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Section 2 - Your Representation (please tick where necessary) 

 

2.1 Please indicate which part of the Draft Submission Local Plan this representation 
relates to? 

Paragraph 
reference 

x 
Policy 

reference 
number 

x 
Site 

Allocations 
x 

Sustainability 
Appraisal 

 
x 

Please use a separate representation form for each paragraph, policy, site allocation that you wish to 
comment on. 
 

2.2 Do you support or object to the above? 

 

Support  Object x 

 
 

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

 

Yes  No x 

 
 

2.4 Do you consider the Draft Submission Local Plan to be compliant with the Duty to 
Cooperate? 

 

Yes  No  

 
 

2.5 Do you consider the Draft Submission Local Plan to be Sound? 

 

Yes  No x 

 
 

2.6 If you think that the Draft Submission Local Plan is not sound, this is because it is: 

 

Not Positively 
Prepared 

x Not Justified x 

 

Not Effective x 
Not Consistent with 

National Policy 
x 

 
The above are the tests set out in paragraph 182 [Examining Local Plans] of the National Planning Policy 

Framework (March 2012).   
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2.7  Within this section, please provide details of why you do or do not consider the 
Draft Submission Local Plan to be legally compliant, sound or in accordance with the 
Council’s Duty to Co-operate.  Please be as precise as possible. 

 
 
 

Please see accompanying representation 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 

2.8  Within this section, please specify any modifications that you consider necessary to 
ensure that the Draft Submission Local Plan is legally compliant, sound and in 
accordance with the Council’s Duty to Co-operate.   It will be helpful if you are able to put 
forward your suggested revised wording of any policy or text.  Please be as precise as 
possible. 

              
 
 
Please see accompanying representation 
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Section 3 – Hearing Sessions 
 

 

 

 
If you require further information and guidance on the latest consultation phase of 
the Draft Submission Local Plan, please refer to the Frequently Asked Questions 
document which is available on the Council’s website: www.northwarks.gov.uk or 
contact the Forward Planning Team on 01827 719499/451. 

 

Comments received after 31/1/2018 will not be considered 
 

3.1 Please indicate if want to participate in the 
hearing sessions for the oral part of the examination 
process? 

Yes X No 
 

3.2 If you wish to participate in the hearing sessions please indicate why you consider 
this to be necessary  

              
Richborough Estates considers that attendance at the hearing sessions is necessary due to the 
substantive nature and quantum of objections raised throughout the submitted representations, which 
relate to almost all aspects of the draft Local Plan.  

 
 
 

 
Please note that the appointed Planning Inspector, not the Council, will determine the most appropriate 
procedure to adopt to hear those who have indicated that they wish to participate in the examination. 

Signature  Date 16 March 2018 



 

MARCH 2018 | NCO | BIR.5373  

   

 

Pegasus Group  

5 The Priory | Old London Road | Canwell | Sutton Coldfield | B75 5SH 

T 0121 308 9570 | F 0121 323 2215 | W www.pegasuspg.co.uk  

Birmingham | Bracknell | Bristol | Cambridge | Cirencester | East Midlands | Leeds | Liverpool | London | Manchester 
 
 
©Copyright Pegasus Planning Group Limited 2011. The contents of this document must not be copied or reproduced in whole or in part 

without the written consent of Pegasus Planning Group Limited 

 

 

 
 

 
 
DRAFT SUBMISSION  

NORTH WARWICKSHIRE LOCAL PLAN  
 

REPRESENTATIONS IN RESPECT OF WARTON 

 
PREPARED ON BEHALF OF RICHBOROUGH ESTATES  

 

 

 

Pegasus
Group

Richborough
Estates



Richborough Estates  
Representations to the Publication North Warwickshire Local Plan 

 

 

 

MARCH 2018 | NCO | BIR.5373  

 

CONTENTS: 
 

Page No: 

 

 

1. INTRODUCTION 1 

2. SPATIAL STRATEGY 2 

3. HOUSING 4 

4. HOUSING ALLOCATIONS 6 

5. LAND AT BARN END ROAD, WARTON - SITE REF: H27 7 

6. CONCLUSIONS 12 
 

 

APPENDICES: 
 

APPENDIX 1: SITE LOCATION PLAN - LAND AT BARN END ROAD, WARTON 

 

Pegasus



Richborough Estates  
Representations to the Publication North Warwickshire Local Plan 

 

 

 

MARCH 2018 | NCO | BIR.5373 Page | 1  

 

1. INTRODUCTION 

1.1 Pegasus Group are instructed by Richborough Estates to make representations on 

their behalf to the draft Submission North Warwickshire Local Plan. Richborough 

Estates has secured an interest in Land off Barn End Road, Warton, identified as 

Site Ref: H27 within the Local Plan (Site Location Plan included at Appendix 1 to 

this representation).  

1.2 Separate representations have been submitted in respect of Richborough Estates’ 

additional land interests at Water Orton and Coleshill. 

1.3 These representations are framed in the context of the requirements to the North 

Warwickshire Local Plan to be legally compliant and sound. The tests of soundness 

are set out in the National Planning Policy Framework (NPPF), paragraph 182. For 

a plan to be sound it must be:  

- Positively Prepared – the plan should be prepared based on the strategy 

which seeks to meet objectively assessed development and infrastructure 

requirements, including unmet requirements from neighbouring authorities 

where it is reasonable to do so and consistent with achieving sustainable 

development; 

- Justified – the plan should be the most appropriate strategy, when considered 

against the reasonable alternatives, based on proportionate evidence; 

- Effective – the plan should be deliverable over its plan period and based on 

effective joint working on cross boundary strategic priorities; and 

- Consistent with National Policy – the plan should enable the delivery of 

sustainable development in accordance with the policies in the Framework.  

1.4 The representations also have regard to the revised National Planning Policy 

Framework – Draft Text for Consultation, published 5th March 2018, which 

enshrines the ideas set out within the Government’s Housing White Paper.  

1.4 The representations broadly follow the structure of the Local Plan published for 

consultation, having regard to the emerging vision, strategic objections, spatial 

strategy and policies relating to housing delivery, having regard to comments 

submitted on behalf of Richborough Estates to earlier iterations of the emerging 

Local Plan. 
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2. SPATIAL STRATEGY 

Settlement Hierarchy  

2.1 The Spatial Strategy is at the heart of managing spatial change within the Borough 

and is critical to ensuring the Strategic Objectives and the Spatial Vision can be 

achieved. To inform the Spatial Strategy, Policy LP2 seeks to establish a Settlement 

Hierarchy to inform the apportionment of growth and development across the 

Borough.  

2.2 Paragraph 7.3 sets out that the spatial strategy identified within the draft 

Submission Local Plan moves forward the settlement hierarchy principles which 

were introduced in the Local Plan 2006 and carried through to the current adopted 

Core Strategy. This spatial strategy targets new development to the Main Towns, 

with the remaining development cascaded to lower tier settlements and very little 

development directed to the countryside. This broad strategy which would focus 

development to the most sustainable locations is supported by Richborough 

Estates. The hierarchy reflects the sustainability of settlements and aligns to a 

number of the Strategic Objectives and key elements of the Spatial Vision.  

2.3 Paragraph 7.7 recognises that the quantum of development now being envisaged 

across the Plan Period means the Borough Council has considered it necessary to 

allow development that may be on the outer boundary of the Borough that are 

close to sustainable settlements beyond the Borough boundary. In the context of 

the identified cross boundary housing shortfalls and the Council’s duty to co-

operate the consideration of adjacent sustainable settlements within the settlement 

hierarchy is supported as it is evident that certain parts of the Borough have a 

strong locational link to neighbouring authorities.  

2.4 The ranking of settlements within the settlement hierarchy is supported, based on 

the relative sustainability of settlements, and provides a sound framework for 

distributing development needs that are appropriate to the Borough over the Plan 

period. The explanatory text should be strengthened to recognise that there are 

functional relationships between settlements, including those that fall outside the 

Borough boundary.  

Warton 

2.5 Warton is a sustainable location for development, benefitting from a number of 

local facilities within the village and within in the surrounding area, including 

Pegasus



Richborough Estates  
Representations to the Publication North Warwickshire Local Plan 

 

 

 

MARCH 2018 | NCO | BIR.5373 Page | 3  

 

education, local retail and healthcare facilities. Warton also benefits from local bus 

services between Lichfield and Polesworth via Tamworth and Ventura Park, as well 

as between Austrey and Atherstone.  

2.6 The credentials of Warton are recognised within the Local Plan, through the 

identification of Warton as a Category 4 Settlement - ‘Other Settlements with a 

Development Boundary’- within the Hierarchy. The Hierarchy identifies that, within 

Category 4 Settlements, development will be limited to that identified within the 

Local Plan or through a Neighbourhood Plan. Windfall housing developments of no 

more than 10 units are confirmed to also be acceptable.  

2.7 This approach to Category 4 Settlements is supported by Richborough Estates.  
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3. HOUSING  

Housing Development  

3.1 Policy LP7 Housing Development sets out policy in relation to housing mix, special 

needs housing, density of housing developments and infrastructure requirements. 

With regards to housing mix the policy sets out that housing sites will be expected 

to provide for a range of needs and opportunities to reflect the needs of the 

Borough. This approach is considered sound as it allows for flexibility to ensure that 

an appropriate mix of housing can be provided reflecting more local circumstances 

and changes over time. 

3.2 Policy LP7 states that the amount of special needs housing sought will be expected 

to amount to 10% of the total housing provision on the site concerned, but the 

precise quantity will be determined having regard to site size, suitability, the 

economics and provision and the need to achieve a successful development. It goes 

on to say that all or part of this provision may be absorbed within the 40% 

affordable housing requirements of the Plan. The Plan sets out the findings of the 

SHMA providing evidence that the Borough has an ageing population, however 

there appears to be no clear evidential link between the evidence provided and the 

identification of a 10% special needs housing requirement.  It is also recommended 

that the Council defines ‘special needs housing,’ as again this is not clear in the 

Plan as currently drafted.   

3.3 It is assumed that the Council will subject the housing requirements to viability 

testing alongside the cumulative impacts of any other proposed standard set to be 

applied to development sites. This work will need to be undertaken to satisfy the 

requirements set out at paragraph 174 of the NPPF. 

3.4 The proposed density for housing developments of no less than 30 dwellings per 

hectare is welcomed. A net density of 50 dwellings per hectare in town centres is 

also welcomed. The requirement for necessary infrastructure to be delivered 

alongside housing development is also considered acceptable. 

Windfall Allowance  

3.5 Policy LP8 includes a windfall allowance of 60 dwellings per annum between 2016 

and 2031. This amounts to a total of 900 dwellings over the next 15 years. 

Paragraphs 8.6 and 8.7 and Table 6 set out the analysis behind the determination 

of 60 windfall units per annum. Between 2011 and 2016 windfalls have totalled 541 
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at an average of 108 per annum. Paragraph 8.8 sets out that 60 units per annum 

is conservative figure expecting opportunities in a Plan-led system to reduce over 

time. 

3.6 The inclusion of a windfall allowance of 60 units per annum in the Plan is not 

supported. If the Council is promoting a fully Plan-led approach to delivering 

growth, then there is no need to include an allowance in the housing supply from 

windfall sites. The Local Plan should allocate sufficient land to meet the total 

housing requirement without any reliance on windfalls. Reliance upon windfalls 

does not allow the Council to appropriately plan for the provision of necessary 

supporting infrastructure and form a robust spatial strategy. Furthermore, there is 

a danger for overreliance on windfall sites within the supply with overly optimistic 

completions rates particularly when the larger allocated sites are expected to start 

delivering. Making an allowance for windfall development provides no certainty of 

delivery and a housing supply strategy based upon a heavy reliance of windfall sites 

cannot be deemed as sound.  

Affordable Housing Provision  

3.7 Policy LP9 sets out the affordable housing provision. For schemes of 10 or more 

dwellings it proposes a requirement for 30% affordable housing on-site, except in 

the case of Greenfield sites where 40% on site affordable provision will be required. 

This provision will be provided on site or through a financial contribution in lieu of 

providing affordable housing on site. The Policy then makes reference to an 

Affordable Housing Viability Report which outlines a methodology to determine the 

appropriate provisions. To date, as part of the evidence to the Local Plan, it appears 

that report is yet to be published. It is considered that until the viability testing has 

untaken, having regard to the other local standards being proposed through the 

Local Plan, these figures cannot be relied upon. 

3.8 The Policy goes on to set out an affordable housing tenure mix of 85% affordable 

rent and 15% suitable intermediate tenure to be provided wherever practicable. 

These figures are derived from the evidence contained within the Coventry and 

Warwickshire SHMA, however, again the tenure split sought should also be subject 

to viability testing and, at this moment in time, it is unclear as to whether this has 

been completed. 
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4. HOUSING ALLOCATIONS 

4.1 Policy LP39 sets out the Borough Council’s proposed housing allocations in 

Settlement Hierarchy order. A total of 27 sites are proposed to be allocated 

delivering a total of approximately 6,742 dwellings. In addition, Policy LP39(a) 

identifies two additional ‘reserve’ housing sites to provide flexibility in supply.  

4.2 Policy LP39 identifies Land off Barn End Road, Warton, as a housing allocation for 

‘a minimum of 80 units’.  

4.3 This allocation is supported by Richborough Estates. 

Pegasus
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5. LAND AT BARN END ROAD, WARTON - SITE REF: H27 

The Site and Surrounding Context 

5.1 The site is located to the east of Barn End Road, Warton, Warwickshire. It comprises 

a single agricultural field, with a site area of 4.48 ha. The site is bordered by Orton 

Road to the south, agricultural fields to the west and residential development and 

to the north.  

5.2 Adjoining existing established built form, the site benefits from a sustainable 

location which presents a logical extension to accommodate some of the housing 

needs of the area. 

5.3 The site is well located in relation to a number of local facilities which could be used 

by future residents of the site.  

5.4 The nearest school to the site is Warton Netherside Primary School which is located 

approximately 325 metres to the north-east. This school is therefore accessible 

within an approximate 5-minute walk from the site.  The nearest secondary schools 

are The Netherside School, located approximately 1.5 km from the site, and The 

Polesworth School, which is located at the centre of Polesworth approximately 3 

km from the site. Both schools can be reached via the bus service number 785/786 

and are also within cycling distance from the site.  

5.5 In terms of medical facilities, the nearest doctor’s surgery is the Polesworth 

Surgery, on Polesworth High Street, approximately 1.5 km from the site. A Lloyds 

Pharmacy is located on Bridge Street, Polesworth, some 600 metres away from the 

doctor’s surgery. 

5.6 The nearest shops are located on Bridge Street, Polesworth, approximately 2km 

from the site. A number of amenities such as hairdressers, post-office, library, local 

convenience stores, hardware store, butchers and takeaways are located on Bridge 

Street, providing a range of choice to future local residents.  

5.7 There are also a number of potential employment opportunities in the local area, 

with Birch Coppice Business Park and a number of business located around junction 

10 of the M42, all within 5km of the site.  

5.8 The nearest bus stops are located approximately 400 metres from the site, on Little 

Warton Road to the east and Maypole Road to the north. These bus stops are served 
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by the 786/786 service between Lichfield and Polesworth via Tamworth and 

Ventura Park, and the 219 service between Austrey and Atherstone.  

5.9 The site is also approximately 2km from Polesworth railway station, which is served 

by a single train in the AM peak period towards Crewe via Tamworth and Stoke-on-

Trent.  

5.10 There is a public right of way along the north-eastern boundary of the site linking 

Ivycroft Road to Barn End Road. This would be retained and incorporated into the 

proposals.  

Sustainable Development Credentials 

5.11 It is considered that a residential-led scheme on the site will deliver sustainable 

development.  

5.12 The site benefits from being in a sustainable location. A range of services and 

facilities are within walking and cycling distance. Public transport also allows access 

to nearby opportunities and importantly into the Birmingham conurbation with its 

vast range of jobs, shops, leisure and social infrastructure. 

5.13 The site has the ability to provide a mix of housing (both open market and 

affordable). The site is large enough so that both the quantum and mix can be 

flexible so as to help identified future housing needs. 

5.14 In terms of economic sustainability, jobs could be created during the construction 

phase of housing (including indirect employment through the construction supply 

chain) and residents could take advantage of the various employment opportunities 

available in the area. When occupied, there will be new financial spend into the 

local economy and this could result in induced employment being created. 

5.15 Warton is a sustainable settlement and can accommodate some new residential 

development as part of the future housing requirement for North Warwickshire. 

5.16 The site has the physical and environmental capacity to deliver some of North 

Warwickshire’s future housing needs. When a sustainable development balancing 

exercise is undertaken to assess the site, including the potential for it to facilitate 

improvements to the local highway network, the benefits outweigh any minor 

negative aspects such as loss of greenfield land. 
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Outline Planning Application Ref: PAP/2017/0551 

5.17 An outline planning application (Ref: PAP/2017/0551) for up to 100 dwellings at 

Land at Barn End Road, Warton, was submitted to North Warwickshire Council on 

12 October 2017. The application is due to be determined by 29 January 2018. 

5.18 No objections have been raised to the application by statutory consultees and it is 

therefore anticipated that the application will be recommended for approval by the 

appointed case officer.  

The Development 

5.19 The Indicative Masterplan illustrates how the site has capacity to deliver up to 100 

dwellings and 1.88 hectares of public open space. The proposed density is 

approximately 38 dwellings per net developable hectare (22.32 dwellings per gross 

hectare) which makes efficient use of the site, whilst also reflecting the character 

of the wider area and the respecting the amenity of existing residents.  

5.20 The proposed indicative masterplan demonstrates illustrates how the provision of 

100 dwellings could be delivered in line with the following housing mix: 

• 16% four bed market dwellings 

• 36% three bed market dwellings 

• 8% two bed market dwellings 

• 2% four bed affordable dwellings 

• 18% three bed affordable dwellings 

• 20% two bed affordable dwellings 

5.21 The indicative masterplan contains a mix of property types including detached, 

semi-detached, terraced and a limited number of apartments. It has been assumed 

that the properties vary in size from approx. 600sqft to 1,500sqft, with all 

properties no more than two storey in height, including the limited number of 

apartments (maisonettes).  

5.22 The illustrative mix and property sizes are considered achievable and deliverable 

and reflect the needs identified in the Strategic Housing Market Assessment for 

Coventry and Warwickshire. 

5.23 The proposed residential design and character is addressed in the Design and 

Access Statement (DAS) which supports the outline application. Section 6 of the 

DAS fully details the design proposals which sets out how the new development is 
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envisaged to look including residential scale, building detail, landscape design and 

parking.   

Access and Movement 

5.24 Vehicular access to the site will connect directly to the adjacent highway via a 

junction onto Barn End Road. The Masterplan demonstrates how a hierarchy of 

streets can be achieved within the application site, including the provision of 

secondary and tertiary streets branching from the principal street, in addition to 

the parking courts and private drives indicated towards the edges of the proposed 

scheme. The precise nature of the internal roads within the proposed development 

is to be determined through the subsequent reserved matters application.  

Pedestrian and Cycle Routes  

5.25 The proposed development will be designed to provide high quality access for all 

pedestrians, disabled people and cyclists. New routes are proposed to connect the 

proposed new homes with the existing network of streets to promote sustainable 

modes of travel to support existing services within Warton.  

5.26 The existing public right of way through the site is to be retained and enhanced, 

improving connectivity between the site and the surrounding area.  

Green Infrastructure  

5.27 The development includes approximately 1.88 hectares of green 

infrastructure/open space provision, reinstated hedgerow and woodland planting. 

Green spaces will be an integral part of the site, providing a new landscape 

structure across the site, with defined public and private spaces and the creation 

of buffered edges to Barn End Road and Orton Road.  

5.28 In addition to public amenity areas provided within the development there will also 

be private open space in the form of gardens and communal space around 

buildings.  

5.29 The Illustrative Masterplan also includes a a 5m wide ecology corridor between the 

northern boundary and proposed homes to protect the badger foraging route along 

the existing hedgerow. The corridor would remain secure but allow for the passage 

of mammals and access for the purpose of maintenance. 
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Drainage  

5.30 The Indicative Masterplan illustrates an indicative location for an attenuation pond 

located to the south-east corner of the site, within public open space fronting Barn 

End Road and Orton Road. It is proposed that the attenuation pond will deal with 

surface drainage matters from the site.  

Design 

5.31 The illustrative masterplan demonstrates the ability to provide a high quality 

residential environment making efficient use of the site. Full details are provided 

within the DAS. By way of summary, careful consideration has been given to the 

scale, density, form and potential layout of the development to ensure it fully 

respects the character and appearance of the surrounding area including from a 

landscape and amenity perspective.  

Site Summary 

5.32 Footnote 11 to Paragraph 47 of the NPPF confirms that, in order for sites to be 

considered deliverable, sites should be available now, offer a suitable location for 

development now, and be achievable with a realistic prospect that housing will be 

delivered on the site within five years. 

5.33 Land at Barn End Road, Warton, has been demonstrated to be a suitable and 

sustainable location for residential development and represents a deliverable and 

developable proposition, being available now and providing every prospect that a 

significant number of homes can be delivered within the next five years.  

5.34 Indeed, outline planning application ref: PAP/2017/0551 is anticipated to be 

determined imminently and is anticipated to be recommended for approval by the 

appointed case officer.  

5.35 Richborough Estates thoroughly support the allocation of the site within the Local 

Plan.  
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6. CONCLUSIONS 

6.1 This representation has been prepared by Pegasus Group on behalf of Richborough 

Estates in respect of the Publication version of the North Warwickshire Local Plan. 

6.2 These representations provide comment on the proposed Settlement Hierarchy for 

the District, along with the housing policies and allocations within the Plan. 

6.3 This representation has also demonstrated the suitability and sustainability of 

proposed residential allocation ref: H27 at Land at Barn End Road, Warton. The site 

is available now, is suitably located and is capable of delivering housing within the 

next five years. 
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1. INTRODUCTION 

1.1 Pegasus Group are instructed by Richborough Estates to make representations on 

their behalf to the draft Submission North Warwickshire Local Plan. Richborough 

Estates has secured an interest in Land off Barn End Road, Warton, identified as 

Site Ref: H27 within the Local Plan (Site Location Plan included at Appendix 1 to 

this representation).  

1.2 Separate representations have been submitted in respect of Richborough Estates’ 

additional land interests at Water Orton and Coleshill. 

1.3 These representations are framed in the context of the requirements to the North 

Warwickshire Local Plan to be legally compliant and sound. The tests of soundness 

are set out in the National Planning Policy Framework (NPPF), paragraph 182. For 

a plan to be sound it must be:  

- Positively Prepared – the plan should be prepared based on the strategy 

which seeks to meet objectively assessed development and infrastructure 

requirements, including unmet requirements from neighbouring authorities 

where it is reasonable to do so and consistent with achieving sustainable 

development; 

- Justified – the plan should be the most appropriate strategy, when considered 

against the reasonable alternatives, based on proportionate evidence; 

- Effective – the plan should be deliverable over its plan period and based on 

effective joint working on cross boundary strategic priorities; and 

- Consistent with National Policy – the plan should enable the delivery of 

sustainable development in accordance with the policies in the Framework.  

1.4 The representations also have regard to the revised National Planning Policy 

Framework – Draft Text for Consultation, published 5th March 2018, which 

enshrines the ideas set out within the Government’s Housing White Paper.  

1.4 The representations broadly follow the structure of the Local Plan published for 

consultation, having regard to the emerging vision, strategic objections, spatial 

strategy and policies relating to housing delivery, having regard to comments 

submitted on behalf of Richborough Estates to earlier iterations of the emerging 

Local Plan. 
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2. SPATIAL STRATEGY 

Settlement Hierarchy  

2.1 The Spatial Strategy is at the heart of managing spatial change within the Borough 

and is critical to ensuring the Strategic Objectives and the Spatial Vision can be 

achieved. To inform the Spatial Strategy, Policy LP2 seeks to establish a Settlement 

Hierarchy to inform the apportionment of growth and development across the 

Borough.  

2.2 Paragraph 7.3 sets out that the spatial strategy identified within the draft 

Submission Local Plan moves forward the settlement hierarchy principles which 

were introduced in the Local Plan 2006 and carried through to the current adopted 

Core Strategy. This spatial strategy targets new development to the Main Towns, 

with the remaining development cascaded to lower tier settlements and very little 

development directed to the countryside. This broad strategy which would focus 

development to the most sustainable locations is supported by Richborough 

Estates. The hierarchy reflects the sustainability of settlements and aligns to a 

number of the Strategic Objectives and key elements of the Spatial Vision.  

2.3 Paragraph 7.7 recognises that the quantum of development now being envisaged 

across the Plan Period means the Borough Council has considered it necessary to 

allow development that may be on the outer boundary of the Borough that are 

close to sustainable settlements beyond the Borough boundary. In the context of 

the identified cross boundary housing shortfalls and the Council’s duty to co-

operate the consideration of adjacent sustainable settlements within the settlement 

hierarchy is supported as it is evident that certain parts of the Borough have a 

strong locational link to neighbouring authorities.  

2.4 The ranking of settlements within the settlement hierarchy is supported, based on 

the relative sustainability of settlements, and provides a sound framework for 

distributing development needs that are appropriate to the Borough over the Plan 

period. The explanatory text should be strengthened to recognise that there are 

functional relationships between settlements, including those that fall outside the 

Borough boundary.  

Warton 

2.5 Warton is a sustainable location for development, benefitting from a number of 

local facilities within the village and within in the surrounding area, including 
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education, local retail and healthcare facilities. Warton also benefits from local bus 

services between Lichfield and Polesworth via Tamworth and Ventura Park, as well 

as between Austrey and Atherstone.  

2.6 The credentials of Warton are recognised within the Local Plan, through the 

identification of Warton as a Category 4 Settlement - ‘Other Settlements with a 

Development Boundary’- within the Hierarchy. The Hierarchy identifies that, within 

Category 4 Settlements, development will be limited to that identified within the 

Local Plan or through a Neighbourhood Plan. Windfall housing developments of no 

more than 10 units are confirmed to also be acceptable.  

2.7 This approach to Category 4 Settlements is supported by Richborough Estates.  
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3. HOUSING  

Housing Development  

3.1 Policy LP7 Housing Development sets out policy in relation to housing mix, special 

needs housing, density of housing developments and infrastructure requirements. 

With regards to housing mix the policy sets out that housing sites will be expected 

to provide for a range of needs and opportunities to reflect the needs of the 

Borough. This approach is considered sound as it allows for flexibility to ensure that 

an appropriate mix of housing can be provided reflecting more local circumstances 

and changes over time. 

3.2 Policy LP7 states that the amount of special needs housing sought will be expected 

to amount to 10% of the total housing provision on the site concerned, but the 

precise quantity will be determined having regard to site size, suitability, the 

economics and provision and the need to achieve a successful development. It goes 

on to say that all or part of this provision may be absorbed within the 40% 

affordable housing requirements of the Plan. The Plan sets out the findings of the 

SHMA providing evidence that the Borough has an ageing population, however 

there appears to be no clear evidential link between the evidence provided and the 

identification of a 10% special needs housing requirement.  It is also recommended 

that the Council defines ‘special needs housing,’ as again this is not clear in the 

Plan as currently drafted.   

3.3 It is assumed that the Council will subject the housing requirements to viability 

testing alongside the cumulative impacts of any other proposed standard set to be 

applied to development sites. This work will need to be undertaken to satisfy the 

requirements set out at paragraph 174 of the NPPF. 

3.4 The proposed density for housing developments of no less than 30 dwellings per 

hectare is welcomed. A net density of 50 dwellings per hectare in town centres is 

also welcomed. The requirement for necessary infrastructure to be delivered 

alongside housing development is also considered acceptable. 

Windfall Allowance  

3.5 Policy LP8 includes a windfall allowance of 60 dwellings per annum between 2016 

and 2031. This amounts to a total of 900 dwellings over the next 15 years. 

Paragraphs 8.6 and 8.7 and Table 6 set out the analysis behind the determination 

of 60 windfall units per annum. Between 2011 and 2016 windfalls have totalled 541 
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at an average of 108 per annum. Paragraph 8.8 sets out that 60 units per annum 

is conservative figure expecting opportunities in a Plan-led system to reduce over 

time. 

3.6 The inclusion of a windfall allowance of 60 units per annum in the Plan is not 

supported. If the Council is promoting a fully Plan-led approach to delivering 

growth, then there is no need to include an allowance in the housing supply from 

windfall sites. The Local Plan should allocate sufficient land to meet the total 

housing requirement without any reliance on windfalls. Reliance upon windfalls 

does not allow the Council to appropriately plan for the provision of necessary 

supporting infrastructure and form a robust spatial strategy. Furthermore, there is 

a danger for overreliance on windfall sites within the supply with overly optimistic 

completions rates particularly when the larger allocated sites are expected to start 

delivering. Making an allowance for windfall development provides no certainty of 

delivery and a housing supply strategy based upon a heavy reliance of windfall sites 

cannot be deemed as sound.  

Affordable Housing Provision  

3.7 Policy LP9 sets out the affordable housing provision. For schemes of 10 or more 

dwellings it proposes a requirement for 30% affordable housing on-site, except in 

the case of Greenfield sites where 40% on site affordable provision will be required. 

This provision will be provided on site or through a financial contribution in lieu of 

providing affordable housing on site. The Policy then makes reference to an 

Affordable Housing Viability Report which outlines a methodology to determine the 

appropriate provisions. To date, as part of the evidence to the Local Plan, it appears 

that report is yet to be published. It is considered that until the viability testing has 

untaken, having regard to the other local standards being proposed through the 

Local Plan, these figures cannot be relied upon. 

3.8 The Policy goes on to set out an affordable housing tenure mix of 85% affordable 

rent and 15% suitable intermediate tenure to be provided wherever practicable. 

These figures are derived from the evidence contained within the Coventry and 

Warwickshire SHMA, however, again the tenure split sought should also be subject 

to viability testing and, at this moment in time, it is unclear as to whether this has 

been completed. 
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4. HOUSING ALLOCATIONS 

4.1 Policy LP39 sets out the Borough Council’s proposed housing allocations in 

Settlement Hierarchy order. A total of 27 sites are proposed to be allocated 

delivering a total of approximately 6,742 dwellings. In addition, Policy LP39(a) 

identifies two additional ‘reserve’ housing sites to provide flexibility in supply.  

4.2 Policy LP39 identifies Land off Barn End Road, Warton, as a housing allocation for 

‘a minimum of 80 units’.  

4.3 This allocation is supported by Richborough Estates. 
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5. LAND AT BARN END ROAD, WARTON - SITE REF: H27 

The Site and Surrounding Context 

5.1 The site is located to the east of Barn End Road, Warton, Warwickshire. It comprises 

a single agricultural field, with a site area of 4.48 ha. The site is bordered by Orton 

Road to the south, agricultural fields to the west and residential development and 

to the north.  

5.2 Adjoining existing established built form, the site benefits from a sustainable 

location which presents a logical extension to accommodate some of the housing 

needs of the area. 

5.3 The site is well located in relation to a number of local facilities which could be used 

by future residents of the site.  

5.4 The nearest school to the site is Warton Netherside Primary School which is located 

approximately 325 metres to the north-east. This school is therefore accessible 

within an approximate 5-minute walk from the site.  The nearest secondary schools 

are The Netherside School, located approximately 1.5 km from the site, and The 

Polesworth School, which is located at the centre of Polesworth approximately 3 

km from the site. Both schools can be reached via the bus service number 785/786 

and are also within cycling distance from the site.  

5.5 In terms of medical facilities, the nearest doctor’s surgery is the Polesworth 

Surgery, on Polesworth High Street, approximately 1.5 km from the site. A Lloyds 

Pharmacy is located on Bridge Street, Polesworth, some 600 metres away from the 

doctor’s surgery. 

5.6 The nearest shops are located on Bridge Street, Polesworth, approximately 2km 

from the site. A number of amenities such as hairdressers, post-office, library, local 

convenience stores, hardware store, butchers and takeaways are located on Bridge 

Street, providing a range of choice to future local residents.  

5.7 There are also a number of potential employment opportunities in the local area, 

with Birch Coppice Business Park and a number of business located around junction 

10 of the M42, all within 5km of the site.  

5.8 The nearest bus stops are located approximately 400 metres from the site, on Little 

Warton Road to the east and Maypole Road to the north. These bus stops are served 
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by the 786/786 service between Lichfield and Polesworth via Tamworth and 

Ventura Park, and the 219 service between Austrey and Atherstone.  

5.9 The site is also approximately 2km from Polesworth railway station, which is served 

by a single train in the AM peak period towards Crewe via Tamworth and Stoke-on-

Trent.  

5.10 There is a public right of way along the north-eastern boundary of the site linking 

Ivycroft Road to Barn End Road. This would be retained and incorporated into the 

proposals.  

Sustainable Development Credentials 

5.11 It is considered that a residential-led scheme on the site will deliver sustainable 

development.  

5.12 The site benefits from being in a sustainable location. A range of services and 

facilities are within walking and cycling distance. Public transport also allows access 

to nearby opportunities and importantly into the Birmingham conurbation with its 

vast range of jobs, shops, leisure and social infrastructure. 

5.13 The site has the ability to provide a mix of housing (both open market and 

affordable). The site is large enough so that both the quantum and mix can be 

flexible so as to help identified future housing needs. 

5.14 In terms of economic sustainability, jobs could be created during the construction 

phase of housing (including indirect employment through the construction supply 

chain) and residents could take advantage of the various employment opportunities 

available in the area. When occupied, there will be new financial spend into the 

local economy and this could result in induced employment being created. 

5.15 Warton is a sustainable settlement and can accommodate some new residential 

development as part of the future housing requirement for North Warwickshire. 

5.16 The site has the physical and environmental capacity to deliver some of North 

Warwickshire’s future housing needs. When a sustainable development balancing 

exercise is undertaken to assess the site, including the potential for it to facilitate 

improvements to the local highway network, the benefits outweigh any minor 

negative aspects such as loss of greenfield land. 
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Outline Planning Application Ref: PAP/2017/0551 

5.17 An outline planning application (Ref: PAP/2017/0551) for up to 100 dwellings at 

Land at Barn End Road, Warton, was submitted to North Warwickshire Council on 

12 October 2017. The application is due to be determined by 29 January 2018. 

5.18 No objections have been raised to the application by statutory consultees and it is 

therefore anticipated that the application will be recommended for approval by the 

appointed case officer.  

The Development 

5.19 The Indicative Masterplan illustrates how the site has capacity to deliver up to 100 

dwellings and 1.88 hectares of public open space. The proposed density is 

approximately 38 dwellings per net developable hectare (22.32 dwellings per gross 

hectare) which makes efficient use of the site, whilst also reflecting the character 

of the wider area and the respecting the amenity of existing residents.  

5.20 The proposed indicative masterplan demonstrates illustrates how the provision of 

100 dwellings could be delivered in line with the following housing mix: 

• 16% four bed market dwellings 

• 36% three bed market dwellings 

• 8% two bed market dwellings 

• 2% four bed affordable dwellings 

• 18% three bed affordable dwellings 

• 20% two bed affordable dwellings 

5.21 The indicative masterplan contains a mix of property types including detached, 

semi-detached, terraced and a limited number of apartments. It has been assumed 

that the properties vary in size from approx. 600sqft to 1,500sqft, with all 

properties no more than two storey in height, including the limited number of 

apartments (maisonettes).  

5.22 The illustrative mix and property sizes are considered achievable and deliverable 

and reflect the needs identified in the Strategic Housing Market Assessment for 

Coventry and Warwickshire. 

