorspace and 
therefore land for alternative purposes, production efficiencies, and 
existing rental agreements can all lead to firms maintaining existing 
premises. Premises and land will become available but generally at a 
slower rate than the equivalent land and floorspace required to support 
new growth. For the jobs to floorspace translation it has been assumed 
that 70% of all future employment decline will be spaceless and not 
result in surplus employment land. 

 Locational preferences 

9.3.9 The second step is to determine the locational preferences of each 
employment sector and therefore the breakdown of future employment 
growth by specific locations, as this influences the type of premises, plot 
ratios and floorspace per worker which translates jobs to land. 
Locational preferences are considered the key determinate of the 
translation model and this has been informed in three ways: 

 
 Location of existing business 
 Market demand  
 Sustainable objectives 

 

9.3.10 The first approach has been to establish a baseline view of employment 
distribution based on the existing situation. The second area has been 
the examination of market assessments to get a view on the desirability 
of particular locations, their attractiveness for particular employment 
sectors and what premises might be required to facilitate growth. The 
third area has been to take a view on the sustainability of particular 
locations in terms of the desirability to support a sustainable spatial 
strategy for North Warwickshire.  

9.3.11 It is important to note that market demand and a sustainable spatial 
strategy are not entirely complimentary, e.g. high market demand for 
business park locations with good access to the M42 may undermine 
the planning objective to enhance town centres and build on the existing 
public transport network. The issue is that without market demand the 
strategy can’t be delivered, but left unchecked what the market might 
deliver may not be sustainable. 

9.3.12 These factors together have lead to what we consider might be an 
achievable spatial distribution to meet future employment requirements. 
The table overleaf shows the specific locational preferences for each 
sector, the assumption on the level of future employment growth that 
could/should occur in each location, and the likely premises type 
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requirement. 
  
 Locational preference assumptions 
 

Sector Locational preferences % of growth / 
decline*  

Likely premises 

D : 
Manufacturing 

Existing manufacturing 
employment areas  

100% Low density industrial, 
flexible small to 
medium sized units.  

F : 
Construction 

Existing employment 
areas 

100% Storage yards and 
depots, low density 
industrial 

G : Wholesale 
and retail 
trade; repair of 
motor vehicles 
etc 

Town centres 
 
Business Park locations, 
including M6/M42 for 
Distribution 

10% 
 
90% 
 

Retail units 
 
Low rise double height 
distribution and 2 
storey car showroom 
units 

H : Hotels and 
restaurants 

Town Centre 100% High density with active 
ground floor uses 

I : Transport, 
storage and 
communication 

Business Park 
(Transport/storage) 
Town Centre 
(communication) 

85% 
 
15% 

Low density industrial  
High density office 

J : Financial 
intermediation 

Town Centre 
Business Park 

10% 
90% 

High rise office 
Low rise office 

K : Real 
estate, renting 
and business 
activities 

Town Centre 
Business Parks 

10% 
80% 
 

High density office 
Low density office 
 

L : Public 
administration 
and defence; 
compulsory 
social security 

Existing public facilities 100% Public facilities 

M : Education 
Within existing facilities 
Business Park locations 

80% 
 
20% 

 
 
Low density office 

N : Health and 
social work 

Business Park 
Existing health and social 
facilities  

20% 
 
80% 

Low density office 
 

O : Other 
community, 
social and 
personal 
service 
activities 

Town centre  
Business Parks 

20% 
80% 

High density office 
Mid density hybrid units 
 

 Note: * The breakdown of future growth has been based on our indicative view 
on where it is now, where businesses would like to go or where possible 
provision should be made. 

