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Representations to NWBC Local Plan 
rpt.002.22170019  
Indigo on behalf of Hodgetts Estates 

1. Introduction 

1.1. and submit this Representations Statement in 
response  consultation.  The following 
documents are included in the submission to North Warwickshire Borough Council 

 

 Cover letter (ref. let.001.DB.22170019), prepared by Indigo; 
   
 Site Plan (ref. 22170019/1), prepared by Indigo; 
 Representations Statement (ref. rpt.002.22170019), prepared by Indigo; 
 Critical Appraisal of Meaningful Gap Evidence Base (ref. HID/NPA/10987), prepared 

 
 Landscape Character Assessment (ref. HID/NPA/10987), prepared by NPA; 
 Strategic Masterplan (ref. NPA 10987 300), prepared by NPA; 
 Strategic Masterplan  Design Statement (ref. 10987 HID), prepared by NPA;  
 Sustainability Plan, prepared by NPA; and 
 Letter from Bancroft Consulting (ref. CJB/F18015/310118), transport consultants. 

 
1.2. full representations to the DSLP consultation. 

Hodgetts Estates 

1.3. HE specialises in the development, investment and asset management of commercial 
property with a focus on strategic locations in the West Midlands.  The extent of HE
interests in the borough are illustrated in red on the Site Plan prepared by Indigo. 

1.4. current flagship development is Core 42, an 18 ha logistics park located to 
the south of Dordon adjacent to Birch Coppice Business Park . The development is 
currently under construction and on completion will deliver c.700,000 sqft (63,000 sqm) of 
industrial warehouse floorspace. 

1.5. HE is seeking modifications to the Local Plan and wishes to be represented at any 
subsequent public examination hearing sessions.  HE also formally requests to be notified 
when the Local Plan is submitted for independent examination. 

Structure of Statement 

1.6. This Statement assesses the various policies, site allocations and supporting text in the 
DSLP and evidence base documents against the 

  Consideration is also given to 
relevant legal and procedural requirements.  

1.7. To assist planning officers and the appointed Inspector, summary tables are included at the 
beginning of each section summarising the comments and confirming whether Indigo 
consider the relevant policy, paragraph, site allocation or evidence base document to be 
sound.  Where relevant, a further table summarises the suggested amendments that Indigo 
consider to be necessary to make the LP sound. 

1.8. This Statement assesses polices in order of relevance, grouping them thematically.  As 
such, the following sections of the Statement are set out as follows: 

2. LP5 Meaningful Gap; 
3. LP39 Housing Allocations; 
4. LP39 (a) Reserve Housing Sites; 
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5. LP6 Amount of Development; 
6. LP40 Employment Allocations; 
7. E2 Land to the west of Birch Coppice, Dordon; 
8. E3 Land including playing fields south of Dordon; 
9. LP11 Economic Regeneration; 
10. LP12 Employment Areas; 
11. LP13 Rural Employment; 
12. LP21 Town Centres & Neighbourhood Centres; 
13. LP22 New Services and Facilities; and 
14. LP32 Built Form. 

 
1.9. For ease of reference, a list of acronyms referred to in this Statement is provided at 

Appendix 1. 
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2. LP5 Meaningful Gap 

Table 1 

Policy LP5 Meaningful Gap 

Support   Object X 

Does this policy meet the tests of soundness at paragraph 182 of the NPPF? 

Yes   No  X 

Which tests does the policy fail? 

Positively Prepared   Justified  X 

Effective  X 
Consistent with 
Policy 

 X 

 
2.1. LP5 is not sound. Without a suitably robust evidence base, the policy proposes to 

reintroduce a preclusive policy which has previously been found to be unsound, by the 
Inspector on the Core Strategy in 2014. By introducing a presumption against all but small-
scale development and introducing a blanket allocation west of Polesworth & Dordon 

the distribution of development in accordance with the Settlement Hierarchy.  Crucially, LP5, 
in its current form, does not allow for consideration of the most sustainable pattern of 
development at P&D and therefore directly undermines the objectives of sustainable 
development.  For these reasons, and as explained more fully below, LP5 is not justified, 
effective or consistent with nationally policy, making the DSLP unsound. 

2.2. Below we assess LP5 and the evidence base which supports it, before setting out the 
amendments which Indigo consider are necessary to make the policy sound. 

Policy LP5 

Derivation of LP5 

2.3. The starting point for assessing LP5 or the so called Meaningful Gap  is to 
understand the rationale for introducing the policy in the first place.  The planning policy 
position has evolved over the last 30 years as several iterations of the Polesworth and 
Dordon Local Plan 1989 1996 
Warwickshire Local Plan 2006 NWLP06 North Warwickshire Local Plan: Core 
Strategy 2014 but also in response to specific planning 
applications and latterly as NWBC has prepared and commissioned evidence base 
documents to support the draft policy allocation.   

2.4. Appendix 2 sets out a complete chronology of planning policy documents, evidence base 
documents and planning applications, which are relevant to consideration of LP5.  We set 
out pertinent points from Appendix 2 below but in summary, LP5 is an attempt to 
reintroduce a policy approach which at Local Plan 
Examination as being evidentially unjustified and unnecessary. 

North Warwickshire Local Plan 2006 

2.5. With specific regard to land immediately west of Dordon, the Inspector for the Examination 
into NWLP06 made the following comments: 

at landscaping here [land to the west of Dordon] 
would not be beneficial because plainly it would be...in the interests of 
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improving the quality of the view between Tamworth and this part of 
 

2.6. Furthermore, in appraising the various sites put forward for housing development in P&D as 
part of NWLP06, the Inspector concluded that land west of Dordon adjacent to the A5 was 
the next best option  

North Warwickshire Local Plan: Core Strategy 2014 

2.7. Within his report on the emerging CS in September 2014, the Inspector listed a series of 
-Technical Summary which were necessary to make 

the CS sound. The fifth principal modification required the following alteration to the strategy: 

development in the gap between Polesworth and Dordon and Tamworth 
(but ensuring  

2.8. In light of this modification, Policy NW19 of the adopted CS now reads: 

separate identities of Polesworth and Dordon and Tamworth and 
maintain  

2.9. The purpose of the modification was to prevent there being a moratorium on development of 
land to the west of P&D, which could conceivably undermine delivery of apportioned 

, and introduce what is effectively a green 
belt policy without demonstrating the requisite exceptional circumstances required by policy.  
This is pertinent given the known development constraints on land to the east of P&D, such 
as the River Anker floodplain, subterranean coal reserves, historic opencast mining, 
consequent contamination and made ground, ecologically sensitive sites, designated 
heritage assets and inadequate infrastructure provision. 

2.10. LP5 seeks to apply a similar presumption, stating at bullet point 3: 

ll in scale and not 
 

2.11. There is an important distinction between the draft wording of LP5 and the adopted wording 
of NW19.  LP5 has a presumption against anything other than development which is small in 
scale and does not reduce the size of the gap, where as NW19 requires development to 

   

2.12. anything other than minor development the draft of NW19 was 
significant, in that it allowed that some major or even strategic development could, in 
principle, be appropriate in this location so long as a meaningful gap is preserved.   

2.13. The approach has been tested through Local Plan Examination and has been found to be 
sound.  In accordance with the conclusions of the Inspector for the CS, bullet point 3 should 
be deleted from LP5 to make the Local Plan sound. 

Misinterpretation of s Report into the CS 

2.14. It is noteworthy that the proposed application of a MG policy on the land between Tamworth 
and P&D under LP5 is borne out of an incorrect interpretation of comments made by the 
Inspector in his report on the CS.  He states at para. 21 in relation to principal modification 
five, that: 
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examination, I do not consider that a blanket presumption [against 
anything other than minor development] is justified and it is removed by 
MM67.  This is necessary because the evidence does not support it 
(indeed, it would appear to conflict with the SA) and to provide flexibility.  
It is not necessary, in my view, to modify Policy NW4 [Housing 
Development] to identify an area of search between Tamworth and 
Polesworth and Dordon.  The modifications will enable options to be 
explored through the Site Allocations DPD taking into account the need 
to maintain a gap and landscape considerations.  

2.15. tions, and 
the subsequent amendments to NW19, as seeking to bring forward a MG designation on 
land between Tamworth and P&D.  Clearly, it was the intention of the Inspector, when 
making the principal modification to NW19, that options for housing development should be 
explored on land between Tamworth and P&D.  Had his intention been to apply a spatial 
policy allocation (ie the MG under LP5 and the Proposals Map), he would have explicitly 
stated so.  On the contrary, it is clear that the requirements for a MG vary greatly in different 
locations between Tamworth and P&D and that this is a matter of fact and degree which can 
be suitably defined through the submission and determination of planning applications on a 
case-by-case basis.   

2.16. The correct interpretation, therefore, in relation to NW19 and the changes made to it (and 
therefore also LP5), would be to instruct an qualified, experienced and objective person to 
identify suitable sites for housing development which provide opportunities to maintain or 
enhance the separation of Tamworth and P&D, with reference to prevailing landscape 
qualities and the opportunities which exist for the improvement of such, through the 
implementation of green infrastructure and tree planting/screening.  Such an exercise 
has not taken place, contrary to the recommendations detailed above from the 
CS examination. 

2.17. In the case of the evidence base which underpins LP5, there has been an assessment of 
what constitutes a MG, albeit, as demonstrated below, this evidence is fundamentally 
flawed.  However, there has been no exercise to assess the opportunities which exist to 
allocate sites for housings whilst, crucially, maintaining and enhancing a MG.  Indeed, there 
are very few references in the LP evidence base where the merits of future development are 
stated as offering potential to positively manage/change the landscape in the MG.  One 
example is contained in the Meaningful Gap Assessment , where it is noted in 
relation to Area 8 that: 

astern edge [land immediately west of Dordon, 
within the ownership of HE] may also provide the opportunity for 

 

2.18. Regardless of this, the evidence base which underpins LP5 is deficient as it has not properly 
assessed the opportunities that exist to reinforce the MG and provide landscape 
enhancements through the release of land between Tamworth and P&D for housing.  Failure 
to undertake this exercise has meant that land west of P&D has been unjustifiably 
discounted from an appropriate assessment of the most suitable/sustainable locations for 
housing allocations at the Category 1 Settlement.  For this reason, LP5 is not fully justified, 
does not comply with para. 158 of the NPPF, which requires Local Planning Authorities 

up-to-date and relevant evidence and is therefore unsound. 