5.23 The proposed residential design and character is addressed in the Design and 

Access Statement (DAS) which supports the outline application. Section 6 of the 

DAS fully details the design proposals which sets out how the new development is 
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envisaged to look including residential scale, building detail, landscape design and 

parking.   

Access and Movement 

5.24 Vehicular access to the site will connect directly to the adjacent highway via a 

junction onto Barn End Road. The Masterplan demonstrates how a hierarchy of 

streets can be achieved within the application site, including the provision of 

secondary and tertiary streets branching from the principal street, in addition to 

the parking courts and private drives indicated towards the edges of the proposed 

scheme. The precise nature of the internal roads within the proposed development 

is to be determined through the subsequent reserved matters application.  

Pedestrian and Cycle Routes  

5.25 The proposed development will be designed to provide high quality access for all 

pedestrians, disabled people and cyclists. New routes are proposed to connect the 

proposed new homes with the existing network of streets to promote sustainable 

modes of travel to support existing services within Warton.  

5.26 The existing public right of way through the site is to be retained and enhanced, 

improving connectivity between the site and the surrounding area.  

Green Infrastructure  

5.27 The development includes approximately 1.88 hectares of green 

infrastructure/open space provision, reinstated hedgerow and woodland planting. 

Green spaces will be an integral part of the site, providing a new landscape 

structure across the site, with defined public and private spaces and the creation 

of buffered edges to Barn End Road and Orton Road.  

5.28 In addition to public amenity areas provided within the development there will also 

be private open space in the form of gardens and communal space around 

buildings.  

5.29 The Illustrative Masterplan also includes a a 5m wide ecology corridor between the 

northern boundary and proposed homes to protect the badger foraging route along 

the existing hedgerow. The corridor would remain secure but allow for the passage 

of mammals and access for the purpose of maintenance. 
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Drainage  

5.30 The Indicative Masterplan illustrates an indicative location for an attenuation pond 

located to the south-east corner of the site, within public open space fronting Barn 

End Road and Orton Road. It is proposed that the attenuation pond will deal with 

surface drainage matters from the site.  

Design 

5.31 The illustrative masterplan demonstrates the ability to provide a high quality 

residential environment making efficient use of the site. Full details are provided 

within the DAS. By way of summary, careful consideration has been given to the 

scale, density, form and potential layout of the development to ensure it fully 

respects the character and appearance of the surrounding area including from a 

landscape and amenity perspective.  

Site Summary 

5.32 Footnote 11 to Paragraph 47 of the NPPF confirms that, in order for sites to be 

considered deliverable, sites should be available now, offer a suitable location for 

development now, and be achievable with a realistic prospect that housing will be 

delivered on the site within five years. 

5.33 Land at Barn End Road, Warton, has been demonstrated to be a suitable and 

sustainable location for residential development and represents a deliverable and 

developable proposition, being available now and providing every prospect that a 

significant number of homes can be delivered within the next five years.  

5.34 Indeed, outline planning application ref: PAP/2017/0551 is anticipated to be 

determined imminently and is anticipated to be recommended for approval by the 

appointed case officer.  

5.35 Richborough Estates thoroughly support the allocation of the site within the Local 

Plan.  
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6. CONCLUSIONS 

6.1 This representation has been prepared by Pegasus Group on behalf of Richborough 

Estates in respect of the Publication version of the North Warwickshire Local Plan. 

6.2 These representations provide comment on the proposed Settlement Hierarchy for 

the District, along with the housing policies and allocations within the Plan. 

6.3 This representation has also demonstrated the suitability and sustainability of 

proposed residential allocation ref: H27 at Land at Barn End Road, Warton. The site 

is available now, is suitably located and is capable of delivering housing within the 

next five years. 
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Section 2 - Your Representation (please tick where necessary) 

 

2.1 Please indicate which part of the Draft Submission Local Plan this representation 
relates to? 

Paragraph 
reference 

x 
Policy 

reference 
number 

x 
Site 

Allocations 
x 

Sustainability 
Appraisal 

 
x 

Please use a separate representation form for each paragraph, policy, site allocation that you wish to 
comment on. 
 

2.2 Do you support or object to the above? 

 

Support  Object x 

 
 

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

 

Yes  No x 

 
 

2.4 Do you consider the Draft Submission Local Plan to be compliant with the Duty to 
Cooperate? 

 

Yes  No  

 
 

2.5 Do you consider the Draft Submission Local Plan to be Sound? 

 

Yes  No x 

 
 

2.6 If you think that the Draft Submission Local Plan is not sound, this is because it is: 

 

Not Positively 
Prepared 

x Not Justified x 

 

Not Effective x 
Not Consistent with 

National Policy 
x 

 
The above are the tests set out in paragraph 182 [Examining Local Plans] of the National Planning Policy 

Framework (March 2012).   
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2.7  Within this section, please provide details of why you do or do not consider the 
Draft Submission Local Plan to be legally compliant, sound or in accordance with the 
Council’s Duty to Co-operate.  Please be as precise as possible. 

 
 
 

Please see accompanying representation 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 

2.8  Within this section, please specify any modifications that you consider necessary to 
ensure that the Draft Submission Local Plan is legally compliant, sound and in 
accordance with the Council’s Duty to Co-operate.   It will be helpful if you are able to put 
forward your suggested revised wording of any policy or text.  Please be as precise as 
possible. 
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relate to almost all aspects of the draft Local Plan.  
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procedure to adopt to hear those who have indicated that they wish to participate in the examination. 
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1. EXECUTIVE SUMMARY 

1.1 This Executive Summary has been prepared by Killian Garvey, barrister at Kings 

Chambers, in respect of Richborough Estates’ representations to the draft 

Submission North Warwickshire Local Plan. It sets out a number of key propositions 

that are fully considered within these representations. 

Introduction 

1.2 Richborough Estates is promoting the following sites within Water Orton: 

• Land off Birmingham Road, Water Orton 

• Land South of Water Orton Primary School 

1.3 Separate representations have been prepared in respect of Richborough Estates’ 

land interests in Coleshill and Warton.   

1.4 This representation addresses the following key propositions: 

i. Proposition 1: The Local Plan provides insufficient market and affordable 

housing in Water Orton; 

ii. Proposition 2: The Local Plan settlement strategy would cause unsustainable 

patterns of growth; 

iii. Proposition 3: The Local Plan Settlement Strategy is unsound; 

iv. Proposition 4: Exceptional circumstances exist to justify the release of Green 

Belt Land;  

v. Proposition 5: The sites proposed by Richborough Estates are sustainable 

and thus allocations in the Local Plan are justified in respect to them; and 

vi. Proposition 6: In the alternative, if it is not accepted that the promoted sites 

should be allocated for development, they ought to be allocated as 

safeguarded land. 

Proposition 1: The Local Plan provides insufficient market and affordable 

housing in Water Orton 

1.5 There is insufficient housing allocated in Water Orton owing to the restrictions 

imposed by the Green Belt. 
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1.6 Water Orton is a Category 3 Local Service Centre within the Local Plan. The Local 

Plan allocates only 48 dwellings to Water Orton (as opposed to 850 dwellings in 

Hartshill/Ansley Common and 234 dwellings in Baddesley Ensor/Grendon – both 

Category 3 settlements). This is despite the fact that Water Orton is plainly the 

most sustainable of the Local Service Centres, owing to the number of services and 

facilities, its transport links and its relationship to Birmingham. 

1.7 The evidence produced by Barton Willmore demonstrates that there is a minimum 

housing requirement in Water Orton of 288 dwellings across the plan period. 

Furthermore, the Tetlow King Planning report illustrates that there is also a 

significant need for affordable housing in Water Orton. 

1.8 The reason for the limited development in Water Orton is owing to the restraints 

imposed by the surrounding Green Belt land.  

Proposition 2: The Local Plan settlement strategy would cause 

unsustainable patterns of growth 

1.9 The Local Plan settlement strategy primarily directs growth to the north east of the 

Borough, with only a small number of dwellings being proposed to the south west 

of the Borough.  

1.10 This imbalance in the concentration in employment and residential growth will lead 

to unnecessary increases in travel to work distances, as demonstrated by the travel 

analysis technical note produced by PTB. Indeed, owing to the existing and 

consented employment availability in Water Orton, compared with the limited 

availability of housing, inevitably this will create an unsustainable solution whereby 

the working population of Water Orton will be forced to commute from other areas 

of the Borough or from outside the Borough.  

1.11 This greater impact on travel will also, in turn, have a negative effect on air quality. 

This is of particular concern considering the proximity to Birmingham (which is an 

Air Quality Management Area) and in light of the Government’s focus on delivering 

cleaner air in the shortest time possible1. 

1.12 Furthermore, the lack of development in Water Orton will compromise their future 

economic and community growth, having regard for the social and economic roles 

of sustainability. Indeed, being that Water Orton would be deprived of the 

                                           
1 Per the Department for Environment Food and Rural Affair paper entitled, ‘UK Plan for Tackling 

Roadside Nitrogen Dioxide Concentrations’ (July 2017).  
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necessary growth to boost the local economy and the significant social benefits 

associated with the provision of further housing, its status as a Category 3 

settlement would be compromised. In effect, the Council would be seeking to 

sterilise any further growth (economically, socially or otherwise) at Water Orton 

through the current settlement strategy.  

Proposition 3: The Local Plan Settlement Strategy is unsound 

1.13 The NPPF directs local authorities to only release Green Belt in exceptional 

circumstances (NPPF 83). However, this does not mandate that Green Belt land 

should never be released. Indeed, it has been recognised through case law that 

patterns of growth and travel increases (for example) are ‘clearly relevant’ to 

reviewing Green Belt boundaries2.  

1.14 In reality, what is clear is that the guiding light underpinning the Local Plan has 

been to avoid the release of Green Belt land. This is reflected in the Submission 

Local Plan at paragraph 7.4 as follows: 

“In the Core Strategy this approach was widened to consider the holistic 

development of services and facilities to help maintain and enhance 

thriving communities. The constant aim is to provide these in the most 

sustainable way, without it stimulating pressure on the countryside, in 

particular, the Green Belt to make suitable provision for development 

necessary to sustain rural communities, by focussing rural housing 

development and supporting facilities on a network of Local Service 

Centres, but with limited development provision in other smaller 

settlements, identified with a development boundary on the Proposals 

Map.”  

1.15 Indeed, the dogged adherence to retaining Green Belt land (save for with the 

limited exception in respect to the Langley SUE and relocated school site at Water 

Orton) has resulted in an unsustainable and incongruous pattern of growth across 

the Borough, which has deprived required growth in key settlements (such as Water 

Orton).  

Proposition 4: Exceptional circumstances exist to justify the release of 

Green Belt Land 

                                           
2 IM Properties Development Ltd v Lichfield DC [2014] EWHC 2440 (Admin) per Patterson J 

paragraph 98 
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1.16 The release of Green Belt land in the circumstances outlined above is entirely logical 

and necessary. Indeed, a number of recent Examination Inspector reports (e.g. the 

Warwick Local Plan September 2017, the Cheshire East Local Plan July 2017; the 

Lichfield District Local Plan Strategy February 2015) have recognised the exact 

point being highlighted within Richborough Estates’ submissions – namely that the 

release of Green Belt land is justified to ensure the distribution of growth in a 

sustainable manner and to satisfy local needs. 

1.17 That is to say nothing of the neighbouring authorities surrounding North 

Warwickshire, where there is a consensus that the release of Green Belt land is 

required to secure sustainable patterns of growth. For example, this is illustrated 

through the ‘Black Country Core Strategy Issues and Options Paper’, relating to 

Dudley, Sandwell, Walsall Council and the City of Wolverhampton Council. 

1.18 Indeed, the Council also recognises that there is a need for the release of Green 

Belt land, demonstrated by the limited releases referred to above. However, that 

limited release of Green Belt land is insufficient. 

1.19 Accordingly, the exceptional circumstances that warrant the further release of 

Green Belt land are: 

i. It would allow for the necessary growth in Water Orton, in respect to market 

and affordable housing; 

ii. It would provide an opportunity to redress the current settlement strategy, 

which promotes unsustainable patterns of growth; 

iii. The only realistic means of achieving further growth in Water Orton is 

through the release of Green Belt land. Being that national policy directs 

that this should only be done through local plan reviews, the Council is, in 

effect, seeking to prevent any further development at this location until 

2033. This would effectively sterilise any further development at Water 

Orton, meaning that its status as a Category 3 settlement would be 

significantly compromised; 

iv. The retention of Green Belt would lead to unsustainable modes of transport, 

by directing growth to unsustainable locations that would unnecessarily 

increase trip generation and also have an adverse impact upon air quality; 
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v. 60% of North Warwickshire is within the Green Belt3.  It follows, therefore, 

that the opportunities for growth are significantly restricted by this provision 

of Green Belt. 

Proposition 5: The sites proposed by Richborough Estates are sustainable 

and thus allocations in the Local Plan are justified in respect to them 

1.20 Each of the sites promoted by Richborough Estates have different land use impacts 

and benefits. Accordingly, the representations produced by Richborough Estates 

provide a robust and comprehensive analysis of each promoted site. It is submitted 

that all of the sites represent sustainable forms of development. Their allocations 

would assist with rectifying the issues with the settlement strategy as addressed 

above. They would also provide significant benefits in the form of market and 

affordable housing, especially being that they are promoted by a highly reputable 

developer with a proven market record.  

1.21 Furthermore, it is submitted that no sites have been identified within the Green 

Belt through the Local Plan consultation process that have greater sustainability 

credentials. Thus, if the Council accepts the principle of releasing Green Belt land 

(which is plainly justified), it is submitted that the promoted sites should plainly be 

the preferred options. 

Proposition 6: In the alternative, if it is not accepted that the promoted 

sites should be allocated for development, they ought to be allocated as 

safeguarded land 

1.22 If the Council is unwilling to accept the allocation of the promoted sites at present, 

there can be no doubt that Water Orton will require further land to be developed 

prior to 2033. The Local Plan in its current form would prevent any such land from 

coming forward. This demands that the Council, at the very least, allocate land as 

safeguarded land (in accordance with NPPF 85) to provide for longer-term 

development needs. Indeed, failing to identify safeguarded land would force 

piecemeal planning applications at Coleshill and Water Orton on Green Belt land. It 

is preferable that the Local Plan identifies sites now to achieve that required 

development. Thus, in the event that it is not accepted that the proposals ought to 

be allocated in the Local Plan, there can be no sensible argument that they should 

not be allocated as safeguarded land. 

                                           
3 Draft LP (Nov 2017) para 7.5 page 23 
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Conclusion 

1.23 For all these reasons, therefore, the Council and Examination Inspector are 

respectfully invited to reconsider the settlement strategy and allocations within the 

Local Plan, so as to include those sites being promoted by Richborough Estates. 
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2. INTRODUCTION 

2.1 Pegasus Group is instructed by Richborough Estates to make representations on 

their behalf to the draft Submission North Warwickshire Local Plan. Richborough 

Estates is promoting interests in two sites within North Warwickshire at Water Orton 

as follows: 

• Land off Birmingham Road, Water Orton (Site Location Plan Included at 

Appendix 1); and 

• Land to the South of Water Orton Primary School, Water Orton (Site 

Location Plan Included at Appendix 2).  

2.2 Separate representations have been submitted in respect of Richborough Estates’ 

additional land interests within the Borough at Coleshill and Warton. 

2.3 These representations are framed in the context of the requirements to the North 

Warwickshire Local Plan to be legally compliant and sound. The tests of soundness 

are set out in the National Planning Policy Framework (NPPF), at paragraph 182. 

For a plan to be sound it must be:  

- Positively Prepared – the plan should be prepared based on the strategy 

which seeks to meet objectively assessed development and infrastructure 

requirements, including unmet requirements from neighbouring authorities 

where it is reasonable to do so and consistent with achieving sustainable 

development; 

- Justified – the plan should be the most appropriate strategy, when considered 

against the reasonable alternatives, based on proportionate evidence; 

- Effective – the plan should be deliverable over its plan period and based on 

effective joint working on cross boundary strategic priorities; and 

- Consistent with National Policy – the plan should enable the delivery of 

sustainable development in accordance with the policies in the Framework.  

2.4 The representations also have regard to the revised National Planning Policy 

Framework – Draft Text for Consultation, published 5th March 2018, which 

enshrines the ideas set out within the Government’s Housing White Paper.  

2.5 The representations broadly follow the structure of the Local Plan published for 

consultation, having regard to the emerging vision, strategic objections, spatial 
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strategy and policies relating to housing delivery, having regard to comments 

submitted on behalf of Richborough Estates to earlier iterations of the emerging 

Local Plan. 
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3. CONTEXT 

3.1 It is recognised that the new Local Plan for North Warwickshire is intended to 

provide a comprehensive planning policy framework for the Borough up to 2033; 

identifying necessary changes to the spatial development strategy and policies 

contained within the adopted Core Strategy, as well as establishing a set of 

development management policies and allocations to deliver the Spatial Strategy. 

The preparation of a single Borough Plan which will have all the policies in one 

document is welcomed.  

3.2 The draft Submission Local Plan published for consultation in December 2017 

identifies the evidence base that has been utilised in the formulation of the Plan to 

date. A number of additional evidence base documents, including a Green Space 

Strategy and Playing Pitch Strategy, have been published during the current 

consultation period. In addition, a number of key elements of the evidence are out 

of date and relate to a previous iteration of the emerging Local Plan including the 

Infrastructure Delivery Plan and the site-specific Housing Trajectory. On this basis 

it is considered that the Local Plan is not based on an up-to-date, robust evidence 

base. The NPPF is clear at paragraph 158 that a proportionate evidence base is 

necessary to support the plan making process, to ensure the Local Plan “is based 

on adequate, up-to-date and relevant evidence about the economic, social and 

environmental characteristics and prospects of the area.”   

3.3 There is great concern that the emerging Local Plan has given little regard to 

relevant evidence base that is in the public domain, which is key when producing a 

sound and defensible plan. Whilst there is a list of Evidence Base Documents 

contained within Appendix C of the Local Plan, there is very little to suggest that 

the technical information and the conclusions contained within these reports have 

influenced the production of the Local Plan. This is further demonstrated by the 

publication of a number of evidence base documents mid-way through the current 

consultation period. It is clear that these documents have been produced after the 

current iteration of the Local Plan. The documents have therefore been drafted to 

fit, rather than inform, the Local Plan.  

3.4 Richborough Estates has particular concern with regard to the Sustainability 

Appraisal (SA) of the emerging Local Plan. 

3.5 Whilst the presence of a SA is welcomed (and a statutory requirement of the 

Planning and Compulsory Purchase Act 2004 and of relevance to the Strategic 

Environmental Assessment (SEA) Directive), the role it has played in developing 
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the Local Plan is seriously questioned, not least as a SA was published c. 6 months 

subsequent to the draft Local Plan consultation document (February 2017 and 

August 2016 respectively). This was recognised in the Local Development 

Framework (LDF) Sub-Committee papers which sought agreement on a draft Local 

Plan from Members for the purpose of consultation. This report stated at paragraph 

4.1 that “when the Draft Local Plan was prepared it was expected that the 

consultation process could be started in September / October. However, the Draft 

Local Plan needs to be accompanied by a Sustainability Appraisal. This will not be 

available until late October. It is therefore proposed that the consultation period 

starts on Thursday 10th November.” However, the SA was not published alongside 

the draft Local Plan on the 10th November; instead, it was published in February 

2017, some 12 weeks later. This demonstrates that the SA has not been an iterative 

part of the plan making process that has informed the formulation of the spatial 

strategy or the selection of sites. 

3.6 A similar scenario has also occurred at this Regulation 19 stage in the process as 

an updated SA had not been published to inform the draft Submission Local Plan 

when it was considered by Members at the Executive Board meeting in October 

2017, or the Full Council meeting in November 2017. This is recognised in the 

Executive Board papers which sought agreement from Members on the 

recommended changes to the plan in stating “the final Sustainability Appraisal 

cannot be completed until Members approve the Draft Submission.”   

3.7 Planning Practice Guidance (PPG) is clear that the sustainability appraisal is a 

systematic process that is carried out during the plan making process. The PPG at 

ID: 11-018-20140306 states: 

“The development and appraisal of proposals in Local Plan documents 

should be an iterative process, with the proposals being revised to take 

account of the appraisal findings. This should inform the selection, 

refinement and publication of proposals (when preparing a Local Plan, 

paragraph 152 of the National Planning Policy Framework should be 

considered).” 

3.8 The delay in the publication of a Sustainability Appraisal at each of the consultation 

milestones to date has demonstrated that the appraisal process has not been 

iterative, but instead prepared very much as an afterthought. 
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3.9 Paragraph 1.3 of the draft Submission Local Plan sets out that the Plan Period is 

proposed to look forward to 2033. This extended plan period resolves previously 

submitted representations through the draft Local Plan consultation that criticised 

the previously promoted end date of 2031. A plan period to 2033 is consistent with 

paragraph 157 of the NPPF, which outlines that “Crucially, Local Plans are to be 

drawn up over an appropriate timescale, preferably a 15-year time horizon, take 

account of longer term requirements, and be kept up to date.” The identification of 

additional sites over this longer-term period assists in providing certainty to the 

development industry and other organisations (concerned with delivering 

infrastructure) as to how land will come forward into the future and also provides 

clarity to residents.     

3.10 However, Richborough Estates recommends that the Plan Period is revised to reflect 

the period 2016 to 2036. This revised period would align with the work currently 

being undertaken by the constituent Local Planning Authorities of the Greater 

Birmingham Housing Market Area (GBHMA) to consider housing needs across the 

wider housing market, including North Warwickshire Borough. Richborough Estates 

provides further comment in respect of cross-boundary requirements in section 7 

of these representations. 

3.11 Paragraph 1.7 sets out that the Local Plan has been shaped by consultation and 

refers to the consultation undertaken previously in relation to the Draft Site 

Allocations and Draft Development Management Plan, as well as the Core Strategy, 

and shows the preferred options for allowing development of the appropriate size 

and scale in a variety of settlements, guided by the updated settlement hierarchy. 

Paragraph 1.7 goes on to state that the settlement hierarchy is based on an 

assessment of the services, facilities and sustainability of the various settlements 

within the Borough, which builds on work previously undertaken from the 2006 

Local Plan and 2014 Core Strategy. It is not clear, however, whether any recent 

review has been undertaken of the sustainability of the existing settlements to 

inform the proposed spatial strategy within the Draft Submission Local Plan. 

Richborough Estates has concerns with the proposed spatial strategy, distribution 

of development and allocation of sites which will be discussed further in sections 7 

and 10 of these representations.    

3.12 Paragraph 1.8 refers to the Duty to Cooperate, which is a legal requirement. This 

paragraph outlines that the Council has reached an agreement on the amount of 

development that can be accommodated within the Borough and an amount that 

potentially could be delivered if the appropriate infrastructure can be delivered with 
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local authorities from the Coventry & Warwickshire Housing Market Area (HMA) as 

well as the Greater Birmingham and Black Country HMA (including Tamworth). It 

is agreed that North Warwickshire Borough Council has engaged with neighbouring 

authorities however it is questionable as to whether this has taken place in a 

positive manner and it is not clear whether the spatial strategy within the Local 

Plan fully takes into consideration the unmet need of neighbouring authorities. 

Again, Richborough Estates express further views on the Duty to Cooperate within 

section 7 of these representations.  
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4. SPATIAL PORTRAIT 

4.1 Paragraph 2.3 acknowledges the that the three market towns of Atherstone with 

Mancetter, Polesworth with Dordon and Coleshill are important to the health of the 

surrounding rural economy in recognition of the services and facilities they provide 

for other settlements within the Borough. In this context, it is important to note 

that Atherstone with Mancetter and Polesworth with Dordon; being located less 

than 5km apart along the A5 in the northern part of the Borough – whilst Coleshill 

is more than double this distance from the other Market Towns located within the 

southern part of the Borough.   

4.2 Paragraph 2.4 acknowledges that the Borough lies between Birmingham, Solihull, 

Tamworth, Coventry, Nuneaton and Hinckley which are growing areas and, as such, 

growth is expected to take place in the Borough to assist in meeting the needs for 

Coventry & Warwickshire and the Greater Birmingham HMAs. It is set out that the 

Borough Council will continue its commitment to deliver 500 dwellings for 

Tamworth established through the previous Core Strategy.  

4.3 Recognition is given in paragraph 2.5 to the increase in employment development 

at Hams Hall, Birch Coppice and Kingsbury Link and the existing intermodal rail 

freight interchanges at Hams Hall and Birch Coppice. Recognition is also given to 

other national and international companies located in the Borough and, at 

paragraph 2.6, it is noted that there are a number of industrial estates located in 

Atherstone, Mancetter, Arley and Coleshill.  

4.4 Paragraph 2.7 acknowledges that the Borough benefits from major roads of 

national and regional significance including the M6, M6 Toll, A5, M42 and A446 

whilst paragraph 2.8 sets out how rail also plays an important role in the Borough. 

The opening of Coleshill Parkway Railway Station is referred to, however, the 

significance of this and the services offered should be reinforced given that Coleshill 

Parkway provides half hourly services east bound to Nuneaton and Leicester and 

westbound to Birmingham New Street. The two intermodal rail freight facilities at 

Hams Hall and Birch Coppice are noted. It would be helpful if these key existing 

transport facilities are shown on the Figure 3 Transport Network Plan included 

within Chapter 12 ‘Transport’.  

4.5 Whilst the wording contained within paragraph 2.9 has been updated from that set 

out in the previous iteration of the emerging Local Plan, it is somewhat negative 

given the significant economic benefits that will flow from HS2.  
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4.6 Again, the recognition given to UK Central Hub Growth Area which embraces 

Birmingham Airport, the NEC and Arden Cross (the proposed HS2 International 

Station) at paragraph 2.14 is supported, however, these projects are identified as 

a constraint rather than an opportunity. The UK Central Hub Growth Area will 

significantly increase employment and jobs close to the southern edge of Coleshill 

on the western edge of the Borough, making Coleshill, including Hams Hall, an even 

more attractive location for employment development. Opportunities would also 

relate to Water Orton. 

4.7 Paragraph 2.15 recognises that the level of growth required, to meet cross 

boundary and local objectively assessed needs, is greater than previously 

experienced within the Borough. The Council identifies that this level of growth will 

bring many challenges and recognises the importance of delivering quality places 

that are integrated into the existing fabric of settlements wherever possible. These 

challenges are recognised by Richborough Estates.   
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5. SPATIAL VISION  

5.1 Section 4 of the Plan sets out the Spatial Vision for the Borough. The Vision is 

focused on the presumption in favour of sustainable development and is generally 

supported by Richborough Estates. The Spatial Strategy will be particularly critical 

in delivering the following elements of the Vision: 

• New homes, new employment proposals, local services and community 

facilities will be integrated carefully into the Borough’s existing areas 

respecting local distinctiveness. The majority of the development will be 

focused on the Market Towns and Local Service Centres; 

• Employment generation will benefit local residents and ensure long lasting 

benefits to the Borough, including improved skills, reducing out commuting 

and regeneration of industrial estates. 

• Housing catering for the needs of residents will be provided in order to give 

choice of tenure and location and will be located to take advantage of good 

public transport accessibility and to help maintain and enhance the vitality 

and viability of settlements. 

5.2 The Spatial Vision is supported by a number of identified objectives.  

5.3 Objective 1 seeks to secure a sustainable pattern of development reflecting the 

rural character of the Borough. It is envisaged that this will be achieved by seeking 

the development of previously developed land and concentrating the majority of 

development within existing settlements, amongst other criteria set out. This fails 

to take into account that sustainable development can also be brought about by 

greenfield and Green Belt release which will be necessary to meet the Borough’s 

development needs in the most sustainable manner as part of the Spatial Strategy.  

5.4 Objective 2 relates to providing growth to meet the housing needs of the Borough. 

This objective should be more specific in accordance with the requirements of the 

NPPF and, for example, set out the quantum of housing required to meet the 

objectively assessed need and any additional unmet need from the Coventry & 

Warwickshire HMA and the Greater Birmingham HMA. As currently worded, there 

is no acknowledgement within Objective 2 that the Plan should provide an agreed 

solution to meeting cross boundary needs in respect of the wider HMAs. This 

objective should also cover the meeting of specific housing needs at a settlement-
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level to ensure that the needs of existing and future residents are met in the right 

locations. 

5.5 Objective 3 seeks to develop and grow the local economy for the benefit of local 

residents. This is broadly supported; however, it is considered that the provision of 

employment land is conservative in nature given the growth of both Hams Hall and 

Birch Coppice. In addition, the future economic benefits that are likely to take place 

both within the western elements of the Borough (due to proximity to HS2 and UK 

Central) and within the east of the Borough (due to proximity of Horiba MIRA 

Technology Park, Enterprise Zone), will make the Borough highly attractive to 

businesses looking to locate within the Borough and provide new employment 

opportunities. Appropriate provision should be planned for within the Local Plan to 

maximise these strengths and opportunities in delivering economic growth and 

benefits to local residents. The spatial distribution of homes and jobs will be key to 

ensuring sustainable travel patterns and reducing the need to travel, limiting 

commuting times and distance and minimising impact on highway infrastructure.  

5.6 Objective 4 seeks to maintain and improve the vitality of Market Towns within the 

Borough. This objective is supported by Richborough Estates, recognising the role 

of settlements such as Coleshill in providing a range of services and facilities that 

not only supports the resident population and those that work in these towns, but 

the outlying smaller settlements that rely on these larger settlements for higher 

order facilities. Whilst the objective is supported, the means identified by the 

Council by which this will be achieved are questionable. The means identified do 

not recognise the role that development should play in supporting the needs of 

communities; ensuring a healthy resident population is maintained to provide the 

necessary household expenditure to not only support the viability of services and 

facilities, but to ensure vitality too. 

5.7 The Strategic Objectives should also seek to maintain and improve the vitality of 

smaller settlements within the Borough. Some of these smaller settlements, 

including Water Orton, have a good range of services and facilities that support day 

to day needs, promoting a level of self-containment and sustainability that should 

be supported within the Local Plan.  
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6. SUSTAINABLE DEVELOPMENT 

6.1 Policy LP1 relates to sustainable development and is broken down in to three 

elements: Sustainable Development; Quality of Development/Place; and, 

Implementation and Infrastructure.  

6.2 The initial part of the policy repeats elements of Paragraph 14 of the NPPF. There 

are a few subtle additions of the use of the wording “unless material considerations 

indicate otherwise” which has been included twice within the policy. In addition, 

reference to “and where relevant, with other policies in the Neighbourhood Plans” 

is also included. It is considered that the precise wording of the ‘decision taking’ 

element of paragraph 14 of the NPPF should be included in Policy LP1 to ensure 

conformity with national policy relating to the presumption in favour of sustainable 

development, having regard to the proposed amendments as set out within 

Paragraph 11 of the draft revised NPPF currently out for consultation (March 2018).   

6.3 The second part of Policy LP1 relates to Quality of Development/Place. This sets 

out a number of criterion that development proposals must adhere to. The second 

bullet point requires development proposals to demonstrate a high quality of 

sustainable design that positively improves the individual settlement’s character, 

appearance and environmental quality. There is no national policy requirement for 

development to improve the character, appearance and environmental quality of 

an area; as such, this requirement is unduly restrictive and highly subjective. 

6.4 Paragraph 6.12 suggests that the Landscape Character Appraisals and Settlement 

Appraisals will be developed further into Supplementary Planning Documents and 

should be used as a basis for creating locally distinctive proposals. In addition, the 

policy as drafted set out that Design Champions will be used to promote and 

encourage local distinctiveness in new developments. Policies in the Plan should 

not, however, be overly restrictive and stifle the form of development. Due regard 

should be given to the character of the surrounding area, however, the current 

wording of Policy LP1 is not justified as it goes beyond what is reasonable and 

should be amended accordingly.   

6.5 After the 6 bullet points listed under the Quality of Development criterion, Policy 

LP1 sets out that development should protect the existing rights of way network 

and where possible contribute towards it expansion and management. The routes 

of exiting Public Rights of Way (PRoW) are an important consideration for any 

development proposals, however, there may be instances where a route may need 

to be diverted, as such to prevent PRoW limiting the amount of development that 
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can come forward on a site. Therefore, this aspect of the policy should include the 

wording “where possible.” 

6.6 Part of Policy LP1 relates to Implementation and Infrastructure. This sets out that 

there are some key priorities. Of the key priorities listed the second bullet point 

sets out the need to protect and enhance the environment and mitigate the 

environmental impact of past and proposed development. There is no requirement 

within national policy to mitigate environmental impact of developments that have 

already taken place. This is wholly unreasonable, unduly restrictive and would place 

additional financial burdens on developers which could lead to a delay in bringing 

forward new development. This reference to mitigating the environmental impact 

of past development is not consistent with National Guidance and is not justified 

and is, therefore, unsound as currently worded. 

6.7 Bullet point 3 also sets out a number of services and facilities which developments 

will be expected to contribute towards. Clarity should be provided within this policy 

to recognise that such contributions will be required to be complaint with the 

Community Infrastructure Levy Regulations. For example, that pooling will be 

restricted to no more than five contributions per infrastructure project.  

6.8 Bullet point 4 set out the final key priority as the provision of training and upskilling 

opportunities. What this means and how this will be achieved is not qualified in the 

policy or the supporting paragraphs and as such it is not clear how this is to be 

achieved. The wording should be revisited to ensure it is justified and effective. 

 

 

 

 

 

 

 

  



Richborough Estates  
Representations to the Publication North Warwickshire Local Plan 

 

 

 

MARCH 2018 | NCO | BIR.3048 Page | 19  

 

7. SPATIAL STRATEGY 

Settlement Hierarchy  

7.1 The Spatial Strategy is at the heart of managing spatial change within the Borough 

and is critical to ensuring the Strategic Objectives and the Spatial Vision can be 

achieved. To inform the Spatial Strategy, Policy LP2 seeks to establish a Settlement 

Hierarchy to inform the apportionment of growth and development across the 

Borough.  

7.2 Paragraph 7.3 sets out that the Spatial Strategy identified within the draft 

Submission Local Plan moves forward the settlement hierarchy principles which 

were introduced in the Local Plan 2006 and carried through to the current adopted 

Core Strategy. This Spatial Strategy targets new development to the Market Towns, 

on land adjacent to settlements adjoining the outer boundary of the Borough, with 

the remaining development cascaded to lower tier settlements and very little 

development directed to the countryside. This broad strategy which would focus 

development to the most sustainable locations is supported by Richborough 

Estates. The hierarchy reflects the sustainability of settlements and aligns to a 

number of the Strategic Objectives and key elements of the Spatial Vision. 

7.3  However, Paragraph 7.4 states that: 

“…The constant aim is to provide these in the most sustainable way, 

without it stimulating pressure on the countryside, in particular, 

the Green Belt to make suitable provision for development necessary to 

sustain rural communities, by focussing rural housing development and 

supporting facilities on a network of Local Service Centres, but with limited 

development provision in other smaller settlements, identified with a 

development boundary on the Proposals Map…” [Emphasis Added] 

7.4 This approach is not supported by Richborough Estates. It is clear from the above 

that the Council have sought to avoid the release of Green Belt land, at the cost of 

sustainability, resulting in a less sustainable strategy. As set out later within this 

representation (see paragraph to 7.68), a number of local plan examinations which 

have dealt with this issue have clearly demonstrated that Green Belt should not be 

utilised as a barrier to providing sustainable patterns of growth and that the release 

of Green Belt well related to sustainable settlements, whose needs cannot be met 

on non-Green Belt land, is a clear demonstration of exceptional circumstances (see 
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also Richborough Estates’ Exceptional Circumstances Report at Appendix 6 of this 

representation).  