9.3.13 The key assumption has been the split between particular locations for 
each sector as this has determined the overall land requirement. For 
example business services would require both town centre and 
business park locations, with very different plot ratios. It must be noted 
that retail provision must be tested through a specific retail assessment 
process which is beyond the remit of this exercise. 
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 Floorspace per worker and plot ratios 

9.3.14 The final series of assumption used in the translation model have been 
made to convert jobs by location into floorspace and land requirements. 
Assumptions on the level of floorspace required per worker and the 
building plot ratios in each location have been made The table below 
shows by premises and location the floorspace and plot ratio used to 
translate employment growth into floorspace and land requirements. 

 
 Floorspace and plot ratio assumptions by location 

Premises by location Floorspace per worker Site plot ratio 
Town Centre, 3 storey Office or 
hotels etc  

20 sq m 
 

0.8 

Town Centre, 2 storey 
office/workshops 

32 sq m 0.4 

Business Park, 2 storey Office 20 sq m 0.3 
Industrial Park, 2 storey 
industrial units 

32 sq m 0.4 

Warehousing 1 storey double 
height units 

65 sq m 0.5 

 

9.3.15 The table below summaries the floorspace and land requirements for 
each broad spatial location: 

 
Location floorspace and land requirements 
Location Floorspace Land 
Town Centres 6,120 sq m 0.32 ha 
Business Parks, including 
Distribution 47,020 sq m 8.92 ha 
Existing Industrial Areas 1,320 sq m 0.38 ha 
Overall Gross Gain 54,460 sq m 9.61 ha 

 

9.3.16 The table identifies an overall requirement for 54,640 sq. m of provision 
and this is likely to equate to 9.61 ha. of employment land.  

 Site assessment 

9.3.17 19 “priority” sites have been examined that have been put forward as 
potential locations for future employment use. The table overleaf sets 
out an initial assessment of sites to identify sites that should be 
considered further by the Council. 
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 Employment potential of “priority” sites 
 

Ref. Address Employment use potential 
NWAR026 
(SLA 34) 

BIRCH COPPICE Could provide a natural extension for 
Birch Coppice and therefore should 
be considered further 

NWAR028 
(PS31) 

PLOT AT GORSEY LANE, 
COLESHILL 

Site is wooded and potentially could 
me future demand, however there 
are concerns regarding the viability 
of the site for employment use. 
Consider further. 

NWAR050 
(SLA 61) 

LAND R/O ST LAWRENCE 
ROAD, ANSLEY 

Peripheral employment location, with 
limited market demand. Could be 
considered if specific local need is 
identified. 

NWAR072 
(SLA 129) 

EAST OF POOLEY 
LANE,POLESWORTH 

Peripheral employment location, with 
limited market demand. Could be 
considered if specific local need is 
identified. 

NWAR158 
(SLA 83 (1)) 

LAND NORTH OF A5, NORTH 
OF THE COVENTRY CANAL, 
ATHERSTONE 

Good A5 location at Atherston, Site 
should be considered further with 
other sites within the area. 

NWAR159 
(SLA 83 (2)) 

LAND NORTH OF A5, EAST OF 
HOLLY LANE, ATHERSTONE 

Good A5 location at Atherston, 
However site appears to be in use 
for allotments. Site should be 
investigated to see if it is surplus to 
open space requirements. 

NWAR160 
(SLA 83(3)) 

LAND NORTH OF A5, WEST  OF 
HOLLY LANE, NORTH OF 
COVENTRY CANAL, 
ATHERSTONE 

Small site, good A5 location at 
Atherston, Site should be considered 
further with other sites within the 
area. 

NWAR161 
(SLA 83(4)) 

LAND NORTH OF A5, EAST OF 
WHITTINGTON LANE, 
ATHERSTONE 

Good A5 location at Atherston, Site 
should be considered further with 
other sites within the area. 

NWAR170 
(SLA 89(4)) 

ORCHARD COLLIERY SITE, 
DORDON 

Part of the larger NWAR171, Could 
provide contained employment site 
and should be considered as 
alternative to Birch Coppice sites 

NWAR171 
(SLA 89) 

LAND AT DORDON/ 
POLESWORTH 

Large area of land East of 
Polesworth, Considered unlikely to 
provide a discreet extension for 
employment due site relationship 
with residential fringe and access 
requirements 

NWAR180 
(SLA 99) 

XDP, FAIRVIEW IND ESTATE, 
CURDWORTH 

Within an existing employment area, 
site could continue to provide for 
local employment demand. 