2.19. It should be noted that had the Council sought to promote green belt in this location (which is 
essentially its long-term objective) then it would have had to demonstrate the existence of 
exceptional circumstances, and it would have had to make provision for safeguarded land for 
long term future development adjacent to the urban area. As it is the Council has done 
neither but seeks promote a poorly evidenced policy which would be as preclusive as green 
belt without any of the policy safeguards required to do so. It is wholly unsound to do so. 
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Critique of evidence base 

2.20. The evidence base which underpins LP5 consists of the following two documents: 

 Meaningful Gap Assessment, prepared by NWBC (August 2015) ; and 

 Assessment of the Meaningful Gap and Potential Green Belt Alterations, prepared 
by LUC (January 2018) . 

2.21. HE has instructed NPA (Environmental Planners and Landscape Architects) to undertake a 
comprehensive appraisal of these documents, the methodology employed to assess the 
various areas of land between Tamworth and P&D and the conclusions drawn.  Please refer 
to the submitted Critical Appraisal of Meaningful Gap Evidence Base, prepared by NPA. 

2.22. For ease of reference, we list and summarise the salient points and conclusions of NPA in 
relation to each document below. 

Meaningful Gap Assessment, August 2015 

2.23. The MGA was produced in-house by NWBC in August 2015 to determine where the detailed 
boundaries of the MG should be defined and forms the basis for the geographical allocation 
of a meaningful gap in the DSLP.   

2.24. The document was subjected to scrutiny at an Inquiry into the refusal of planning permission 
for Tamworth Logistics Park on land to south-east of junction 10 of the M42 (NWBC ref: 
PAP/2014/0648 and PINS ref: APP/R3705/W/15/3136495) in September 2016, where it was 
agreed by NWBC in a pre-action protocol letter that the MGA does not elevate LPL5 to 

was formally conceded by NWBC that the MGA is merely evidence to 
inform the emerging LP.  In his Decision Letter, the Inspector also concluded that the MGA 
contains several methodological errors, including the failure to take relevant factors into 
consideration.1  This is an unsound starting point for a piece of evidence, and no reliance at 
all should have then been placed upon it. Instead NWBC have used this study to justify the 
introduction of policy and then produced a highly problematic report from LUC to provide an 
ex post facto justification part way through the consultation period and well after the draft 
policy had been promulgated.   

2.25. NPA have identified the following errors of fact and methodology associated with the MGA: 

 Is not an appraisal which assesses the spatial functions of the areas in planning 
terms as per the stated aims at para. 2.1; 

 The assessment is, in fact, a form of landscape sensitivity appraisal which seeks to 
define sensitivity on the basis of landscape quality, with reference to heritage, and 
elements of visual amenity.  It defines and recommends inclusion or not in the MG 
on the basis of landscape sensitivity and the potential impact of development (of no 
defined scale or type) on the open landscape.  The report does not therefore provide 
a sound basis for informing planning policy; 

 The assessment approach adopted for each area, is not consistent, methodical nor 
uniform; this is considered to be a fundamental flaw;  

 
evidence as to how the conclusions are drawn on which sites should be included or 
excluded and how it informs the spatial planning function of the MG; 

 It does not use the criteria used in the ODPM 2003 report, which is an established 

                                                      
1 Para. 26, Appeal Decision (Appeal Ref: APP/R3705/W/15/3136495) 
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appraisal process for considering the spatial functions of similar situations2; 

 It fails to assess all of the land parcels between Tamworth and P&W and provides 
no justification for their omission; and this is considered to be a fundamental flaw of 
the assessment; and 

 Contrary to the recommendations of the Inspector for the Examination into the CS, 
the MGA does not consider the opportunity to preserve and enhance the MG and 
lead to broader landscape benefits through appropriate development between 
Tamworth and P&D. 

2.26. In conclusion, the NPA critique finds that the MGA report is fundamentally flawed due to 
errors of assessment methodology; lack of spatial planning information; use of inappropriate 
criteria for assessment; and inconsistencies in assessment process.  These conclusions 
amount to serious misgivings with an evidence base document which NWBC relies upon to 
justify LP5.   

2.27. The conclusions of NPA are supported by the Landscape Proof Evidence (prepared by 
Andrew Williams of Define) for the allowed appeal for Tamworth Logistics Park which 
provides a further critique of the MGA (see Appendix 1 to the NPA critique). 

Assessment of the Value of the Meaningful Gap and Potential Green Belt Alterations, 
January 2018 

2.28. The AMGPGBA forms the second part of the evidence base, designed to inform the 
proposed MG and LP5.  Although the DSLP consultation began on 1814 November 2017, 
the report had neither been completed nor made available to the public for comment until 
31/01/2018  the date the consultation was due to end.  LP5 was drafted well before the 
completion of the assessment, which raises serious question of the DSLP consultation 
process as well as drafting of the policy itself. It appears to have been drafted to justify the 
policy, rather than having been drafted to inform the subsequent introduction of policy as 
might be properly expected. 

2.29. NPA have identified the following errors of fact and methodology, associated with the 
AMGPGBA: 

 It uses a green belt appraisal methodology which is inappropriate for assessing a 
meaningful gap; 

 It does not use the criteria used in the ODPM 2003 report, which is an established 
appraisal process for considering the spatial functions of similar situations3; 

 It does not consider the opportunity for development between Tamworth and P&D, 
to respect the separate identities of the settlements and maintain a meaningful gap 
between them.  At the least, a capacity analysis should be undertaken to inform the 
effect of development in this location; and 

 It includes, in part by taking forward elements of the MGA report, a range of errors in 
methodology which prevent a robust assessment being prepared. 

2.30. A comprehensive critique of the LUC report, including errors of methodology and fact, is set 
out at Table 2 of the NPA Critique.  Overall, NPA conclude that the AMGPGBA is 
fundamentally flawed and does not provide a suitable or robust reference document to 
inform policy LP5. 

                                                      
2  
3  
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Summary 

2.31. It is clear that these evidence base documents contain significant errors, both of fact and 
methodology, and in places they take irrelevant factors into consideration whilst failing to 
take other relevant factors into consideration.  In this regard, the evidence base 
underpinning LP5 is fundamentally flawed and is not a sound basis upon which to apply a 
blanket spatial policy which presumes against anything other than minor development on 
land between Tamworth and P&D. 

2.32. LP5 is not based on sound evidence.  As such, it has not been positively prepared and is not 
in accordance with national policy  it is therefore unsound.  Furthermore, there has been no 
proper assessment of the green gap between Tamworth and P&D, meaning potentially 
suitable and more sustainable locations have been overlooked without proper consideration 
having been given to the inherent planning benefits of locating development there. 

2.33. Until the evidence base supporting the proposed the MG under LP5 has been supplemented 
further, it would be inappropriate, unjustified and unsound to place a blanket spatial policy 
designation on land between Tamworth and P&D as proposed.  As such, the proposed MG 
policy designation, as defined on the Proposals Map, should be deleted and bullet point 1 
deleted from LP5.  

2.34. By contrast, HE has instructed NPA to carry out a detailed Landscape Character 
Assessment (ref. HID/NPA/10987) and desk based ecology assessment, which have 
informed the submitted Strategic Masterplan (ref. NPA 10987 300) and Strategic Masterplan 
 Design Statement (ref. 10987 HID).  These assessments confirm that that a meaningful 

gap does currently exist between Tamworth and Dordon (MGA Area 8), although the 
landscape character in this location is degraded and existing urban edges are dominant. 

2.35. Furthermore, NPA has assessed the green gap between Tamworth and P&D against the 
criteria used in the ODPM 2003 report, both as existing and subject to the Strategic 
Masterplan incorporating a significant amount of GI as landscape mitigation.  Overall, NPA 
considers that such a change, when delivered through a high quality proposed development, 
would maintain an area of meaningful gap whilst providing landscape benefits and softening 
of the urban edge of Dordon. 

Other policy considerations 

Green Belt policy 

2.36. As outlined at para. 87 and 88 of the NPPF, green belt policy allows for even inappropriate 
development  very special circumstances
further exceptions  for development, such as buildings for agriculture, facilities for outdoor 
sports and limited infill, within the Green Belt. 

2.37. Bullet point 3 of LP5 would place an effective moratorium on all built development within the 
MG, without exception.  As a matter of fact, any development above ground would cause at 
least some visual intrusion and reduce the size of the gap to some extent.  In its current 
guise, LP5 is more restrictive in its terms than Green Belt policy and would prevent the types 
of exceptional development allowed in the Green Belt under NPPF para. 89.   

2.38. As noted in the AMGPGBA, the exceptional circumstances necessary to justify designation 
of new Green Belt do not apply to land between Tamworth and P&D.  It is, therefore, wholly 
inappropriate for LP5 to be more restrictive in its terms than Green Belt policy.   Bullet point 
3 is Draconian and should be deleted accordingly. 

2.39. Furthermore, given the known development constraints on land to the east of P&D it would 
be unwise to place a moratorium on development of land west of the settlements until there 
is incontrovertible evidence that the requisite number of houses can be delivered.  Such 
evidence should include, inter-alia, a comprehensive survey of ground conditions, 
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subterranean coal reserves and ecological conditions, as well as a detailed assessment of 
infrastructure requirements, costings for these and of scheme viability given the significant 
costs involved.  Even so, not until the development has been built out could it be 
conclusively demonstrated that the required number of houses can be delivered, given the 
risk of unforeseen issue arising, associated with the legacy opencast coal mining operations 
there. 

2.40. This point is exacerbated by the DSLP commitment to provide a minimum of 5808 dwellings 
(net) by 2033, with an aspiration to deliver a further 3790 dwellings  up to 9,598 dwellings in 
total.  By contrast, the Core Strategy commits to build 3,650 dwellings (net) between 2011 
and 2029. To deliberately set its face against consideration of land to the west of Dordon 
because of the long standing political aspiration for a gap policy west of Dordon is deeply 
misguided. 

Public opinion 

2.41. Preventing coalescence between neighbouring settlements is an established principle in 
planning and would be a material consideration in any application irrespective of the 
existence of a gap policy.  As Indigo will demonstrate below, however, in terms of public 
opinion, the view that the local population of P&D are wholly against development to the 
west of the settlements is false.   

2.42. There is strong local opposition to development to the east of P&D, as evidenced by the 
significant volume of representations to that effect to the previous LP consultation  
December-March 2017.  This evidence points to development to the west of P&D being the 

growth, for myriad reasons. 