7.5 Paragraph 7.6 reiterates that the settlement hierarchy within the draft Submission 

Local Plan is a continuation of that set out in Policy NW2 of the Core Strategy. This 

paragraph recognises Coleshill as a sustainable Market Town due to its range of 

services and facilities, however, highlights that development will be smaller in scale 

due to Green Belt wrapping around the settlement. Richborough Estates considers 

the presence of Green Belt has no bearing on the sustainability of a settlement and 

should therefore have no influence on the ranking of a settlement within the 

hierarchy of settlements within the Borough.  

7.6 The Settlement Sustainability Appraisal (2010) considers the relative sustainability 

of all settlements and concludes that Coleshill is the second most sustainable 

standalone sustainable settlement, after Atherstone. Whilst Coleshill is recognised 

as a Category 1 Market Town alongside Atherstone with Mancetter and Polesworth 

with Dordon, the reference to Green Belt should be removed. Green Belt is not 

relevant to Coleshill’s ranking within the hierarchy and is inconsistent with the 

approach taken to other settlements within Policy LP2, including those within Green 

Belt. 

7.7 Paragraph 7.7 recognises that the quantum of development now being envisaged 

means that the Borough Council has considered it necessary to allow developments 

that may be on the outer boundary of the Borough that are close to sustainable 

settlements beyond the Borough boundary. In the context of the identified cross 

boundary housing shortfalls and the Council’s duty to co-operate, the consideration 

of adjacent sustainable settlements within the settlement hierarchy is supported as 

it is evident that certain parts of the Borough have a strong locational link to 

neighbouring authorities. However, the hierarchy fails to recognise that many of 

the sustainable settlements within the Borough already have a strong locational 

link and can play a key role in not only meeting housing needs beyond the Borough 

boundary in a sustainable manner, but present opportunities for meeting local 

housing needs, sustaining the viability and viable of local services and facilities and 

balancing the provision of jobs and an economically active population to reduce 

unsustainable commuting patterns; this is particularly the case for both Coleshill 

and Water Orton. 

7.8 The ranking of settlements within the settlement hierarchy is supported, based on 

the relative sustainability of settlements, and provides a sound framework for 
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distributing development needs that are appropriate to the Borough over the Plan 

period. The explanatory text should be strengthened to recognise that there are 

functional relationships between settlements, including those that fall outside the 

Borough boundary. The explanatory text recognises large settlements outside the 

Borough boundary which have identified unmet needs, but fails to recognise the 

role existing settlements within North Warwickshire can play in meeting these 

needs due to strong locational links, including Coleshill and Water Orton.  

Water Orton 

7.9 It is evident that certain parts of the Borough have a strong locational link to 

neighbouring authorities. This is particularly the case for Water Orton which borders 

Birmingham to the west and has strong links to the motorway network, both the 

M42 and the M6 as well as the A446, which the Local Plan acknowledges as a major 

route which has local and national significance. Water Orton has a Railway Station 

which provides for frequent journeys to Leicester, Nuneaton and Birmingham. The 

route of HS2 will also pass the southern side of Water Orton. It is considered that 

the geographical location of Water Orton, adjacent to Birmingham and accessible 

to highway infrastructure as set out above, makes the Local Service Centre of 

Water Orton a highly sustainable location for residential development.  

7.10 Water Orton is also close to the Market Town of Coleshill which is to the south east 

and has significant employment provision at Coleshill Industrial Estate, Hams Hall 

Distribution Park as well as Coleshill Parkway Train Station. In addition, to the north 

within Birmingham there are existing employment developments located at 

Minworth including Prologis Park. 

7.11 It is considered that the settlement hierarchy and the attendant distribution of 

development proposed (Policy LP39) fails to consider adjoining settlements such as 

Birmingham, and significant transport infrastructure including the proposed UK 

Central/HS2 where major economic growth is proposed to take place.  

7.12 Within the settlement hierarchy Category 2 Settlements are set out as being 

settlements adjoining the outer boundary of the Borough where development for 

employment, housing, services and other facilities will be permitted directly 

adjacent to the built-up areas of the adjoining settlements if a number of criteria 

can be satisfied. This includes sites being: (a) outside of the Green Belt or an 

identified Gap; (b) development that is clearly part of a wider sustainable 

development; (c) has a clear separation to an existing North Warwickshire 
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settlement: and (d) linkages are made to existing North Warwickshire settlements 

to ensure connectivity between places. This tier of settlement is proposed to enable 

two strategic housing sites to come forward, namely Land west of Robey’s Lane, 

Tamworth (proposed to be allocated for 1,270 new homes) and Lindridge Road 

adjacent to Langley SUE, Wishaw (proposed to be allocated for 141 dwellings).  

7.13 The identification of the proposed extension to Langley SUE, which lies within the 

West Midlands Green Belt, appears to be at odds with the identified criteria, in 

particular part (a) of Policy LP2, which sets out that development will be allowed 

adjoining settlements if the sites lies outside of the Green Belt.  

7.14 Within the settlement hierarchy, Category 3 Settlements are listed as Local Service 

Centres where development will be permitted within the development boundaries. 

Water Orton is one of the listed Local Service Centres and commentary within 

paragraphs 15.63 to 15.65 within Chapter 15 sets out that major road and rail 

transport infrastructure surrounds the village in addition to the delta junction for 

HS2 which will lie to the south and west of the village.  

7.15 The role of Water Orton is not recognised in the Plan. Water Orton performs an 

important function for the Borough and its geographical location adjacent to 

Birmingham is such that it can assist in meeting the needs of the Borough in 

addition to being perfectly placed to meet the significant unmet needs of 

Birmingham.  

7.16 Given the number of services and facilities in Water Orton and the excellent 

transport links, the settlement is the most sustainable of the Local Service Villages. 

This is not, however, reflected within the level of development that is proposed to 

be allocated for Water Orton within Policy LP39. One housing allocation of 48 

dwellings is proposed at Water Orton brought about by the redevelopment of the 

existing primary school site and requiring Green Belt release for the new school 

site off Plank Lane. This level of proposed development is not considered to be 

adequate given the sustainability credentials of Water Orton and in order to 

maintain the role it performs.   

7.17 It should be noted that larger scale development is proposed in Policy L39 to be 

delivered in the less sustainable Local Service Centres of Hartshill/Ansley Common 

and Baddesley Ensor, directing development away from the more sustainable 

settlements such as Water Orton. This is completely at odds with the Spatial 

Strategy and this is discussed further within Section 10.  
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Amount of Development – Housing Requirement  

7.18 Table 1 within the draft Submission Local Plan identifies the components of the 

emerging housing requirement based upon the Coventry and Warwickshire HMA 

Updated Assessment of Housing Need (September 2015). This includes: an initial 

housing need (demographic-based need plus an uplift for improving affordability) 

– 3,800 dwellings; an economic uplift attributed to the Coventry and Warwickshire 

and Greater Birmingham HMAs – 940 dwellings; an additional figure of 540 

dwellings as part of the redistribution of Coventry and Warwickshire’s housing 

needs; and, a further 528 dwellings in extending the plan period from 2031 to 

3033. 

7.19 In identifying an appropriate housing requirement within the Local Plan, the 

Council’s recognition of the need address unmet housing needs arising across the 

relevant HMAs is welcome. It is known that there will be a shortfall in housing 

provision within both the Greater Birmingham and the Coventry and Warwickshire 

HMAs, within which North Warwickshire Borough lies. This is clearly evidenced in 

the Joint Housing Study commissioned by the GBSLEP and the Black County 

Authorities, the recently published Strategic Growth Study (GL Hearn) published by 

the GBHMA authorities and the assessments of Housing Need prepared on behalf 

of the Coventry and Warwickshire HMA. 

7.20 It is noted that North Warwickshire Borough Council has signed a Memorandum of 

Understanding (MoU) to agree the redistribution of housing due to capacity 

constraints within the City of Coventry. This approach is endorsed and the principle 

of including 540 additional homes to meet needs arising with Coventry within the 

overall housing requirement within the Plan is supported,  

7.21 In turning to the Greater Birmingham Housing Market Area, the issue of housing 

need arising in Birmingham which cannot be met within the city’s boundaries is not 

a new issue. In its recent iteration, it has been clear for at least 5 years that there 

is a significant level of unmet housing need arising in Birmingham for which 

provision should be made. This unmet need is the single largest component of 

housing growth in the West Midlands, and is a key driver in the growth of the region 

generally.  

7.22 The Birmingham Development Plan (BDP) was adopted on 10th January 2017. Its 

adoption has given very significant weight to a housing deficit in terms of un-met 

need of 37,900 dwellings over the period 2011-2031. The BDP also commits 

Birmingham City Council to working actively with neighbouring Councils through 
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the Duty to Cooperate to ensure that appropriate provision is made elsewhere 

within the HMA to meet the shortfall of 37,900 dwellings. However, it should be 

noted that the OAHN for the Greater Birmingham Housing Market has not been fully 

tested across the HMA and further work has now been published by the 14 

constituent HMA authorities that reconsiders need and any subsequent shortfall in 

provision. This further consideration, contained within the recently published 

Strategic Growth Study, concludes a minimum housing need across the GBHMA, 

taking account of Coventry’s unmet need, of 208,000 dwellings to 2031 and 

258,000 dwellings to 2036.  The study concludes that based on current supply 

assumptions, and taking account of proposed allocations within emerging plans, 

there is an outstanding minimum shortfall of 28,150 dwellings to 2031 and 60,900 

dwellings to 2036 across the GBHMA. 

7.23 The BDP also places detailed and significant requirements on the City Council, in 

Policy TP48, setting out how this active involvement in the provision and delivery 

of the 37,900 should be satisfied. It states: 

“The Council will also play an active role in promoting, and monitor 

progress in, the provision and delivery of the 37,900 homes 

required elsewhere in the Greater Birmingham Housing Market 

Area to meet the shortfall in the city. This will focus on: 

▪ The progress of neighbouring Councils in undertaking Local 

Plan reviews to deliver housing growth to meet 

Birmingham’s needs. 

▪ The progress of neighbouring Councils in delivering the 

housing targets set out in their plans. 

▪ The extent to which a 5-year housing land supply is 

maintained in neighbouring areas.” 

7.24 Policy TP48 from the BDP then spells out the consequences of the failure of 

neighbouring Councils to plan for this unmet need, in terms of the potential 

implications for the City itself: 

“If it becomes clear that progress is falling short of the level 

required, the Council will undertake a review of the reasons 

for this, and if this indicates that it is necessary to reassess 
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the capacity for housing provision in Birmingham, a full or 

partial review of this Plan will be undertaken.” 

7.25 Finally, Policy TP48 sets out key indicators which would trigger this, including: 

“Failure of a relevant Council to submit a replacement or 

revised Local Plan, providing an appropriate contribution 

towards Birmingham’s housing needs, for examination within 

3 years of the adoption of this Plan.” 

7.26 Following adoption of the BDP there is an increasing expectation that relevant 

Councils must address this issue through emerging Local Plans.  It is noted that 

North Warwickshire has included a commitment to providing an additional 620 

dwellings attributed to economic uplift in respect of the GBHMA. North Warwickshire 

Borough Council considers that this figure will include the 500 dwellings it has 

already committed to meeting unmet needs arising within Tamworth agreed 

through a separate tri-party MoU signed alongside Tamworth Borough Council and 

Lichfield District Council.  

7.27 In addition, in September 2016, Birmingham City Council and North Warwickshire 

Borough Council’s signed a MoU in respect of meeting a proportion of the unmet 

needs arising within the GBHMA. Within this MoU, North Warwickshire aspires to 

delivering 3,790 dwellings through the emerging Local Plan. The quantum aspired 

to equates to 10% of the identified shortfall that has been confirmed upon the 

adoption of the Birmingham Development Plan, with the 10% proportion 

understood to be based on migration and commuting patterns. 

7.28 However, it is of significant concern that North Warwickshire fall short of a firm 

commitment to delivering the additional 3,790 dwellings in the draft Submission 

Plan. Whilst Table 2 of the draft Submission Local Plan is stated to indicate “the full 

housing requirement that the Local Plan will seek to deliver over the Plan Period,” 

Policy LP6 falls short of committing to the delivery of 3,790 to meet needs arising 

within Birmingham City – instead this element of the full housing requirement is 

set out as an additional ‘aspiration.’ Such an approach is not consistent with 

national policy and the firm commitment that should be made in order to satisfy 

the duty-to-cooperate.  

7.29 The Local Plan must provide certainty on this issue and the appropriate contribution 

must be included within a comprehensive housing requirement for the Borough. To 

be positively prepared, it is fundamentally important that Policy LP6 of the Local 
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Plan be redrafted to explicitly commit the Council to deliver the additional 3,790 

homes (or any updated contribution based on more up to date housing need 

information, including the Strategic Growth Study) through this Local Plan as part 

of a comprehensive housing requirement.  

7.30 The draft Submission Local Plan fails to evidence an appropriate housing 

requirement having regard to the OAHN of the Borough and in its commitment to 

meeting cross boundary requirements. The Local Plan should make a commitment 

to delivering a housing requirement of a minimum of 9,598 dwellings between 2011 

and 2033.  

Local Housing Needs – Water Orton 

7.31 It is also important that, in order to deliver sustainable patterns of development 

and meet the needs of new and existing residents, the meeting of local housing 

needs should be a key consideration in the formulation of a Plan that is to direct 

growth in the Borough up to 2033.  

7.32 Richborough Estates has commissioned a study to provide an up to date 

assessment of future population growth and associated housing need in the 

settlement of Water Orton. The study, prepared by Barton Willmore, is included at 

Appendix 4 to these representations. 

7.33 This report has analysed local housing need in Water Orton.  The analysis has been 

made in accordance with the NPPF objective of significantly boosting housing supply 

and ensuring that local demand is met, ensuring that sustainable, inclusive, and 

mixed communities are established. 

7.34 The draft Submission North Warwickshire Local Plan allocates 48 dwellings to the 

settlement of Water Orton as a Local Service Centre.  

7.35 In the context of this latest allocation, this Study has tested whether an additional 

48 dwellings (2011-2033) will be sufficient to meet the local needs of Water Orton’s 

population in keeping with the Local Plan’s definition of a Local Service Centre.  

Barton Willmore’s analysis has concluded that the draft Local Plan’s allocation of 48 

dwellings in Water Orton is not sufficient, and as such should be increased 

significantly. 

7.36 The official ONS 2014-based Sub National Population Projections for North 

Warwickshire Borough have been used as the baseline demographic projection for 
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this assessment.  According to the Planning Practice Guidance (PPG) section on 

Housing and Economic Development Needs Assessment (HEDNA), these 

projections should be used to represent the starting point for assessing housing 

need. 

7.37 The POPGROUP and DF forecasting model has been used to produce an 

equivalent ONS 2014-based SNPP scenario for Water Orton ward.  The ONS 

2014-based SNPP scenario with 2014-based household formation rates 

(HFRs) applied projects growth of 119 dwellings in Water Orton over the 

period 2011-2033 (including a 2.4% allowance for vacancy and second 

homes). 

7.38 However, the PPG HEDNA permits adjustments to be made to the official 

HFRs if there is evidence that past trends may have been suppressed due 

to undersupply and worsening affordability.  An adjustment to the 2014-

based HFRs is deemed necessary in order to address suppressed household 

formation of younger people (aged 25-44 years) inherent in the 2014 HFRs 

for North Warwickshire Borough.  Making this adjustment increases housing 

need for Water Orton to 128 dwellings over the period 2011-2033. 

7.39 The evidence therefore suggests a minimum level of housing need in Water 

Orton (128 dwellings, 2011-2033) that is in excess of the number of 

dwellings proposed for Water Orton in the draft Submission Local Plan (48 

dwellings, 2011-2033). 

7.40 The PPG HEDNA states that official population and household projections should 

provide the starting point of housing need only and further uplifts may be required 

to address market signal issues and support economic growth. 

7.41 Barton Willmore’s analysis has identified that the starting point for North 

Warwickshire Borough is 3,270 dwellings (2011-2033) which is significantly below 

the minimum housing requirement of 5,808 dwellings that the draft Submission 

Local Plan makes provision for.  The draft Submission Local Plan’s minimum housing 

requirement has taken account of economic growth and provided an uplift to 

improve affordability in the Borough, in accordance with the PPG. 

7.42 For this reason, Barton Willmore has sensitivity tested the draft Local Plan minimum 

housing requirement and the implications this will have on housing need within 

Water Orton.  Barton Willmore’s analysis has identified that housing need in 

Water Orton will increase to 288 dwellings (2011-2033).  
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7.43 Water Orton has a declining population that is ageing. Therefore, without net 

migration to Water Orton, the settlements population would decline (as indicated 

by the results of the Natural Change scenario presented in this report).  Net 

migrants to Water Orton display a younger age profile but, nonetheless, even with 

higher net inward migration associated with the Dwelling-led scenario, the key 

working age population (16-64 years) of Water Orton is still projected to decline by 

-4% (2011-2033) thereby affecting the ability to support economic growth and the 

status of Water Orton as a Local Service Centre.   

7.44 The analysis presented in the Barton Willmore report has identified that net 

migrants to Water Orton will place the greatest demands on the future housing 

market in Water Orton.  As net migrants display a younger age profile this identifies 

a greater need for family housing in Water Orton.  Although Water Orton’s current 

housing stock tends to be larger and under-occupied, it cannot be assumed that 

the current stock will be meet the future demand by older people down-sizing. 

7.45 Furthermore, if there is an insufficient supply of family sized housing, it follows that 

the household formation suppression in younger age groups will be exacerbated. 

This will lead to younger families being unable to afford family sized housing (as 

demand will increase and affordability will worsen), resulting in them living with 

older relatives or friends as ‘concealed’ families. 

7.46 In the context of the conclusions set out above, it is considered that the North 

Warwickshire draft Submission Local Plan’s allocation for 48 dwellings in Water 

Orton (2011-2033) is insufficient to meet the needs of Water Orton’s population 

over the remainder of the Plan Period.   

7.47 The Barton Willmore report has established a minimum need for 128 dwellings in 

Water Orton (2011-2033) based on demographic-led need only. This should be 

considered a baseline level of growth.  Results of the Dwelling-led sensitivity 

scenario has indicated that Water Orton’s housing needs would increase to 288 

dwellings (2011-2033) on the basis of the Submission Local Plan delivering a 

minimum of 5,808 dwellings (2011-2033).  If the Submission Local Plan’s 

aspirational housing target (9,598 dwellings) is achieved this would increase Water 

Orton’s housings need even further to approximately 494 dwellings. 

7.48 The analysis has identified that an additional 288 dwellings in Water Orton would 

still result in a decline of the key working age population of Water Orton, 

jeopardising the role of Water Orton as a Local Service Centre.  Therefore, to ensure 
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the NPPF policies of delivering mixed and balanced communities and maintaining/ 

enhancing the vitality of rural communities, housing need above 288 dwellings is 

required in order to attract more families of working age, that would be able to 

support Water Orton’s classification as a Local Service Centre. 

Affordable Housing Needs – Water Orton 

7.49 Richborough Estates has commissioned Tetlow King Planning to undertake a 

separate study to examine the affordable housing need in North Warwickshire 

Borough as well as specifically within Water Orton Parish. This is attached at 

Appendix 4 to these representations. 

7.50 Information taken from the property website Zoopla (accessed 9th January 2018) 

shows that the settlement of Water Orton has current average house price values 

of £273,685 which is more than 40% higher than the average house price for North 

Warwickshire identified in the NHF Home Truths West Midlands Report 2016/17. 

7.51 Evidence shows that in the past 5 years, the average value of a property in Water 

Orton has risen more than 35%. This means that today, average property values 

are £71,541 higher than five years ago. 

7.52 Evidence from the Land Registry House Price Index demonstrates that for North 

Warwickshire, over the past 12 months house prices have risen by 2.7%. The data 

obtained from Zoopla illustrates that over the same period house values in Water 

Orton have risen by more than double the Borough rate, at 6%. 

7.53 Based on the median average income of those in North Warwickshire for 2016, 

identified in the ONS data as £26,370, the ratio of median average house prices 

(£220,000) to average incomes in Water Orton stands at 8.34; this is considerably 

higher than the ratio for North Warwickshire as a whole, which the data identifies 

as being 6.75.   

7.54 In terms of affordability, the study demonstrates that Water Orton is less affordable 

than North Warwickshire, Warwickshire and the wider West Midlands as a whole. 

However, the draft Submission Local Plan, as drafted, cannot address this issue 

through the meagre allocation of only 48 dwellings – and it is reasonable to 

anticipate that this position will worsen over the Plan Period given the unmet local 

needs and significant growth in employment opportunities that will both increase 

demand for housing in Water Orton.  
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Investment and Expenditure 

7.55 Richborough Estates has commissioned work to consider how additional residential 

development within Water Orton, above the Local Plan allocation of 48 dwellings, 

will support and enhance the sustainability of the area. The Community Investment 

Statement, attached at Appendix 5, considers the implications of the following 

growth scenarios: 

• 48 dwellings (the proposed Local Plan allocation for Water Orton) 

• 133 dwellings (the proposed Local Plan allocation + further 85 homes on land 

off Birmingham Road, Water Orton) 

• 288 dwellings (the level of homes required to meet housing need in Water 

Orton according to the Barton Willmore work based on the minimum housing 

target) 

7.56 The Statement demonstrates that increasing the number of homes focused to 

Water Orton would assist in supporting a stable working age population within 

Water Orton, supporting its status as a Local Service Centre. 

7.57 In addition, increasing the level of growth would not only provide additional market 

housing choice, but would support the provision of affordable homes which would 

be prioritised for residents with a local connection. This would assist in tackling the 

affordability challenges facing Water Orton. 

7.58 From an investment perspective, the delivery of an additional 85 homes would 

generate direct fiscal investment into the community, including financial 

contributions via site-specific contributions. The Statement identifies the following 

additional investment in respect of an additional 85 homes: 

• £165,100 of Council Tax generated per annum; 

• £600,000 in New Homes Bonus; 

• £153,000 of contributions towards transport infrastructure; 

• 1.57 ha of high quality additional open space; 

• £17,000 contribution towards healthcare; and 

• £297,500 contribution towards education. 
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7.59 From an expenditure perspective, the delivery of an additional 85 homes would 

generate multiple economic benefits, supporting sustainable growth within the local 

area, assisting in supporting the vitality and viability of Water Orton as a Local 

Service Centre. The Statement identifies the following expenditure and 

employment benefits associated with an additional provision of 85 homes: 

• 70 direct jobs, 42 indirect jobs and GVA of £11.6m during the construction 

phase; 

• Additional 188 residents (of which 105 would be economically active); 

• £4.7m GVA per annum generated by economically active population; 

• £405,800 of convenience expenditure per annum; 

• £566,170 of comparison expenditure per annum; and 

• £495,900 of leisure expenditure per annum. 

7.60 The Statement highlights that a level of growth equivalent to meeting housing 

needs within Water Orton would significantly increase the investment and 

expenditure within the area and maintain a stable working age population at 2033. 

Exceptional Circumstances 

7.61 The justification for such a low level of development being focused to Water Orton 

appears to be the presence of Green Belt wrapping around the settlement. Whilst 

it is recognised that Water Orton is constrained by Green Belt, there is a need to 

promote sustainable patterns of development which address the future housing, 

employment and the other development needs of these settlements. To be justified, 

the Local Plan must identify the most appropriate strategy, when considered 

against all reasonable alternatives.  

7.62 Richborough Estates has prepared a paper, attached at Appendix 6, that sets out 

the policy basis upon which judgements should be made in preparing Local Plans 

in areas affected by Green Belt, having regard to experiences elsewhere in the 

Country, where the consideration of Green Belt release has been appropriate, 

consistent with national policy and has resulted in the delivery of sustainable, plan-

led growth. 
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7.63 National policy, set out in Section 10 of the National Planning Policy Framework 

(NPPF) sets out the Government’s full position in respect of Green Belt and 

establishes the five purposes of Green Belt designation. Paragraph 83 is clear that 

“Green Belt boundaries should only be altered in exceptional circumstances, 

through the preparation or review of the Local Plan.” The preparation of a new Local 

Plan for North Warwickshire Borough is therefore the appropriate mechanism by 

which to consider the release of land from the Green Belt, subject to the 

demonstration of exceptional circumstances. 

7.64 Paragraph 136 of the revised draft NPPF, published in March 2018, states that 

“Before concluding that exceptional circumstances exist to justify changes to Green 

Belt boundaries, the strategic plan-making authority should have examined fully all 

other reasonable options for meeting its identified needs for development”. This 

consideration is reflective of text contained within the Government’s Housing White 

Paper, published February 2017. Since the publication of the White Paper, the term 

‘all reasonable options’ has been erroneously interpreted in some quarters as 

meaning that Green Belt release should be a last resort that should be avoided 

even if the restriction of Green Belt release would lead to dire outcomes against 

the achievement of wider sustainability objectives. 

7.65 The Courts have considered this matter and confirmed that the demonstration of 

exceptional circumstances is a less rigorous test than the demonstration of very 

special circumstances which are required to justify inappropriate development 

within the Green Belt through the development management process [R (Luton 

Borough Council) v Central Bedfordshire Council [2015] EWCA Civ 537 (Longmore, 

Tomlinson, Sales LJJ)]. 

7.66 When considering Green Belt boundaries, the NPPF makes clear at paragraph 84 

that LPAs “…should take account of the need to promote sustainable patterns of 

development. They should consider the consequences for sustainable development 

of channeling development towards urban areas inside the Green Belt boundary, 

towards towns and villages inset within the Green Belt or towards locations beyond 

the outer Green Belt boundary.” This is clear guidance that adhering to Green Belt 

boundaries should not be at the expense of sustainable patterns of growth. This 

guidance is also included within the revised draft NPPF at Paragraph 137. 

7.67 For the draft Submission Local Plan to put the retention of Green Belt above the 

achievement of sustainable development is therefore contrary to the Government’s 

guidance and cannot be considered ‘sound.’ 
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7.68 There are a number of cases, of which many are local to North Warwickshire, where 

Green Belt release has been fully tested through independent examination: 

• Warwick Local Plan: The Warwick Local Plan was adopted in September 2017; 

it is a LPA where 80% of the District lies within the Green Belt and represents 

an example where the Council and an Inspector tested the release of Green Belt, 

in the context of significant housing growth (including assisting in meeting the 

unmet needs of Coventry) and the need to distribute growth in a sustainable 

manner. Within Warwick District, Kenilworth is enclosed by Green Belt, however, 

the Local Plan allows for the settlement to prosper and meet the needs of existing 

and future residents over the Plan period. The Inspector clearly engaged with 

this matter fully and determined that Green Belt should not be utilised as a 

barrier to providing sustainable patterns of growth and that the release of Green 

Belt well related to sustainable settlements, whose needs cannot be met on non-

Green Belt land, is a clear demonstration of the requisite exceptional 

circumstances. In addition, the Inspector determined that unsustainable levels 

of growth in non-Green Belt locations which fail to conform with the spatial 

strategy for an area are not to be considered sound – demonstrating clearly that 

Green Belt release is not a last resort.  

Kenilworth and Coleshill are comparable in that they both sit atop their 

respective settlement hierarchy’s, reflecting their status as one of the most 

sustainable settlements in their respective local authority areas. It is, therefore, 

clear that, in the pursuit of sustainable development, Green Belt release should 

take place at Coleshill.     

• Cheshire East Local Plan: The Cheshire East Local Plan was adopted in July 

2017; it is a LPA where approximately 40% of the District lies within the Green 

Belt. In the main Inspector’s report at paragraph 94, the Inspector acknowledges 

that “proposals for releasing land from the Green Belt for development or 

Safeguarded Land around the main towns is very contentious.” However, he 

found that exceptional circumstances had been demonstrated, due in part to 

“…the need to allocate sufficient land for market and affordable housing and 

employment development, combined with the adverse consequences for 

patterns of sustainable development of not doing so…” The appointed Inspector 

deemed it necessary for further work to be undertaken to justify the proposed 

spatial distribution of development, particularly to address the development 

needs and opportunities of the Green Belt settlements. This resulted in the need 
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for further Green Belt release within the inset settlements to achieve a 

sustainable distribution of planned growth. 

• Lichfield District Local Plan Strategy:  The Lichfield District Local Plan 

Strategy was adopted in February 2015 and subject to a failed legal challenge. 

Approximately 50% of the District lies within the West Midlands Green Belt, 

including land that borders North Warwickshire to the south of Tamworth. The 

Inspector’s report deals expressly with a misinterpretation of national guidance, 

that Green Belt should only be considered as a last resort. The Inspector states 

at paragraph 200, that “…I can find no justification in the Framework, in Planning 

Guidance or indeed in the case of I M Properties for the proposition that Green 

Belt land should be released only as a last resort. This would be to accept that 

sustainability is the servant of Green Belt designation – which it is not. On the 

contrary, as has already been established, the duty in determining Green Belt 

boundaries is to take account of the need to promote sustainable patterns of 

development.” The Inspector goes on to note in terms of the demonstration of 

exceptional circumstances that, “…in my judgement the lack of more sustainable 

sites outside the Green Belt to meet the identified need for housing in a way that 

is consistent with the Plan’s urban and key centre strategy amount, in this 

instance, to the exceptional circumstances that justify the release of Green Belt.” 

The Inspector has clearly balanced a range of sustainability considerations in 

forming his view that the demonstration of exceptional circumstances and 

determination of Green Belt boundaries should take account of sustainable 

patterns of development – to approach this from an alternative perspective, that 

sustainability is secondary to the retention of Green Belt boundaries, would be 

wrong and inconsistent with national policy. 

7.69 There are a number of cases, of which many are local to North Warwickshire, where 

Green Belt release has been fully tested through independent examination: 

• Warwick Local Plan: The Warwick Local Plan was adopted in September 2017; 

it is a LPA where 80% of the District lies within the Green Belt and represents 

an example where the Council and an Inspector tested the release of Green Belt, 

in the context of significant housing growth (including assisting in meeting the 

unmet needs of Coventry) and the need to distribute growth in a sustainable 

manner. Within Warwick District, Kenilworth is enclosed by Green Belt, however, 

the Local Plan allows for the settlement to prosper and meet the needs of existing 

and future residents over the Plan period. The Inspector clearly engaged with 

this matter fully and determined that Green Belt should not be utilised as a 
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barrier to providing sustainable patterns of growth and that the release of Green 

Belt well related to sustainable settlements, whose needs cannot be met on non-

Green Belt land, is a clear demonstration of the requisite exceptional 

circumstances. In addition, the Inspector determined that unsustainable levels 

of growth in non-Green Belt locations which fail to conform with the spatial 

strategy for an area are not to be considered sound – demonstrating clearly that 

Green Belt release is not a last resort. 

Kenilworth and Coleshill are comparable in that they both sit atop their 

respective settlement hierarchy’s, reflecting their status as one of the most 

sustainable settlements in their respective local authority areas. It is, therefore, 

clear that, in the pursuit of sustainable development, Green Belt release should 

take place at Coleshill.     

• Cheshire East Local Plan: The Cheshire East Local Plan was adopted in July 

2017; it is a LPA where approximately 40% of the District lies within the Green 

Belt. In the main Inspector’s report at paragraph 94, the Inspector acknowledges 

that “proposals for releasing land from the Green Belt for development or 

Safeguarded Land around the main towns is very contentious.” However, he 

found that exceptional circumstances had been demonstrated, due in part to 

“…the need to allocate sufficient land for market and affordable housing and 

employment development, combined with the adverse consequences for 

patterns of sustainable development of not doing so…” The appointed Inspector 

deemed it necessary for further work to be undertaken to justify the proposed 

spatial distribution of development, particularly to address the development 

needs and opportunities of the Green Belt settlements. This resulted in the need 

for further Green Belt release within the inset settlements to achieve a 

sustainable distribution of planned growth. 

• Lichfield District Local Plan Strategy:  The Lichfield District Local Plan 

Strategy was adopted in February 2015 and subject to a failed legal challenge. 

Approximately 50% of the District lies within the West Midlands Green Belt, 

including land that borders North Warwickshire to the south of Tamworth. The 

Inspector’s report deals expressly with a misinterpretation of national guidance, 

that Green Belt should only be considered as a last resort. The Inspector states 

at paragraph 200, that “…I can find no justification in the Framework, in Planning 

Guidance or indeed in the case of I M Properties for the proposition that Green 

Belt land should be released only as a last resort. This would be to accept that 

sustainability is the servant of Green Belt designation – which it is not. On the 
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contrary, as has already been established, the duty in determining Green Belt 

boundaries is to take account of the need to promote sustainable patterns of 

development.” The Inspector goes on to note in terms of the demonstration of 

exceptional circumstances that, “…in my judgement the lack of more sustainable 

sites outside the Green Belt to meet the identified need for housing in a way that 

is consistent with the Plan’s urban and key centre strategy amount, in this 

instance, to the exceptional circumstances that justify the release of Green Belt.” 

The Inspector has clearly balanced a range of sustainability considerations in 

forming his view that the demonstration of exceptional circumstances and 

determination of Green Belt boundaries should take account of sustainable 

patterns of development – to approach this from an alternative perspective, that 

sustainability is secondary to the retention of Green Belt boundaries, would be 

wrong and inconsistent with national policy. 

7.70 It is also relevant to consider how other local planning authorities within the wider 

Coventry and Warwickshire Housing Market Area have considered the release of 

Green Belt in achieving a ‘sound’ spatial strategy. These are considered below:  

• Coventry City Council – whilst Coventry had an unmet need of circa 18,000 

dwellings – the Local Plan adopted in December 2017 included several 

sustainable urban extensions that were located in the Green Belt, including at 

Keresley and Eastern Green.  Indeed 27% of total housing supply allocated in 

the new Local Plan will be delivered on land that was designated Green Belt 

prior to the new Plan. 

• Nuneaton & Bedworth Borough Council – the Local Plan is currently being 

Examined, having been submitted in June 2017.  Policy DS7 of the Plan 

confirms that 7 sites are proposed to be released from the Green Belt in order 

to meet housing needs across the Borough.  As per the allocations included at 

Policy DS5, these sites will deliver 4,198 dwelling sin the Green Belt over the 

Plan period. 

• Rugby Borough Council – the Rugby Local Plan is also currently at 

Examnination.  Paragraph 4.31 states that allocations made in Policy DS3 will 

result in an alteration to the settlement boundaries of 7 of the 9 Main Rural 

Settlements in the Borough.  The Plan goes on to state at paragraph 4.32 that 

each of these Main Rural Settlements are located in the Green Belt. 
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• Warwick District Council – Warwick’s Local Plan, adopted in September 2017 

contains significant Green Belt release.  Paragraph 2.73 details the Green Belt 

releases in this Plan – which in accordance with Policy DS11 would deliver over 

4,500 dwellings in land formerly allocated as Green Belt and safeguards land 

for over 1,000 extra dwellings beyond the Plan period. 

• Stratford–on-Avon District Council – the Stratford Core Strategy was 

adopted in July 2016 and did not propose Green Belt releases for residential 

development.  However, only circa 1/4 of the District is affected by Green Belt, 

and the highest tier of the settlement hierarchy can meet its needs without 

necessitating Green Belt release.  Of the main rural centres in the Green Belt: 

Alcester has non-Green Belt options to meet its needs; Henley-in-Arden is 

constrained by a range of other factors including a railway embankment to the 

west of the town and flood risk and an extensive scheduled ancient monument 

to the east, a further railway embankment lies to the north and school playing 

fields to the south (Para 6.4.12); and finally Studley also has settlement-

specific constraints, including proximity to Redditch (less than 600m) and 

significant traffic issues on the A435, which have resulted in an AQMA being 

declared. 