NWAR181 
(SLA 100) 

DURNOS NURSERY, OLD 
HOLLY LANE, ATHERSTON 

Good location with existing 
employment at Atherston, Site 
should be considered further with 
other sites within the area, 
particularly NWAR066. 

NWAR186 
(SLA 106) 

LAND EAST OF BIRCH 
COPPICE, DORDON 

Could provide a natural extension for 
Birch Coppice and therefore should 
be considered further 

NWAR192 
(SLA 111) 

DUNTON HALL AND LAND, 
CURDWORTH 

Direct Access from the M42. The site 
should be considered further for 
employment purposes. 
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NWAR207 
(SLA 124) 

LAND AT MOORWOOD LANE, 
HARTSHILL 

Peripheral employment location, with 
limited market demand. Employment 
uses are unlikely to relate well to 
Ansley Common or existing 
residential properties 

NWAR208 
(SLA 125) 

LAND ADJ ELM WAY, 
HARTSHILL 

Peripheral employment location, with 
limited market demand. Likely to 
negatively effect surrounding 
residential amenity 

NWAR211 
(SLA 128) 

LAND AT POOLEY LANE/OLD 
TAMWORTH ROAD, 
POLESWORTH 

Peripheral employment location, with 
limited market demand. Could be 
considered if specific local need is 
identified. 

NWAR212 
(SLA 130) 

LAND AT POOLEY LANE, 
POLESWORTH 

Peripheral employment location, with 
limited market demand. Could be 
considered if specific local need is 
identified. 

NWAR214 
(SLA 133) 

EMR SITE, TRINITY RD, 
KINGSBURY 

Potential rail freight location. Should 
be investigated specifically for this 
use. 

 

9.3.18 Overall several “priority” sites should be considered further for 
employment use. Clearly many locations will have limited market 
demand, but whilst these locations will not be suitable to meet the 
majority of employment demand across North Warwickshire, they could 
be considered through the LDF, especially where there is an identified 
local need and future provision will not result in increase unsustainable 
travel patterns.   

9.3.19 Large scale B8 occupiers generally require sites with good access to the 
national motorway networks and therefore predominately locate towards 
the M42, at Hams Hall, Birch Coppice and Kingsbury links. Existing 
planning permissions provide sufficient supply for the medium term, 
however several “priority” sites could be suitable for future employment 
use in the long term to meet this demand. The Council should monitor 
the situation and identify further sites when appropriate. 

9.3.20 Modern business park requirements make up the largest floorspace and 
land requirement. However, modern purpose build units located within 
the existing main settlements are also in demand, e.g. Holly Lane 
Atherstone. Premises preferences lean towards smaller to medium size 
units. Atherstone and Coleshill in particular provide an opportunity for 
close proximity of residents and employment opportunities. Some of this 
demand will be met by the reuse of existing employment areas through 
redevelopment. SHLAA sites and other potential locations around 
Coleshill and Atherstone should be examined further. 

9.3.21 The final area of demand is for increased town centre employment 
floorspace, Whilst this represents a low level of demand it is important 
that this element of future requirements is investigated further. Office 
floorspace will help support the vitality of existing centres and provide a 
range of provision to help facilitate growth. No SHLAA sites examined 
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were located in positions to support such development and the council 
should explore this issue further to identify town centre opportunities as 
part of mixed use redevelopment schemes. 

9.3.22 These conclusions have set out an initial assessment of employment 
potential from the “priority” sites and identified 19 sites with potential. 
The Council should investigate these sites further through the LDF 
process and monitor land use change through the AMR. 

 

 
 
 
 
 
 
 

 