2.43. Indeed, focal points for voicing public opinion such as the Member of Parliament for 
North Warwickshire, Craig Tracey MP, Members of the Dordon and Polesworth Parish 
Councils and The Polesworth Society have explicitly expressed within representations that 
constituents would prefer development to the west of P&D within the MG. 

2.44. In relation to the MG, Craig Tracey MP notes: 

events, I have come to believe that some residential development might 
be appropriate within the Meaningful Gap.  A great many residents of 
Polesworth and Dordon have said to me that they would prefer new 
residential development to be located on the western side of the villages 
rather than the eastern side as propose  

ely unpopular with local residents 
who have informed me that they value the countryside to the east of the 

 

2.45. The representations summarise the views of numerous constituents that Mr Tracey has 
spoken to in formulating the response and should carry significant weight. 

2.46. From an assessment of the representations submitted to the previous LP consultation, it is 
clear that a significant number of respondents support development of land west of P&D for 
housing, particularly that adjacent to BCBP.4   

2.47. Further evidence is provided by responses to the public consultation on the Site Allocations 
Plan Draft Pre-submission in June 2014.  At the time, 12 responses were received in support 
of allocating land immediately to the west of Dordon / north of BCBP for residential 

                                                      
4 Reference numbers DLP1, 16, 126, 128, 130, 136, 142, 143, 155, 156, 193, 211, 229, 230, 233, 244, 
245, 379, 380, 400 and 410 
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development.  That total does not include the significant number of respondents who 
opposed development to the east of P&D.  This constitutes over 6.5% of the total number of 
responses to the whole consultation exercise; a considerable portion of responses 
considering that this is a local issue only affecting the immediate area surrounding P&D and 
further still, given the smaller number of houses proposed  440 for P&D, as set out at policy 
NW5.5 

The Settlement Hierarchy approach 

2.48. The Settlement Hierarchy approach underpins many of the policies in the DSLP and has 
been an adopted policy of NWBC since NWLP066.  It has therefore been tested at 
Examination and been confirmed as the most appropriate strategy for distributing 
development sustainably throughout the borough.  This makes common sense, given that 
larger settlements have the greatest concentration of employment opportunities, shops and 
services and are generally best placed to assimilate new development sustainably. 

2.49. However, the DSLP seeks to depart from the Settlement Hierarchy approach stating in 
paragraph 7.7:  

Council has had to consider whether it is appropriate or possible that all 
the req  

2.50. This unnecessary departure from the Settlement Hierarchy approach is based on the flawed 
assessment of a MG between Tamworth and P&D.  As demonstrated by our own evidence 
base, land directly to the west of Dordon could be developed whilst maintaining and 
enhancing a MG and providing wider landscape, environmental and wellbeing benefits. 

Coalescence 

2.51. As illustrated by Figure 1 below, the relative distance between Tamworth and P&D would be 
much greater than that between P&D and Grendon, as perceived from the A5, if 

.  Figure 1 
Tamworth and P&D adjacent to the A5 

would be c.1,200m.  That is discounting the tree lined motorway cutting and proposed public 
open space allocation (OS1), which arguably contribute to the gap between the settlements.  
By contrast, the distance between P&D c.600m.7  These gaps 
would be experienced and perceived in the same manner as one travels along the A5 
between Tamworth and Grendon, meaning there is no discernible difference in importance 
of each to the prevention of coalescence, from the perspective of the A5. 

2.52. In light of this and the comments in relation to prevailing public opinion, above, consideration 
of the potentially harmful effects of reducing the gap between Tamworth and P&D should be 
given no greater consideration in the LP than the effects of reducing the gap between P&D 
and Grendon or indeed Grendon and Atherstone, which would undeniably occur should the 

 

                                                      
5 Reference numbers are DPSSA4, 11, 12, 33, 35, 53, 55, 66, 73, 78, 93 and 150. 
6 Local Plan 2006, Core Policy 2 - Development Distribution 
7 According to Indigo measurements using Google Earth 
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Fig. 1: proposed relative distances between Tamworth and P&D and P&D and Grendon 

 

Conclusions on Meaningful Gap Policy LP5 

2.53. Policy LP5 is borne out of a misinterpretation of the comments of the Inspector on the CS, 
wrongly seeking to introduce a spatial planning designation on land between Tamworth and 
P&D when clearly it was his intention that options for housing development between the 
settlements be explored.  The policy is an attempt to reintroduce a policy approach which 
has twice been rejected by an Inspector at Local Plan Examination as being evidentially 
unjustified and unnecessary.  The same is true of LP5. It is a form of green belt policy 
without the safeguards that the introduction of green belt would require and it is based upon 
flawed evidence base that starts from the a priori assumption that the gap is a propose 
policy, rather than forming the basis for consideration of what policy might then be justified. 

2.54. HE has commissioned NPA (Environmental Planners and Landscape Architects) to 
undertake a comprehensive appraisal of the evidence base documents, which underpin LP5.  
NPA conclude that neither of these documents employ best practice in assessing green 
gaps, ie the criteria set out in 

.  They also identify several errors of fact, methodology and 
inconsistencies in each document.  Overall, NPA concludes that the evidence is 
fundamentally flawed and does not provide a sound basis upon which to inform policy. 

2.55. Until the evidence base supporting the proposed MG under LP5 has been supplemented 
further, it would be inappropriate, unjustified and unsound to place a blanket spatial policy 
designation which presumes against anything other than minor development on land 
between Tamworth and P&D as proposed.  As such, the proposed MG policy designation, 
as defined on the Proposals Map, should be deleted and bullet point 1 deleted from LP5.  
Furthermore, bullet point 3 is Draconian in its terms, it is therefore unjustified and not the 
most appropriate strategy.  In accordance with the findings of previous Local Plan 
Inspectors, bullet point 3 should therefore also be deleted. 

2.56. That would leave unaltered the current policy approach in the CS, for which there is no 
evidence that it is in any way inadequate to secure the objectives of keeping separate 
communities separate. 
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2.57. Table 2 summarises the suggested amendments that Indigo consider to be necessary to 
make LP5 sound.  For clarity, LP5 is listed with deletions sought struck through and 
highlighted red and additions highlighted blue. 

Table 2 

Policy LP5 Meaningful Gap 

Why the matter is not sound: 

 Not most appropriate strategy, therefore unjustified; 
 Is not consistent with national policy, specifically paragraphs 158 and 188 of the 

NPPF; and 
 Not effective as it contradicts the Settlement Hierarchy approach. 

 

Modifications necessary to make the matter sound: 

 Delete bullet point 1 from LP5; 
 Delete bullet point 3 from LP5. 
 Delete MG designation from Proposals Map; and 

 
LP5 Meaningful Gap 
1) The Meaningful Gap between Tamworth and Polesworth and Dordon is defined on 
the Proposals Map. 
2) Any development to the west of Polesworth & Dordon must respect the separate 
identities of Polesworth and Dordon and Tamworth and maintain a meaningful gap 
between them. 
3) All new development within this gap should be small in scale and not intrude visually 
into the gap or physically reduce the size of the gap. 
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3. LP39 Housing Allocations 

Table 3 

Policy LP39 Housing Allocations 

Support   Object X 

Does this policy meet the tests of soundness at paragraph 182 of the NPPF? 

Yes   No  X 

Which tests does the policy fail? 

Positively Prepared  Justified  X 

Effective X 
Consistent with 
Policy 

 X 

Do you consider the Draft Submission Local Plan to be legally compliant? 

Yes  No X 

 

Alternative site  DLP299 land west of Dordon 

3.1. On the basis that appropriate development should be allowed between the settlements of 
P&D and Tamworth, and that this was the intention of the Inspector when suggesting a 
principal modification to NW19, HE provides the following evidence in support of proposals 
for c.400 houses and a significant amount of GI on land west of Dordon: 

 Landscape Character Assessment (ref. HID/NPA/10987), prepared by NPA; 

 Strategic Masterplan (ref. NPA 10987 300), prepared by NPA; 

 Strategic Master Plan - Design Statement (ref. 10987 HID), prepared by NPA;  

 Sustainability Plan, prepared by NPA; and 

 Letter from Bancroft Consulting (ref. CJB/F18015/310118), transport consultants. 

3.2. The land is (henceforth referred to as in the LP evidence 
base and is wholly within the ownership of HE who have promoted it for mixed-use 
residential development through the LP process.  The land, or part thereof, is also variously 
referred to as the Strategic Housing Land 
Availability Assessme Site Allocations Plan Preferred Options Development 
Plan Document, the LP evidence base and the DSLP. 

Proposals 

3.3. HE is proposing a comprehensive masterplan with multi-functional GI as an integral, and 
leading part, including its function as providing an area of MG as required by NW19.  The 
proposals include:  

 Residential development, adjoining, and well connected with Dordon.  Circa 400 
houses at a development density of 35 dwellings per hectare; 

 The relocation, within the Site, of existing allotments and sports facilities currently 
located to the south of the A5, as proposed in the DSLP (Employment Allocations 
E2 and E3 / OS1); 
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 Requisite community facilities, including replacement of Ashlea Community Meeting 
Room; 

 Significant further multi-functional GI (additional public open space, play area, 
wooded parkland and woodland belts); 

 Vehicular access points from A5 and western edge of Dordon and further pedestrian 
and cycle access/integration with existing network; and 

 Comprehensive sustainable drainage strategy, as appropriate and required. 

3.4. The proposals provide the opportunity for sustainable development that would have 
significant benefits, in terms of: 

 Provision of new market and affordable housing; 

 New multifunctional GI assets within the Site would provide a new landscape 
framework with trees and broad leaf woodland areas, with opportunities for 
recreation, leisure and sustainable drainage features; 

 The GI would provide (Sites of 
Importance for Nature Conservation, Ancient Woodland, etc) in the wider area; and  

 The landscape framework would also provide substantial landscape and visual 
mitigation for development, and soften the dominant urban edge west of Dordon. 

Sustainability 

3.5. We set out below, an assessment of the relative sustainability of the proposals at DLP299, 
with reference to the proposed Housing Allocations at P&D.   

Situation 

3.6. In the absence of a MG policy, development would be directed towards P&D and distributed 
around the whole of the settlement, accounting for the prevailing physical and environmental 
constraints such as BCBP and Core 42 to the south and the River Anker floodplain to the 
north-east.  In fact, putting aside draft Policy LP5 and the proposed MG, the most 
sustainable location for development at P&D would be immediately west of Dordon at 
DLP299, due to the close proximity of existing services and facilities nearby.  

3.7. The submitted Sustainability Plan and Table 4 below, illustrate the proximity of key services 
and facilities locally.   