7.71 In addition, the Birmingham HMA Authorities have also released, or are proposing 

to release significant areas of Green Belt land.  Birmingham and Lichfield have 

adopted Plans releasing Green Belt land for a significant level of housing growth; 

whilst South Staffordshire are currently at Examination for their Site Allocations 

DPD, which proposes Green Belt release; Bromsgrove are wedded to an early 

review of their Plan in order to plan for Green Belt release to meet unmet needs; 

and finally Solihull has an emerging Local Plan that is proposing to make substantial 

Green Belt allocations to meet housing needs.  Finally, whilst at an earlier stage, 

we note that the Black Country Core Strategy Issues and Options Paper (2017) 

accepts that Green Belt release will be required in the Black Country in order to 

achieve sustainable growth. 

7.72 By contrast, the distribution of growth set out in the draft Submission Local Plan 

would result in an unsustainable pattern of development across the Borough over 

the Plan Period which is not a reasonable option. Within Coleshill, the sustainability 

of the settlement appears to be a secondary consideration to the retention of 

existing Green Belt boundaries around this Category 1 settlement. Indeed, as 

stated earlier within this representation, paragraph 7.4 of the Local Plan confirms 



Richborough Estates  
Representations to the Publication North Warwickshire Local Plan 

 

 

 

MARCH 2018 | NCO | BIR.3048 Page | 38  

 

that this is the case, as development is provided in “the most sustainable way, 

without it stimulating pressure on the countryside, in particular, the Green Belt”.  

7.73 The inconsequential allocation of only 48 homes for Water Orton will undermine the 

ability for local housing needs (including affordable) to be met and for day to day 

services and facilities to be sustained. 

7.74 The Borough Council is proposing to release land from the Green Belt elsewhere 

within the District for residential development (adjacent to Langley SUE and Water 

Orton School). The Council must, therefore, not only consider that exceptional 

circumstances for Green Belt release exist within the Borough, but also exist 

specifically at the Local Service Centre of Water Orton. This is reflected at 

paragraph 14.76 of the draft Submission Plan which states: 

“Water Orton is constrained on the lack of opportunities that could fit the 

criteria of providing a good quality school environment, close to the 

existing village away from other noise generators such as other railway 

lines. The only potential site is off Plank Lane. For this exceptional reason 

the site removed from the Green Belt and allocated as a site for the new 

school”.  

7.75 Following the release of Land at Plank Lane for the development of the new school, 

the remainder of the site promoted by Richborough Estates will serve little purpose 

in terms of the purposes of the Green Belt as set out within the NPPF.  

7.76 Richborough Estates consider that, if exceptional circumstances exist at Plank Lane 

to justify the release of Green Belt land for the new school, it follows that there are 

clear exceptional circumstances for the release of Green Belt around Water Orton, 

specifically at Birmingham Road, for residential development to ensure the 

continued sustainability of the settlement as part of a wider distribution of growth 

across the Borough. 

Safeguarded Land 

7.77 The NPPF states that it is crucial for Local Plans to “be drawn up over an appropriate 

time scale, preferably a 15-year time horizon,” and “take account of longer term 

requirements”. The revised draft NPPF similarly indicates that strategic policies 

should look ahead over a minimum 15-year period from adoption (Paragraph 22). 

Therefore, it is necessary for the Local Plan to consider future development needs 

within the Borough beyond the proposed Plan period (currently 2033). 
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7.78 Whilst there is currently no fixed guidance on the length of time beyond the Plan 

period an LPA should plan for through the plan making process, the NPPF at 

paragraph 85 states that ‘safeguarded land’ should be identified in order to meet 

longer term development needs stretching well beyond the plan period. 

7.79 In determining the appropriate quantum of safeguarded land to identify within 

North Warwickshire, it is necessary to consider the local context, including: the 

opportunities for meeting longer term development needs outside of the Green Belt 

beyond the Plan period; and, the likely level of future housing and employment that 

will be required to meet the needs of the Borough beyond the Plan period including 

cross boundary pressures. 

7.80 In terms of future development sites available or likely to become available within 

North Warwickshire Borough, it needs to be recognised that over two thirds of the 

Borough currently lies within the West Midlands Green Belt. The most sustainable 

settlements in the Borough, which according to the spatial strategy are to be the 

focus for development within the current Plan period, are those within the Category 

1 and 3 settlements as identified within the Settlement Hierarchy (Policy LP2). Of 

the eight settlements identified in these two categories, four of these settlements 

are completely encompassed by Green Belt; these are the Market Town of Coleshill 

and the Local Service Centres of New and Old Arley, Kingsbury and Water Orton. 

In these settlements there are no, or very few opportunities, that exist to meet 

longer term development needs outside of the West Midlands Green Belt.  

7.81 In the longer-term, settlements including Water Orton will need to retain a role in 

providing new homes to meet the objectively assessed housing needs of the 

Borough, including identified local needs for affordable homes. With the existing 

Green Belt drawn tightly around the existing settlement boundaries, it is necessary 

to release land from the Green Belt to ensure future needs can be met and the 

vitality of services and facilities can be maximised in the longer term. In addition, 

the pressures to identify further land to accommodate housing in the future will 

only be exacerbated by the likely continuation of pressures being placed on North 

Warwickshire from Tamworth, Coventry and the wider Greater Birmingham Housing 

Market Area. 

7.82 Whilst the draft Submission Local Plan proposes to safeguard land west of 

Tamworth Road, Kingsbury, this level of provision is ineffective in ensuring long 

term development needs can be met and the Green Belt boundaries will endure in 

the long term beyond the Plan Period.  
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8. HOUSING  

Housing Development  

8.1 Policy LP7 ‘Housing Development’ sets out policy in relation to housing mix, special 

needs housing, density of housing developments and infrastructure requirements. 

With regards to housing mix the policy sets out that housing sites will be expected 

to provide for a range of needs and opportunities to reflect the needs of the 

Borough. This approach is considered sound as it allows for flexibility to ensure that 

an appropriate mix of housing can be provided reflecting more local circumstances 

and changes over time. 

8.2 Policy LP7 states that the amount of special needs housing sought will be expected 

to amount to 10% of the total housing provision on the site concerned, but the 

precise quantity will be determined having regard to site size, suitability, the 

economics and provision and the need to achieve a successful development. It goes 

on to say that all or part of this provision may be absorbed within the 40% 

affordable housing requirements of the Plan. The Plan sets out the findings of the 

SHMA providing evidence that the Borough has an ageing population, however, 

there appears to be no clear evidential link between the evidence provided and the 

identification of a 10% special needs housing requirement.  It is also recommended 

that the Council defines ‘special needs housing’ as, again, this is not clear in the 

Plan as currently drafted.   

8.3 It is assumed that the Council will subject the housing requirements to viability 

testing alongside the cumulative impacts of any other proposed standard set to be 

applied to development sites. This work will need to be undertaken to satisfy the 

requirements set out at paragraph 174 of the NPPF. 

8.4 The proposed density for housing developments of no less than 30 dwellings per 

hectare is welcomed. A net density of 50 dwellings per hectare in town centres is 

also welcomed. The requirement for necessary infrastructure to be delivered 

alongside housing development is also considered acceptable. 

Windfall Allowance  

8.5 Policy LP8 includes a windfall allowance of 60 dwellings per annum between 2016 

and 2031. This amounts to a total of 900 dwellings over the next 15 years. 

Paragraphs 8.6 and 8.7 and Table 6 set out the analysis behind the determination 

of 60 windfall units per annum. Between 2011 and 2016, windfalls have totalled 
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541 at an average of 108 per annum. Paragraph 8.8 sets out that 60 units per 

annum is a conservative figure, expecting opportunities in a Plan-led system to 

reduce over time. 

8.6 The inclusion of a windfall allowance of 60 units per annum in the Plan is not 

supported. If the Council is promoting a fully Plan-led approach to delivering 

growth, then there is no need to include an allowance in the housing supply from 

windfall sites. The Local Plan should allocate sufficient land to meet the total 

housing requirement without any reliance on windfalls. Reliance upon windfalls 

does not allow the Council to appropriately plan for the provision of necessary 

supporting infrastructure and form a robust spatial strategy. Furthermore, there is 

a danger for overreliance on windfall sites within the supply with overly optimistic 

completions rates particularly when the larger allocated sites are expected to start 

delivering. Making an allowance for windfall development provides no certainty of 

delivery and a housing supply strategy based upon a heavy reliance of windfall sites 

cannot be deemed as sound.  

Affordable Housing Provision  

8.7 Policy LP9 sets out the affordable housing provision. For schemes of 10 or more 

dwellings it proposes a requirement for 30% affordable housing on-site, except in 

the case of Greenfield sites where 40% on site affordable provision will be required. 

This provision will be provided on site or through a financial contribution in lieu of 

providing affordable housing on site. The Policy then makes reference to an 

Affordable Housing Viability Report which outlines a methodology to determine the 

appropriate provisions. To date, as part of the evidence to the Local Plan, it appears 

that report is yet to be published. It is considered that until the viability testing has 

been untaken, having regard to the other local standards being proposed through 

the Local Plan, these figures cannot be relied upon. 

8.8 The Policy goes on to set out an affordable housing tenure mix of 85% affordable 

rent and 15% suitable intermediate tenure to be provided wherever practicable. 

These figures are derived from the evidence contained within the Coventry and 

Warwickshire SHMA, however, again, the tenure split sought should also be subject 

to viability testing and, at this moment in time, it is unclear as to whether this has 

been completed. 
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9. TRANSPORT  

9.1 Figure 3 contained within Chapter 12 of the draft Submission Local Plan is helpful 

in setting in context the transport network in North Warwickshire. There are a 

number of key transport facilities that should be included on the Map, namely: 

• Coleshill Parkway Station; 

• Intermodal rail freight facilities at Hams Hall and Birch Coppice; and 

• The proposed HS2 route and the delta junction. 

9.2 Furthermore, in respect of the spatial distribution of development in relation to the 

identified transport network, a significant amount of development is proposed in 

the vicinity of Polesworth, the railway station for which is only considered to be 

‘open’ through the stopping of one train per day in a single direction.  

9.3 Whilst Policy LP26 includes provision for ‘feasibility work’ to be carried out to assess 

the possibility of re-opening or relocating Polesworth Station, it is far from certain 

that any improved service will ever be achieved. it is considered that the existing 

stations at Coleshill Parkway and Water Orton are significantly underutilised and 

are better placed to serve new residential development in terms of their 

connections to Birmingham.  
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10. ALLOCATIONS 

10.1 Policy LP39 sets out the Borough Council’s proposed housing allocations in 

Settlement Hierarchy order. A total of 28 sites are proposed to be allocated 

delivering a total of approximately 6,821 dwellings. In addition, Policy LP39(a) 

identifies two additional ‘reserve’ housing sites to provide flexibility in supply. 

Concerns have been raised within Section 7 of this representation in respect to the 

overall housing requirement.  

10.2 As set out in Section 7, the Borough Council has sought to distribute development 

in accordance with its Settlement Hierarchy contained in Policy LP2. Concerns have 

been raised in relation to failure of the Settlement Hierarchy to provide an 

appropriate distribution of development across all three of its Market Towns and, 

in particular, to provide an appropriate amount of development to Coleshill given 

its significant sustainability credentials.  

10.3 Chapter 7 of the draft Local Plan sets out that the Spatial Strategy approach is to 

steer most development to the Main Towns and then in a cascade approach to other 

settlements with very little development appropriate within the countryside. As set 

out in section 7, the allocations proposed within the draft Submission Local Plan 

will result in a very different spatial strategy which is not aligned to the Vision or 

the Objectives identified.  

10.4 Given the requirement to deliver housing to meet identified needs within the 

Borough Council, it is recognised that the settlement hierarchy does not become 

too restrictive to allow for a mix of types and sizes of sites to come forward in a 

range of locations in order to allow maximum delivery. This approach will also 

provide a level of flexibility and resilience to the Local Plan. This is particularly 

important in light of the uplift in delivery that will be required within North 

Warwickshire Borough. A strategy which relies on a number of large strategic 

allocations to deliver the housing requirement and to secure a rolling five-year 

housing land supply is risky, particularly if sites do not come forward as envisaged 

and no contingencies are identified. As such it is considered necessary that the 

Borough Council identifies additional deliverable land in various locations across the 

Borough, to ensure allocations are aligned to the spatial strategy and to provide 

the additional flexibility necessary to ensure the Spatial Strategy can be delivered.    
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Category 1 - Market Towns  

10.5 A significant proportion of development is proposed within two of the Market Towns, 

with Atherstone and Mancetter proposed to take 1,859 new dwellings and 

Polesworth and Dordon to take 2,071 dwellings. Coleshill, which is a highly 

sustainable location benefitting from excellent transport links including Coleshill 

Parkway, intermodal rail freight facilities at Hams Hall, a significant proportion of 

services, facilities and employment, is only proposed to accommodate 95 new 

dwellings.  

10.6 This represents an unbalanced apportionment that will result in the delivery of an 

unsound strategy. Significantly more land is therefore required to be allocated 

within Coleshill given the sustainability credentials of Town and to support and 

maintain the important Market Town role it currently performs. A separate 

representation has been prepared by Pegasus Group on behalf of Richborough 

Estates in respect of Coleshill.  

10.7 Outside of Coleshill, Richborough Estates also wish to raise concerns regarding the 

proposal to allocate land to the east of Polesworth and Dordon for up to 2,000 new 

homes. This will represent a significant increase in the size of the Market Town and 

given the scale of this allocation will require significant infrastructure to bring 

forward. In addition, Richborough Estates is aware that the proposed allocation 

contains a patchwork of land that is under multiple ownerships; resulting in 

significant barriers to the deliverability of a comprehensive scheme. The provision 

of a distributor road is set out as a key requirement for this proposed allocation, 

however the presence of multiple land ownerships on land between the A5 and 

B5000 puts in doubt the ability to secure this necessary infrastructure without a 

necessary collaboration agreement. In addition, Richborough Estates is aware of 

historic mining activities within the proposed allocation; increased costs to deal with 

any ground condition issues could give rise to further issues of deliverability. It is 

noted that the Local Plan as drafted fails to include a housing trajectory at this 

stage, however, due to the size of this proposal, the requirement for the delivery 

of significant infrastructure and the attractiveness of this location to the market, 

there can be no reliance on the delivery of this site, in full, by 2033.  

Category 2 – Adjacent Adjoining Settlements  

10.8 It is noted that the draft Local Plan is directing a significant proportion of new 

housing to sites on the outer borders of the Borough; namely Land West of Robey’s 
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Lane, Tamworth proposed for 1,191 dwellings and Lindridge Road SUE, proposed 

to be released from the Green and allocated for 141 dwellings. As set out at 

paragraph 7.6, the proposed extension of Langley SUE, which lies in the Green Belt, 

appears to be at odds with the identified criteria, in particular, part (a) of Policy 

LP2, which sets out that development will be allowed adjoining settlements if the 

sites lies outside of the Green Belt. 

10.9 In addition, the proposed allocation at Robey’s Lane, Tamworth should be seen in 

the context of the adjacent Tamworth Golf Club Sustainable Urban Extension, 

contained within the adopted Tamworth Local Plan. This SUE in the west of Robey’s 

Lane has outline planning permission for up to 1,100 homes, of which 472 dwellings 

now have the benefit of detailed consent. The Tamworth Local Plan Housing 

Trajectory assumes that this site will complete in 2028. The proposed allocation to 

the west of Robey’s Lane is proposed to form an extension to this existing SUE and, 

therefore, is unlikely to be delivered until land within Tamworth Borough is nearing 

completion. In addition, the site includes an existing business currently on a long-

term lease rendering part of the site undeliverable within the Plan period.  

10.10 Furthermore, Tamworth Borough Council has been clear within their 

representations to the draft Submission Local Plan that a suitable access to the site 

may not be achievable due to the need to acquire third party land which is beyond 

the control of both authorities.  

10.11 In light of the housing trajectory contained within the examined and adopted 

Tamworth Local Plan, the assumption that 1,191 dwellings can be delivered to the 

east of Robey’s Lane by 2031 is, therefore, wholly unrealistic. 

Category 3 – Local Service Villages  

10.12 The draft Submission Local Plan proposes a total of 1,132 dwellings across three 

Local Service Villages. Of this figure 950 new dwellings are proposed to be allocated 

to Hartshill/ Ansley Common; 234 dwellings to Baddesley Ensor/Grendon; and 48 

to Water Orton. Water Orton is proposed to accommodate less than 4.5% of the 

dwellings proposed to be allocated to the Local Service Centres which amounts to 

0.7% of North Warwickshire’s overall housing allocations of 6,821 dwellings.  

10.13 The scale of development proposed for Water Orton with 48 new dwellings, being 

less than 4.5% of the quantum of development proposed for the Local Service 

Centres, is wholly disproportionate given the geographical location of Water Orton 
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close to key transport links, its functional relationship adjacent to Birmingham and 

its own sustainability credentials.  

10.14 Furthermore, the proposed housing development at Hartshill/Ansley and Baddesley 

Ensor/ Grendon, which represents 96% of the proposed allocations to the Local 

Service Centres is disproportionate and will not provide homes in the right place at 

the right time. It is not clear how the provision of 950 dwellings in Hartshill/ Ansley 

Common will constitute sustainable development. The draft Submission Local Plan 

acknowledges that there has been considerable development in the village over the 

past 40 years which has resulted in two large estates either side of the village. The 

draft Submission Local Plan proposes two sites in total for Hartshill/Ansley 

Common, of which both are of a significant strategic scale being over 400 dwellings. 

The overall scale of development proposed for Hartshill/Ansley Common is not 

considered to be appropriate for its Category 3 status.  

10.15 The built-up area of Birmingham lies immediately to the western boundary of the 

Borough and forms the northern and western boundaries of Water Orton. It is 

considered that there is a missed opportunity by not releasing land from the Green 

Belt on the southern side of Water Orton which is in close proximity and has a 

functional relationship with Birmingham within a highly sustainable location.  

10.16 Water Orton is a suitable and sustainable settlement that should be the focus for a 

greater level of housing development. This is not fully recognised within the Local 

Plan which identifies Water Orton as a Local Service Centre (Category 3) but only 

seeks to allocate one new residential site. The proposed allocation for the 

redevelopment of the Water Orton Primary School site for 48 dwellings as set out 

above is not an appropriate level of growth for this settlement and is at odds with 

the Spatial Strategy. 

10.17 Land off Birmingham Road, Water Orton is located to the southern side of the 

settlement and to the north of the proposed site for the new primary school. A Site 

Location Plan is included at Appendix 1 to these representations. Water Orton 

Primary School currently lies on the southernmost edge of the settlement, off 

Attleboro Lane. The existing Primary School needs to relocate to accommodate the 

new rail line (HS2) and it is to be relocated to the north of Plank Lane which requires 

the sites removal from the Green Belt. Land at Birmingham Road, Water Orton, lies 

immediately to the north of the new location of the Primary School and would be a 

logical larger removal of land from the Green Belt and Settlement Boundary 

change. The retention of the site within the Green Belt in this location would serve 
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no Green Belt purpose particularly given the Green Belt removal proposed to allow 

the new school to be developed. Indeed, it is considered that Land off Birmingham 

Road performs significantly better in Green Belt terms than the green field element 

of the proposed school site, due to its increased containment within existing 

development to the north, east and west. Plank Lane itself would then form the 

new permanent and defensible Green Belt boundary to the south. 

10.18 A further change to the Green Belt is also proposed within the draft Submission 

Local Plan at the location of the existing school which is proposed to be allocated 

for residential development. This will mean additional new housing being provided 

on the southern edge of the settlement.  

10.19 The suitability of Land at Birmingham Road, Water Orton, for residential 

development is fully discussed within section 10 to these representations. It is 

considered that the allocation of Land off Birmingham Road for housing for 

approximately 85 additional dwellings would assist in providing a more appropriate 

scale of development for Water Orton meeting the needs of the Borough and being 

perfectly placed to meet the needs of Birmingham. Water Orton is highly 

sustainable and will become even more sustainable and desirable once HS2 is 

delivered.  

10.20 There will be strong demand for new housing in Water Orton which should be 

adequately addressed with an appropriate level/number of housing allocations. 

Land at Birmingham Road is one such site which is suitable for housing 

development.  

10.21 As has been set out above, the scale of development proposed for Water Orton is 

not considered to be sufficient to accord with the spatial strategy of the draft 

Submission Local Plan and additional land should be identified that is deliverable 

given the sustainability advantages of this location. It is not clear why land at 

Birmingham Road, Water Orton, has not been identified and allocated for residential 

development. The suitability of this site for housing is fully detailed within section 

10. 

Five-Year Housing Land Supply 

10.22 Policy LP39 identifies the proposed allocated sites for housing totalling 6,824 units. 

There is a heavy reliance upon a small number of large sites, notably Land to the 

North-West of Atherstone off Whittington Lane (1,282 units), Land to the East of 

Polesworth and Dordon (2,000 units) and Land West of Robey’s Lane adjacent to 
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Tamworth (1,270 units). Together these three sites amount to near half of the 

Borough’s overall housing requirement (5,280 dwellings plus a further 3,790 

dwellings). 

10.23 There are concerns with such a reliance upon these sites in relation to the Borough’s 

ability to maintain a rolling five-year housing land supply position. There are 

currently 15 years remaining until the end of the plan period (2033) and, on this 

basis, these larger sites will need to deliver in excess of 100-200 units per annum 

each. Given approximate lead-in times for the commencement of development 

(allowing time for planning and delivery of infrastructure) the delivery of the 

stipulated number of units by 2033 is considered overly optimistic and provides for 

no flexibility in the five-year housing land supply position should the delivery of 

these sites not come forward as expected. Furthermore, there is concern that if 

such sites, for example Land to the East of Polesworth and Dordon (2,000 units) 

requires a delivery of 200 units per annum, this will require a number of sales 

outlets in an area which could be argued does not experience such demand. 

10.24 In order to ensure that a five-year supply position can be maintained throughout 

the Plan Period, there should be a wider range of allocations across the Borough, 

to avoid an overreliance on a few larger sites and instead ensure a healthy housing 

market in order to deliver the housing requirements established through the Local 

Plan. This includes additional allocations in the sustainable settlements such as 

Water Orton. 
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11. LAND OFF BIRMINGHAM ROAD, WATER ORTON 

11.1 The site is located between Birmingham Road and Plank Lane on the western side 

of Water Orton. A Site Location Plan is included at Appendix 1 to this 

representation. 

11.2 There is existing housing adjacent to the northern, eastern and part of the western 

site boundaries. Plank Lane wraps around the south-western edge of the site and 

the remainder of the southern boundary abuts the land which will be compulsory 

purchased for the relocated Primary School. The illustrative masterplan provided 

at Appendix 7 shows how well contained the site is, and the permanent defensible 

boundaries from which it benefits.  

11.3 If the school is relocated as envisaged the residential site would be solely accessed 

from Birmingham Road. The new layout is based on the same principles as the 

previous version and features patterns of housing which envelop a central ‘green’. 

It seeks to retain existing trees and hedgerows where possible, with the dwellings 

located between them. 

11.4 The layout has also been informed by the technical work that has been undertaken 

such as transport, flood risk/drainage, ecology and arboriculture. 

Transport 

11.5 A Transport Appraisal has been prepared by PTB Transport Planning and this is 

included at Appendix 8 to these representations. This evidence demonstrates that 

a suitable access can be provided to the development from Birmingham Road, with 

precise details of the junction layout to be provided on the basis of speed surveys 

at any subsequent application stage. 

11.6 The trip generation predicted for the site would be minimal and it can be concluded 

that no highway capacity issues would arise from a residential development 

proposal. 

11.7 The site is well located to take advantage of the wide range of local facilities 

typically used on a day-to-day basis and weekly basis by residents and is well 

located to make use of existing sustainable transport opportunities. Indeed, the 

site is located closer to the centre of Water Orton and Water Orton Station than 

proposed housing allocation H21 (Former School Site).  
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Green Belt 

11.8 The site is currently within the Green Belt and has been assessed as part of the 

Coventry and Warwickshire Joint Green Belt Study Stage 2 (April 2016). It is 

identified in a wider, larger parcel of Green Belt land (WO3) in this assessment. It 

is also noted there is reference to a second study entitled ‘North Warwickshire 

Green Belt Study 2016’, which, according to the New Local Plan, looks at the “future 

boundaries of the Green Belt in relation to the outer limits and the detailed 

boundaries around settlements”. A copy of this document, however, does not 

appear to be available to view and therefore no comment can be made on this 

latter document. 

11.9 What is noticeable about the Joint Green Belt Study assessment is that it is high 

level by it only assesses relatively broad parcels of land. This does not allow for 

assessment of smaller areas, and the local context which defines them. It is, 

therefore, considered that the results of the assessment do not reflect the true 

position of the site and the role it plays in Green Belt terms.  

11.10 As explained, the site already has existing built development bordering it. The built-

up area of Water Orton already extends further west and south than the site. 

Ultimately the outer boundary of the site is entirely enclosed by existing 

infrastructure in the form of Plank Lane, and thus clearly established in physical 

terms. The proposed new school will add a further urbanising feature to the 

southern end of the site and development of land at Birmingham Road would allow 

the opportunity to better integrate the school into the landscape and provide the 

opportunity for a linkage, creating a safer and more accessible route to wider 

facilities. 

11.11 The Joint Green Belt Assessment considers the distance between Water Orton and 

the Birmingham urban area based on a measurement from the south west corner 

of the village. However, this completely overlooks the fact that about 30% of the 

assessment area sits to the east of this point i.e. the Water Orton side, and this 

includes the site. Therefore, the development of the site would not actually bring 

the edge of Water Orton physically any closer to Birmingham than it currently is.  

11.12 In terms of any perceived encroachment into the countryside, the site is utilised 

for the limited grazing of horses as the patchwork of field boundaries means it is 

not usable for modern agricultural practices. Due to its enclosed nature, it has 

limited links to the wider open countryside to the south. Therefore, in physical 
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terms it does not feature as an important area of countryside. As noted above, 

parts of Water Orton already protrude further west and south than the Plank Lane 

site into the countryside and it should be recognised that a new school is proposed 

on land to the south, fronting Plank Lane. As a consequence, the land does not 

have a role in safeguarding the countryside from encroachment or preventing 

coalescence. 

11.13 Conversely, the redevelopment of the former school site for residential purposes 

(Site Allocation Ref: H21) has greater links to the wider open countryside to the 

south. Whilst the existing school building would represent the redevelopment of 

brownfield land, the existing school playing fields are located beyond the 

established built southern boundary for Water Orton. Accordingly, their release 

from the Green Belt for development would result in encroachment towards 

Birmingham. 

11.14 Contrary to the assessment, it is not considered that the development of the site 

off Birmingham Road for new housing would undermine any urban regeneration 

project either within Water Orton or further afield within North Warwickshire. In 

particular, Water Orton has extremely limited amount of derelict or other urban 

land available for development, hence the need for new greenfield sites. In terms 

of Birmingham and Solihull, the site is not of a scale that would adversely impact 

on any regeneration opportunities whereby it would prevent them coming forward. 

Both Birmingham and Solihull have their own housing needs to address and this 

includes both brownfield and greenfield sites, including large-scale Green Belt 

releases adjacent to sustainable settlements. 

11.15 It is debateable as to the extent that the broad brush Green Belt Study can inform 

development options when looking at individual land parcels. Of course, looking at 

individual parcels is exactly what the Borough Council need to do when assessing 

land for future development allocations. Green Belt is only one factor in the 

consideration of development locations. As outlined below, there are a range of 

reasons as to why this site would deliver sustainable development and as such 

could be released from the Green Belt for future housing development.   

Social Infrastructure & Accessibility 

11.16 Water Orton has a number of significant advantages over many settlements in 

North Warwickshire in locational sustainability terms as it is very well located to 

jobs, services and facilities available in the surrounding areas. This is reflected in 
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the positive score provided within North Warwickshire’s Draft Local Plan 

Sustainability Appraisal, February 2017.  

11.17 These facilities are discussed further within the Transport Appraisal at Appendix 

8, however, in summary, include doctors surgery, dental practice, various take 

away food outlets, hairdressers, pharmacy, play areas, primary school, nursery 

facilities, mini-market general store, leisure facilities, churches and community 

centre. In terms of play and recreational facilities, to the south of the site is the 

Village Green and it incorporates an area with children’s play equipment and to the 

east is the recreation ground off Vicarage Lane. All of these facilities are within 

800m of the centre of the site and are, therefore, within walking and easy cycling 

distance. A Local Facilities Plan is included within the Transport Appraisal included 

at Appendix 8 to these representations.  

11.18 When the Primary School is relocated, it will immediately border Richborough 

Estates’ housing proposals, providing excellent accessibility. Pedestrian/cycle 

access can be provided direct from the Richborough Estates’ land and, not only 

would this be beneficial to the new residents, but it would also shorten the journey 

for those people living to the north and west of Birmingham Road to the extent that 

they could walk rather than drive their children to school. 

11.19 In terms of the site access, the relocation of the Primary School would mean that 

Birmingham Road would become the only residential access. This, though, does not 

affect the ability of the local highway network to accommodate the development. 

11.20 As discussed in Appendix 8, the site is very well located to existing bus stops on 

Birmingham Road and Plank Lane. These stops are positioned within 350m of the 

centre of the site, with the nearest bus stop being on Birmingham Road. Both stops 

provide access to the 16S and 70 bus service, which link to Birmingham, Ward End, 

Castle Bromwich, Coleshill and Chelmsley Wood.  

11.21 Access to Birmingham City Centre via a short bus journey is a clear benefit that the 

vast majority of other settlements in North Warwickshire cannot match in terms of 

sustainable transport.   

11.22 Water Orton Railway Station is also situated within 275m to the east of the site; 

providing direct links to Birmingham New Street, Coleshill Parkway, Nuneaton, 

Leicester and Derby at a frequency of 1-2 every 2 hours (Derby service pm peak 

only). 
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11.23 As with bus travel, a direct rail service to Birmingham New Street is a significant 

sustainability benefit. There are genuine opportunities to use the train to access 

employment opportunities with services arriving before 9.00 a.m. and departing 

after 5.00 p.m. 

11.24 There are public footpaths within the vicinity of the site, including a footpath link 

from the site to the junction of Birmingham Road and Marsh Lane adjacent to the 

shops and services in the centre of the village.  

11.25 There are very real and genuine opportunities to utilise non-car modes of travel as 

part of everyday journeys to work and the proposals could make a significant 

contribution towards achieving the objective of reducing use by the private car. 

This is particularly assisted by the site’s sustainable location and very good access 

to the nearby services and facilities. With reference to the SA, this is duly noted, 

and the site understandably scores well in relation to services and facilities (++) 

and sustainable transport (+), for the reasons discussed above.  

11.26 It is, however, surprising to see a similar scoring on the preferred site (W010 – 

Former School redevelopment site – Allocation Ref: H21) in relation to both these 

objectives, given the preferred site is further from Water Orton centre, the railway 

station, the potential new school location and other facilities within Water Orton. 

Richborough Estates, therefore, questions the relative scoring between the two 

sites.  

11.27 It is also noted the site at Birmingham Road is perceived to have ‘no impact’ in 

developing and supporting vibrant and active communities. The location of the site 

is ideal to encourage integration and a sense of community, particularly given the 

existing community facilities within walking distance of the site. The SA states the 

site is not within 600m of a community centre, however, as set out in the Transport 

Appraisal, the centre of the site is within 640m of one (and therefore likely parts of 

the site are within 600m). Nevertheless, it is considered that up to 800m is a 

suitable walking distance to such facilities, as referred to within Manual for Streets 

(MfS). Given the number of community opportunities within this distance, it is 

considered the impact on developing vibrant communities should be positive.  

Natural Environment 

11.28 A number of ecological surveys have been undertaken in respect of the site. These 

have established that there are no statutory designations within or near to it; none 
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of the hedgerows have been identified as species rich; and no bat roosts have been 

identified, although bats are known to forage across the site. 

11.29 The proposals would see hedgerow enhancements and additional tree planting. 

Further biodiversity enhancements could include the opportunity to utilise the 

existing stream corridor through the site for biodiversity value and habitat creation. 

The creation of ponds and swales across the site as part of sustainable drainage 

will also provide the opportunity for valuable ecological enhancements. 

11.30 Given the above, the negative score that is given to the site within the SA in relation 

to biodiversity (-?) is contested. The site is not considered to be particularly 

sensitive in relation to flora and fauna, and whilst the site does contain Tree 

Preservation Orders, these can be incorporated within the design of the 

development. Furthermore, there is a great opportunity to enhance the current 

biodiversity on the site which currently lies as agricultural fields, particularly with 

respect to the existing stream corridor, as demonstrated on the illustrative 

masterplan at Appendix 7. 

11.31 The consideration with respect to waste, which is considered negative (--), is also 

disputed. Whilst some waste is inevitable in all construction projects, the level of 

impact cannot purely be based upon the size of the site and the fact it is on 

greenfield land. If anything, it could be argued that a brownfield site, where existing 

buildings and built plateaus are to be demolished would create more waste and 

pollution than a greenfield site.  

Landscape 

11.32 The impact of residential development and how the site relates to the wider 

landscape has been considered as part of a landscape assessment. 

11.33 As a direct consequence of the mature landscape infrastructure on the site, in 

combination with the generally flat land form, the site is visually very well 

contained. The only short distant views into the site are through gaps in the 

boundary vegetation or across field gates. These views are from the adjacent 

highway or alternatively from adjacent residential areas; but are also in the context 

of the wider settling of Water Orton which is well wooded along with a number of 

urban fringe influences, including the motorway corridors, railway corridor, 

electricity pylon lines.  
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11.34 The negative score (--?) that is concluded within the SA is, therefore, disputed. It 

is noted the SA assessment is merely based upon the size of site and whether the 

site is greenfield; the assessment makes no reference to site specifics such as the 

site’s visual envelope, its sensitivity or its capacity to accommodate development 

(now and with potential future baseline change). This is particularly relevant in this 

site’s instance given the potential for the new school to further visually enclose the 

site. This is considered a major flaw of the assessment of this objective. It should 

also be noted the site considered within the SA is larger than the site being 

promoted by Richborough Estates. 

11.35 It is considered the design of the development site should be considered within the 

SA score. It is envisaged development on the site at Birmingham Road will create 

an attractive residential environment, driven primarily by the landscape and visual 

context of the site, with due consideration given to the mature hedgerow and 

vegetation network.  A landscape strategy for the site has been derived and it 

incorporates important landscape features characteristic of the site and its setting. 

This is reflected in the illustrative masterplan included at Appendix 7 to this 

representation. 

Cultural Heritage 

11.36 There are no listed buildings within the site. There are also no listed buildings in 

the immediate vicinity of the site i.e. joining its boundary. 

11.37 The nearest listed building is the Church of St Peter and St Paul located at the 

junction of New Road/Coleshill Road/Birmingham Road. It is Grade II Listed. 

11.38 The conservation area in Water Orton is beyond the railway line to the northeast 

of the site and is therefore not a consideration.   

11.39 As existing development separates the site from the Grade II Listed church, it is 

not considered that there are any heritage constraints that prevent the site coming 

forward for residential development. It is, therefore, surprising to see the SA 

assesses the site as having an uncertain impact on the built environment (in the 

context of cultural heritage); it is considered there is likely to be a negligible impact. 
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Flood Risk 

11.40 The Plank Lane site is located within Flood Zone 1 of the River Tame; however, the 

stream within the site needs to be taken account of in terms of flood risk. This is 

reflected in the illustrative layout. 

11.41 As well as considering flood risk, a surface water drainage strategy has been 

developed informed by a soakage investigation. It proposes surface water will be 

discharged through a mix of porous paving, a conventional drainage network and 

SuDS attenuation to the existing watercourse. 

11.42 The illustrative masterplan at Appendix 7 utilises the proposed surface water 

drainage strategy and demonstrates how the use of ponds and swales can work 

with the residential development. 

Sustainable Development Credentials 

11.43 It is considered that the proposals will deliver sustainable development.  

11.44 The site benefits from being in a very sustainable location. Local services and 

facilities are within walking and cycling distance. Significant further services, 

facilities, employment, retail and social infrastructure opportunities exist within the 

Birmingham conurbation and these can be reached by public transport. Non-car 

modes of travel, therefore, provide a genuine opportunity to reduce car use.   

11.45 In terms of economic sustainability, jobs could be created during the construction 

phase of housing (including indirect employment through the construction supply 

chain). A significant number of job opportunities are available in the surrounding 

area for the new residents. The development would also help support local shops 

and services through new financial spend into the local economy and this may result 

in induced employment being created.  

11.46 Maintaining and enhancing employment opportunities is acknowledged within the 

SA by the virtue of its positive score (+). It is, however, contested that the SA 

states the propose development would have a negligible impact in relation to the 

objective of creating a modern, healthy and diverse economy; it is considered this 

would bring a positive impact through the increased financial spend and support to 

local retail facilities.  

11.47 It is clear the site provides a good opportunity for a sustainable development, and 

one which should be used efficiently so to meet the housing needs of the area. The 
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negative score (--) which the SA concludes in relation to efficient use of land is, 

therefore, disputed. 

11.48 The illustrative masterplan shows how the site could be developed. Both market 

and affordable housing can be delivered together with public open space. The 

affordable housing in particular will be an important social benefit. 

11.49 Water Orton is a sustainable settlement. Notwithstanding current Green Belt 

boundaries, it can accommodate some new residential development as part of the 

future housing requirement for North Warwickshire. 

11.50 Land off Birmingham Road is a site that has the physical and environmental 

capacity to deliver new homes. When a sustainable development balancing, 

exercise is undertaken, the benefits of delivering the site outweigh any minor 

negative aspects such as loss of greenfield land. 

11.51 The site should, therefore, be removed from the Green Belt and allocated in the 

Council’s forthcoming emerging Local Plan for residential development. 

Illustrative Masterplan 

11.52 The Illustrative Masterplan set out at Appendix 7 to this representation has been 

informed by the key constraints and opportunities highlighted through technical 

evidence prepared to date. 

11.53 The proposal is based on the following key design principles: 

• Proposed vehicular and pedestrian access via Birmingham Road; 

• Soft development edge set behind existing landscape; 

• Provision of a housing court to the rear of existing properties on Orton Close; 

• Principal street running from the junction with Birmingham Road, providing 

access to shared surface secondary residential streets; 

• Potential central location for children’s play; 

• Provision of storm water attenuation pond within the lowest element of the 

site, fronting Birmingham Road; 

• Creation of linear streets incorporating existing landscape components; 
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• Provision of a pedestrian/cycleway link through the east of the site linking 

Birmingham Road with Plank Lane; and 

• Provision of a central landscaped Green (Streamside Green). 
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12. LAND SOUTH OF WATER ORTON PRIMARY SCHOOL 

12.1 The site comprises approximately xxha of land and is located to the south of Water 

Orton Primary School, off Vicarage Lane, Water Orton. The site is currently in 

agricultural use. A Site Location Plan is included at Appendix 2 to this 

representation. 

12.2 Water Orton Primary School and its associated playing field are proposed to be 

removed from the Green Belt and allocated for residential development as part of 

the Local Plan (site ref: H21, 48 dwellings). Land to the South of Water Orton 

Primary School has the potential to be brought forward in conjunction with the 

proposed allocation, allowing for a comprehensive development. 

12.3 The Local Plan identifies that the embankment of the HS2 routes will form the 

revised Green Belt boundary to the south of Housing Allocation ref: H21. It is 

proposed that a similar approach be applied to land South of Water Orton Primary 

School. The HS2 embankment would represent a strong, defensible and enduring 

Green Belt boundary. 

12.4 The site is of a sufficient size to deliver both market and affordable housing. The 

site also benefits from being in a sustainable location. Local services and facilities 

within Water Orton are within walking and cycling distance. Further services, 

facilities, employment, retail and social infrastructure opportunities exist within the 

Birmingham conurbation which can be reached by public transport. 

12.5 Aside from its Green Belt designation, the site is not restricted by any 

environmental or infrastructure constraints.  

12.6 The site is available, suitable and achievable and is accordingly deliverable five-

years, subject to its release from the Green Belt.  
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13. CONCLUSIONS 

13.1 There are a number of concerns that have been set out within these representations 

that question the overall soundness of the emerging Local Plan.  

13.2 These are mainly in respect of identifying an appropriate dwelling requirement 

taking into account unmet need arising from Coventry and Birmingham, the 

delivery of housing land to meet the appropriate housing requirement and the 

location of the proposed allocations, and the appropriate spatial distribution of this 

growth. 

13.3 Richborough Estates also raises significant concerns with the fundamental 

mismatch between the identified settlement hierarchy and the spatial distribution 

of housing that would result from the identified housing allocations. The proposed 

housing allocations would result in the delivery of a spatial strategy which would 

not constitute sustainable development, resulting in: a significant imbalance in jobs 

and homes within a number of settlements, including Coleshill; failure in local 

housing needs (both market and affordable) being met, including Water Orton; 

and, the promotion of unsustainable travel patterns, placing greater strain on 

infrastructure. To resolve this unsoundness, it is necessary to direct significantly 

more development to the Market Town of Coleshill and the Local Service Centre of 

Water Orton.  

13.4 It is recognised that focusing a greater proportion of housing growth to Water Orton 

would require the further removal of land from the Green Belt, however this is the 

only option that would allow for a sustainable distribution of growth across the 

Borough over the Plan Period. There are a number of clear exceptional 

circumstances to support the removal of land from the Green Belt around this 

Category 3 Local Service Centre, including: 

• Water Orton is one of the most sustainable standalone settlement within the 

Local Service Village category and Green Belt release is the only option to allow 

it to accommodate growth in line with the identified Settlement Hierarchy; 

• Further development at Water Orton is the only reasonable option available to 

ensure the Spatial Objective 1 of securing a sustainable pattern of development 

can be met; 

• Additional growth is required to support the maintenance of the working age 

population within Water Orton. This is important to ensure a relative balance 



Richborough Estates  
Representations to the Publication North Warwickshire Local Plan 

 

 

 

MARCH 2018 | NCO | BIR.3048 Page | 62  

 

between jobs and workers that can assist in meeting the Council’s vision of 

reducing out commuting and unsustainable travel patterns; 

• Additional growth is required to allow local housing needs (market and 

affordable) to be met within Water Orton, to ensure existing issues of 

affordability are not perpetuated and exacerbated. 

13.5 In relation to neighbouring need, it is noted that North Warwickshire has agreed to 

accommodate the unmet need it has been asked to take from Coventry, however, 

there is concern that the failure of Nuneaton and Bedworth to agree to take the full 

amount requested could have ramifications for other authorities as there remains 

an unmet need for housing arising in Coventry for which no provision has been 

made. Further, in relation to the housing need arising from Birmingham, there is a 

need for the Local Plan to explicitly deliver the 3,790 dwellings that have been 

identified within the GBHMA to be delivered in North Warwickshire.   

13.6 In relation to Safeguarded Land, is considered that is it necessary to release 

additional land from the Green Belt to ensure future housing needs can be met and 

the vitality of services and facilities can be maximised in the longer term. This will 

also ensure the Green Belt boundary is capable of enduring well beyond the Plan 

period. 

13.7 The inclusion of a windfall allowance of 60 dwellings per annum, which relates to a 

total of 900 dwellings over the Plan period is not supported. The draft Local Plan 

should allocate sufficient land to meet the total housing requirement without any 

reliance on windfalls.  

13.8 With regards to the proposed allocations, the draft Submission Local Plan fails to 

recognise that Water Orton performs an important function for the Borough and its 

geographical location adjacent to Birmingham is such that it can assist in meeting 

the needs of both the Borough and Birmingham.  This is not reflected in the scale 

of development proposed for Water Orton which does not reflect the highly 

sustainable nature of this settlement.  

13.9 Land at Birmingham Road, Water Orton, is a suitable and sustainable location for 

residential development and represents a deliverable and developable proposition, 

being available now and providing every prospect that a significant number of 

homes can be delivered within the next 5 years. The suitability of the site for 

residential development is fully detailed within section 10.  
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13.10 If the Council are unwilling to accept the allocation of the promoted sites at present, 

there can be no doubt that Coleshill and Water Orton will require further land to be 

developed prior to 2033. The LP in its current form would prevent any such land 

from coming forward. This demands that the Council allocate land as safeguarded 

land (in accordance with NPPF 85) to provide for longer-term development needs. 

Indeed, failing to identify safeguarded land would force piecemeal planning 

applications at Coleshill and Water Orton on Green Belt land. It is preferable that 

the LP identifies sites now to achieve that required development. Thus, in the event 

that it is not accepted that the proposals ought to be allocated in the LP, there can 

be no sensible argument that they should not be allocated as safeguarded land. 

13.11 Finally, in respect of more detailed policy provisions, it is important that specific 

policy requirements (i.e. housing mix, affordable housing and affordable housing 

mix, infrastructure requirements, environment, services and facilities and 

development management policies) remain flexible to allow for site specific 

considerations.  
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SITE LOCATION PLAN 

 

LAND OFF BIRMINGHAM ROAD, WATER ORTON 
  



PLAN
K LAN

E

PLANK LANE

CO
LE

SH
IL

L 
R

O
A

D

PLANK LANE

LONG LEYS CROFT

W
ELA

N
D

 CLO
SE

MICKLE MEADOW

BIRMIN
GHAM ROAD

LUDGATE CL

OR
TON

 CLO
SE

AD
D

ISO
N

 PLACE

B 
41

18

Ch
ur

ch
 A

ve
nu

e

HARGRAVE CLOSE

CO
LESH

ILL R
O

AD

B 4117

0

N

S

EW
20 40 60

PLANNING  |  DESIGN  |  ENVIRONMENT  |  ECONOMICS  |    www.pegasuspg.co.uk   I    TEAM/DRAWN BY: NO  I    APPROVED BY:  CJL  I   DATE: 31/05/16  I   SCALE: 1:2000 @ A3   I    DRWG:  BIR3048_33-1   REV: -   I   CLIENT:  RICHBOROUGH ESTATES LTD  I

LAND AT PLANK LANE, WATER ORTON - SITE LOCATION PLAN

C
op

yr
ig

ht
 P

eg
as

us
 P

la
nn

in
g 

G
ro

up
 L

td
.  

C
ro

w
n 

co
py

rig
ht

. A
ll 

rig
ht

s 
re

se
rv

ed
. O

rd
na

nc
e 

S
ur

ve
y 

C
op

yr
ig

ht
 L

ic
en

ce
 n

um
be

r 1
00

04
20

93
.  

P
ro

m
ap

  L
ic

en
ce

 n
um

be
r 1

00
02

04
49

. E
m

ap
S

ite
 L

ic
en

ce
 n

um
be

r 0
10

00
31

67
3 

 S
ta

nd
ar

d 
O

S
 li

ce
nc

e 
rig

ht
s 

co
nd

iti
on

s 
ap

pl
y.

P
eg

as
us

 a
cc

ep
ts

 n
o 

lia
bi

lit
y 

fo
r a

ny
 u

se
 o

f t
hi

s 
do

cu
m

en
t o

th
er

 th
an

 fo
r i

ts
 o

rig
in

al
 p

ur
po

se
, o

r b
y 

th
e 

or
ig

in
al

 c
lie

nt
, o

r f
ol

lo
w

in
g 

P
eg

as
us

’ e
xp

re
ss

 a
gr

ee
m

en
t t

o 
su

ch
 u

se
. T

 0
12

85
 6

41
71

7 
w

w
w

.p
eg

as
us

pg
.c

o.
uk

KEY

Site Boundary
(9.03 Ha / 22.31 Ac)



Richborough Estates  
Representations to the Publication North Warwickshire Local Plan 

 

 

 

MARCH 2018 | NCO | BIR.3048   

 

 
 

 
APPENDIX 2 

 
 

 
SITE LOCATION PLAN 

 

LAND SOUTH OF WATER ORTON PRIMARY SCHOOL 
 

 
 

  





Richborough Estates  
Representations to the Publication North Warwickshire Local Plan 

 

 

 

MARCH 2018 | NCO | BIR.3048   

 

 
 

 
APPENDIX 3 

 
 

 
BARTON WILLMORE 

 

 
LOCAL HOUSING NEEDS ASSESSEMENT 

FOR WATER ORTON 
  



 
 

 

 
 
 
 
 
 
 
 

LOCAL HOUSING NEED ASSESSMENT 
 

WATER ORTON, NORTH WARWICKSHIRE 
 
 
 

Prepared on behalf of 
Richborough Estates Limited 

 
 

January 2018 
 
 
 
 



 

 

LOCAL HOUSING NEED ASSESSMENT 
 

WATER ORTON, NORTH WARWICKSHIRE 
 

PREPARED ON BEHALF OF  
RICHBOROUGH ESTATES LIMITED 

 
 
 
 
 
 

Project Ref: 27604/A5 
Status: Final 
Issue/Rev: 06 
Date: January 2018 
Prepared by: DM/VL 
Checked by: DU/JD 
Authorised by: JD 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Barton Willmore LLP 
The Observatory 
Southfleet Road 
Ebbsfleet  DA10 0DF 
 
Tel: 01322 374660 Ref: 27604/A5/DM/VL 
Fax: 01322 374661  Date: January 2018 
 
 
 
 
 
COPYRIGHT 
 
The contents of this document must not be copied or reproduced in whole or in part without the 
written consent of Barton Willmore LLP. 
 
All Barton Willmore stationery is produced using recycled or FSC paper and vegetable oil based inks. 
 

 



 

 

 CONTENTS 

           PAGE NO 

 
 

EXECUTIVE SUMMARY 

 

1.0 INTRODUCTION                 1 

 

2.0 NATIONAL AND LOCAL PLANNING POLICY            3

     

3.0 EXISTING DEMOGRAPHIC PROFILE AND HOUSING STOCK 9 

 

4.0 FUTURE POPULATION AND HOUSING GROWTH ASSESSMENT 16 

 

5.0 CONCLUSIONS AND WAY FORWARD   25 

 



Water Orton Housing Need Assessment Executive Summary 

27604/A5/DM      i               January 2018 

EXECUTIVE SUMMARY 

 

i. The North Warwickshire Draft Submission Local Plan sets a minimum requirement for 5,808 

additional dwellings in the Borough over the period 2011-2033, with the aspiration to provide 

a further 3,790 dwellings to meet some of the shortfall arising from the Greater Birmingham & 

Black Country Housing Market Area (HMA) resulting in a total requirement of 9,598 dwellings 

(2011-2033). 

 

ii. The Draft Submission Local Plan allocates 48 dwellings to the settlement of Water Orton as a 

Local Service Centre.  This Study has been undertaken to test whether an additional 48 

dwellings (2011-2033) will be sufficient to meet the local needs of Water Orton’s future 

population.  

 
iii. Our Study identifies a minimum need for 128 dwellings in Water Orton (2011-2033) in 

accordance with the Government’s official 2014-based population and household projections, 

including an adjustment to address suppressed household formation for younger people aged 

25-44 years.  Whilst the Government projections are only published at local authority level, our 

Study has produced an equivalent projection for Water Orton that is consistent with the official 

projection for North Warwickshire. 

 
iv. Planning Practice Guidance (PPG) states that the Government’s official population and 

household projections represent the starting point of housing need only.  Adjustments can be 

made to the starting point to: reflect factors affecting local demography; support economic 

growth; and address worsening market signals. 

 
v. The starting point for North Warwickshire Borough according to the 2014-based projections is 

3,270 dwellings (2011-2033) and therefore the draft Submission Local Plan’s minimum housing 

requirement of 5,808 dwellings has taken account of economic growth and provided an uplift 

to address worsening market signals in the Borough, in accordance with PPG. 

 
vi. Our Study has tested the implications of the minimum housing requirement (5,808 dwellings) 

on housing need in Water Orton.  Our analysis has identified that if the Borough builds 5,808 

new dwellings (2011-2033), 288 of the dwellings will be required within Water Orton to meet 

the needs of Water Orton’s future population, assuming existing demographic relationships 

between Water Orton and the wider Borough continue. 

 
vii. Should the aspirational housing requirement be delivered (9,598 dwellings) in North 

Warwickshire, our analysis has identified a need for 494 of these dwellings to be within Water 

Orton. 
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viii. NPPF requires the need to create sustainable, inclusive and mixed communities (Paragraph 50).  

Furthermore, the Government is committed to sustainable economic growth and considers 

significant weight should be placed on the need to support economic growth through the 

planning system (Paragraph 19). 

 
ix. Given Water Orton’s status as a Local Service Centre, it is essential that Water Orton maintains 

a strong local economy and local workforce.  Without future housing development, Water 

Orton’s population will decline as a result of an ageing population.  Our Study identifies that 

between an additional 300 and 400 dwellings are required in Water Orton to keep Water Orton’s 

working age population stable.  Planning for fewer than 300 dwellings in Water Orton will result 

in a declining working age population, jeopardising Water Orton’s status as a Local Service 

Centre. 

 
x. In light of the findings of our Study, we consider that the housing requirement for Water Orton 

of 48 dwellings (2011-2033) within the draft Submission Local Plan, should be increased to at 

least 288 dwellings.  However, in order to meet the Borough’s overall housing target and to 

ensure that the NPPF policies of delivering mixed and balanced communities are achieved along 

with maintaining and enhancing the vitality of sustainable communities housing need above 

288 dwellings is required in order to support a stable working age population, thus supporting 

Water Orton’s role as a Local Service Centre.  
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1.0 INTRODUCTION 
 

1.1 This Study has been prepared by Barton Willmore on behalf of Richborough Estates Limited. 

The purpose of the study is to provide an up to date assessment of future population growth 

and associated housing need in the electoral ward of Water Orton, North Warwickshire (see 

Figure 1.1), based on robust assumptions of future demographic change in the study area.    

 

 Figure 1.1:   Water Orton Electoral Ward, North Warwickshire 

  

 

1.3 The Study we present here is structured as follows: 

 

• Section 2: National and Local Planning Policy, which summarises the relevant policy 

in relation to assessing housing need; 

 

• Section 3: Existing Demographic Profile and Housing Stock presents the 

demographic profile of Water Orton in the base year of our assessment (2011) 

according to the 2011 Mid-Year Population Estimates and a profile of the local 

population based on the Mosaic Consumer Classification.  The existing housing stock of 

Water Orton according to the 2011 Census is also presented;  

 
• Section 4: Future Population and Housing Growth Assessment presents the 

results of our bespoke demographic modelling for Water Orton demonstrating how the 

population of Water Orton is projected to increase over the Local Plan period 2011-

2033 and how this translates into a need for additional housing; 
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• Section 5: Conclusions and Way Forward, summarises the findings of our 

assessment of population growth and local housing needs for Water Orton over the 

period 2011-2033.
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2.0 NATIONAL AND LOCAL PLANNING POLICY 

 

 National Planning Policy 

  

i) National Planning Policy Framework (NPPF, 27 March 2012)   

 

2.1 The National Planning Policy Framework (NPPF) sets out the Government’s planning policies 

for England and how these are expected to be applied. The presumption in favour of sustainable 

development is said to sit at the heart of the NPPF, and this requires that local planning 

authorities should positively seek opportunities to meet the development needs of their area, 

and that local plans should meet objectively assessed needs, with sufficient flexibility to adapt 

to rapid change. 

 

2.2 In respect of housing requirements, the NPPF (paragraph 47) confirms the need for local 

authorities to significantly boost the supply of housing and in doing so confirms that local 

authorities should use their evidence base to ensure that their Local Plan meets the full, 

objectively assessed needs for market and affordable housing.   

 
2.3 Paragraph 50 of the NPPF requires local planning authorities to plan for a mix of housing based 

on current and future demographic trends, market trends and the needs of different groups in 

the community.  Paragraph 50 states how the NPPF’s objective is to create mixed and 

balanced communities: 

 

“To deliver a wide choice of high quality homes, widen opportunities 
for home ownership and create sustainable, inclusive and mixed 
communities, local planning authorities should: 
 

• plan for a mix of housing based on current and future 
demographic trends, market trends and the needs of different 
groups in the community (such as, but not limited to, families 
with children, older people, people with disabilities, service 
families and people wishing to build their own homes); and 

 
• identify the size, type, tenure and range of housing that is 

required in particular locations, reflecting local demand.” (our 
emphasis) 

 

2.4 In respect of Plan-making paragraph 159 states: 

  

“Local Planning authorities should have a clear understanding of 
housing needs in their area.  They should: 
 
Prepare a Strategic Housing Market Assessment to assess their 
housing needs, working with neighbouring authorities where housing 
market areas cross-administrative boundaries.  The Strategic Housing 
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Market Assessment should identify the scale and mix of housing and 
the range of tenures that the local population is likely to need over 
the plan period which: 
 
Meets household and population projections, taking account of 
migration and demographic change; 

 
Addresses the need for all types of housing, including affordable 
housing and the needs of different groups in the community (such as, 
but not limited to, families with children, older people, people with 
disabilities, service families and people wishing to build their own 
homes); and 

 
Caters for housing demand and the scale of housing supply necessary 
to meet this demand” (our emphasis) 

 

 

2.5 This study responds to the NPPF requirements by identifying population and household change 

in Water Orton ward across all age groups. 

 

 

ii) Planning Practice Guidance (PPG – 06 March 2014) 

 
2.6 The PPG supports the policies of the NPPF and provides detailed guidance on how to implement 

the policies in practice.  Included within this is a section (PPG ID2a) relating to the Housing 

and Economic Development Needs Assessments (HEDNA).  

 

2.7 The primary objective of the HEDNA is to identify the future quantity of housing needed, 

including a breakdown by type, tenure and need (PPG ID2a 002). 

 
2.8 The HEDNA presents a methodology for assessing overall housing need and goes on to state:  

 

“Once an overall housing figure has been identified, plan makers 
will need to break this down by tenure, household type (singles, 
couples and families) and household size.  Plan makers should 
therefore examine current and future trends of: 
 

• the proportion of the population of different age profile; 
• the types of household (eg singles, couples, families by age 

group, numbers of children and dependents); 
• the current housing stock size of dwellings (eg one, two+ 

bedrooms); 
• the tenure composition of housing. 

 
This information should be drawn together to understand how age 
profile and household mix relate to each other, and how this may 
change in the future.  When considering future need for different 
types of housing, plan makers will need to consider whether they 
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plan to attract a different age profile eg increasing the number of 
working age people.”1 (Our emphasis) 

 
 

2.9 This study is set in the context of the PPG for assessing change in age profile and household 

change in the study area. 

 

 

iii) Housing White Paper – ‘Fixing our broken housing market’ (February 2017) 

 

2.10 The Housing White Paper was published in February 2017, and acknowledges a need for 225-

275,000 new homes per annum to keep up with population growth and start to tackle years of 

under-supply in the country. 2 The Paper acknowledges that one of the main problems leading 

to significant under-supply of housing has been the failure of local authorities to plan for the 

homes they need.3 

 

2.11 To solve the country’s housing shortage the White Paper states a ‘radical re-think of our whole 

approach to home building’ is required.4  Planning for the right homes in the right places is 

critical. 

 
2.12 The White Paper seeks to support small and medium sized sites, and thriving rural communities 

stating: 

 
“There are opportunities to go further to support a good mix of sites 
and meet rural housing needs, especially where scope exists to 
expand settlements in a way which is sustainable and helps provide 
homes for local people. This is especially important in those rural 
areas where a high demand for homes makes the cost of housing a 
particular challenge for local people. With these objectives in mind we 
are proposing a number of additional changes to the National Planning 
Policy Framework to:  
 

• highlight the opportunities that neighbourhood plans present 
for identifying and allocating small sites that are suitable for 
housing, drawing on the knowledge of local communities;  

 
• encourage local planning authorities to identify opportunities 

for villages to thrive, especially where this would support 
services and help meet the need to provide homes for local 
people who currently find it hard to live where they grew up; 
and  

 

                                                           
1 Paragraph: 021 Reference ID: 2a-021-20150326, How should the needs for all types of housing be addressed?, Planning 
Practice Guidance, 06 March 2014 (revised 26 March 2015) 
2 Paragraph 2, ‘Our housing market is broken’, page 9, ‘Fixing our broken housing market’, February 2017 
3 Paragraph 4, ‘Our housing market is broken’, page 9, ‘Fixing our broken housing market’, February 2017 
4 Paragraph 5, ‘Our housing market is broken’, page 14, ‘Fixing our broken housing market’, February 2017 
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• give much stronger support for ‘rural exception’ sites that 
provide affordable homes for local people – by making clear 
that these should be considered positively where they can 
contribute to meeting identified local housing needs, even if 
this relies on an element of general market housing to ensure 
that homes are genuinely affordable for local people.” 5 

 

 

Local Planning Policy 

 

iv) North Warwickshire Draft Submission Local Plan (October 2017) 
 

2.13 The new North Warwickshire Draft Submission Local Plan sets out the policies and site 

allocations for development in the Borough over the period 2011-2033.  The draft Plan was 

consulted on between November 2016 and March 2017 , and will be again in late 2017, based 

on the document being presented to North Warwickshire’s Executive Board on 18th October 

2017. 

 

2.14 Policy LP6 of the draft Local Plan sets a requirement for a minimum of 5,808 dwellings to be 

built in the Borough with an aspiration to deliver a further 3,790 dwellings to assist with the 

shortfall from the Greater Birmingham & Black Country HMA.  This results in a total requirement 

of 9,598 dwellings (2011-2033). 

 
2.15 With regards to housing development, draft Submission Local Plan Policy LP7 states that 

developments will be required to: 

 
“Provide for a variety of types and tenures that reflect the needs of 
the Borough and of the settlement.  Sites will be expected to provide 
for a range of needs and opportunities including: homes for those with 
mobility issues; homes for older people; homes for young people; and 
plots for custom /self builders.”6 (our emphasis) 

 
 

2.16 The settlement of Water Orton is classified as a ‘Local Service Centre’.  The draft Plan defines 

a local service centre as: 

 

“A rural village which, in terms of its size and location, the number 
and range of services and facilities it contains, and its accessibility by 
a range of means of transport, enable it to provide for the day-to day 
needs of its own population and that of the surrounding rural area and 
other smaller rural settlements.  They represent the locations where 
housing, employment, schooling, health care, and other facilities are 
to be concentrated in the interests of establishing sustainable 
patterns of development.”7 (our emphasis) 

                                                           
5 Paragraph 1.29, ‘Our housing market is broken’, page 25, ‘Fixing our broken housing market’, February 2017 
6 Policy LP7, page 37, North Warwickshire Draft Submission Local Plan, October 2017 
7 Page 116, North Warwickshire Draft Submission Local Plan, October 2017 
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2.17 On this basis, Policy LP2 of the draft Submission Local Plan states that: 

“Development will be permitted in the development boundaries of the 
Local Service Centres subject to the proposal being considered to be 
appropriate to its place in the settlement hierarchy.”8 (our emphasis) 

 

2.18 Policy LP39 of the draft Plan allocates a total of 48 units for development in Water Orton on 

the vacated site of the current Water Orton Primary School, being relocated due to the delivery 

of HS2.  

 

2.19 In the context of the draft Local Plan policies, this Study seeks to establish whether 48 

additional dwellings in Water Orton will meet the needs of the settlement’s population.  

 

 

v)  North Warwickshire’s Draft Local Plan – Sustainability Appraisal Report 

(February 2017)  

 

2.20 Although the draft Local Plan only proposes one allocation for residential development in Water 

Orton, the Council’s Sustainability Appraisal identified two reasonable residential site options.  

In addition to the identified Primary School site (WO10), a larger site (SLA116) in the West of 

Water Orton was identified. 

   

2.21 The Sustainability Appraisal identifies that the Primary School site would only be able to deliver 

a limited number of houses.9 

 
2.22 The larger site is identified as having a significant positive effect on delivering housing, due to 

its size.  However, due to generating more significant negative effects than the School site is 

judged as the preferred site and taken forward into the Local Plan.   

 

vi) Summary 

 

2.23 In summary, the NPPF and PPG identify how housing should be significantly boosted, and that 

every effort should be made to establish inclusive, sustainable, mixed and balanced 

communities. 

 

2.24 At the local level, the draft North Warwickshire Submission Local Plan (October 2017) sets a 

minimum requirement for 5,808 additional dwellings, with the aspiration to deliver a further 

                                                           
8 Policy LP2, page 24, North Warwickshire Draft Submission Local Plan, October 2017 
9 Paragraph 5.52, page 77, North Warwickshire Local Plan, Sustainability Appraisal, February 2017 
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3,790 dwellings to meet Birmingham’s shortfall (2011-2033).  This results in a total requirement 

of 9,598 additional dwellings in the Borough over the period 2011-2033.   

 

2.25 The draft North Warwickshire Submission Local Plan contains policies to support the spatial 

distribution of growth across the Borough, with Policy LP39 identifying Water Orton as a Local 

Service Centre and allocating a total of 48 new dwellings in Water Orton.  

 
2.26 In the context of the allocation of 48 dwellings in Water Orton, this Study tests whether 48 

additional dwellings would be sufficient to meet the future housing needs of Water Orton’s 

population in keeping with the Local Plan’s definition of a Local Service Centre.   
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3.0 EXISTING DEMOGRAPHIC PROFILE AND HOUSING STOCK 
 
 

3.1 This section of the report sets out the population profile of Water Orton in the base year of 

our assessment (2011) and historic change since 2001.  We also provide a profile of the local 

population based on the Mosaic Consumer Classification and consider the profile of the existing 

housing stock of Water Orton.  

 

i) 2011 Mid-Year Population Estimates 

 

3.2 The Office for National Statistics (ONS) estimate the electoral ward of Water Orton to have a 

population of 3,440 people in 2011.  Figure 3.1 compares the age profile of Water Orton with 

the average for North Warwickshire and England. 

 

Figure 3.1: Age profile – 2011 MYPE 

 
Source: ONS 
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3.3 Figure 3.1 demonstrates how Water Orton has an older population profile than the Borough 

and national average.  A trend towards a decline in the number of younger families in Water 

Orton would be a concerning factor as this would impede the ability to maintain a mixed and 

balanced community as required by the NPPF.   

 

ii) Historic Population Change 

 

3.4 Since 2001, the population of Water Orton has declined by 130 people from 3,570 people in 

2001 to 3,440 people in 2011 demonstrating a historical downward trend in population growth 

of 4% over the 10-year period.   

 

3.5 Figure 3.2 identifies historic population decline has been in the child (0 to 15 years) and the 

core working age population (aged 25 to 44 years) which is in contrast to an increasing older 

population (aged 65+ years). 

 
Figure 3.2: 2001 to 2011 Population Change (%) by age group of Water Orton  

 
Source: 2001 Census (KS002) and 2011 Census (KS102EW)     
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3.6 It is therefore evident that Water Orton is already experiencing an ageing population.  Without 

new housing growth to attract younger families the ageing effect will only be exacerbated, 

potentially jeopardising the role of Water Orton as a Local Service Centre.  

 

 

iii) Mosaic Consumer Classification 

 

3.7 Experian derived, Mosaic UK provides an understanding of consumer behaviour through 

segmentation of the Country’s population.  Customer segmentation gives a better 

understanding of locations and the people they serve, and aids the decision-making process to 

ensure the right mix of development is considered for the right balance of people. 

 

3.8 Based on specifically targeted demographic data, analysis of consumer behaviour, potential 

risk and investment opportunity is possible.  In the case of Water Orton ward, Mosaic 

classifications can be used to identify the characteristics of the existing population and to assist 

in determining the size and type of development required in the future. 

 
3.9 Figure 3.3 (overleaf) presents the Mosaic Profile of Water Orton households alongside the 

Borough and national averages. 

 
3.10 Water Orton is characterised by a high percentage (21%) of households classified as ‘Mid-

Career Convention’.  These households are typified by professional families with children living 

in traditional mid-range suburbs where neighbours are often older.  Such householders are 

very likely to live in homes with mortgages and with an overall household income of between 

£50,000 and £59,000 per annum.  Living in family accommodation, most commonly semi-

detached, the resident families will comprise parents in their early forties with up to three 

children.  

 
3.11 There are also high percentages (10% in each instance) of mosaic types ‘Dependable Me’ and 

‘Family Ties’.  ‘Dependable Me’ households are often characterised as single, mature owners 

settled in traditional suburban semi-detached homes, working in intermediate occupations.  

Likely to be aged within their early sixties, these householders will own their own homes, likely 

to be lower value semis, and have a household income of approximately £30,000 to £39,000 

per annum.  Those households classified as ‘Family Ties’ will be active families with teens and 

adult children whose prolonged support eats into household resources.  In this instance, the 

household composition is likely to include parents (in their late forties) and other adults i.e. 

older students or older children who still live at home post-education.  Such families will own 

their own homes and have an annual overall income between £40,000 and £49,000. 
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Figure 3.3: Mosaic Type Profile 
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3.9 Water Orton also comprises high numbers of households classified as ‘First-Rung Futures’ (9%) 

and ‘Boomerang Boarders’ (8%).  ‘First-Rung Futures’ comprise younger couples and singles 

who have not yet had children, who have bought value homes with space to grow in affordable 

but pleasant areas.  Most likely to live in two or three-bed semi-detached or terraced properties, 

these residents are most likely to be aged in their late twenties and have overall household 

incomes of £20,000 to £29,000.  ‘Boomerang Boarders’, on the other hand, will be long-term 

couples with mid-range incomes whose adult children have returned to the shelter of the family 

home and are, therefore, living as ONS-defined, concealed families or individuals.  Owning 

semi-detached or detached homes, the parents are likely to be in their late fifties living on an 

overall household income of £40,000 to £49,000. 

 

3.10 There are also a high number of single pensioners living in Water Orton who fall within the 

categorisation of ‘Solo Retirees’.  These single seniors will be living on reduced incomes which 

are satisfactory for living in their own affordable but pleasant homes.  Living on small private 

pensions, with an overall household income of less than £15,000 per annum, these residents 

are likely to be in their late seventies and to have lived in their homes for some length of time. 

 
3.11 There are a further spread of household classifications within Water Orton, each representing 

5% or less of the overall classification total, demonstrating that the ward contains a mixed and 

balanced community in line with the aspirations of National planning policy. 

 

iv) Existing housing stock 

 

3.12 At the time of the 2011 Census there were 1,493 dwellings in Water Orton.  Figure 3.4 shows 

how 48% of the housing stock in Water Orton is semi-detached – significantly higher than both 

the Borough and national average.  In contrast, Water Orton has a lower proportion of terraced 

housing. 

  

3.13 Figure 3.5 presents Water Orton’s housing stock by bedroom size.  Water Orton has a larger 

proportion of larger dwellings (4+ bedrooms) than the Borough and national average.  
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Figure 3.4: Water Orton housing stock by accommodation type 

 
Source: 2011 Census, KS401EW 

 
 
Figure 3.5: Water Orton housing stock by bedroom size 

 
Source: 2011 Census, QS411EW 
 
 
 

3.14 Analysis of the level of over/ under occupancy by household type (Figure 3.6) of the housing 

stock in Water Orton demonstrates that overall, household types occupy homes with either an 

adequate or surplus number of bedrooms (an occupancy rating of +2 or +1 bedrooms). 