3.8. Within 400 m8 (5 min easy walk time9) of DLP299 is Browns Lane & New Street Shopping 
parade (proposed Neighbourhood Centre  LP21), Dordon Doctors Surgery, Dordon Institute 
Social Club, Dordon Village Hall, The Dordon Club, Dordon Library, Ashley Community 
Centre, , Dordon Primary School, existing and proposed open space 
provision (including allotments and playing fields), bus stops along Kitwood Avenue, direct 
access onto the A5 trunkroad and foot/cycle access to the major employment areas of BCBP 
(6,500 existing jobs) and Core 42 (estimated 1,000 jobs when completed). 

3.9. Slightly further away but still within 1,000 m (10 min moderate walk time10) are Polesworth 
School, Birchwood Primary School, Polesworth Sports Centre and Tamworth Logistics Park 

                                                      
8 According to Indigo measurements using Google Earth 
9 According to www.verywellfit.com/convert-miles-to-kilometers-and-walking-time-3876685  
10 According to www.verywellfit.com/convert-miles-to-kilometers-and-walking-time-3876685  
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(estimated 1500 jobs when developed). 

Table 4  distances from DLP299 
Community Service Description Distance from 

DLP29911 

Within five easy 
12 

Browns Lane & New 

Street Shopping 

parade 

Historic and cultural centre 

of Dordon, focus of shops 

and services 

170 metres Yes 

Kitwood Avenue 

Recreation Ground playground 

On boundary Yes 

Dordon Primary School Including public access 

swimming pool 

220 metres Yes 

Birchwood Primary 

School 

Including Birchwood Pre-

School 

450 metres 7 minutes 

Polesworth School  700 metres 10 minutes 

 

Polesworth Sports 

Centre 

 700 metres 10 minutes 

Dordon Doctors 

Surgery 

 400 metres 6 minutes 

Ashley Community 

Centre 

Local Centre for 

Community 

15 metres Yes 

Birch Coppice Playing 

Fields - existing 

Clubhouse, function rooms 

(weddings, birthdays, etc.), 

bowls lawn and football 

itches  

140 metres Yes 

Birch Coppice 

Allotments 

 15 metres Yes 

Dordon Village Hall Events, consultation 

exhibitions, Parish Council 

meetings, etc 

170 metres Yes 

BCBP and Core 42 6,500 existing jobs + 1,000 

when Core 42 completed 

100 metres Yes 

 

3.10. Clearly, the Site is in a highly sustainable location near to the vast majority of existing and 
proposed services and facilities at D&P. 

Site 

3.11. DLP299 is formed of relatively flat agricultural land and so and would require limited 
reprofiling.  By comparison, land west of is, in places, formed of undulating hills which would 
require a greater level of engineering and earthworks. 

3.12. The quality of the agricultural land is understood to be Grade 3b, ie not the Best and Most 
Versatile  land.  

Scale / social impact 

3.13. The proposals comprise c.12 ha of residential development (400 dwellings at 35 dwelling / 
ha), reprovision of 3.5 ha playing fields and 1.5 ha allotments as well as significant additional 
GI (additional public open space, play area, wooded parkland and woodland belts).  In total, 
it is envisaged that the development (including significant new GI) could cover an area of 20-
30 ha although, in reality, only c.12 ha of would be developed for residential use.   

                                                      
11 According to Indigo measurements using Google Earth 
12 According to www.verywellfit.com/convert-miles-to-kilometers-and-walking-time-3876685  
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3.14. By comparison, Site Allocation H7 would cover an area of 160.8 ha and would deliver 2,000 
houses.   

3.15. We refer to the 
Draft Submission Version: Sustainability Appraisal Report (December 2017).  At para. 5.17, 
it is noted: 

six sites have been chosen as site allocations in the Local Plan. All of 
these sites, except site POL/DOR1B, are considered to be small (under 
5ha). Ten unallocated site options [including DLP299]13 are considered to 
be large (over 5ha), and due to this, generally generate more significant 
negative effects than the other options but fewer significant positive 
effects than smaller sites, particularly against the social objectives. The 
remaining unallocated sites are considered to be small sites (less than 
5ha). 

3.16. Of the six chosen sites, POL/DOR1B, DOR25 and POL3 now form H7.  Although separate 
sites for the purpose of the Sustainability Appraisal , they have contiguous boundaries 
and are identified as a single site allocation within the DSLP.  However, the sites were 
assessed separately as part of the SA and were wrongly noted as generating less significant 
negative effects and more significant positive effects, particularly against the social 
objectives, due to their small size.  This is a significant error in methodology which brings 
into question the validity of the SA.  The sites have wrongly benefitted artificially from this 
flawed approach and thus been taken forward without full consideration being given to the 
real implications in sustainability terms. 

3.17. The underlining point put forward at para. 5.17 of the SA is that negative effects of 
development, particularly in relation to social matters, increase with the scale of 
development.  Evidence of this is provided by the well publicised local opposition to the 
proposed development east of P&D
the Bui , as well as the significant number of comments to that effect to the last LP 
consultation in January-March 2017.  H7 is a significant Site allocation in comparison to the 
existing size of P&D and the resulting social up-cry has been correspondingly large.  It 
follows, therefore, that H7 will generate considerably more significant negative effects and 
considerably less significant positive effects than DLP299. 

Form 

3.18. As illustrated on the submitted Sustainability Plan, the Site is surrounded on three sides by 
the built form of Dordon and BCBP / Core 42 and essentially forms a possible  

3.19. To the north-east, east and south-east of the site is the urban edge of Dordon.  This was 
recently extended following completion of redevelopment of the former Dordon ambulance 
station adjacent to the A5 for 14 dwellings (app. ref. PAP/2015/0478), meaning the extent of 
the developed area now stretches south of the Site. 

3.20. South of the A5, to the south-west and south of the Site are the established industrial estates 
of BCBP and Core 42, as identified at LP12. To the north of the Site are the playing fields of 
Polesworth School / Polesworth Sports Centre, which although open land are in a use 
associated with settlement. 

3.21. Infilling is identified as one of the exceptional types of development which may be 
considered appropriate within the green belt under para. 89 of the NPPF.  It follows, 
therefore, that the Site is appropriate for some infill development at the very least. 

                                                      
13 Text added by Indigo 
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Landscape 

3.22. An appropriate amount of development immediately west of Dordon could facilitate and 
include substantial landscaping north of the A5 and along the western boundary of the 
settlement, establishing a defensible boundary along the edge of P&D and provide a better 
transition into the large green gap that would remain between there and Tamworth  as 
illustrated by the Strategic Masterplan.  It would also provide an opportunity to screen 
existing skyline development associated with Dordon.  These points were acknowledged by 
the Inspector, in his report on NWLP06, noted above (para. 2.5). 

3.23. Further evidence is provided by the North Warwickshire Landscape Character Assessment 
NW ) Moderate landscape sensitivity 14.  This is 

defined in the NWLCA as:  

all capacity for change with potential for development within 
pockets of land with appropriate mitigation, but there may be sensitive 
landscape components and or visual constraints that may limit the scope 

 15 

3.24. Under the NWLCA, DLP299 is located within landscape sub-unit Set out below is the 
commentary in the NWLCA in relation to the suitability of sub-  for development and 
opportunities that exist for GI and landscape improvements:  

 

Generally lower sensitivity through lack of facilities, but widely open and 
visible. Some limited development could provide a more successful 
settlement edge. New built development may be possible, linked to the 
existing settlement on the higher ground. 

Maximum 2 storey would link with existing settlement, brick or tile 
appropriate. Open space and Green Infrastructure should be located on 
the edge of the area, to provide a softer settlement edge and to link the 
settlement better into the landscape. A varied urban edge and urban form 

16 

3.25. In terms of landscape value therefore, DLP299 presents the most significant opportunity to 
enhance the landscape within the MG, particularly views when entering the Borough and up 
towards Dordon from the A5. 

Access / infrastructure 

3.26. As illustrated by the Strategic Masterplan, the proposals give rise to the need for very little 
associated infrastructure, primarily comprising a new access junction from the A5 and 
potentially a secondary and tertiary vehicular and/or cycle/pedestrian access onto Ashlea 
and Barn Close.  Developing the Site would therefore allow for a relief road to be built linking 
the A5 with Ashlea and/or Barn Close, taking traffic away from Long Street which has known 
capacity issues.17 

3.27. HE has instructed Bancroft Consulting to undertake an initial assessment of whether 
satisfactory access could be delivered to serve a potential development of up to 400 
dwellings at DLP299.  We refer to the submitted letter from Bancroft Consulting (ref. 
CJB/F18015/310118), w safe and 

                                                      
14 NWLCA, Figure 13 
15 NWLCA, p.10 
16 NWLCA, p.101 
17 Strategic Transport Assessment Modelling Analysis and Overview, October 2017, Vectos Microsim 
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which form H7) in terms of the level of local priority habitat.19  Furthermore, it contains no 
national priority habitats, whereas DOR25, which forms part of H7, has extensive coverage 
of national priority habitat  64.96%.   

3.37. minimise impacts 
on biodiversity and geodiversity by preserving, restoring and re-creating priority habitats, 
through development plan policies. 

Leisure and open space 

3.38. The proposals incorporate relocation of existing allotments and sports facilities, as well as 
significant new GI in the form of (additional public open space, play areas, wooded parkland 
and woodland belts).  The proposals fully accord with the requirements of LP24, which 

provide a range of new on-site recreational provision
accessible to all users LP1 is provision of GI, open space 

and sports and recreation facilities. 

Conclusions  

3.39. HE is proposing allocation of c.400 houses and a significant amount of GI on land west of 
Dordon, part of DLP299.  The proposals are supported by evidence that demonstrates the 
site can be delivered as a sustainable urban extension to Dordon, generating significant 
planning benefits in terms of: 

 Support for the historic cultural and commercial centre of Dordon; 

 Landscape enhancements to soften the urban edge of Dordon; 

 Reprovision of existing allotments and playing fields, as well as significant new 
multifunctional GI assets (tree planting and broad leaf woodland areas, with 
opportunities for recreation, leisure and sustainable drainage features); 

 A 
Conservation, Ancient Woodland, etc) in the wider area; and  

 Provision of new market and affordable housing. 

3.40. Conversely, there are significant known issues with delivery of H7 in terms of subterranean 
coal reserves, historic opencast mining, consequent contamination and made ground, 
ecologically sensitive sites, designated heritage assets and inadequate infrastructure 
provision, which bring into question its deliverability.  There is also considerable local 
opposition to the proposals. 

3.41. It is demonstrated above that the Site is in a highly sustainable location, within walking 
distance of numerous local services, facilities and opportunities for work.  Furthermore, that 
there are no known underlying issues with the Site in terms of ecology, landform, 
infrastructure or deliverability and that it essentially form an infill site.  Furthermore, that there 
is local support for development here  see para. 2.41-2.47 above.  Accordingly, c.20 ha of 
land west of Dordon, part of DLP299, should be allocated for delivery of 400 houses at 
LP39. 

3.42. Table 5 summarises the suggested amendments that Indigo consider to be necessary to 
make LP39 sound.  For clarity, LP39 is listed with additions highlighted blue. 

 
 

                                                      
19 Draft Submission Version Sustainability Appraisal Report, Table 5.23, p.148 
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Table 5 

Policy LP39 Housing Allocations 

Why the matter is not sound: 

 Not the most appropriate strategy, therefore unjustified; and 
 Does not accord with para. 117 of NPPF. 

 

Modifications necessary to make the matter sound: 

 Allocate land west of Dordon at DLP299 for housing, incorporating a significant 
amount of GI to preserve and enhance MG. 

 
LP39 Housing Allocations 
 
The following sites are allocated for housing and shown on the Proposals Map: 

Area (ha) No 
Category 1 - Market Towns 
Polesworth & Dordon 
H_ Land west of Dordon, inc. 1.5 ha allotments and 3.5 ha playing fields         c.20 ha  400 
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4. New Policy LP39 (a) Reserve Housing Sites 

Table 6 

Policy LP39(a) Reserve Housing Sites 

Support   Object X 

Does this policy meet the tests of soundness at paragraph 182 of the NPPF? 

Yes   No  X 

Which tests does the policy fail? 

Positively Prepared   Justified  X 

Effective  X 
Consistent with 
Policy 

 X 

 

4.1. LP39 (a) Reserve Housing Sites  that, as noted at para. 14.9 of 
housing land can alter and change over the Plan period

further evidence that some the housing site allocations, identified at LP39, have issues of 
deliverability and viability  as per comments relating to H7 above. 

4.2. Site RH1 proposes delivery 360 house on a site of 21.6 ha, including delivery of a new dual 
carriageway to the north of the site linking the A5 east and west of Grendon  Grendon 
bypass.  The cost of the proposed bypass is listed at within the Strategic Transport 
Assessment20 as £57,000,000.  It is noted at para. 5.31 (p.45) of the Strategic Transport 
Assessment that consideration needs to be given to how the bypass will be funded.  Clearly, 
360 houses would not be sufficient to fund the bypass and it is unlikely that the number of 
houses proposed would bring the proposals into the realms of the Housing Infrastructure 
Fund, which awarded to local authorities on a highly competitive basis.  With no 
consideration having been given to how the proposed bypass will be funded, LP39 (a) is not 
deliverable and therefore not effective.  Consequently, LP39 (a) contradicts para. 182 of the 
NPPF. 

4.3. Table 7 summarises why LP39 (a) is unsound and the modifications that Indigo consider to 
be necessary to make the DSLP sound. 

Table 7 

Policy LP39(a) Reserve Housing Sites 

Why the matter is not sound: 

 Not the most appropriate strategy, therefore unjustified; and 
 Not consistent with para. 182 of the NPPF; and 
 Not deliverable, therefore not effective. 

 

Modifications necessary to make the matter sound: 

 LP39 (a) should be deleted in its entirety and additional housing sites allocated 
under LP39. 

 

                                                      
20 Table 20, p44, Strategic Transport Assessment Modelling Analysis and Overview, October 2017, 
Vectos Microsim 
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5. LP6 Amount of Development 

Table 8 

Policy LP6 Amount of Development 

Support   Object X 

Does this policy meet the tests of soundness at paragraph 182 of the NPPF? 

Yes   No  X 

Which tests does the policy fail? 

Positively Prepared X  Justified  X 

Effective   
Consistent with 
Policy 

 X 

 

Employment land 

5.1. The safeguarding routes for HS2 phase 2 from Crewe to Manchester and the West Midlands 
to Leeds are incorporated in the DSLP Proposals Map and the background to HS2 is set out 
at paragraphs 2.9-2.11 of the DSLP. 

5.2. The route of HS2 phase 2b will in due course give rise to loss of 8.5 ha of existing 
employment land at Centurion Park, Tamworth (adjacent to J10 of the M42).  The site was 

ocations Pre-
Submission Plan June 2014 and has subsequently been developed out.  Given the plan 

land lost to the route of HS2 phase 2, which is due to be implemented during the plan period.  
At the very least, therefore, this contingency should account for the 8.5 ha of employment 
land which will be lost at Centurion Park.   

5.3. It is noted that paragraph 2.11 of the DSLP states: 

 HS2 takes place, it will 
impact on a number of properties. The Council will work with owners to 

 

5.4. A suitable location for the reallocation of this employment land would be on the opposite side 
of the M42, north-east of J10.  This land is within the ownership of HE and is available for 
development (LP site ref. SLR107/DLP299), having been promoted for development during 
the DLP consultation in March 2017 and again now.  The site is identified as a Potential 
Future Opportunity  on the submitted Strategic Masterplan and Strategic Masterplan  
Design Statement. 

5.5. Since the publication of the CS, North Warwickshire has also been requested (although a 
formal agreement has yet to be made) to provide employment land for neighbours Tamworth 
Borough Council (up to 14 hectares) and Coventry City Council (up to 29 
hectares), as outlined at para. 2.15 of the 

at LP6 should therefore be increased 
to account for a portion of the land requirements from TBC and CCC, in accordance with the 
Memorandum of Understanding agreed with each respective local authority.   

Motorway Service Area 

5.6. The route of HS2 phase 2b also crosses the site of Tamworth Services, the Motorway 
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Service Area operated by  located north-west of J10 of 
the M42.  The safeguarding route covers the whole of the MSA, which would be demolished 
to make way for HS2 but would leave a free-standing Travelodge Hotel (including 
conference facilities).  Although it technically could remain, the hotel will be made unviable 
as its business model is predicated on its proximity to the MSA and the trade which it 
generates. 

5.7. Following the publication of the Government guidance contained within Department for 
Transport Circular 02/2013, there is no longer a requirement to demonstrate need in 
promoting new MSA sites.  Conversely, the need for MSAs is set out in Annex B to the 
Circular 02/2013.  This requires the spacing between MSAs for safety and welfare of 
motorists to be no greater than 28 miles (para. B6).  In the absence of Tamworth MSA the 
distance between Donnington Park MSA and Hopwood Services MSA would be 46 miles.  At 
the moment, Tamworth sits 25 miles from Hopwood MSA and 21 from Donnington Park 
MSA so it is strategically placed to serve the M42 particularly north of the M6. 

5.8. Although a number of years away, it is important for the LP to make provision for a 
replacement Moto MSA as HS2 will be implemented during the plan period.  We note that no 
reference is made in the DSLP for the replacement of the MSA.  Clearly, The NPPF requires 
LPAs to promote sustainable transport polices in their Development Plans. Paragraph 31 
states: 

providers to develop strategies for the provision of viable infrastructure 
necessary to support sustainable development, including large scale 

of roadside facilities for motorists should be the safety and welfare of the 
 

5.9. Accordingly, LP6 has not been positively prepared as it does not meet the need for new 
MSA provision, nor is it consistent with national policy or the most suitable strategy.  In this 
regard, the LP6 is unsound. 

Land north-east of J10 M42 

5.10. The site identified as a Potential Future Opportunity  on the submitted Strategic Masterplan 
is ideally placed to relocate the displaced Tamworth Services (MSA) and associated 
Travelodge Hotel.  HE has been in discussions with Moto regarding the possible relocation 
and have reached a position where both parties can promote the site through the DSLP 
consultation  please refer to the l
Appendix 3.  Initial highways modelling has also been undertaken, as well as works which 
confirm the site could incorporate significant amount of GI, including screening, tree planting 
and landscaping, to mitigate any potential visual impacts. 

5.11. The MSA would require around 8 ha of land21.  HE proposes the land should be zoned for 
employment purposes and specifically for a MSA adjoining the north-east quadrant of J10. 

5.12. Table 9 summarises the suggested amendments that Indigo consider to be necessary to 
make LP6 sound.  For clarity, LP6 is listed with proposed deletions struck through and 
highlighted red and additions highlighted blue. 

Table 9 

Policy LP6 Amount of Development 

Why the matter is not sound: 

                                                      
21 , attached at Appendix 3 
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 It is not the most appropriate strategy and is therefore unjustified; 
 It does not provide for a relocated MSA on the M42 and is therefore not positively 

prepared; 
 It is out with paragraph 31 of the NPPF and Circular 02/2013, therefore not 

consistent with national policy; and 
 It does not meet the objectively assessed need for employment land. 

 

Modifications necessary to make the matter sound: 

 Addition of 8.5 ha employment land to account for sites that will be lost when 
HS2 Phase 2b is built; 

 Additional employment land to address some of the need which cannot be met 
by TBC (14 ha) and CCC (29 ha), in accordance with MoUs; and 

 Addition of 8 ha employment land, purposed for a MSA. 
 
LP6 Amount of Development 
 
Between 2011 and 2033 there will be: 

 a minimum of (5280 + 528) 5808 dwellings (net) will be built by 2033; 
 there is an aspiration to deliver a further 3790 dwellings; and, 
 around 100 130 hectares of employment land. 

 
Between 2011 and 2028, 9 residential and 5 transit Gypsy and Traveller pitches will be 
provided  
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6. LP40 Employment Allocations 

Table 10 

Policy LP40 Employment Allocations 

Support X  Object X 

Does this policy meet the tests of soundness at paragraph 182 of the NPPF? 

Yes   No X 

Which tests does the policy fail? 

Positively Prepared  X Justified X 

Effective   
Consistent with 
Policy 

 X 

E2 Land to the west of Birch Coppice, Dordon 

6.1. HE fully supports the allocation of E2 for employment purposes.  The site includes a 3.6 ha 
agricultural field within the freehold ownership of HE, and is adjoined by 1.5 ha of municipal 
allotments owned by NWBC.  HE also supports the reciprocal proposed relocation of the 
whole of the 1.5 ha allotments to land north of the A5 immediately west of Dordon which is 
within its ownership, referred to ion E2  see Figure 2 below. 