Furthermore, those households occupied by residents over the age of 65 display a higher level 

of under-occupancy, with approximately 45% of single person households and 80% of couple 

households occupying homes with two or more spare bedrooms.  In contrast, family households 
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in Water Orton, including those with dependent children, live in either adequate or over-

occupied housing. 

 

Figure 3.6: Occupancy rating by household type – Water Orton 

 
Source: 2011 Census, LC4105EW 

 

v) Summary 

 

3.15 This Chapter has established Water Orton’s population of 3,440 people (mid-2011) is generally 

older, with a large proportion of single seniors living on their own and family households with 

children.  As such the housing stock tends to be larger than the Borough and national average 

and adequate in size for the occupying household types.   

 

3.16 However, the analysis has identified that Water Orton has a greater proportion of households 

than the Borough and national average that have older students or older children who still live 

at home post-education.  Such people could be considered to be concealed, that is those who 

would like to form a household of their own but cannot afford to. 
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4.0 FUTURE POPULATION AND HOUSING GROWTH ASSESSMENT 
 

4.1 This section of the report provides a sub-district assessment of population change and resulting 

housing requirements for Water Orton ward, using the most up-to-date demographic 

assumptions from the Office for National Statistics (ONS) and Department for Communities and 

Local Government (DCLG).   

 

4.2 Our assessment of future population growth and housing need has been undertaken using the 

POPGROUP and Derived Forecasts (DF) demographic forecasting model.  The POPGROUP and 

DF model is a well-established demographic model developed to forecast population, 

households and the labour force for specified geographical areas.  POPGROUP has over 90 

users, including academic and public service staff in housing, planning, health, policy, research, 

economic development and social services.  It is the industry standard in the UK for 

demographic analysis within strategic planning and is therefore considered to provide a robust 

indication of population change and resulting housing need.   

 
4.3 The method applied in this Study is set within the context of the NPPF requirement to use 

official projections of migration and demographic change (NPPF, paragraph 159), supported by 

section ID2a – ‘Housing and Economic Development Need Assessments’ of the Planning Practice 

Guidance (PPG).   

 

i) Scenarios and Assumptions 

 

4.4 This study considers population growth in Water Orton over the emerging North Warwickshire 

Local Plan period 2011-2033 according to two demographic scenarios: 

 

• Scenario 1: Natural Change scenario – which assesses the change in Water Orton’s 

population assuming no net migration to the ward.  This scenario assumes all population 

growth is the result of excess births over deaths (natural change); 

• Scenario 2: 2014-based Sub National Population Projection (SNPP) scenario 

– takes account of annual Mid-Year Population Estimates for Water Orton over the 

period 2011-2014 and from then onwards assesses the change in Water Orton’s 

population according to the ONS 2014-based SNPP (described below). 

 

4.5 The SNPP are published for all local authority district areas in England and provide a projection 

of population growth over the period 2014-2039.  We have produced a 2014-based SNPP 

scenario for Water Orton that is consistent with the official projection for North Warwickshire.  

In doing so, we have assumed the 2014 MYPE for Water Orton and projected this forward 
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assuming migration flows based on 5.4% of the North Warwickshire total.  5.4% reflects the 

proportion of North Warwickshire’s population currently represented by Water Orton. 

   

4.6 The ONS SNPP are trend-based projections.  That is, they project forward past demographic 

trends (from the 5-year period 2009-2014) in births, deaths and migration.  They do not take 

account of any future changes to government policy which may affect these past trends. 

 
4.7 To establish the growth in households that will result from the 2014-based SNPP, the DCLG 

apply household formation rates (HFRs) to the population projection.  A HFR is the likelihood 

that a person of a given age and gender will become the notional head of household.   

 
4.8 The assessment of housing need within this Study has followed the same approach and applied 

the most recent 2014-based HFRs by age and gender to the projected population profile of 

Water Orton from each scenario. 

 
4.9 However, the 2014-based HFRs are underpinned by trends from the period of 2009-2014, during 

which time household formation was constrained in the 25-44 age group by a rapid worsening 

of affordability.  This resulted in a significant increase in ‘concealed households’ across the 

country due to young people being unable to form their own independent households.  A 

concealed household is defined as follows: 

 
“Family units or single adults living within other households, who may 
be regarded as potential separate households which may wish to form 
given appropriate opportunity.” 10 

 
4.10 The 2014-based household projections therefore project these suppressed trends forward 

between 2014 and 2039.  To plan on the basis of the 2014-based HFRs unadjusted is not 

considered to represent positive planning in alignment with the policies of the NPPF to 

‘significantly boost’ housing supply. 

 
4.11 In this context, Barton Willmore apply two different approaches to the HFRs, as follows: 

 

• Baseline: 2014-based HFRs as published; 

• Sensitivity 1:  Assuming the 2014-based HFRs for 25-44 year olds remain constant at 

2014 levels. 

 

4.12 Projections of households are converted into projections of housing need (dwellings) by 

applying an allowance for vacancy/ second homes.  The rate for North Warwickshire Borough 

is 2.4% according to DCLG 2016 Council Tax data.  The same rate has been assumed for Water 

Orton.   

                                                           
10 Paragraph 3.4, page 42, Estimating housing need, CLG, November 2010 
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ii) Forecasting results 

4.13 Table 4.1 summarises the resulting population growth and associated dwelling need for Water 

Orton and North Warwickshire Borough according to both the Natural Change scenario and 

2014-based SNPP scenario over the period 2011-2031. 

 Table 4.1: Summary of demographic population growth and resulting housing need 
(2011-2033) 
Area Component HFR 

approach 
Natural 
change 

scenario 

2014-based 
SNPP 

scenario 
Water Orton Population growth N/A -33 

 
80 

Dwelling growth  
 

Baseline 38 
 

119 

Sensitivity 1 48 
 

128 

 
North 
Warwickshire 

Population growth N/A -237 3,167 
 

Dwelling growth  
 

Baseline 1,048 3,014 
 

Sensitivity 1 1,346 3,270 
 

 Source: Barton Willmore 

 

4.14 Table 4.1 demonstrates that the Natural Change scenario would see Water Orton’s population 

decline by 33 people over the period 2011-2033.  This reflects more deaths in the ward than 

there are births and is not surprising given the older age profile of Water Orton demonstrated 

in Chapter 3 of this report.  Nonetheless, despite the decline in population, there will be a need 

for a minimum of 38additional dwellings to support the needs of the local population, rising to 

a need for 48 additional dwellings if the issue of suppressed household formation for younger 

households is addressed.  Therefore, the draft Submission Local Plan’s allocation for 48 

dwellings in Water Orton will only serve to meet the natural change of Water Orton and no 

further growth which is necessary to provide a working age population to support Water Orton’s 

role as a Local Service Centre.  

4.15 The Natural Change scenario is useful to indicate future housing demand arising from the 

existing population.  However, net migration to Water Orton will take place.  In this context, 

the 2014-based ONS SNPP scenario is considered to represent baseline demographic-led growth 

for Water Orton.   It is based on the official ONS 2014-based SNPP for North Warwickshire 

Borough including the accompanying migration rates for UK and international migration to 

North Warwickshire Borough. 

4.16 Table 4.1 demonstrates that the baseline demographic growth forecast using the 2014-based 

ONS SNPP migration rates projects population growth of 80 additional people in Water Orton 
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over the period 2011-2033.  An additional 119 dwellings will be required to house this 

population growth upon application of the 2014-based HFRs.  However, the results of the 

sensitivity analysis suggest that housing need would increase to 128 additional dwellings (2011-

2033) if suppressed household formation of younger people (aged 25-44 years) is addressed. 

4.17 Baseline demographic need for Water Orton is therefore considered to be 128 

dwellings (2011-2033), significantly in excess of the draft Local Plan’s allocation for 

an additional 48 dwellings (2011-2033). 

4.18 However, Table 4.1 also illustrates how baseline demographic need for North Warwickshire 

Borough is 3,270 dwellings (2011-2033) which is below the draft Submission Local Plan’s 

minimum housing requirement for 5,808 additional dwellings in the Borough (2011-2033).  The 

draft Local Plan’s minimum housing requirement has taken account of economic growth and 

provided an uplift to improve affordability in the Borough. 

 

4.19 For this reason, we have run a third scenario that sensitivity tests the draft Local Plan minimum 

housing requirement and the implications this will have on housing need within Water Orton. 

 
• Scenario 3: Dwelling-led scenario constrained to growth of 5,808 dwellings in North 

Warwickshire over the period 2011-2033 taking account of completions in North 

Warwickshire up to 2015/16. 

 

4.20 Table 4.2 presents population growth and associated housing need for both Water Orton and 

North Warwickshire (2011-2033) according to the Dwelling-led scenario with the adjustment to 

address suppressed household formation. 

 

Table 4.2:  Summary of population growth and housing need in Water Orton resulting 

from growth of 5,808 dwellings in North Warwickshire (2011-2033) 

Component Water Orton North 
Warwickshire 

Population growth 509 9,742 
 

Dwelling growth 
(sensitivity 1) 

288 5,808 

Source: Barton Willmore 

 

4.21 From Table 4.2 we can see that if an additional 5,808 dwellings are built in North Warwickshire 

(2011-2033), 288 of these dwellings will be required within Water Orton, assuming existing 

demographic relationships between Water Orton and the wider Borough continue. 

 

4.22 In the context of ensuring the NPPF’s objective of mixed and balanced communities, and 

maintaining and enhancing the vitality of rural communities, population change across broad 
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age groups should be considered.  Table 4.3 compares projected growth by age group between 

the 2014 SNPP and Dwelling-led scenarios. 

   

 Table 4.3: Comparison of Projected Population Age Profile - ONS 2014-based SNPP 
scenario vs Dwelling-led scenario – Water Orton 

Age Group 

Population 

2011 
SNPP scenario 

(2011-2033 change) 

Dwelling-led 
Scenario  

(2011-2033 change) 
 

Difference 

0-15 531 +52 (+10%) +168 (+32%) +116 

16-64 2,263 -347 (-15%)  -81 (-4%) +266 

65-74 321 +165 (+51%)  +185 (+58%) +20 

75+ 332 +209 (+63%)  +237 (+71%) +28 

TOTAL 3,447 +80 (+2%) +509 (+15%) +429 
 Source: Barton Willmore 

 

4.23 As identified previously, the Dwelling-led scenario results in higher population growth than the 

2014-based SNPP scenario.  However, Table 4.3 reveals that the Dwelling-led scenario projects 

a younger profile than the 2014-based SNPP as a result of being based on a greater inflow of 

migrants who display a younger age profile.   

 

4.24 Barton Willmore has analysed the age profile of net in-migrants to Water Orton as projected 

by the Dwelling-led scenario over the period 2011-2033.  This shows that of the 7,611 people 

moving into Water Orton over the period 2011-2033, 72.2% will be aged 44 years or younger, 

whilst 27.8% will be 45 years or more, of which only 6.0% will be aged 75+. 

 

4.25 Nonetheless, despite this, the Dwelling-led scenario still projects a decline in the key working 

age population (-4%) between 2011 and 2033 which will impact on the ability of Water Orton 

to maintain its function as a sustainable Local Service Centre.  However, the projected decline 

in the key working age population is less than projected by the 2014-based SNPP scenario.   

 
4.26 NPPF requires the need to create sustainable, inclusive and mixed communities (Paragraph 50).  

Furthermore, the Government is committed to sustainable economic growth and considers 

significant weight should be placed on the need to support economic growth through the 

planning system (Paragraph 19). 

 
4.27 To assist an understanding of the impact of varying development size on the key working age 

population (aged 16 to 64 years) of Water Orton, we have used POPGROUP to model 

development growth of between zero to 1,000 dwellings in Water Orton over the Plan period 

(2011-2033).  Table 4.4 summarises the results. 
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Table 4.4: Change in the working age population (16-64 years) of Water Orton based 

on various development growth (2011-2033)  

Dwellings delivered  
2011-2031 

Change in the working age 
population (16-64) 

Number Percentage 
0 -427 -19% 
100 -299 -13% 
200 -166 -7% 
300 -33 -1% 
400 101 4% 
500 236 10% 
600 372 16% 
700 507 22% 
800 644 28% 
900 782 35% 
1000 921 41% 

Source: Barton Willmore 

  

4.28 It is evident from Table 4.4 that growth of at least between 300 and 400 dwellings are required 

in Water Orton to maintain a stable working age population (aged 16-64 years). 

   

4.29 Figure 4.1 provides a more detailed population pyramid that compares the population profile 

in 2011 compared to 2033 projected by the Dwelling-led scenario. 

 

Figure 4.1: Population Pyramid - Dwelling-led scenario – Water Orton 

 
Source: Barton Willmore 
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4.30 It is clear from this analysis that those with the greatest need for a home, and who will place 

the greatest pressure on the housing market are those of working age, who will typically 

demand family housing. This can be further evidenced by reference to the ONS 2011 Census 

commissioned table below (Figure 4.2), which summarises the number of bedrooms by age of 

resident in postal sector B46 1, encompassing Water Orton. This shows the overwhelming 

demand (based on the existing resident profile) in younger age groups for properties of 3, and 

4 bedrooms, which only dissipates in older age groups aged 70+.  

Figure 4.2: Accommodation Type by Number of Bedrooms and Age of Resident – 

Postal Sector B46 1 

 
Source: 2011 Census, Commissioned Table CT0556 

4.31 However, as set out above, a far higher proportion of residents in those older age groups will 

already be resident in Water Orton, and as such less likely to place as great a demand on the 

housing market than those of younger age relocating to the area.  To take account of this, 

Table 4.5 presents the growth in household types projected by both the Natural Change and 

Dwelling-led scenario.  The difference between the two scenarios represents the net growth in 

household types of those people moving to Water Orton. 
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Table 4.5: Net Household Growth by Type – Water Orton (2011-2033) 

Household type Natural Change 

scenario 

Dwelling-led 

scenario 

Difference 

One person household 22 86 64 

Households with no dependent 

children 26 90 64 

Households with dependent 

children -16 75 91 

Other households 15 29 14 

Total 46 281 235 

 Source: Barton Willmore 

 

4.32 It is evident from Table 4.5 (the difference column) that the greatest type of households moving 

to Water Orton are households with dependent children, further demonstrating the need for 

family housing in Water Orton.   

 

 

iii) Summary 

4.31  In summary, the main points to note in respect of our analysis are as follows: 

  

• The ONS 2014-based SNPP scenario is considered to represent the baseline demographic-

led housing need for Water Orton.  This scenario presents a need for 119 dwellings 

increasing to 128 dwellings (2011-2033) if suppressed household formation for younger 

people (aged 25-44 years) is to be addressed (assuming no further deterioration from 2014 

levels); 

• However, the 2014-based SNPP scenario only projects a need for 3,270 dwellings in North 

Warwickshire Borough (2011-2033) which is significantly below the minimum housing 

requirement of 5,808 dwellings that the draft Submission Local Plan makes provision for; 

• If the Borough is to build 5,808 additional dwellings, the results of our Dwelling-led 

sensitivity scenario reveals that 288 of these dwellings will be required within Water Orton 

(2011-2033);  

• However, the working age population (16-64 years) of Water Orton would still decline over 

the Plan period (2011-2033) with the development of 288 additional dwellings.  To maintain 

a stable working age population there is a need for at least between 300 and 400 dwellings 

(2011-2033); 
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• Without net-migration, the population of Water Orton would decline as a result of more 

deaths than births given the older age profile of the settlement; 

• Net migrants to Water Orton therefore will place the greatest demands on the housing 

market in Water Orton; 

• Net migrants to Water Orton display a younger age profile and analysis of projected growth 

in household types identifies a greater need for family housing in Water Orton. 

4.32 On the basis of the NPPF requirements, the level of housing need resulting from the ONS 2014-

based SNPP scenario is considered to represent the minimum level of housing growth 

required in Water Orton (128 dwellings, 2011-2033).  However, on the basis of the 

Council planning for a minimum of 5,808 dwellings in North Warwickshire over the period 2011-

2033 (in excess of the minimum level growth as indicated by the 2014-based SNPP scenario) 

housing need in Water Orton will increase to 288 dwellings (2011-2033).  If the 

Council plans for higher aspirational growth of 9,598 dwellings in North Warwickshire Borough 

(2011-2033) then housing need in Water Orton is expected to increase to approximately 494 

dwellings. 

 

4.33 Nonetheless, the analysis presented in this chapter has identified that the Dwelling-led scenario 

(even with net inward migration of younger people) will still project a decline in the key working 

age population of Water Orton and therefore to support economic growth and mixed and 

balanced communities in Water Orton, housing need above 288 dwellings will be required. 
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5.0 CONCLUSIONS AND WAY FORWARD 

5.1 This report has analysed local housing need in the electoral ward of Water Orton, North 

Warwickshire.  This analysis has been made in accordance with the NPPF objective of 

significantly boosting housing supply and ensuring that local demand is met, ensuring that 

sustainable, inclusive, and mixed communities are established. 

5.2 The new North Warwickshire Draft Submission Local Plan sets a minimum requirement for 5,808 

additional dwellings in the Borough over the period 2011-2033, with the aspiration to provide 

a further 3,790 dwellings to meet some of the shortfall arising from the Greater Birmingham & 

Black Country HMA.  This results in a total requirement of 9,598 dwellings (2011-2033).   

5.3 The draft Submission North Warwickshire Local Plan allocates 48 dwellings to the settlement 

of Water Orton as a Local Service Centre. 

5.4 In the context of this allocation, this Study has tested whether an additional 48 dwellings 

(2011-2033) will be sufficient to meet the local needs of Water Orton’s population in keeping 

with the Local Plan’s definition of a Local Service Centre.  Our analysis has concluded that the 

draft Local Plan’s allocation of 48 dwellings in Water Orton is not sufficient. 

5.5 The official ONS 2014-based Sub National Population Projections (SNPP) for North Warwickshire 

Borough have been used as the baseline demographic projection for this assessment.  

According to the PPG HEDNA, these projections should be used to represent the starting point 

for assessing housing need. 

 

5.6 The POPGROUP and DF forecasting model has been used to produce an equivalent ONS 2014-

based SNPP scenario for Water Orton ward.  The ONS 2014-based SNPP scenario with 2014-

based household formation rates (HFRs) applied projects growth of 119 dwellings in Water 

Orton ward over the period 2011-2033 (including a 2.4% allowance for vacancy and second 

homes). 

    

5.7 However, the PPG HEDNA permits adjustments to be made to the official HFRs if there is 

evidence that past trends may have been suppressed due to undersupply and worsening 

affordability.  An adjustment to the 2014-based HFRs is deemed necessary in order to address 

suppressed household formation of younger people (aged 25-44 years) inherent in the 2014 

HFRs for North Warwickshire Borough.  Making this adjustment increases housing need for 

Water Orton to 128 dwellings over the period 2011-2033.   
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5.8 The evidence therefore suggests a minimum level of housing need in Water Orton 

(128 dwellings, 2011-2033) that is in excess of the number of dwellings proposed 

for Water Orton in the draft Local Plan (48 dwellings, 2011-2033). 

5.9 The PPG HEDNA states that official population and household projections should provide the 

starting point of housing need only and further uplifts may be required to address market signal 

issues and support economic growth.   

5.10 Our analysis has identified that the starting point for North Warwickshire Borough is 3,270 

dwellings (2011-2033) which is significantly below the minimum housing requirement of 5,808 

dwellings that the draft Submission Local Plan makes provision for.  The draft Submission Local 

Plan’s minimum housing requirement has taken account of economic growth and provided an 

uplift to improve affordability in the Borough. 

5.11 For this reason, we have sensitivity tested the draft Submission Local Plan minimum housing 

requirement and the implications this will have on housing need within Water Orton.  Our 

analysis has identified that housing need in Water Orton will increase to 288 

dwellings (2011-2033). 

5.12 Water Orton has a declining population that is ageing.   Therefore, without net migration to 

Water Orton, the settlements population would decline (as indicated by the results of the 

Natural Change scenario presented in this report).  Net migrants to Water Orton display a 

younger age profile but nonetheless, even with higher net inward migration associated with 

the Dwelling-led scenario, the key working age population (16-64 years) of Water Orton is still 

projected to decline by -4% (2011-2033) thereby affecting the ability to support economic 

growth and the status of Water Orton as a Local Service Centre.   

5.13 The analysis presented in this report has identified that net migrants to Water Orton will place 

the greatest demands on the future housing market in Water Orton.  As net migrants display 

a younger age profile this identifies a greater need for family housing in Water Orton.  Although 

Water Orton’s current housing stock tends to be larger and under-occupied, it cannot be 

assumed that the current stock will be meet the future demand by older people down-sizing. 

5.14 Furthermore, if there is an insufficient supply of family sized housing, it follows that the 

household formation suppression in younger age groups will be exacerbated. This will lead to 

younger families being unable to afford family sized housing (as demand will increase and 

affordability will worsen), resulting in them living with older relatives or friends as ‘concealed’ 

families.  

 

 



Water Orton Housing Need Assessment                                                         Conclusions and Way Forward 

27604/A5/DM      27               January 2018 

 Way Forward 

5.15 In the context of the conclusions set out above, it is considered that the North Warwickshire 

draft Submission Local Plan’s allocation for 48 dwellings in Water Orton (2011-2033) is 

insufficient to meet the needs of Water Orton’s population over the remainder of the Plan 

period.   

5.16 This report has established a minimum need for 128 dwellings in Water Orton (2011-2033) 

based on demographic-led need only. This should be considered a baseline level of growth.  

Results of the Dwelling-led sensitivity scenario has indicated that Water Orton’s housing needs 

would increase to 288 dwellings (2011-2033) on the basis of the Submission Local Plan 

delivering a minimum of 5,808 dwellings (2011-2033).  If the Submission Local Plan’s 

aspirational housing target (9,598 dwellings) is achieved this would increase Water Orton’s 

housings need even further to approximately 494 dwellings. 

5.17 Our analysis has identified that an additional 288 dwellings in Water Orton would still result in 

a decline of the key working age population of Water Orton, jeopardising the role of Water 

Orton as a Local Service Centre.  Therefore, to ensure the NPPF policies of delivering mixed 

and balanced communities and maintaining/ enhancing the vitality of rural communities, 

housing need above 288 dwellings is required in order to attract more families of working age, 

that would be able to support Water Orton’s classification as a Local Service Centre.   
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Introduction 

Section 1 

 

1.1 This affordable housing assessment has been prepared by Tetlow King Planning on 

behalf of Richborough Estates in support of their promotion of the site at Plank Lane, 

Water Orton in North Warwickshire on which they propose the development of 85 

dwellings. It examines the affordable housing need in the North Warwickshire Borough 

as well as specifically in the Water Orton Parish where the site is located. The report 

goes on to discuss the weight the need is likely to have in the planning balance and 

the impact the emerging Local Plan is likely to have on this. 

1.2 Providing a significant boost in the delivery of housing and in particular affordable 

housing is a key priority for the Government. This is set out in the National Planning 

Policy Framework, the Planning Practice Guidance, the National Housing Strategy and 

most recently the Government’s Housing White Paper. Having a thriving active housing 

market that offers choice, flexibility and affordable housing is critical to our economic 

and social well-being.  

1.3 This statement comprises of the following further five sections: 

• Section 2 of the report analyses the Development Plan and related Policy 

Framework; 

• Section 3 considers the need for affordable housing and past delivery in North 

Warwickshire;  

• Section 4 considers the need for affordable housing and past delivery in the Water 

Orton Parish; 

• Section 5 considers the weight that the need is likely to achieve in the planning 

balance and the impact the emerging Local Plan is likely to have on this; and 

• Section 6 draws together our conclusions. 
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Development Plan and Related Policies 

Section 2 

 

2.1 The Development Plan for the site comprises the North Warwickshire Core Strategy 

adopted in October 2014. Other local considerations include the emerging North 

Warwickshire Local Plan and the Affordable Housing Supplementary Planning 

Document (SPD) of 2008.  

North Warwickshire Core Strategy (October 2014) 

2.2 The preface of the Plan sets out that it seeks to tackle a number of “key issues that the 

Borough faces” and one of these is stated as “affordable housing”.  

2.3 Paragraph 2.19 states that “there are many people who live in the smaller settlements 

and the countryside, who have difficulty accessing services/facilities and affordable 

housing”. 

2.4 Paragraph 6.8 sets out that “in smaller settlements small scale housing developments 

that help regenerate and support the rural economy or meet proven affordable housing 

needs (via a local housing needs assessments) can still be considered. If plan 

monitoring shows that this distribution is not being maintained through planning 

permissions, the position will need to be redressed either by the production or revision 

of a future Development Plan Document or other policy document”. 

2.5 Paragraph 7.18 sets out that “affordable housing needs still remain high with a need 

of 112 units per annum. The need for affordable housing as identified by this 

assessment exceeds, on an annualised basis, housing requirement for the Borough, 

of 175 units per annum. This causes a particular difficulty in North Warwickshire 

because the analysis further shows that the ratio of income to house prices/market 

rental in the Borough is such that the greatest amount of need is for socially rented 

accommodation”. 

2.6 Paragraph 7.19 states that “provision of affordable housing remains one of the main 

priorities for the future. ‘Right to buy’/acquire has exacerbated the local situation 

leaving a dwindling supply of housing held by the Council or Registered Social 

Landlords”. 
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2.7 Policy NW6 sets out the affordable housing requirement which applicants will need to 

adhere to. On schemes of 15 dwellings or more, 30% will be required to be affordable 

or 40% on greenfield sites. On schemes of 14 dwellings or less, 20% will be required 

to be affordable.  

North Warwickshire Local Plan – Draft Submission November 2017 

2.8 The draft Plan sets out in chapter 5 a number of strategic objectives. Number “2” on 

this list is “to provide for the housing needs of the Borough”. Paragraph 5.5 goes on to 

state that this objective will be achieved by “providing for affordable housing throughout 

the Borough”. 

2.9 Paragraph 6.5 states that the Council will work with developers to address a number 

of issues which have been highlighted as important to the community through the 

Sustainable Community Strategy. This includes the need to “address accessibility 

(both in terms of location and physical access) for all members of the community to 

jobs, health, housing (particularly affordable housing), education, shops, leisure and 

community facilities” (emphasis added). 

2.10 Draft Policy LP1 sets out a number of key priorities over the Plan period in terms of 

infrastructure; “provision of affordable housing” is top of this list. 

2.11 Paragraph 7.9 states that “although in the past it was only local affordable housing that 

could be supported in the smaller settlements, now a small proportion of market 

housing as well as affordable has been allocated to some of the smaller settlements 

in order to assist with maintaining the vitality of these smaller communities. So, in 

smaller settlements small scale housing developments that help regenerate and 

support the rural economy or meet proven affordable housing needs (via a local 

housing needs assessments) can still be considered”. 

2.12 Paragraph 8.10 repeats the findings of the Core Strategy, stating that the Housing 

Market Assessment of 2013 found that “affordable housing needs still remain high with 

a need of 112 units per annum”. 

2.13 Paragraph 8.11 goes further to comment that “the need for affordable housing as 

identified by this assessment is significant” (emphasis added). 

2.14 Draft Policy LP9 states that on schemes of more than 10 dwellings, 30% will need to 

be affordable. This will increase to 40% on greenfield sites. Evidently this differs from 

the requirements of the Core Strategy in terms of the threshold at which sites will need 

to provide towards affordable housing; this is due to the Written Ministerial and 
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subsequent addition to the Planning Practice Guidance which advises that schemes 

of 10 dwellings or less should not be subjected to affordable housing obligations. 

Considering the Council had previously proposed (as adopted in the Core Strategy) 

for schemes of under 10 dwellings to provide towards affordable housing this will only 

have a negative impact on the ability of the Council to address its affordable housing 

need which it has identified as “significant”. 

Affordable Housing SPD (2008) 

2.15 Paragraph 2.1 of the SPD states that “the need for affordable housing has been an 

issue particularly in the rural areas/settlements in the Borough for many years and led 

to the inclusion of a policy (Policy HSG4: Affordable Housing in Rural Areas) in the first 

North Warwickshire Local Plan (adopted in 1995) seeking affordable housing in or 

adjoining settlements in rural areas (where need had been demonstrated through a 

Local Housing Needs Survey). However, Borough wide Housing Needs Surveys 

including a Housing Needs Survey Update in 2003 revealed an increasing disparity 

between local house prices/rents and incomes and consequently an increase in the 

number of people unable to afford to buy or rent suitable market housing”. 

2.16 Paragraph 2.3 set the tone for the level of need which was faced at the time of the 

publication of the SPD and is the basis for the significant need which continues to be 

recognised in the emerging Local Plan. It states that “the 2003 Housing Needs Survey 

Update identified a total annual affordable housing need amounting to 549 units. It 

estimated an annual supply of affordable housing of 246 units per annum, which results 

in a minimum estimate shortfall of 303 affordable units per annum. The Housing Needs 

Survey covered the Local Plan period up to 2011. The Council has also undertaken a 

Housing Market Assessment (HMA), in partnership with other sub-regional authorities. 

The HMA has confirmed a continued need for 281 Affordable units (per annum) over 

the RSS Preferred Option 2006-2026 period”. 

Sustainable Community Strategy 2009 - 2026  

2.17 The strategy sets out that “North Warwickshire still has some significant challenges 

ahead”, including “ensuring the availability of sufficient affordable housing and that 

properties are in decent condition”. 
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Summary 

2.18 A wide range of North Warwickshire Borough Council documents clearly highlight the 

need for more affordable housing in the region and this has been, and continues to be, 

a longstanding issue within the borough. It is clear that the delivery of affordable 

housing is a clear priority of the Council with a key measure of success being the 

number of affordable homes delivered.  
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Affordable Housing Needs, Delivery and 

Affordability in the North Warwickshire 

Borough 

Section 3 

 

Coventry and Warwickshire Strategic Housing Market Assessment (SHMA) – 

September 2013 

3.1 Paragraph 7.2 finds that “in North Warwickshire the level of need for affordable housing 

shown is similar to the overall projection of household growth…this does suggest the 

need to consider a higher level of housing provision to enhance delivery of affordable 

housing” 

3.2 The SHMA identifies a need for 2,738 new affordable homes over the period 2011-

2031, equating to almost 137 per year. 

3.3 Paragraph 7.4 states that “for North Warwickshire, the analysis indicates that even if 

we see no further net growth in the number of Local Housing Allowance claimants in 

the private rented sector, this would contribute an estimated 1,517 lettings to meet the 

need identified above over the period to 2031”. 

3.4 The assessment goes on to state that based on these findings, it will be up to the 

Council to formalise a view on how to form policy which addresses the need. 

3.5 Paragraph 9.7 states that taking into consideration the role of the private rented sector, 

the need for affordable housing reduces by over half to 61 per annum. 

3.6 This assessment dampens down the affordable housing need in the Borough through 

incorrectly including accommodation in the private rented sector supported by local 

housing allowance as contributing towards affordable housing. 

3.7 Problems with the private rented sector include financial barriers to entry (even with 

Local Housing Allowance), including credit check fees, deposits and rent in advance. 

Many landlords now express a requirement for no reliance on welfare benefits as it can 

be a requirement of mortgage companies. 

3.8 The Shelter Report (March 2014) entitled Can’t Complain: Why Poor Conditions 

Prevail in Private Rented Homes, finds that the condition of homes in the private rented 
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sector are worse than any other tenure, with a third failing to meet the government’s 

Decent Homes Standard and 61% have experienced either damp, mould, leaking roofs 

or windows, electrical hazards, animal infestation or gas leaks. 

3.9 The report also concludes that private renting is not the tenure of choice for most 

people, with only 6% of renters stating it as their preferred choice of housing. Part of 

the reason for this is the increasing use of the sector by families who have been shut 

out from owner occupation because of rising house prices and who are no longer 

eligible for social rented accommodation because of dwindling stock. 

3.10 The Shelter research notes the imbalance in the supply and demand for properties at 

the lower end of the private rented sector; this is resulting in even more renters 

competing for fewer properties and further weakening their ability to act as consumers 

and bargain for better conditions. 

3.11 The imbalance is particularly distorted because a significant proportion of landlords are 

unwilling to let their properties to renters in receipt of housing benefit or local housing 

allowance. The research revealed that 49% of landlords have a policy of not letting to 

people on such an allowance, and a further 18% say they occasionally do, but prefer 

not to. 

3.12 The suggestion that the private rented sector can contribute towards the affordable 

housing need is therefore wholly inappropriate and this has been echoed by Inspectors 

in the examination of development plan documents. This includes the examination of 

the Eastleigh Local Plan in which the Inspector stated at Paragraph 34: 

“There is no justification in the Framework or Guidance for reducing the identified need 

for affordable housing by the assumed continued role of the PRS with LHA. This 

category of housing does not come within the definition of affordable housing in the 

Framework. There is not the same security of tenure as with affordable housing and at 

the lower-prices end of the PRS the standard of accommodation may well be poor”. 

3.13 The Inspector went on to state: 

“The availability of accommodation within the PRS where households are in receipt of 

the LHA is outside the control of the Council, being determined by the willingness of 

private landlords to let to tenants in receipt of the LHA. The operation of the LHA is 

determined by the government... Accordingly affordable housing needs in Eastleigh 

Borough are at least 509 dpa and would be higher is a more cautious approach were 

taken to the proportion of income which it is assumed is reasonable to spend on 

housing.” 
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3.14 The Council should therefore be considering the full affordable housing need in the 

development of its development plan documents in order to create policies and secure 

developments which maximise the affordable housing provision across the Plan 

period. 

Coventry and Warwickshire Joint Strategic Housing Market Assessment – Final 

Report – November 2013 

3.15 The report finds that based on the estimated new household formation per annum, the 

estimated newly forming need per annum, the estimated number of existing 

households falling into need and the future supply, there is a need for 112 affordable 

homes per annum in North Warwickshire between 2013 and 2031. 

3.16 Paragraph 8.64 does however note that “no allowance has however been made for 

losses through right-to-buy legislation. New replacement stock would thus need to be 

provided for these in addition to the net affordable housing need figures shown and 

net supply should be monitored against the figures for need set out herein on this 

basis”. 

Coventry and Warwickshire Strategic Housing Market Assessment (SHMA) 

Update – September 2015 

3.17 This update to the 2013 SHMA took into account changes in household projections 

and up to date affordability indicators. 

3.18 The assessment found that for the period 2011 – 2031 the affordable housing need in 

North Warwickshire, whilst still high, had reduced. The need was identified as 92 

affordable homes per annum equating to 1,840 across the period 2011 – 2031. 

3.19 This assessment is based on an assumption that spending 35% of income on rent is 

affordable. When this threshold is reduced to the commonly accepted figure of 30% 

being affordable, the affordable housing need for North Warwickshire increases to 131 

per annum, or a total of 2,620 over the period 2011 – 2031. 

Past Affordable Housing Delivery 

3.20 As demonstrated in Figure 3.1, from 2001 up until 2017, the Council delivered 727 

(gross) affordable homes, from a total of 2,264 (gross) overall homes delivered 

throughout the Borough. This is an average of 45 gross affordable homes per annum. 