6.2. E2 extends west from BCBP, an established industrial estate identified at LP12.  E2 is in a 
highly accessible and sustainable location, less than a mile from J10 of the M42 and close to 

Tamworth and P&D (a Category 1 Settlement), meaning there is a readymade work force 
nearby. 

Fig. 2  
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6.3. Development of E2 would first require the relocation of the allotments to OS1.  To that end, 
discussions have been ongoing with NWBC and Birch Coppice Allotment Association 

in principle by all parties  we understand BCAA have submitted representation to the DSLP 
consultation to that effect.  As such, the mandatory criterion in section 8 of the Allotments 
Act 1925 are satisfied  ie that adequate provision can be made for the allotment holders 
displaced.   

6.4. Furthermore, all the considerations set out in the Department for Communities Local 
Government  
can also be satisfied.  This is that the proposed new site is commensurate in size with the 
site to be lost, is within 0.75 miles of the existing site, is easily accessible to all members of 
the community (including the elderly and disabled), supported by existing plot-holders and 
available for the use proposed. 

6.5. Initial proposals for the location of the allotments on land immediately west of Dordon have 
been agreed with NWBC and BCAA and are therefore incorporated into the Strategic 
Masterplan prepared by NPA, submitted with this Statement  
Delivery Programme with NWBC and BCAA, which sets out broad 

period.  The programme envisages switchover in late 2019/early 2020, which will free up E2 
for employment development in mid-2020. 

6.6. Relocation of the allotments to the more sustainable and inclusive location adjoining the 
settlement of P&D will make the facility more easily accessible for local residents, in 
accordance with para. 30 of the NPPF.  The proposals will also encourage sustainable 
methods of transport (such as walking and cycling) and provide ease of access to residents 
without access to private vehicles and the disabled. 

6.7. Relocation also presents an opportunity to improve and enhance the allotments with 
provision of a communal storage facility, toilets and formalised car parking.  These 
improvements, along with numerous other enhancements, have been agreed between HE, 
NWBC and BCAA.   

6.8. In light of the above, E2 is a suitable and deliverable location for employment uses and is 
justified and effective, in accordance with NPPF paragraph 182.  The proposed allocation is 
justified and effective and accordingly, it should be retained at LP40. 

E3 Land including playing fields south of A5 Dordon 

6.9. HE fully supports allocation of the playing fields south of Dordon for employment uses.  The 
site extends to 3.5 ha of playing fields and associated clubhouse and car park facilities.  HE 
also supports the reciprocal proposed relocation of the whole of the 3.5 ha playing fields and 
facilities to land north of the A5 immediately west of Dordon which is within freehold 
ownership of the company, referred to . 

6.10. As with E2, sits adjacent to the A5 trunkroad and two established industrial estates identified 
at LP12, Core 42 to the west and BCBP to the south  see Figure 2 above.  The site is, 
therefore, highly accessible and benefits from close proximity to BIFT and 
Tamworth/Polesworth with Dordon.   

6.11. Over time, as the neighbouring industrial estates have grown, the surrounding land has 
become progressively developed to the point where today the playing fields are surrounded 
on three sides by large scale industrial warehouses.  The site is therefore well suited for 
release for employment uses, which would facilitate provision of new and improved playing 
field facilities on land north of the A5. 
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6.12. HE have entered into discussions with the freehold owners of the site, the Coal Industry 

Trustees who are the effective long-leaseholders of the site, responsible for its management 
and day-to-day running.  CISWO has confirmed it supports the proposed land swap and 
following a meeting between Birch Coppice Trustees and HE in January 2018, the trustees 
have submitted representations to the DSLP consultation in support of the proposed land 
swap  HE fully endorses their representations.   

6.13. HE will continue the dialogue with the Birch Coppice Trustees and CISWO to agree a 
suitable location and design for the new facility and a programme for its promotion and 
delivery within the plan period.  The submitted Strategic Masterplan shows one possible 
solution of how the playing fields and facilities could be incorporated into wider proposals for 
land west of Dordon, although in really, several viable locations exist at . 

6.14. As with the allotments, relocating the playing fields to a more sustainable and inclusive 
location adjoining P&D will make the facility more accessible for local residents, in 
accordance with para. 30 of the NPPF.  At the same time, it would potentially bring this 
important local leisure facility into greater use, thus securing its long-term future.  The 
proposals will also facilitate new and improved clubhouse facilities which will further 
encourage use by the local community.  The approach is therefore supported by the policy 
framework of the NPPF, which seeks to promote sustainable and inclusive development. 

6.15. E3 is a suitable and deliverable location for employment uses, being promoted as such by 
the freehold and long-leasehold owners.  The proposed allocation is justified and effective 
and should be retained at LP40 accordingly. 

New Employment Allocation  MSA 

6.16. In accordance with our comments in relation to LP6, LP40 should list an additional 
employment allocation of 8 ha22 zoned specifically for provision of a relocated MSA on land 
north-east of J10. 

6.17. Table 11 summarises the suggested amendments that Indigo consider to be necessary to 
make LP40 sound.  For clarity, LP40 is listed with proposed deletions struck through and 
highlighted red and additions highlighted blue. 

Table 11 

Policy LP40 Employment Allocations 

Why the matter is not sound: 

 It is not the most appropriate strategy and is therefore unjustified; 
 It does not provide for a relocated MSA on the M42 and is therefore not positively 

prepared; and 
 It is out with paragraph 31 of the NPPF and Circular 02/2013, therefore not 

consistent with national policy. 
 

Modifications necessary to make the matter sound: 

 Addition of 8 ha employment land, purposed for a MSA. 
 
LP40 Employment Allocations 
Category 1  Market Towns 
Atherstone 
E1 Land south of Rowlands Way east of Aldi (for Aldi expansion) 6.6ha 
Polesworth / Dordon 
E2 Land to the west of Birch Coppice, Dordon 5.1ha 
E3 Land including site of playing fields south of A5 Dordon, adjacent to Hall End Farm  
Core 42 3.5ha 

                                                      
22 , attached at Appendix 3 
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Category 2  Adjacent adjoining settlements 
E4 Land to the south of Horiba MIRA Technology Park & Enterprise Zone 42ha 
 
E5 Lane north-east of J10 M42 to replace Tamworth Motorway Service Area 8ha 
 
TOTAL 57.2 
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7. E2 Land to the west of Birch Coppice, Dordon 

Table 12 

E2 Land to the west of Birch Coppice, Dordon 

Support  X Object  

Does this policy meet the tests of soundness at paragraph 182 of the NPPF? 

Yes   No X 

Which tests does the policy fail? 

Positively Prepared   Justified X 

Effective   
Consistent with 
Policy 

  

 

7.1. HE fully supports the proposed allocation of E2 for employment purposes.  As noted in 
section 6, the site is sustainably located, is suitable for the proposed uses and is deliverable 
within the plan period. 

Access 

7.2. The second para. of site allocation E2 states: 

Arley Drive off Danny Morson Way and not via a separate new access 
onto the A5  

7.3. The requirement for E2 to be accessed via Arley Drive, BCBP is not supported by adequate 
evidence and should be deleted.  Access could conceivably be provided, solely or in part, via 
a new junction directly from the A5.   

7.4. The A5 trunk road is part of the strategic road network, under the jurisdiction of Highways 
England.  It is for Highways England to determine whether, or not, E2 can be accessed 
directly from the A5.  This exercise would be carried out through pre-application consultation 
with Highways England and/or a subsequent planning application for development of E2.  
HE have instructed transport consultants, Bancroft Consulting to assess the potential for 
delivering suitable access directly from the A5 and this exercise has demonstrated how, via 
a series of technical drawings, a number of options could be possible. 

7.5. Bancroft Consulting have identified how the provision of a dedicated new access junction at 
the A5 could, lead to traffic calming, better all-round access for pedestrians and cyclists, and 
road safety benefits, whilst also assisting with the flow of traffic through this section of the 
A5.  This point is accepted at para. 1.41 of the North Warwickshire Borough Council Local 
Plan Strategic Transport Assessment (October 2017), prepared by Vectos Microsim which 
states: 

are undertaken, once the appropriate level of development is identified 
through the local plan, to establish the benefit, or otherwise, of delivering 
a signal strategy at some or all of the junctions along the A5 between 

 

7.6. In due course a comprehensive technical assessment of the potential development, 
including access layouts and corresponding traffic impact, would be undertaken and agreed 
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with Highways England.  Until such an exercise is undertaken and a signal strategy has 
been prepared, the potential benefits, or otherwise, of a new direct access from E2 to the A5 
cannot be ruled out.   

7.7. Paragraph 32 of the NPPF makes it clear how development should provide 
 and that it 

  So, subject to the proposed 
access layout bein
corresponding traffic generation not creating any severe change in conditions, the scheme 
should be considered acceptable.  Therefore, until the cumulative effects of any proposed 
new junction from E2 to the A5 are assessed, its acceptability cannot be categorically ruled 
out. 

7.8. Site allocation E2 prejudices the right and proper exercise of assessing alterations to this 
part of the strategic highway network without sufficient evidence to support the policy 
position.  It is not the most appropriate strategy and is therefore unjustified.  In order to make 
the plan sound, the second para. of site allocation E2 should be deleted. 

Delivery of new allotments 

7.9. At paragraph 14.48, the DSLP states that: 

The existing allotments must be replaced and relocated to the alternative 
location to the north of the A5, prior to any redevelopment proposal being 

 

7.10. There are a number of planning, commercial and common-sense reasons for allowing 
planning applications for new allotments at OS1 and employment proposals at E2 to be 
determined at the same time, given the interconnected nature of the two site allocations.  
The applications would be assessed on their respective merits and would only be granted if 
deemed to be appropriate.  The council retains full control over this process, so can ensure 
that the allotments are delivered prior to lawful commencement of works or occupation of 
any unit at E2. 

7.11. A satisfactory means by which to ensure the timely delivery of new allotments could be a 
planning obligation attached to both land ownerships at E2.  The obligation could, subject to 
agreement by HE and NWBC, preclude development works or occupation of units at E2 until 
the new allotments are provided for occupation by BCAA at OS1.  Such planning obligations 
are commonplace and would meet the statutory tests set out at the Community Infrastructure 
Levy Regulations 2010, as well as the policy tests at para. 204 of the NPPF. 

7.12. This approach would also provide the necessary commercial security to facilitate forward 
funding of the new allotments; ie delivery of the new allotments is predicated on planning 
permission for employment proposals at E2.  Furthermore, viability of the respective 
developments is interlinked.  Any planning application(s) may need to address viability on a 
holistic basis for both sites, based on fixed scheme design for each, in order to determine 
the likely costs involved and thus calculate appropriate S106 contributions without 
undermining deliverability.   