When you consider the 643 right to buy losses over the same period the net affordable 

housing completions only reach 84 for the same period or an average of just 5 per 

year. 
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Figure 3.1 Affordable Housing Completions in North Warwickshire 2000/01 – 2016/17 

Year Total Housing 
Completions 

(gross) 

Affordable Housing 
Completions (gross) 

Right to Buy 
Losses 

Affordable Housing 
Completions (net) 

2001/02 161 10 130 -120 

2002/03 114 60 150 -90 

2003/04 123 40 121 -81 

2004/05 136 30 43 -13 

2005/06 81 6 35 -29 

2006/07 107 39 8 31 

2007/08 143 55 14 41 

2008/09 130 49 6 43 

2009/10 95 47 4 43 

2010/11 105 37 1 36 

2011/12 75 30 8 22 

2012/13 38 10 12 -2 

2013/14 119 50 28 22 

2014/15 223 80 27 53 

2015/16 251 41 31 10 

2016/17 363 143 25 118 

Total 2,264 727 643 84 

Source: Council’s Annual Monitoring Reports, DCLG Live Table 1008, 1011 & 122 & FOI Response 

3.21 Figure 3.2 below illustrates the affordable housing delivery against the evidenced need 

identified in the 2015 SHMA Update. Against the identified need of 92 affordable 

homes per annum since 2011 or 552 in total, the Council has only achieved an average 

of 59 gross completions per annum or a total of 354. This has been a 36% shortfall of 

198 affordable homes across the period from 2011 - 2017.  

3.22 When you factor in the right to buy losses over the same period, the Council has only 

achieved an average of 38 net affordable homes per annum or 223 in total. It is this 

net figure which should be considered against the SHMA 2015 Update’s identified 

need for the period. This has been more than a 57% shortfall of 329 affordable homes 

across the period from 2011 – 2017. This is a serious shortfall which cannot be ignored  
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Figure 3.2: Affordable Housing Delivery against Identified Needs 

  
Source: DCLG Live Table 1008 and 1011 and 2015 SHMA Update & FOI Response  

 Future Affordable Housing Delivery 

3.23 The future delivery of affordable housing is highly uncertain. Past delivery has 

fluctuated considerably and the delivery of a high number of affordable homes one 

year does not guarantee this will continue for future years. The supply of affordable 

housing is affected by the local market factors, including the numbers of sites with 

planning permission and also wider national factors including availability of public 

funding. Government funding is significantly reducing and there will be implications of 

the recent rent reductions on Registered Provider budgets. 

3.24 The PPG advises that any shortfall in housing delivery should be addressed within the 

following five years. With this in mind, it is imperative that the 329 affordable homes 

shortfall since 2011 be addressed now and within the next 5 years. When the shortfall 

is factored into the SHMA 2015 Update’s identified need of 92 affordable homes per 

annum the need significantly increases to 158 per annum for the next 5 years; a total 

of 790 for the period. This is illustrated further in Figure 3.3 below.  
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Figure 3.3: Affordable housing need over the next 5 years including the backlog 

A Affordable housing need identified in the SHMA 

2015 Update from 2011 (per annum) 

92 

B Affordable housing need for the period 2011 – 

2017 (A x 6) 

552 

C Net Affordable housing completions for the period 

2011 - 2017 

223 

D Shortfall/backlog of affordable housing need for 

the period 2011 – 2017 (B – C) 

329 

E Backlog affordable housing need required over 

the period 2017 – 2021 (D / 5) (per 

annum) 

66 

F Full affordable housing need required over the 

period 2017 – 2021 (E + A) 

158 

 
3.25 In light of the Council’s previous affordable housing delivery year on year as well as 

the cut in Government funding, it is clear that without a step change in the delivery of 

affordable housing, the current need for affordable housing will only worsen. Such a 

step change can arise by allocating more housing sites. 

Affordability Indicators 

3.26 The PPG recognises the importance of giving due consideration to market signals as 

part of understanding affordability.  

Home Truths 2016/17: West Midlands 

3.27 The Home Truths Report 2016/17 for the West Midlands published by the National 

Housing Federation highlights the growing housing crisis in the Borough. It records the 

income required for an 80% mortgage in 2016 was £44,540, which is over 40% higher 

than the average (mean) earnings of £25,298 identified in the report. 

Affordability Ratios 

3.28 The Office of National Statistics (ONS) ‘Ratio of house price to workplace-based 

earnings’ gives a ratio of 6.75 for the median earnings (£26,370) to house prices 
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(£178,000) in the North Warwickshire Borough for 2016. This demonstrates that house 

prices are 6.75 times the average earnings.  

Housing Register 

3.29 In February 2013 the Council introduced changes to its Housing Allocations Policy 

following changes brought in through the Localism Act 2011 which allowed local 

authorities to define their own criteria for those who can apply for affordable housing. 

3.30 Up until the Council brought in their more restrictive criteria in 2013, the housing 

register waiting list had been rising and reached 1,539 households. Following the 

changes, the number of households fell to 262 in 2014.  Such an approach does not 

reduce the need for affordable housing but instead makes it even harder for those 

unable to access open market housing to find a suitable place to live. This is further 

evident through the fact that the number of households since that fall in 2014 has been 

increasing year on year as applicants re-join the waiting list. This is further illustrated 

by Figure 3.4 below. 

Figure 3.4: North Warwickshire Housing Register Waiting List 2008 – 2016 

 
Source: DCLG Live Table 600 & FOI response 

Lower Quartile Monthly Rental Statistics 

3.31 It is important to consider the level of Local Housing Allowance (LHA) available within 

Water Orton against the rental market data for the Borough. Figure 3.5 illustrates the 

disparity between LHA and lower quartile rental prices with shortfalls ranging from 

£29.52 per calendar month for one bedroom properties to £201.36 per calendar month 

for 4+ bedroom properties. This further illustrates the point that it is inappropriate for 
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the Council to rely on the private rented sector to help address the affordable housing 

need.  

Figure 3.5: Comparison of LHA Rate and Lower Quartile Monthly Rent 

Property Type 

(No. of Bedrooms) 

Monthly LHA 

Rate (Weekly 

Rate x 4) 

Lower Quartile 

Monthly Rent 

Shortfall 

between LHA 

and Lower 

Quartile Rent 

1 Bedroom £395.48 £425 -£29.52 

2 Bedroom £481.16 £525 -£43.84 

3 Bedroom £528 £595 -£67 

4+ Bedroom £693.64 £895 -£201.36 

Source: Directgov website 

Ratio of Lower Quartile House Prices to Lower Quartile Incomes  

3.32 The relative unaffordability of in the region has rapidly increased since the 1990s and 

continues to grow. Whilst reducing around the time of the economic downturn in 2008, 

it has been increasing since 2011 at a rate commensurate with the increase seen in 

the years prior to the downturn. As is shown in figure 3.6, the ratio of lower quartile 

house prices to lower quartile incomes in North Warwickshire has risen dramatically, 

despite the economic downturn, almost doubling from 3.97 in 1997 to 7.06 in 2015. 

Since 2011 it has increased every year. 

Figure 3.6: Ratio of Lower Quartile House Prices to Lower Quartile Incomes in North 

Warwickshire 

 

Source: DCLG Live Table 576 
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Homelessness 

3.33 Figures 3.7 and 3.8 illustrate that the number of households being accepted as 

homeless and in priority need is rapidly increasing. In 2009/10 there were 14 

households registered as homeless and in priority need within North Warwickshire, 

just seven years later in 2016/17 this figure had increased to 85 households; this 

represents more than a 500% increase across the period compared to an increase of 

48% nationally. 

Figure 3.7: Households Registered as Homeless and in Priority Need 

 
No. of Households Registered as Homeless and in 

Priority Need 

Year England North Warwickshire 

2009/10 40,020 14 

2010/11 44,160 22 

2011/12 50,290 22 

2012/13 53,770 36 

2013/14 52,290 35 

2014/15 54,430 70 

2015/16 57,730 76 

2016/17 59,090 85 

Percentage Change 

(2009/10 – 2016/17) 
48% 507% 

Source: DCLG Live Table 784 

3.34 Figure 3.7 shows that the rate of those registered as homeless within the seven year 

period is increasing rapidly compared to the national rate of increase. The statistics 

show that homelessness in North Warwickshire is becoming an issue which the 

Council must seek to address immediately. Figure 3.8 illustrates that there has been a 

sharp rise in those who are registered as homeless since 2013/14.  
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Figure 3.8: Households Registered as Homeless and in Priority Need within North 

Warwickshire  

 

Source: DCLG Live Table 784 
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Affordable Housing Needs, Delivery and 

Affordability in the Water Orton Parish 

Section 4 

 

Past and Future Affordable Housing Delivery in the Water Orton Parish 

4.1 Unfortunately, the Council do not hold any records of the affordable housing delivery 

at Parish level. We have submitted a freedom of information (FOI) request to the 

Council to have the delivery of affordable housing broken down to the Water Orton 

Parish level but at the time of writing we have yet to receive a response. The Council 

have a 20 working day period in which they are obligated to respond. 

4.2 An understanding of affordability can still be garnered from other local policy 

documents as well as local market signals and these are discussed further below. 

Right to Buy Losses and Replacements 

4.3 Data obtained from a FOI request to North Warwickshire Council demonstrates that 

since 2000/01, there have been 28 Right to Buy losses in the Water Orton Parish. The 

data also demonstrates that using the receipts from Right to Buy losses, there has only 

been 9 additions to the affordable housing stock. This demonstrates that the affordable 

housing stock in Water Orton has been diminishing over the years and is not being 

replaced. Figure 4.1 illustrates the FOI data. 

Figure 4.1: Right to Buy Losses and Replacements in the Water Orton Parish 

Year 
Right to Buy 

Losses 

Affordable Housing 

Replacements 

Using Right to Buy 

Receipts 

2000/01 0 0 

2001/02 4 0 

2002/03 11 0 

2003/04 3 0 

2004/05 1 0 

2005/06 0 0 
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2006/07 0 0 

2007/08 0 0 

2008/09 0 0 

2009/10 0 0 

2010/11 0 9 

2011/12 1 0 

2012/13 1 0 

2013/14 2 0 

2014/15 2 0 

2015/16 1 0 

2016/17 2 0 

Total 28 9 

Source: FOI Response 

Water Orton Affordability Indicators  

Market Conditions in Water Orton 

4.4 Information taken from property website Zoopla (accessed 9th January 2018) shows 

the property prices specific to Water Orton. 

4.5 The data shows that the settlement of Water Orton has current average house price 

values of £273,685 which is more than 40% higher than the average house price for 

the North Warwickshire identified in the NHF Home Truths West Midlands Report 

2016/17. 

4.6 The evidence shows that in the last five years, the average value of a property in Water 

Orton has risen by more than 35%. This means that today, average property values 

are £71,541 higher than five years ago. 

4.7 Evidence from the Land Registry House Price Index demonstrates that for North 

Warwickshire, over the past 12 months house prices have risen by 2.7%. The data 

taken from Zoopla illustrates that over the same period house values in Water Orton 

have risen by more than double this rate at 6%.  

Affordability Ratios 

4.8 Affordability ratios based on average house prices and average incomes can be readily 

calculated at local authority level. Below this level, it is difficult to provide an accurate 

affordability ratio as whilst it is possible to obtain average house prices for a settlement, 

average incomes at settlement level are not often available. 
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4.9 It is however possible to make a general estimation of the affordability ratio for a 

settlement by looking at an average earner within a local authority area and their ability 

to afford to buy in a specific settlement or location within that local authority area. 

4.10 Based on the median average income of those in North Warwickshire for 2016, 

identified in ONS data as £26,370, the ratio of median average house prices 

(£220,000) to average incomes in Water Orton stands at 8.34; this is considerably 

higher than the ratio for North Warwickshire which the data identifies as being 6.75. 

The Housing Register 

4.11 Households on the Council’s housing register waiting list are able to specify in their 

application the areas in which they would prefer to live. This information can be useful 

in highlighting areas where there is a large proportion of the waiting list who have 

specified that they are looking for affordable accommodation within that area. 

4.12 Through a FOI response, it has been demonstrated that of the 340 households 

currently on the Council’s Housing Register Waiting List, 70 of those have stipulated 

Water Orton Parish as their preferred choice of location; this equates to over 21%. 

Tenure Profile 

4.13 At the 2011 Census, the tenure profile of the Water Orton Parish comprised 

predominantly of home ownership (83%) with a small proportion of private rented (8%) 

and an even smaller proportion of social/affordable rented (7.5%). Shared ownership 

tenure made up just 0.1% of the tenure in the Parish. 

4.14 As demonstrated in Figure 4.1, home ownership levels in the Parish are considerably 

higher than the North Warwickshire and national average with the number of 

social/affordable rented and private rented tenures considerably lower than the North 

Warwickshire and national average. The tenure mix of the Parish would suggest that 

there is a need for greater numbers of affordable tenures such as shared ownership 

and social/affordable rented.  
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Figure 4.1: Housing Tenure in the Water Orton Parish, North Warwickshire and 

Nationally 

 

Source: Census 2011  

4.15 The adopted Core Strategy and the emerging Local Plan seek a target tenure mix for 

the affordable units on residential schemes of 85% rented and 15% intermediate. 

Based on this, the development of the site for 85 dwellings at a policy compliant 40% 

affordable housing could provide 29 affordable rented dwellings and 5 shared 

ownership dwellings. 

4.16 Figure 4.2 shows that based on these numbers, the level of shared ownership in the 

Parish would increase by 250% whilst the level of social/affordable rented tenure would 

increase by 27%. By comparison the overall number of households in the Parish would 

increase by just 6% and owner occupiers would increase by just 4%. 
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Figure 4.2: Potential Changes to the Housing Tenure in the Water Orton Parish through 

the Development of the Site 

 

Source: Census 2011 & North Warwickshire Core Strategy 

4.17 The importance of the analysis of such data was acknowledged in the Inspector’s 

report for the appeal decision relating to land adjacent to Cornerways, High Street, 

Twyning in Tewkesbury1 where in considering affordable housing provision through 

the appeal scheme paragraph 65 stated that: 

“The significance of this scheme in meeting the needs of different groups in the 

Borough, as required by paragraph 50 of the Framework, is underlined by the stark 

figure that this scheme alone would result in a 100% increase in shared ownership 

properties in the Parish of Twyning, as well as a 27% increase in social rented 

properties. Those figures are a powerful illustration of the extent to which the proposed 

development would contribute to creating a more mixed and balanced community, 

which is a key Government objective.” 
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Emerging Local Plan and Affordable Housing 

in Water Orton 

Section 5 

 

5.1 Affordable housing as a material consideration in the decision making process has 

been accepted and emphasised in a number of Secretary of State and Planning 

Inspector appeal decisions over the years and something which we have set out in 

detail in our affordable housing evidence supporting many planning appeals. 

Consideration of Affordable housing is also therefore a key component in the 

formulation of local planning policy. 

5.2 The National Planning Policy Framework (NPPF) seeks to “boost significantly the 

supply of housing” and states that local planning authorities should “ensure that their 

Local Plan meets the full, objectively assessed needs for market and affordable 

housing in the housing market area, as far as is consistent with the policies set out in 

this Framework, including identifying key sites which are critical to the delivery of the 

housing strategy over the plan period” (Paragraph 47). 

5.3 The emerging Local Plan itself, notes that the need for affordable housing is 

“significant” and for this reason it makes the provision of affordable housing a priority. 

With this in mind, as well as the affordable housing need (including the backlog) 

identified in this report, the Council should be looking to maximise affordable housing 

delivery over the Plan period through the allocation of sustainable sites which have the 

potential to make a marked contribution towards their affordable housing need. As 

demonstrated in this report, addressing the backlog to date since 2011, there is a need 

for 157 affordable homes per annum for the next 5 years. 

5.4 Should the Council not meet this figure each year for the next 5 years, the backlog will 

of course increase and the annual requirement for proceeding years will also continue 

to increase. Considering that the Council have averaged 38 affordable dwellings per 

annum since 2011, it is evident that they face a major challenge in addressing their 

needs without a step change in their approach. Allocating a greater number of housing 

sites would therefore be considered to maximise their affordable housing potential over 

the Plan period. 



 

Emerging Local Plan and Affordable Housing in Water Orton 22 
 

5.5 In order to ensure that the affordable housing need is appropriately addressed, the 

Council should be ensuring that housing allocations which are to deliver much needed 

affordable housing should be located in those parish areas where there is the greatest 

need. 

5.6 Whilst the SHMA does not break down the affordable housing need to the parish level, 

affordability indicators can give a contextual understanding as to those areas where 

the need is likely to be greatest. 

5.7 As has been demonstrated in Section 4 of this assessment, Water Orton is far less 

affordable than North Warwickshire as whole. House prices in Water Orton are 8.34 

times the average Borough earnings in comparison to the ratio for North Warwickshire 

which stands at 6.75. 

5.8 It has also been demonstrated that of the total housing stock in Water Orton, the 

percentage of affordable tenures is far lower than the national average. 

5.9 Perhaps the best illustration of the need for affordable housing in Water Orton, is the 

fact that over 21% of those on the Council’s Housing Register Waiting List have 

specified the Water Orton Parish as the area they wish to live in. Considering that there 

has been a net loss of 19 affordable homes in the Water Orton Parish since 2000 

through Right to Buy, without allocating a greater number of housing sites in the Water 

Orton Parish, the needs of these households are not going to be met. The affordability 

issues are also unlikely to be addressed. 
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Conclusions 

Section 6 

 

6.1 Britain is in the midst of a housing crisis and this has been more than a generation in 

the making. The National Housing Strategy sets out that a thriving housing market that 

offers choice, flexibility and affordable housing is critical to our social and economic 

wellbeing.  

6.2 The North Warwickshire Core Strategy and emerging Local Plan describes the 

affordable housing need in the borough as being “significant” and sets out that 

addressing the affordable housing need is a priority. 

6.3 A number of affordability indicators assessed in the report have demonstrated growing 

unaffordability in the Borough, this includes the levels of homelessness. The number 

of households being accepted as homeless and in priority need is rapidly increasing. 

In 2009/10 there were 14 households registered as homeless and in priority need 

within North Warwickshire, just seven years later in 2016/17 this figure had increased 

to 85 households; this represents more than a 500% increase across the period 

compared to an increase of 48% nationally. 

6.4 When you factor in the right to buy losses since the start of the Local Plan period in 

2011 up until today, the Council has only achieved an average of 38 net affordable 

homes per annum or 223 in total. This has been more than a 57% shortfall of 329 

affordable homes across the period from 2011 – 2017. 

6.5 The PPG advises that any shortfall in housing delivery should be addressed within the 

following five years. With this in mind, it is imperative that the 329 affordable homes 

shortfall since 2011 be addressed now and within the next 5 years. When the shortfall 

is factored into the SHMA 2015 Update’s identified need of 92 affordable homes per 

annum the need significantly increases to 158 per annum for the next 5 years; a total 

of 790 for the period. When you consider that the Council has not met this number in 

any year since 2001, it is clear that his shortfall will continue to grow without a step 

change in the Council’s approach to affordable housing. 

6.6 The information presented demonstrates that there is a significant need for affordable 

housing in the Borough. The Council should be looking to address this need 



 

Conclusions  24 
 

appropriately through the emerging Local Plan, directing new housing to areas where 

the affordable housing need is greatest. 

6.7 Based on the median average income of those in North Warwickshire for 2016, 

identified in ONS data as £26,370, the ratio of average house prices to average 

incomes in Water Orton stands at 8.34; this is considerably higher than the ratio for 

North Warwickshire which the data identifies as being 6.75. 

6.8 This relative unaffordability in the Water Orton area is also demonstrated through 

market signals. The data in this report demonstrates that the settlement of Water Orton 

has current average house price values of £273,685 which is more than 40% higher 

than the average house price for the North Warwickshire Borough identified in the NHF 

Home Truths West Midlands Report 2016/17. The data has also shown that house 

values for Water Orton have risen by 6% over the past 12 months whereas house 

prices have only risen by 2.7% across the Borough. 

6.9 The adopted Core Strategy and the emerging Local Plan seek a target tenure mix for 

the affordable units on residential schemes of 85% rented and 15% intermediate. 

Based on this, the development of the site for 85 dwellings at a policy compliant 40% 

affordable housing could provide 29 affordable rented dwellings and 5 shared 

ownership dwellings. Based on these numbers, the level of shared ownership in the 

Parish would increase by 250% whilst the level of social/affordable rented tenure would 

increase by 27%. By comparison the overall number of households in the Parish would 

increase by just 6% and owner occupiers would increase by just 4%. 

6.10 21% of those households currently on the Council’s Housing Register Waiting List have 

specified the Water Orton Parish as the area they would like to live in whilst since 2000, 

there has been a net loss of 19 affordable homes in the Parish through Right to Buy. 

The Council should therefore be looking to allocate a greater number of housing sites 

in the Water Orton Parish to address both the preference of 21% of those households 

on the Housing Register, but also to address the affordability issues within Water 

Orton. 
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COMMUNITY INVESTMENT STATEMENT 
  



D E V E L O P M E N T 
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O R T O N
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Introduction and purpose of this paper 

1.1 This document has been produced by Richborough Estates in order to set out our position on 

the interpretation of the Government’s Green Belt policy in the formulation of new Local Plans 

across the country.   

 

1.2 As a national land promoter, we experience a range of approaches to Green Belt from Local 

Planning Authorities (LPAs).  The variation in approaches to the treatment of Green Belt is as 

a consequence of it being one of the most emotive and politically-driven aspects of planning.   

 

1.3 Indeed, the sensible consideration of Green Belt has been to a degree further hampered by the 

Government’s Housing White Paper (HWP) (February 2017), which stated that: “Maintaining 

existing strong protections for the Green Belt, and clarifying that Green Belt boundaries should 

be amended only in exceptional circumstances when local authorities can demonstrate that 

they have fully examined all other reasonable options for meeting their identified housing 

requirements” (Pg. 18).  

 

1.4 The term ‘all other reasonable options’ has been erroneously interpreted in some quarters as 

meaning that Green Belt release has become a last resort that should be avoided even if the 

restriction of Green Belt release will lead to dire outcomes against the achievement of wider 

sustainability objectives.  Such an approach is the antithesis of sound and robust planning, and 

if we are to tackle the housing crisis in a sustainable manner then it is a mindset and approach 

that must not be allowed to perpetuate. 

 

1.5 This document seeks to set out the policy basis on which judgements should be made in 

preparing Local Plans in areas effected by Green Belt, and then moves on to set out a number 

of case studies where the consideration of Green Belt has been appropriate, consistent with 

national policy and has led to the delivery of sustainable, Plan-led growth.   
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National Policy position 

2.1 Section 9 of the National Planning Policy Framework (NPPF) sets out the Government’s full 

position on Green Belt, which is a designation to which they attach ‘great importance’.   

 

2.2 Paragraph 80 sets out the five purposes of Green Belt as follows:  

- to check the unrestricted sprawl of large built-up areas; 

- to prevent neighbouring towns merging into one another; 

- to assist in safeguarding the countryside from encroachment; 

- to preserve the setting and special character of historic towns; and 

- to assist in urban regeneration, by encouraging the recycling of derelict and other urban 

land. 

 

2.3 Paragraph 83 then sets out that: ‘Green Belt boundaries should only be altered in exceptional 

circumstances, through the preparation or review of the Local Plan.’  Clearly, this sets out that 

the mechanism to release Green Belt is through the Local Plan process, provided that 

exceptional circumstances are demonstrated.   

 

2.4 Furthermore, paragraph 84 of the NPPF says: “When drawing up or reviewing Green Belt 

boundaries local planning authorities should take account of the need to promote sustainable 

patterns of development. They should consider the consequences for sustainable development 

of channelling development towards urban areas inside the Green Belt boundary, towards 

towns and villages inset within the Green Belt or towards locations beyond the outer Green Belt 

boundary.” 

 

2.5 This is clear guidance that adhering to Green Belt boundaries should not be at the expense of 

sustainable patterns of growth.  This should come of no surprise, after all, the opening words 

of the Ministerial foreword of the NPPF are: ‘The purpose of planning is to help achieve 

sustainable development.’   

 

2.6 These paragraphs have been considered in several judgments. 

 

2.7 In R. (Luton Borough Council) v Central Bedfordshire [2015] EWCA Civ 537 (Longmore, 

Tomlinson, Sales LJJ) (excerpts enclosed at Appendix 1), the Court of Appeal held that the 

demonstration of exceptional circumstances is a less rigorous test than the demonstration of 

very special circumstances, stating that “…paras. 87-88 of the NPPF provide guidance 

regarding the approach to be adopted if there is a proposal for development of an area within 

the Green Belt set out in a local plan: “very special circumstances” have to be shown. This is a 

stricter test than that in para. 83 in respect of changing the boundaries of the Green Belt in the 

local plan.” [54] 

 

2.8 In IM Properties Development Ltd v Lichfield DC [2014] EWHC 2440 (Admin) (excerpts 

enclosed at Appendix 2), Patterson J held as follows: 

 
“96. What is clear from the principles distilled in the case of Gallagher is that for 

revisions to the green belt to made exceptional circumstances have to be 

demonstrated. Whether they have been is a matter of planning judgment in a local plan 

exercise ultimately for the Inspector. 

… 
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98. [Paragraph 84] is clear advice to decision makers to take into account the 

consequences for sustainable development of any review of green belt boundaries. As 

part of that patterns of development and additional travel are clearly relevant.” 

 

2.9 For Local Plans to put the retention of Green Belt above the achievement of sustainable 

development is therefore contrary to the Government’s guidance and should not be considered 

‘sound’ in Local Plan Examinations.  However, this requires tough and pragmatic decisions to 

be made at both the officer and political levels during the production of Local Plans; or extensive 

delays during the Examination process whilst Local Plans are re-engineered so as to be found 

‘sound’. 
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Case studies 

Warwick Local Plan 

3.1 The Warwick Local Plan was adopted in September 2017; it is a LPA where 80% of the District 

is covered by Green Belt and thus it is an example where the Council and the Inspector had to 

wrestle with the release of Green Belt and how significant housing growth, including the meeting 

of unmet needs from the neighbouring Coventry City Council, could be sustainably distributed; 

whilst sustainable towns such as Kenilworth which are enclosed by Green Belt could still be 

allowed to prosper and meet the needs of existing and future residents over the Plan period. 

 

3.2 Below we draw out the most pertinent points from the Inspector’s Report (excerpts enclosed at 

Appendix 3) in terms of the conclusions on the approach to Green Belt: 

- Para 92 – the Inspector makes clear here that when there are sustainable opportunities on 

non-Green Belt sites to meet the needs of a specific settlement, then the exceptional 

circumstances to meet those needs on Green Belt land are not demonstrated; 

- Para 97 – here the Inspector refers to the re-distribution of development to meet the unmet 

needs of Coventry outside of the District.  Confirming that the provision of growth that is 

Coventry-facing, in the Green Belt, is “justified and necessary”; 

- Para 206-209 – referring to Kenilworth, the Inspector notes that it “provides an appropriate 

and sustainable location for significant housing growth within the District” but that “There 

are very limited opportunities for housing development on any scale within the built up 

area”, factors which contribute to him concluding that there are the requisite exceptional 

circumstances for releasing Green Belt adjacent to Kenilworth; and 

- Para 316 – the Inspector is at this point considering an additional allocation proposed by 

the Council at Barford (H47) – a non-Green Belt village.  He states that: “Barford is not 

affected by the Green Belt and is rightly identified as a Growth Village. Furthermore, as 

noted above, the indicative capacity should not be seen as a strict limit on the number of 

dwellings. However, these factors do not mean that there is necessarily potential to 

accommodate additional housing in Barford and they must be balanced against the need 

to ensure that development remains in keeping with the scale and character of the village 

and the impacts of specific sites. The consideration of additional sites also needs to take 

account of the ability to meet the District’s housing requirements at other locations in the 

District in line with the spatial strategy.” The Inspector therefore deletes site H47, whilst 

retaining Green Belt releases so as not to over develop in a non-Green Belt area at the 

expense of sustainably distributing growth across the District in accordance with the spatial 

strategy. 

 

3.3 The Inspector of the Warwick Local Plan has clearly engaged with the matter fully and 

demonstrated that Green Belt should not be used as a barrier to providing sustainable patterns 

of growth, and that releasing Green Belt that is well-related to sustainable settlements, whose 

needs cannot be met on non-Green Belt land, is a clear demonstration of the requisite 

exceptional circumstances; and, equally importantly, that unsustainable levels of growth in non-

Green Belt areas which fail to conform with the spatial strategy for an area are not to be 

considered sound – demonstrating clearly that Green Belt release is not a last resort. 

Cheshire East Local Plan 

3.4 In the main Inspector’s Report (excerpts enclosed at Appendix 4) at paragraph 94, the 

Inspector acknowledges that “proposals for releasing land from the Green Belt for development 

or Safeguarded Land around the main towns is very contentious.”  However, he found that 

exceptional circumstances had been demonstrated due in part to “… the need to allocate 
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sufficient land for market and affordable housing and employment development, combined with 

the adverse consequences for patterns of sustainable development of not doing so…” 

 

3.5 The final Inspector’s report followed two earlier interim views from the Inspector, which are 

appended to the report.  These set out the amendments that were required in order to make 

the Plan suitable for adoption during the Examination process. 

 

3.6 In appendix 1 (excerpts enclosed at Appendix 5)  – ‘Inspector’s interim views and clarification 

(6 & 28/11/14)’ we note the following: 

- Para 76 and 80 – The Inspector notes that, ‘These settlements are confined by the existing 

Green Belt, but there is also a need to promote sustainable patterns of development, which 

address the future housing, employment and other development needs of these 

settlements… It therefore seems to me that although the settlement hierarchy is 

appropriate, justified and soundly based, some further work may be required to justify the 

proposed spatial distribution of development, particularly to address the development 

needs and opportunities of the Green Belt settlements in the north of the district.’  This 

again demonstrates that, where Green Belt has been used as a constraint to such a degree 

that the needs of settlements are not being met, that it is necessary to make additional 

allocations in order to render the Plan sound. 

 

3.7 In appendix 2 (excerpts enclosed at Appendix 6) – ‘Inspector’s further interim views (11/12/15)’ 

– we note that, following amendments to the spatial distribution of development:  

- Para 68 – the reconsideration of the spatial distribution of development, ‘considers 

alternative options, and recognises that channelling too much development to areas 

beyond the North Cheshire Green Belt to the south of the borough would result in 

unsustainable patterns of development and commuting, and would not address the 

development needs of the northern settlements. There is a need for a reasonable balance 

of development throughout the borough, and the allocation of more development to the 

northern settlements would almost inevitably result in the loss of some Green Belt land. ‘  

The Inspector here acknowledges that without releasing appropriate levels of Green Belt 

in sustainable locations and in order to meet the needs of settlements there would be 

unsustainable patterns of development and that there is a need to balance development 

across the Borough; even if that necessitates the release of Green Belt land. 

Lichfield Local Plan 

3.8 The Inspector’s Report (excerpts enclosed at Appendix 7) deals expressly with one of our 

primary concerns with the interpretation of national policy, particularly post-HWP, of Green Belt 

being a last resort.  The Inspector considers this point at paragraph 200, noting that: “… I can 

find no justification in the Framework, in Planning Guidance or indeed in the case of I M 

Properties for the proposition that Green Belt land should be released only as a last resort. This 

would be to accept that sustainability is the servant of Green Belt designation – which it is not. 

On the contrary, as has already been established, the duty in determining Green Belt 

boundaries is to take account of the need to promote sustainable patterns of development.” 

 
3.9 The Inspector goes on to note in terms of the demonstration of exceptional circumstances that, 

“In my judgement the lack of more sustainable sites outside the Green Belt to meet the identified 

need for housing in a way that is consistent with the Plan’s urban and key centre strategy 

amounts, in this instance, to the exceptional circumstances that justify the release of Green Belt 

land…” [207]. 
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3.10 The Inspector has clearly balanced a range of sustainability considerations in forming the view 

that the demonstration of exceptional circumstance and determination of Green Belt boundaries 

should take account of the need to promote sustainable patterns of development – to approach 

this from the alternate perspective that sustainability is secondary to retaining Green Belt 

boundaries would be wrong and inconsistent with national policy. 
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Conclusion 

4.1 This report sets out the national policy context for the consideration of Green Belt release, 

including how exceptional circumstances can be demonstrated at a District or settlement-level 

and how the consideration of Green Belt release should be done to support the overarching 

purpose of planning: to help to achieve sustainable development.   

 

4.2 Government guidance, particularly the wording of the HWP has undoubtedly introduced a 

degree of confusion and uncertainty in the understanding of how the achievement of 

sustainable development should be balanced against the consideration of ‘all other reasonable 

options’ and the demonstration of exceptional circumstances. 

 

4.3 However, the above case studies demonstrate clearly that sustainability is not the servant of 

Green Belt designation; on the contrary, the duty in determining Green Belt boundaries is to 

take account of the need to promote sustainable patterns of development. 

 

4.4 Consequently, whilst we appreciate that the decision to release Green Belt is often controversial 

politically and with local communities, to avoid significant delays during the Examination of 

Local Plans it is imperative that LPAs do not shy away from considering the need to release 

Green Belt in order to deliver a sustainable overall distribution of growth or to meet the specific 

needs of individual settlements, and the consequences of delivering a lack of growth in 

settlements that are constrained by the Green Belt.  

 



 

 

 

 

 

 

 

 

 

 

Appendix 1 – 

Excerpts of R. (Luton Borough Council) v Central Bedfordshire [2015] 
EWCA Civ 537 (Longmore, Tomlinson, Sales LJJ)  



The Queen on the application of Luton Borough Council v Central
Bedfordshire Council v Houghton Regis Development Consortium, Lands
Improvement Holdings Limited, Landmatch Limited, Friends Life Limited, St

Albans Diocesan Property Company Limited

Case No: C1/2015/0091

Court of Appeal (Civil Division)

20 May 2015

[2015] EWCA Civ 537

2015 WL 2369975

Before: Lord Justice Longmore Lord Justice Tomlinson and Lord Justice Sales

Date: Wednesday 20th May 2015

On Appeal from the Queens Bench Division Administrative Court

Mr Justice Holgate

Hearing date: 6 May 2015

Representation

Mr Peter Village QC & Mr Andrew Tabachnik (instructed by Winckworth Sherwood LLP ) for
the Appellant.

Ms Saira Sheikh QC (instructed by Central Bedfordshire Council ) for the Respondent.

Mr Martin Kingston QC & Mr Hugh Richards (instructed by King & Wood Mallesons LLP ) for
the Interested Parties.

Judgment

Lord Justice Sales:

Introduction

1 This is an appeal in relation to a judgment of Holgate J – [2014] EWHC 4325 (Admin) (“the
judgment”) – in which he refused an application by the appellant (“Luton BC”) for judicial review
of a grant of planning permission by Central Bedfordshire Council (“CBC”). The planning
permission was formally granted by CBC on 2 June 2014, pursuant to a decision made by its
planning committee at a meeting on 4 September 2013.

2 The permission granted by CBC is for outline planning permission for a major development on
262 ha of open fields immediately to the north of the Luton/Dunstable/Houghton Regis
conurbation, lying between the existing conurbation and a major road, the M1-A5 link road. The
grant of planning permission was conditional on, and accompanied by, an agreement with the
interested party developers under section 106 of the Town and Country Planning Act 1990 (“the
section 106 agreement”) in which the developers agreed, among other things, to make financial
contributions to the infrastructure in respect of the development and to provide a degree of
affordable housing within the development. It is because Luton BC is concerned that the amount
of affordable housing agreed to be provided is too low that these judicial review proceedings
have been brought.
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weight to be attached to such policies depends upon the stage of preparation or review,
increasing as successive stages are reached. For example:

• Where a DPD is at the consultation stage, with no early prospect of submission for
examination, then refusal on prematurity grounds would seldom be justified because of the
delay which this would impose in determining the future use of the land in question.