7.13. The requirement at para. 14.48 is overly onerous, it is not the most appropriate strategy for 
delivery of new allotments, it is therefore unjustified and should be deleted. 

7.14. Table 13 below summarises the suggested amendments to Site Allocation E2.  For clarity, 
para.14.48 and Site Allocation E2 are listed with proposed deletions struck through and 
highlighted red and additions highlighted blue. 
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Table 13 

E2 Land to the west of Birch Coppice, Dordon 

Why the matter is not sound: 

 Not the most appropriate strategy and therefore unjustified.  
 

Modifications necessary to make the matter sound: 

 Delete text from para. 14.48 of the DSLP; and 
 Delete the second para. from E2 policy wording. 

 
Paragraph 14.48 
 

These will need to be replaced subject to further consultation with alternative provision 
being provided at a more accessible location close to existing residential areas. The 
existing allotments must be replaced and relocated to the alternative location to the north of 
the A5, prior to any redevelopment proposal being granted. In association with employment 
proposals E2 and E3 land north of the A5 off Browns 
suitable location and is identified for their replacement and identified on the Proposals Map 
as OS2 OS1. 
 
E2 Land to the west of Birch Coppice, Dordon 
 
Approximately 5.1 hectares are allocated for employment purposes on land to the 
immediate west of Birch Coppice south of the A5 at Dordon. Landscaping will be required 
along the A5 and to the residential properties on the A5. Replacement allotments will be 
required to be provided to land north of the A5, identified as site OS1 on the proposals 
map. 
 
Access to the site must be via the current Birch Coppice service road, Arley Drive off Danny 
Morson Way and not via a separate new access onto the A5 Watling Street. 
 
Identify a Site opportunity for accommodating open space/recreation uses involving 
relocation from land south of A5 to land north of A5, to facilitate improved recreational 
provision and facilitating employment and/or mixed development opportunities. 
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8. E3 Land inc. playing fields south of Dordon 

Table 14 

E3 Land including playing fields south of A5 Dordon, adjacent to Hall End Farm 

Support X Object  

Does this policy meet the tests of soundness at paragraph 182 of the NPPF? 

Yes X No   

 

8.1. HE fully supports the proposed allocation of E3 for employment purposes.  As noted in 
section 6, the site is sustainably located, is suitable for the proposed uses and is deliverable 
within the plan period. 

8.2.  , both in the title and body-text of the site allocation should be 

associated with Hall End Farm have been converted to business purposes or demolished 
following the grant of planning permission for Core 42, in April 2014.  Core 42 is now under 
construction, with the first building, Core 2 due to be completed imminently.  Hall End Hall, 
the house which pre-dates the farm buildings/use at the site remains, adjacent to Core 42, 
but is not referred to in E3.  Furthermore, it is not Hall End Hall but Core 42 which adjoins E3 
so the text should be modified accordingly. 

8.3. Table 15 summarises the suggested amendments to Site Allocation E3.  For clarity, E3 is 
listed with proposed deletions struck through and highlighted red and additions highlighted 
blue. 

Table 15 

E3 Land including playing fields south of A5 Dordon, adjacent to Hall End Farm 

Modifications necessary: 

 Hall End Farm from the title and body-text of site allocation E3 
 

 
E3 Land including site of playing fields south of A5 Dordon, adjacent to Hall End 
Farm Core 42 
 
Site of playing fields south of the A5 at Dordon (3.45 hectares), adjoining Hall End Farm 
Core 42 and Birch Coppice is allocated as an employment site, for low intensity, small 
scale, primarily B1, research and development uses, appropriate to the location reflecting 
the proximity with existing leisure and residential development and accessed off the 
adjoining employment site.  The existing recreation use will be replaced and relocated to an 
alternative location north of the A5, identified as site OS1 on the proposals map, prior to 
any redevelopment proposal. 
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9. LP11 Economic Regeneration 

Table 16 

Policy LP11 Economic Regeneration 

Support   Object X 

Does this policy meet the tests of soundness at paragraph 182 of the NPPF? 

Yes   No X 

Which tests does the policy fail? 

Positively Prepared   Justified X 

Effective   
Consistent with 
Policy 

X 

 

9.1. HE agrees with the provision of policy support for farm diversification and the expansion of 
rural businesses at LP11.  This approach is advocated at paragraph 28 of the NPPF which 

support the sustainable growth and expansion of all types of business and 
enterprise in rural areas .  However, this should apply to rural businesses of all types and 
sizes small scale rural business .  To be in accordance with paragraph 28 of 
the NPPF, which makes no reference to scale, t small scale  should be deleted 
from the third paragraph of the policy. 

9.2. Policy support for farm diversification and the expansion of rural businesses of all types and 
sizes also accords with recent changes to planning legislation, brought in to allow change of 
use of agricultural buildings to alternative uses through permitted development.  These are 
the measures brought in by changes to The Town and Country Planning (General Permitted 
Development) (England) Order in 2015, which allow change of use from agricultural 
buildings to several commercial and residential uses, subject to prior approval. 

9.3. Table 17 summarises the suggested amendments that Indigo consider to be necessary to 
make LP11 sound.  For clarity, LP11 is listed with proposed deletions struck through and 
highlighted red. 

Table 17 

Policy LP11 Economic Regeneration 

Why the matter is not sound: 

 It is not the most appropriate strategy and is therefore unjustified; and  
 It does not accord with paragraph 28 of the NPPF. 

 

Modifications necessary to make the matter sound: 

 from paragraph 3 of LP11. 
 
LP11 Economic Regeneration 
 
Support and encouragement will be given to small scale rural businesses to expand where 
this does not impact detrimentally on the countryside character in environmental or 
sustainable terms. 
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10. LP12 Employment Areas 

Table 18 

Policy LP12 Employment Area 

Support X Object  

Does this policy meet the tests of soundness at paragraph 182 of the NPPF? 

Yes   No   

Which tests does the policy fail? 

Positively Prepared   Justified  

Effective   
Consistent with 
Policy 

  

 

10.1. HE fully supports the identification of Core 42 as an existing industrial estate at LP12.  
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11. LP13 Rural Employment 

Table 19 

Policy LP13 Rural Employment 

Support   Object X 

Does this policy meet the tests of soundness at paragraph 182 of the NPPF? 

Yes   No X 

Which tests does the policy fail? 

Positively Prepared   Justified X 

Effective   
Consistent with 
Policy 

X 

 

11.1. HE welcomes provisions in LP13 which supports farm diversification and the re-use of 
existing rural buildings. However, some of the provisions do not accord with the NPPF and 

-Use of Existing Rural 
Bui  

11.2. Rural buildings are, by definition, often in remote locations set away from the strategic road 
network.  However, that does not mean they are unsuitable for re-use or redevelopment for 
alternative uses.  Such developments provide jobs for the local rural population who often do 
not have access to many employment opportunities. 

11.3. Bullet a) places an unnecessary check on the re-use of existing rural buildings where they 
do not have direct access to the trunk or rural distributor road network.  The wording is rigid 
and provides no flexibility for the consideration of the individual merits of a particular case.  A 
more appropriate form of words for bullet a) is suggested below: 

e trunk or rural 
distributor road network, or where sufficient improvements can be 
provided to make the location accessible to Main Towns and Local 

 

11.4. Bullet c) is contrary to paragraph 28 of the NPPF, which seeks to support the sustainable 
growth of all businesses/enterprises in rural areas, through conversion of existing buildings 
and construction of well-designed new ones.  The NPPF is clear that well-designed new 
buildings should be supported.  As such, bullets b) and c), which prohibit complete re-
building, alteration or extension of rural buildings, should be deleted as they do not conform 
with the NPPF. 

11.5. Table 20 summarises the suggested amendments that Indigo consider to be necessary to 
make LP13 sound.  For clarity, LP13 is listed with proposed deletions struck through and 
highlighted red and additions highlighted blue. 

Table 20 

Policy LP13 Rural Employment 

Why the matter is not sound: 

 It is not the most appropriate strategy and is therefore unjustified; and  
 It does not accord with paragraph 28 of the NPPF. 
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Modifications necessary to make the matter sound: 

 Amend bullet a) as outline above; 
 Delete bullet points b) and c). 

 
LP13 Rural Employment 
 
Re-Use of Existing Rural Buildings 
 
Proposals for the re-use and adaptation of existing rural buildings will be supported 
provided that the following three pre-conditions are all satisfied: 
 
a) The buildings are in accessible locations in close proximity to the trunk or rural distributor 
road network, or where sufficient improvements can be provided to make the location 
accessible to Main Towns and Local Service Centres via a range of modes of transport; 
b) they are of sound and permanent construction; and 
c) are capable of adaptation or re-use without recourse to major or complete rebuilding, 
alteration or extension. 
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12. LP21 Town Centres & Neighbourhood Centres 

Table 21 

Policy LP21 Town Centres & Neighbourhood Centres 

Support   Object X 

Does this policy meet the tests of soundness at paragraph 182 of the NPPF? 

Yes   No  X 

Which tests does the policy fail? 

Positively Prepared   Justified  X 

Effective   
Consistent with 
Policy 

  

 

12.1. LP21 of the Draft Local Plan states that development within the borough will be distributed in 
accordance with the bor tlement Hierarchy  ie proportionately in accordance with 
the hierarchy so that the majority of development will be directed towards Category 1 
Settlements.  

12.2. Given that P&D is identified as a Cat  & New Street 
Shopping parade the focus of future retail development in Dordon and 
therefore designated in LP21 as a Local Centre, not a Neighbourhood Centre as proposed.  
This would reflect its status as the historic commercial centre of Dordon, the concentration of 
commercial and civic facilities that are located there (including Dordon Village Hall and 
Dordon Institute Social Club) and the amount of new residential development being directed 
towards the settlement.  The Local Centre at Dordon should be identified as a suitable 
loca  

12.3. Table 22 summarises the suggested amendments that Indigo consider to be necessary to 
make LP21 sound.  For clarity, LP21 is listed with proposed deletions struck through and 
highlighted red and additions highlighted blue. 

Table 22 

Policy LP21 Town Centres & Neighbourhood Centres 

Why the matter is not sound: 

 It is not the most appropriate strategy and is therefore unjustified. 
 

Modifications necessary to make the matter sound: 

 
Local Centre; and 

 The Local Centre should be 
. 

 
LP21 Town Centres and Neighbourhood Centres 
 
A Town Centre Boundary with a defined Core Shopping Frontages zone is defined on the 
Proposals Map for the Market Towns of Atherstone with Mancetter, Coleshill and 
Polesworth with Dordon. 
 
A Town Centre Boundary is defined on the Proposals Map for the Local Centre at Browns 
Lane & New Street Shopping, Dordon. 
 
The following areas are designated as Neighbourhood Centres: 
1. Browns Lane & New Street Shopping parade, Dordon; 
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2. Jubilee Court, Tamworth Road, Kingsbury; 
3. Station Buildings, Birmingham Road, Water Orton; and, 
4. 82 to 102 Coleshill Road, Chapel End, Hartshill  
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13. LP22 New Services and Facilities 

Table 23 

Policy LP22 New Services and Facilities 

Support   Object X 

Does this policy meet the tests of soundness at paragraph 182 of the NPPF? 

Yes   No  X 

Which tests does the policy fail? 

Positively Prepared   Justified  X 

Effective   
Consistent with 
Policy 

  

 

13.1. LP22 seeks to direct main town centre uses to the town centres of the Market Towns or 
within the development boundaries of the Local Service Centres.  As such, the identified 
Neighbourhood Centre at Browns Lane & New Street Shopping Parade, Dordon is not 
covered by the policy.  As the historical and cultural centre of Dordon, and as it is a Category 
1 settlement and a significant amount of new housing is proposed to be allocated there 
under LP39, Browns Lane & New Street should be recognised as a suitable location for main 
town centre uses. 

13.2. As we have argued in relation to LP21 (see Section 12), development proposals for main 
town centre uses should also be directed to the historic and cultural centre of Dordon.  In 
order to facilitate this, the proposed Neighbourhood Centre at Browns Lane & New Street 
Shopping Parade, Dordon should be re-  

Table 24 

Policy LP22 New Services and Facilities 

Why the matter is not sound: 

 It is not the most appropriate strategy and is therefore unjustified. 
 

Modifications necessary to make the matter sound: 

 The suggested Local Centre at Browns Lane & New Street Shopping Parade, 
Dordon should be identified as a suitable location for new town centre uses. 
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14. LP32 Built Form 

Table 25 

Policy LP32 Built Form 

Support   Object X 

Does this policy meet the tests of soundness at paragraph 182 of the NPPF? 

Yes   No  X 

Which tests does the policy fail? 

Positively Prepared   Justified  X 

Effective   
Consistent with 
Policy 

 X 

 
14.1. As with the provisions of LP13, Policy LP32 places an overarching ban on the 

comprehensive redevelopment of rural buildings which have been converted to an 
alternative 
appearance of the original building   

14.2. The policy does not allow flexibility for the comprehensive redevelopment of rural buildings 
which have no historic or architectural merit.  Furthermore, the provision is contrary to 
paragraph 28 of the NPPF, well designed new buildings  As such, the 
second paragraph Alterations, Extensions and Replacements  

14.3. Table 26 summarises the suggested amendments that Indigo consider to be necessary to 
make LP32 sound.  For clarity, LP32 is listed with proposed deletions struck through and 
highlighted red. 

Table 26 

Policy LP32 Built Form 

Why the matter is not sound: 

 It is not the most appropriate strategy and is therefore unjustified; and  
 It does not accord with paragraph 28 of the NPPF. 

 

Modifications necessary to make the matter sound: 

 Delete the . 
 
LP32 Built Form 
Alterations, Extensions and Replacements 
 
Extensions, alterations to and replacement of existing buildings will be expected to: 
a) respect the siting, scale, form, proportions, materials, details and overall design and 
character of the host building, its curtilage and setting; 
b) retain and/or reinstate traditional or distinctive architectural features and fabric, 
c) safeguard the amenity of the host premises and neighbouring occupiers 
d) leave sufficient external usable private space for occupiers, and 
e) satisfy the design criteria set out in Appendix H. 
 
Proposed replacements of rural buildings which have been converted to an alternative use 
will not be permitted in order to retain the historic, architectural and visual character, design 
and appearance of the original building. 
 
Extensions should be physically and visually subservient to the host building including its 
roof form so as not to dominate it, by virtue of their scale and siting. 
 

 



Appendix 1  List of acronyms 

AMGPGBA  -  Assessment of Meaningful Gap and Potential Green Belt Alterations 

AoR  -  Area of Restraint 

BCAA  -  Birch Coppice Allotment Association 

BCBP  -  Birch Coppice Business Park 

BIFT  -  Birmingham Intermodal Freight Terminal 

CCC  -  Coventry City Council 

CISWO  -  Coal Industry Social Welfare Organisation 

CS  -  North Warwickshire Core Strategy, 2014 

DCLG  -  Department for Communities Local Government 

DSLP  -  Draft Submission Local Plan 

GI  -  Green Infrastructure 

HE  -  Hodgetts Estates 

IP  -  Indigo Planning 

LDFSC  -  Local Development Framework Sub-Committee 

LP  -  Local Plan 

LPA  -  Local Planning Authority 

LP95  -  North Warwickshire Local Plan, 1995 

LP06  -  North Warwickshire Local Plan, 2006 

MG  -  Meaningful Gap 

MGA  -  Meaningful Gap Assessment 

Moto  -  Moto Hospitality Ltd 

MoU  -  Memorandum of Understanding 

MP  -  Member of Parliament 

MSA  -  Motorway Service Area 

NPA  -  Nicholas Pearson Associates 

NPPF  -  National Planning Policy Framework 

NWBC  -  North Warwickshire Borough Council 

MWLCA -  North Warwickshire Landscape Character Assessment, 2010 

NWLP  -  North Warwickshire Local Plan 

P&D  -  Polesworth and Dordon 

P&DLP  -  Polesworth and Dordon Local Plan, 1989 

P&DLPB -  Polesworth and Dordon Local Plan Brief, 1984 

PPS  -  Planning Policy Statement 



SA  -  Sustainability Appraisal 

SHLAA  -  Strategic Housing Land Availability Assessment 

TBC  -  Tamworth Borough Council 

WASP  -  Warwickshire Structure Plan, 1996 

WCC  -  Warwickshire County Council 



Appendix 2  Chronology of documents relevant to LP5 

We set out below a chronology of planning policy documents and evidence base documents, which 

are relevant in considering LP5. 

Polesworth and Dordon Local Plan Brief, 1984 

Polesworth and Dordon have been closely related for many years. The close relationship between the 

two settlements in planning terms was first recognised by the Polesworth and Dordon Local Plan Brief 

 

Polesworth and Dordon Local Plan, 1989 

The subsequent P&DLP linked the two settlements with a continuous development boundary and 

noted in paragraph 4.19 that "the built up area of Dordon is an indistinguishable continuation of 

 

Warwickshire Structure Plan, 1996 

The Warwickshire Structure Plan 1996  

towns within Warwickshire along with Atherstone. 

North Warwickshire Local Plan, 1995 

In 1995, the first iteration of the district wide local plan, the North Warwickshire Local Plan 1995 

LPA  rolled forward the AoR from 

1989. 

North Warwickshire Local Plan, 2006 

the AoR designation from LP95.  However, for various reasons including paragraph 25 of Planning 

designations should only be maintained 

where criteria-based planning policies cannot provide the necessary protection, the proposed 

designation was deleted from the adopted plan as being unjustified. 

With specific regard to land immediately west of Dordon, the Inspector for the Examination into LP06 

made the following comments: 

[land to the west of Dordon] would not be beneficial because 

plainly it would be...in the interests of improving the quality of the view between Tamworth and this 

part of Dordon and adding to nature conservation interests in the area. Once fully established, it may 

 

Furthermore, in appraising the various sites put forward for housing development in P&D as part of 

the next best option

behind the former Orchard Colliery, east of Dordon. 

North Warwickshire Core Strategy, 2014 

In 2012, the LPA again tried to promote a protective landscape designation between Tamworth and 

P&W in the emerging CS.  The first iteration of the strategy included a policy designation precluding 

anything other than small scale development within the MG.  The associated key diagram illustrated 

that the gap would cover land between Tamworth and P&D.  

The proposed designation was rejected by the CS Inspector as having been insufficiently evidenced 

and the notation on the key diagram and the policy preclusion were removed as main modifications 

before the CS was adopted. 

 



Meaningful Gap Assessment, 2016 

detailed boundaries of the MG should be drawn.  The MGA was published for consultation in January-

March 2015 before being amended and the Final Meaningful Gap Report being published in August 

2015.  The MGA made recommendations for much of the land between Tamworth and P&D to be 

included  

St Modwen Inquiry, September 2016 

At an Inquiry into the refusal of planning permission for Tamworth Logistics Park on land to south east 

of junction 10 of the M42 (NWBC ref: PAP/2014/0648 and PINS ref: APP/R3705/W/15/3136495) in 

September 2016, it was put forward by the LPA that draft policy LP5 was elevated to  

on the basis that it had been consulted upon.   

However, prior to the Inquiry, it was accepted in a pre-action protocol letter that the MGA does not 

elevate LP  and it was formally conceded by the LPA that the MGA was merely 
evidence to inform the emerging LP. 

Critical Appraisal of Meaningful Gap Assessment, 

prepared by NWBC (August 2015) and Assessment of the Meaningful Gap and Potential Green Belt 

Alterations (AMGPGBA), prepared by LUC  (January 2018).   

NPA conclude that the MGA is fundamentally flawed and does not provide a suitable or robust 

reference document to inform related policy decisions. 

Assessment of the Meaningful Gap and Potential Green Belt Alterations, 2018 

Assessment of the Meaningful Gap and Potential Green Belt Alterations  ( AMGPGBA ) was 

prepared by LUC and published in January 2018.  The purpose of the study was to determine 

whether each parcel/area within the proposed MG fulfils the objectives of the MG designation, and 

whether they have the potential to serve the purposes of Green Belt, as defined in the National 

Planning Policy Framework. 

Assessment, prepared by NWBC (August 2015) and Assessment of the Meaningful Gap and 

 

NPA conclude that the AMGPGBA is fundamentally flawed and does not provide a suitable or robust 

reference document to inform related policy decisions. 

Summary 

LP5 seeks to introduces a preclusive policy which presumes against all but small scale development 

within a geographically designated area between Tamworth and P&W.  In light of the policy history 

above, it is clear that LP5 is an attempt to reintroduce a policy approach which has been rejected 
twice d unnecessary since 2006. 
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