• Where a DPD has been submitted for examination but no representations have been
made in respect of relevant policies, then considerable weight may be attached to those
policies because of the strong possibility that they will be adopted. The converse may
apply if there have been representations which oppose the policy. However, much will
depend on the nature of those representations and whether there are representations in
support of particular policies.

19. Where planning permission is refused on grounds of prematurity, the planning
authority will need to demonstrate clearly how the grant of permission for the
development concerned would prejudice the outcome of the DPD process.”

49 This was the relevant guidance at the time of the meeting of CBC's planning committee on 4
September 2013, as set out in Luton BC's letter of 27 August 2013. This guidance has since
been replaced by “The Planning System: General Principles”, which was the guidance in place
when the planning permission for development of HRN1 was granted in June 2014. But there has
been no material change in the guidance on the question of prematurity in deciding applications
for planning permission.

50 It was common ground that a planning authority may refer to emerging development plans as
material considerations relevant to determination of applications for planning permission, within
the meaning of section 38(6) of the 2004 Act.

Discussion

Ground 1: paragraph 83 of the NPPF

51 By Ground 1, Luton BC submits that CBC failed properly to take into account para. 83 of the
NPPF when deciding to proceed to grant planning permission and in rejecting Luton BC's
contention that it was premature for it to do so. The judge rejected this ground of challenge at
paras. [100]-[110] of the judgment. In my view, he was right to do so.

52 Mr Village submitted that the judge erred, because he failed to give proper weight to what he
described as “the injunction” in para. 83 of the NPPF that Green Belt boundaries should only be
altered in exceptional circumstances, through the preparation or review of the Local Plan.
According to Mr Village, para. 83 gives clear priority to the process for development and adoption
of local plans when issues of changing Green Belt boundaries arise; the practical effect of a grant
of planning permission in this case was to change the boundary of the Green Belt; and so it was
premature for CBC to grant planning permission before the designation of the Green Belt in the
relevant local plan had been changed (if that ever happened) through the adoption of the
Development Strategy to amend the local plan. Or, at the very least, if the planning committee
wished to depart from the guidance in para. 83 it should have considered that paragraph directly
and identified good reasons for doing so. But the August 2013 OR did not advise committee
members of the injunction in para. 83, and did not identify any good reason for departing from it.
Mr Village says that CBC's officers should have drawn the attention of committee members to
para. 83 even though at the time of the meeting on 4 September 2013 no-one, including Luton
BC, had referred to it in representations made in relation to CBC's consideration of the
application; alternatively, once CBC's officers saw para. 83 referred to in support of Luton BC's
prematurity argument in its letter dated 7 October 2013 to the Secretary of State, they had a duty
to draw the attention of the planning committee to it before planning permission was formally
granted on 2 June 2014 (and in that regard he relied upon Kides v South Cambridgeshire DC
[2002] EWCA Civ 1370; [2003] 1 P&CR 19 ).

53 In my judgment, Mr Village's submission confuses two different processes and seeks to attach
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greater weight to para. 83 than it can bear in the present context.

54 The second sentence of para. 83 of the NPPF provides guidance regarding the approach to
be adopted if there is a proposal to alter the boundaries of the Green Belt in a local plan:
exceptional circumstances have to be shown to justify such a course. But paras. 87-88 of the
NPPF provide guidance regarding the approach to be adopted if there is a proposal for
development of an area within the Green Belt set out in a local plan: “very special circumstances”
have to be shown. This is a stricter test than that in para. 83 in respect of changing the
boundaries of the Green Belt in the local plan.

55 Paragraph 83 does not lay down a presumption or create a requirement that the boundaries of
the Green Belt must first be altered via the process for changing a local plan before development
may take place on the area in question. Paragraphs 87-88 plainly contemplate that development
may be permitted on land within the Green Belt, without the need to change its boundaries in the
local plan, provided “very special circumstances” exist.

56 Nor does para. 83 somehow create a presumption that the boundaries of the Green Belt must
first be altered by changes to the local plan (effected through the local plan development
process, which includes independent examination by an inspector) before permission for
development can be given, in a case where (as here) there is a parallel proposal to alter the
boundaries of the Green Belt set out in the local plan. Whilst it may be easier to proceed in
stages, by changing the local plan to take a site out of the Green Belt (according to the less
demanding “exceptional circumstances” test) and then granting permission for development
without having to satisfy the more demanding “very special circumstances” test, there is nothing
in para. 83 (read in the context of the entirety of section 9 of the NPPF) to prevent a planning
authority from proceeding to consider and grant permission for development on the land in
question while it remains within the designated Green Belt, provided the stringent “very special
circumstances” test is satisfied.

57 The August 2013 OR properly emphasised to members of the planning committee that they
could only grant planning permission for development of HRN1 if they were satisfied that the
“very special circumstances” test was satisfied. There was no misdirection or material error as a
result of the omission of a reference to para. 83 of the NPPF in the officer's report. In the
particular circumstances of this case, there was a proper basis on which the planning committee
could lawfully and rationally conclude that “very special circumstances” existed to the requisite
standard to justify the grant of planning permission for development of HRN1.

58 There was, of course, an issue regarding the interaction of the local plan development
process and the application for planning permission which required consideration, namely
whether it would be premature to grant planning permission in respect of the development of
HRN1 in a manner which might well in practice pre-empt (by development on the ground) the
decision to be taken in the context of the development of the local plan through review of the
Development Strategy proposals to alter the boundary of the Green Belt so as to remove HRN1
from it. However, this issue was properly drawn to the attention of the committee and discussed
in the August 2013 OR and the September 2013 OR. Their attention was drawn to the relevant
policy guidance in paras. 17-19 of the “Planning System General Principles” and para. 216 of the
NPPF. As the judge correctly held, the prematurity issue was addressed in sufficient depth in the
reports before them: paras. [109]-[110] of the judgment. The planning committee were lawfully
and rationally entitled to decide, in the particular circumstances of the case, that there was no
sound prematurity objection to the grant of planning permission.

Ground 3: challenge to paragraph 5.35 of the August 2013 OR and the weight given to
CBC's pre-submission draft Development Strategy

59 Under this Ground, Mr Village argues that CBC's planning committee failed to take into
account and apply para. 216 of the NPPF, set out above. In particular, he says that the August
2013 OR failed to draw attention to the fact that there were significant unresolved objections by
Luton BC to the draft Development Strategy which remained for examination through the
independent review process pursuant to section 20 of the 2004 Act. The committee were misled
into attaching too much weight to the draft Development Strategy and/or reached an irrational
view as to the weight to be attached to it.

60 The judge dismissed this ground of challenge at paras. [120]-[136]. In my view, he was right to

Page 11



 

 

 

 

 

 

 

 

 

 

Appendix 2 – 

Excerpts of IM Properties Development Ltd v Lichfield DC  

[2014] EWHC 2440 (Admin)  



I.M. Properties Development Limited v Lichfield District Council v Taylor
Wimpey (UK) Limited, Persimmon Homes Limited

Case No: CO/1049/2014

High Court of Justice Queen's Bench Division Planning Court Birmingham District Registry

18 July 2014

[2014] EWHC 2440 (Admin)

2014 WL 3535440

Before: Mrs Justice Patterson

Date: Friday 18th July 2014

Hearing dates: 1st and 2nd July 2014

Representation

Anthony Crean QC (instructed by Shoosmiths LLP ) for the Claimant.

Gary Grant (instructed by Democratic, Development and Legal Services ) for the Defendant.

Morag Ellis QC and Hereward Phillpot (instructed by Berwin Leighton Paisner LLP ) for the
First Interested Party.

Jeremy Cahill QC , Satnam Choongh and James Corbet Butcher (instructed by Squire Patton
Boggs (UK) LLP ) for the Second Interested Party.

Judgment

Mrs Justice Patterson:

Introduction

1 This is an application by the claimant for judicial review of a decision by the defendant dated
28th January 2014 to endorse the main modifications to the draft Lichfield Local Plan Strategy.
The claimant seeks a quashing order of the decision.

2 The main modifications endorsed by the defendant include proposals to release areas of land
known as Deans Slade Farm and Cricket Lane from the Green Belt. The former site is subject to
an interest by Taylor Wimpey UK Limited, the first interested party, and the latter site is subject to
an interest by Persimmon Homes Limited, the second interested party. Both Deans Slade Farm
and Cricket Lane lie to the south of Lichfield and are close to the urban area.

3 Throughout the local plan process the claimant has been interested in, and has promoted, a
new village concept on land to the North East of Lichfield known as land to the north east of
Watery Lane, Curborough. In January 2014 the claimant submitted a planning application for up
to 750 dwellings, primary school, care village, local neighbourhood facilities to facilitate retail
development, community building, parking, comprehensive green infrastructure and landscaping,
new access points to Watery Lane and Netherstone lane and improvements to Netherstone
Lane. That was refused by the defendant, the Local Planning Authority on the 20th May 2014 for
seven reasons (including one that referred to the site being outside the settlement boundaries
and not being allocated in the emerging local plan strategy). The Watery Lane site is not within
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a Green Belt has been established and approved, it requires more than general
planning concepts to justify an alteration.”

91 From that review it can be seen that there is no test that green belt land is to be released as a
last resort. It is an exercise of planning judgment as to whether exceptional circumstances
necessitating revision have been demonstrated.

92 The interested parties emphasise the importance of section 39 of the Planning and
Compulsory Purchase Act 2004 which imposes a duty upon the defendant and the inspector
when exercising their functions under part 2 of the Act in relation to local development
documents. The section demonstrates that the achievement of sustainable development is an
ongoing duty upon any body exercising its function under part 2 of the Act. Sustainable
development is a concept which is an archetypal example of planning judgment.

93 The duty to contribute to sustainable development imports a concept which embraces
strategic consideration about how best to shape development in a district to ensure that proper
provision is made for the needs of the 21st century in terms of housing and economic growth and
for mitigating the effects of climate change. Inevitably, travel patterns are important. Both the
SEA and the sustainability appraisal are important components in forming a judgment to be made
under Section 39(2) .

94 As a result it is submitted that the green belt designation is a servant of sustainable
development.

Discussion and conclusions

95 In my judgement to refer to a falsification doctrine is to take the words of Simon Brown LJ out
of context. To elevate the words that he used into a doctrine is to overstate their significance.

96 What is clear from the principles distilled in the case of Gallagher is that for revisions to the
green belt to be made exceptional circumstances have to be demonstrated. Whether they have
been is a matter of planning judgment in a local plan exercise ultimately for the inspector. It is of
note that in setting out the principles in Gallagher there is no reference to a falsification doctrine
or that any release of green belt land has to be seen as a last resort.

97 The only statutory duty is that in Section 39 (2) (supra). In that regard the contents of
paragraph 84 of the NPPF are relevant. That says,

“84. When drawing up or reviewing Green Belt boundaries local planning authorities
should take account of the need to promote sustainable patterns of development. They
should consider the consequences for sustainable development of channelling
development towards urban areas inside the Green Belt boundary, towards towns and
villages inset within the Green Belt or towards locations beyond the outer Green Belt
boundary.”

98 That is clear advice to decision makers to take into account the consequences for sustainable
development of any review of green belt boundaries. As part of that patterns of development and
additional travel are clearly relevant.

99 Here, the release from the green belt is proposed in Lichfield which is seen by the defendant
as consistent with the town focused spatial strategy. The further releases have been the subject
of a revised sustainability appraisal by the defendant. That found that no more suitable
alternatives existed for development.

100 The principal main modifications endorsed by the defendant expressly referred to the green
belt review and to the supplementary green belt review as informing the release of green belt
sites. They contained advice as to the relevant tests that members needed to apply. Both
documents were available to the decision making committees and were public documents.
Ultimately, the matter was one of planning judgment where the members had to consider
whether release of green belt land was necessary and, in so determining, had to be guided by
their statutory duty to achieve sustainable development.
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101 The members were aware that they had originally been presented with the Deans Slade and
Cricket Lane sites as directions of growth at a much earlier stage of the local plan development.
As the sites were to the south of Lichfield members were advised that development there would
have little impact on the setting of the city overall and there were few limitations beyond the
policy constraint of green belt. However, the extent of concern about loss of green belt at that
time meant that the plan was revised to reduce the amount of growth in that direction. The
inspector had found that the defendant had failed to produce a sound plan with that approach. An
alternative strategy of a new village had been considered by the inspector as a first stage of the
examination process and he had found that that failed to outperform the council's preferred
strategy. The members were entitled to take all of those factors into account in concluding
whether there was a necessity to propose to release sites from the green belt.

102 In my judgment, the members were aware of the test which they had to apply through the
content of the documents before them together with their experience and knowledge as members
of a council where a significant amount of its land was within the green belt. They were entitled to
take into account the genesis of the plan and the inspector's findings in concluding that in their
view there were exceptional circumstances for a green belt revision. The main modifications
endorsed show, in my judgment, that the defendant grappled with matters set out in the NPPF,
their duty under Section 39 and the request by the Inspector to remedy shortcomings in their
Development Plan.

103 Further, the letter from Deloitte of the 6th January 2014 which was sent to members of the
Environment and Development (Overview and Scrutiny) Committee, albeit on the part of the
claimants, was absolutely clear as to the correct approach to adopt. It rightly said that exceptional
circumstances had to be demonstrated. It is odd, in those circumstances, for the claimant to
make the submission that the defendant throughout misunderstood, misinterpreted and/or was
misled as to the relevant test to apply. This ground fails.

Issue Four – Fairness of the process adopted by the defendant

104 The claimant submits that deliverability of a development site is a central concern. The
process that the defendant has embarked upon is geared up to the resolution of a housing
shortfall identified by the inspector in the order of 900 units. It is clearly material for the local
authority, in those circumstances, to have regard to land outside the green belt. That is especially
the case when such land as is suggested is supported by experienced developers.

105 It was unfair, therefore, in the circumstances, to tell the members of the defendant that the
information on the claimant's proposal was too vague. That is especially the case as a planning
permission was submitted accompanied by an EIA. That members were not informed was as a
result of the guillotine on receipt of information after the 10th July 2013. It is contended that that
is an unfair approach especially as that date has been applied selectively. It is apparent from the
supplementary sustainability appraisal and the habitats regulations assessment that information
has been provided after the 10th of July which is favourable for other sites, in particular, to Deans
Slade Farm and Cricket Lane.

106 Further, the Parliamentary Statement of the 17th January 2014 should have been brought to
members attention. That is a further example of unlawfulness. There was no attempt to bring it to
the notice of the relevant decision making committee. The statement made it clear that unmet
housing need could not amount to an exceptional circumstance.

107 The defendant submits that the guillotine was applied ruthlessly in relation to all prospective
development sites. There was no unfairness as it applied to all of those who were promoting a
site. It was the logical place to apply a guillotine as the defendant had thought that was the end of
the evidence process. It did not know when the date was set about the contents of the interim
report on the part of the inspector.

108 The progress of the claimant's planning application was entirely a matter for the claimant.
The claimant wanted to rely on later information from December 2013 and January 2014. It would
not be fair to take that into account for the claimant's site but not for others.

109 The Ministerial Statement was directed towards decision taking as opposed to plan making.
The defendant was engaged in the process of plan making. The statement was, in any event,
primarily directed towards traveller sites.
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Non-Technical Summary 

 
This report concludes that the Warwick District Local Plan provides an appropriate 
basis for the planning of the District, provided that a number of main 
modifications are made to it.  Warwick District Council has specifically requested 
me to recommend any main modifications necessary to enable the Local Plan to 
be adopted. 
 
The main modifications all concern matters that were discussed at the 
examination hearings.  The Council has provided the detailed wording for the 
main modifications, many of which are based on suggestions it put forward during 
the examination.  Following the hearings, the Council carried out sustainability 
appraisal of the main modifications and they were subject to public consultation 
over a seven-week period.  I have recommended their inclusion in the Local Plan 
after considering all the representations made in response to consultation on 
them and the sustainability appraisal.  
 
The main modifications can be summarised as follows: 

• Increase the housing requirement for the plan period to 16,776 dwellings 
(an average of 932 per year), clarify that this is to be regarded as a 
minimum and make clear that this includes a commitment to meet unmet 
needs from Coventry (an average of 332 dwellings per year); 

• Establish an annual average housing requirement of 600 dwellings per year 
between 2011/12 and 2016/17 and 1,098 dwellings per year from 2017/18 
onwards; 

• Amend the spatial strategy to also focus growth on the southern edge of 
Coventry in addition to the urban areas of Warwick, Leamington Spa, 
Whitnash and Kenilworth; 

• Add a number of additional housing site allocations to ensure sufficient 
housing land is available; 

• Add an area of safeguarded land at Westwood Heath on the edge of 
Coventry; 

• Delete the housing site allocation at Red House Farm, Lillington; 
• Delete a number of housing site allocations where development is already 

well progressed and amend the estimated capacity on a number of others 
to reflect up to date evidence; 

• Set out a realistic and justified housing trajectory including a significantly 
reduced windfall allowance; 

• Include clear commitments to review the Local Plan; 
• Add site allocations for outdoor sports at Kenilworth; 
• Add new policies in relation to self-build housing and electronic 

communications; 
• Delete a number of policies that are not effective, justified or consistent 

with national policy or are unnecessary; 
• Amend the wording of a number of policies to ensure that they are 

effective by providing necessary clarity and/or flexibility, that they are 
justified and are consistent with national policy; and 

• Include a list of policies in the extant Warwick District Local Plan that will 
be superseded by policies in this Local Plan. 
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geographical area would also raise concerns over deliverability, given potential 
competition between sites.  There are also environmental constraints, not 
least the potential effect on the significance of heritage assets.  In addition 
there is a need to avoid coalescence with the villages of Bishop’s Tachbrook 
and Radford Semele.  

91. In other directions the built up area of Warwick and Leamington Spa is 
bounded by the Green Belt. To the west and north-west of Warwick is the 
strong physical barrier of the A46.  There is also a need to maintain the 
separate identity of surrounding villages such as Leek Wootton and 
Cubbington and avoid significant reductions in the gap to Kenilworth. 

92. I return to the issue of specific site allocations and exceptional circumstances 
for altering the Green Belt in more detail later in my report.  However, given 
the significant scale of committed and proposed housing sites within the urban 
areas of Leamington Spa, Warwick and Whitnash and to the south of the urban 
areas outside of the Green Belt, along with the constraints identified above, I 
do not consider that it is appropriate or indeed necessary to allocate housing 
sites on land which is currently in the Green Belt around these urban areas.  
Exceptional circumstances for altering the Green Belt in this part of the District 
do not exist.     

93. Compared with other parts of the District, Kenilworth has seen limited new 
development in recent years and in principle it provides the opportunity to 
accommodate further growth given that it is well related to Coventry in terms 
of accessibility and functional links.  However, in addition to being surrounded 
by the Green Belt, the capacity to accommodate growth is also affected by the 
need to retain a distinct identity for the town with a clear gap to the edge of 
the urban area of Coventry to the north.  There is also a need to maintain the 
separate identity of Leek Wootton to the south and to avoid significant 
reductions in the gap to Warwick and Leamington Spa.  The potential for the 
expansion of the urban area is also affected by the strong physical barrier 
provided by the A46, the proposed route of HS2 and environmental constraints 
to the west of the town including the potential effect on the significance of 
Kenilworth Castle.    

94. Whilst the Growth Villages offer scope for some additional development, above 
that proposed in the submitted Local Plan, the amount of growth needs to take 
account of existing commitments, reflect the level of services available and 
consider the potential impact on the scale and character of the villages 
concerned.  Seven of the Growth Villages are within that part of the District 
covered by Green Belt.  The three that are not, Barford, Bishop’s Tachbrook 
and Radford Semele are in the south of the District and the functional 
relationship with Coventry is clearly affected by this. 

95. The Council put forward the concept of a direction for growth in an area of 
Green Belt land immediately to the south of the urban area of Coventry but 
within Warwick District as part of its suggested modifications during the 
suspension of the examination.  This included two substantial housing site 
allocations and an area of safeguarded land.  These were alongside other 
additional suggested site allocations at Leamington Spa, Warwick and 
Whitnash, Kenilworth and a number of the Growth Villages.  The Council’s 
approach is supported by Coventry City Council and there have been 
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considerable efforts to co-ordinate work on the respective Local Plans and 
continue co-operation to address the strategic issue of housing needs and 
related infrastructure provision.   

96. I discuss the merits of individual site allocations and alterations to the Green 
Belt in detail below.  However, taking account of the above analysis, the scale 
of additional housing sites required and the agreement to contribute towards 
meeting housing needs from Coventry, I consider that the Council’s suggested 
strategic approach in relation to the edge of Coventry is appropriate and 
justified.   

97. However, the submitted Local Plan was not prepared on the basis of significant 
growth on the edge of Coventry and as noted above it did not contain an 
explicit commitment to addressing some of Coventry’s unmet housing needs.  
Whilst I consider that the proposed direction for growth is justified and 
necessary to ensure that the Local Plan is effective and consistent with 
national policy in terms of meeting housing needs, it would involve a change 
to the spatial strategy.     

98. Main modification MM2 is necessary to ensure that Policy DS4 sets out an 
effective and justified revised spatial strategy and to make clear the approach 
of focussing significant growth on the urban areas and the southern edge of 
Coventry whilst promoting some development in Growth Villages.  It is also 
necessary to clarify the approach to the development of greenfield sites and to 
ensure that the detailed wording in relation to heritage assets and to the 
Green Belt is fully consistent with national policy. 

99. In relation to Policy DS19, main modification MM15 is required to ensure 
clarity on the application of national policy to development within the Green 
Belt and to reflect other modifications in terms of site allocations.  Main 
modification MM17 would introduce a new policy (DSNEW1) which is 
necessary to provide clarity on the scope, purpose and policy approach to the 
direction for growth south of Coventry.  Main modification MM34 is required to 
ensure that Policy H1 effectively reflects the spatial strategy and provides 
sufficient clarity, flexibility and consistency with national policy with regard to 
the approach towards housing development within and adjacent to settlements 
and in the open countryside.   

100. Subject to these main modifications the spatial strategy is justified, effective 
and consistent with national policy.     

Issue 3 – Whether the proposed housing site allocations are justified, 
effective and consistent with national policy 

101. Before dealing with individual settlements and housing site allocations, it is 
appropriate for me to address the overall scale of allocations needed across 
the District and the approach to annual average housing requirements 
including the calculation of a five year housing requirement.  Along with the 
context provided by the modified spatial strategy discussed above, these are 
key factors which influence my consideration of housing site allocations across 
the District and in addressing them first I aim to avoid undue repetition.    
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205. The three sites put forward at Blackdown, at Loes Farm and on additional land 
at Red House Farm are all in the Green Belt.  For the reasons set out above 
exceptional circumstances to justify altering the boundary of the Green Belt in 
these locations do not exist.  The site at Goggbridge Lane, although not in the 
Green Belt, forms part of the supply of identified employment land.  It is a 
narrow site adjacent to the A46 which is elevated on this stretch and housing 
on the site would be affected by noise from the road.  There may be some 
potential for development on land at Asps Cottage (adjacent to the larger Asps 
site) although this is affected by the presence of the listed building.  In any 
case the potential capacity of the site is below that suitable for an allocation in 
the Local Plan.   

Housing site allocations – Kenilworth 

206. Although Kenilworth is smaller than the combined urban area of Leamington 
Spa, Warwick and Whitnash it provides employment opportunities and a range 
of retail and other main town centre uses and social and community facilities.  
It is well connected to the wider road network, has good public transport links 
and is well related to Coventry in terms of accessibility and functional links. 

207. Kenilworth therefore provides an appropriate and sustainable location for 
significant housing growth within the District including meeting some of 
Coventry’s unmet housing needs.  

208. There are very limited opportunities for housing development on any scale 
within the built up area.  Other than one area of land at Crackley (see below), 
there is no potential to allocate housing sites on the edge of the urban area 
without altering the boundary of the Green Belt.  

209. These factors, along with the scale of housing requirements and limited 
opportunities outside of the Green Belt elsewhere in the District, amount to 
exceptional circumstances which justify altering the boundaries of the Green 
Belt around Kenilworth.      

210. As discussed in relation to the spatial strategy, there are physical and 
environmental constraints which affect the options for growth on the edge of 
the town.  

211. The submitted Local Plan proposed four housing site allocations at Kenilworth.  
These included land currently in the Green Belt at Thickthorn (H06) and land 
partly in the Green Belt at Kenilworth Sixth Form College (H12).  During the 
suspension of the examination the Council proposed two additional housing 
site allocations on land east of Kenilworth (H40) and East of Warwick Road 
(H41).  In both cases the land is currently in the Green Belt.  It included these 
proposals in its suggested modifications. 

212. Along with the sites proposed in the submitted Local Plan, I consider these 
additional proposals from the Council in the context of the need for further site 
allocations to ensure an adequate supply of housing land.  

213. The development of the proposed housing site allocations in Kenilworth would 
significantly increase traffic volumes and impact on the transport network in 
the immediate locality and further afield.  The Council, along with the County 
Council is again taking a holistic and comprehensive approach and has set out 



Warwick District Council Warwick District Local Plan, Inspector’s Report July 2017 
 
 

50 
 

315. Taking account of completions, existing commitments and the other proposed 
site allocations referred to above, the supply of housing land in Barford would 
total some 177 dwellings.  This would be only just below the indicative 
capacity of 181 dwellings and represents an increase of nearly 30% in the 
number of dwellings in the village (606 in 2011). 

316. Barford is not affected by the Green Belt and is rightly identified as a Growth 
Village.  Furthermore, as noted above, the indicative capacity should not be 
seen as a strict limit on the number of dwellings.  However, these factors do 
not mean that there is necessarily potential to accommodate additional 
housing in Barford and they must be balanced against the need to ensure that 
development remains in keeping with the scale and character of the village 
and the impacts of specific sites.  The consideration of additional sites also 
needs to take account of the ability to meet the District’s housing 
requirements at other locations in the District in line with the spatial strategy.  

317. It is not necessary to allocate the site south of Wasperton Lane (H47) in order 
to ensure sufficient housing growth in the village or to meet the overall 
housing requirements for the District.  The adverse impacts of development 
would outweigh the benefits.  

318. For the above reasons the proposed site allocations south of Barford House 
(H20) and on land off Bremridge Close (H22) are justified, effective and 
consistent with national policy.  Also for these reasons the proposed further 
site allocation on land south of Westham Lane (H48) put forward by the 
Council is required to ensure that the Local Plan is justified, effective and 
consistent with national policy.   

319. To ensure that the Local Plan is effective in reflecting the progress with 
planning permission and development, the proposed site allocation at the 
former Sherbourne Nursery (H21) should be deleted.  

Other housing sites put forward in Barford  

320. Other potential housing sites were put forward in representations and 
discussed at the hearing sessions.  There is no need to allocate sites in 
addition to the three referred to above in order to ensure sufficient housing 
growth in the village or to meet the overall housing requirements for the 
District.   

321. Land east of Wellesbourne Road and south of Barford House was subject to 
appeals in 2013 and 2014 which were both dismissed due to the impacts on 
the significance of the listed building at Barford House, its setting and the 
Conservation Area.  Notwithstanding the lack of need for additional sites, the 
allocation of this land would be inappropriate for this reason.   

322. Whilst development on additional land south of Westham Lane (to the west of 
site H48) would sit within the area contained by the bypass and would be seen 
in the context of the recent development on the former Sherbourne Nursery 
site, there is insufficient evidence to suggest that it could be accessed 
satisfactorily.  The promoter of the site also accepts that there are still land 
ownership issues to resolve and the site is not currently available.  
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Abbreviations used in this report 
 

A6MAAR A6 Manchester Airport Relief Road 

CBLP  Congleton Borough Local Plan 
CSC  Cheshire Science Corridor 
CEC  Cheshire East Council 
CELPS  Cheshire East Local Plan Strategy 
CELPS-SD Cheshire East Local Plan Strategy – Submission Draft (May 2014) 
CELPS-PC Cheshire East Local Plan Strategy – Proposed Changes (March 2016) 
CIL  Community Infrastructure Levy 

CLR  Congleton Link Road 
C&NLP  Borough of Crewe & Nantwich Local Plan 
CW&CLP Cheshire West & Chester Local Plan   
DCLG  Department for Communities & Local Government  
DPD  Development Plan Document 
DtC  Duty to Co-operate 
dw; dw/yr dwellings; dwellings/year 

EA  Environment Agency 
EZ  Enterprise Zone 
GBAU  Green Belt Assessment Update 
GMCA  Greater Manchester Combined Authority  

GMSF  Greater Manchester Spatial Framework  
GTAA  Gypsy & Travellers Accommodation Assessment 

ha  hectares 
HDS  Housing Development Study 
HRA  Habitats Regulations Assessment  
IDP/IDPU Infrastructure Delivery Plan/Infrastructure Delivery Plan Update 
HS2  High Speed 2 rail proposal 
KSC  Key Service Centre 
LDS  Local Development Scheme 

LEP  Local Enterprise Partnership 
LSC  Local Service Centre 
LTP  Local Transport Plan 
LWS  Local Wildlife Site 
MBLP  Macclesfield Borough Local Plan  
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MOU  Memorandum of Understanding 

MSA  Mineral Safeguarding Area 
MWMS  Municipal Waste Management Strategy 
NCGV  North Cheshire Growth Village 
NPA  National Park Authority 
NPPF  National Planning Policy Framework 

NPPW  National Planning Policy for Waste 
OAN  Objective Assessment of Housing Need 
¶/para  paragraph 
PPG  Planning Practice Guidance 
PPTS  Planning Policy for Traveller Sites 
PRR  Poynton Relief Road 
SA; SIA  Sustainability Appraisal; Sustainability (Integrated) Appraisal  

SAC  Special Area of Conservation 
SADPDPD Site Allocations & Development Policies DPD 
SCGV  South Cheshire Growth Village 
SDUR  Spatial Distribution Update Report 
SEA  Strategic Environmental Assessment 

SEMMMS South East Manchester Multi-Modal Study 
SEP  Strategic Economic Plan 

SHMA  Strategic Housing Market Assessment 
SLTA  Safeguarded Land Technical Appendix 
SMBC  Stockport Metropolitan Borough Council 
SMDA  South Macclesfield Development Area 
SOCG  Statement of Common Ground 
SSSI  Site of Special Scientific Interest 

SWMDA  South West Macclesfield Development Area 
UPS  Urban Potential Study 
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Non-Technical Summary 

This report concludes that the Cheshire East Local Plan Strategy provides an 
appropriate basis for the planning of the Borough providing a number of Main 
Modifications are made to the Plan.  Cheshire East Council (CEC) has specifically 
requested me to recommend any Main Modifications necessary to enable the Plan 
to be adopted.  All the Main Modifications to address this were proposed by the 
Council, and were subject to public consultation over a 6-week period.  I have 
recommended their inclusion after considering all the representations made in 
response to consultation on them.   

The Main Modifications can be summarised as follows: 

 Replace the Submitted Plan with the Proposed Changes (March 2016) version; 

 Amend the Vision to refer to “identified” housing and employment needs; 

 Amend Policy PG1 and the accompanying text and tables to refer to the 2014-
based DCLG household projections and update the components of housing supply, 
including windfall allowance; 

 Amend the Vision and strategy for Local Service Centres and the status of North 
Cheshire Growth Village in Policy PG2; 

 Update the list of sites released from the Green Belt and Safeguarded Land in 
Policies PG3 & PG4 and in the accompanying figures; 

 Clarify the criteria for development in the Strategic Green Gaps in Policy PG4A and 
amend the accompanying figure showing the broad extent of such areas; 

 Clarify the strategy for development in the open countryside in Policy PG5; 

 Confirm that the figure for Local Service Centres will be disaggregated in the Site 
Allocations & Development Policies DPD in Policy PG6; 

 Update and clarify the strategy for sustainable development in Policies SD1 & SD2; 

 Delete Figures 11.1 & 11.2 showing the High Growth City Concept Plan and the 
Science & Technology Corridor; update the strategy for Alderley Park set out in 
Policy EG3, and confirm that the sequential approach will not be applied to small-
scale developments in Policy EG5; 

 Clarify and update the policy for leisure and recreation in Policies SC1 & SC2; 
include a reference to the role of Neighbourhood Plans in Policy SC4; and amend 
and clarify the threshold for seeking affordable housing in Policy SC5; 

 Add a reference to Sport England’s Active Design principles in Policy SE1; redraft 
the policy for protecting biodiversity and geodiversity in Policy SE3; clarify and 
update the policy for trees, hedgerows and green infrastructure in Policies SE5 & 
SE6; update the policy for renewable and low-carbon energy and energy efficient 
development in Policies SE8 & SE9; and update the evidence base for waste 
management in Policy SE11; 

 Update and clarify the policy for enabling business growth through transport 
infrastructure by referring to the HS2 Safeguarding Directions and the SEMMMS 
study refresh in Policy CO2; 

 Amend and update the Crewe Town Map and refer to the HS2 Safeguarding 
Directions, including at Site CS2; 

 Update the individual Town Maps for Macclesfield and the Key Service Centres, as 
a result of amendments to the scale and location of proposed development; 

 Confirm the role, status, purpose and funding of the Congleton Link Road; 

 Update and clarify the criteria and principles of development, the amount of 
development, development and infrastructure requirements and planning status, 
where necessary, in the strategic site allocations and strategic locations; 

 Amend the strategic site allocations, including amended site extent and areas 
(Sites CS32, CS50) and deletion of Site CS64 (Cheshire Gateway); 

 Make consequential amendments to the text, tables, figures and diagrams 
resulting from the Main Modifications; 

 Update and amend the content of the appendices, including monitoring and 
implementation, housing distribution, amended housing trajectory, components of 
housing supply (including windfalls), and 5-year housing land supply (including the 
“Sedgepool 8” approach).  
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    Other Settlements and Rural Areas 

91. The CELPS-PC allocates 2,950 new homes and 69ha of new employment land to 

the Other Settlements and Rural Areas, including development at the Alderley Park 
Opportunity Site and Wardle Employment Improvement Site, which I deal with 
later in my report.  In terms of the number (110+) and small size of these rural 

settlements, this seems to be a reasonable and proportionate allocation, which 
accords with CEC’s SDUR and reflects the need to provide some homes and jobs  

to meet local needs, as well as their lower position in the hierarchy and local 
constraints.  Since some new development has occurred in the recent past, the 
balance of development (1,250 homes and 4ha of employment land) would be 

identified in the SADPDPD and forthcoming Neighbourhood Plans.   No further 
modifications are therefore needed to settlements in this category of the hierarchy. 

92. Consequently, with the recommended modification, I conclude that the Spatial 
Distribution of Development and Growth to the various towns and settlements is 
appropriate, effective, sustainable, justified with robust evidence and soundly 

based, and fully reflects the overall strategy of the Plan.  I deal with specific issues 
relating to particular settlements on a town-by-town basis, later in my report. 

MATTER 2.4:  PLANNING FOR GROWTH – GREEN BELT, SAFEGUARDED LAND, 
STRATEGIC GREEN GAPS AND OPEN COUNTRYSIDE 

Key issue:    

Is the approach to the Green Belt, Safeguarded Land, Strategic Green Gaps and 
the Open Countryside appropriate, effective, positively prepared, justified, soundly 
based and consistent with national policy? 

Green Belt 

93. Policy PG3 sets out the purposes of the Green Belt and the approach to 

development within it, and also lists the sites which are proposed to be removed 
from the Green Belt for development or Safeguarded Land.  The general policy is 
unchanged from that included in the CELPS-SD, other than updating the list of 

sites and deleting the reference to a new Green Belt around Crewe as a result of 
new evidence and in response to my Interim Views (Appendix 1).  The general 

approach to the Green Belt reflects current national policy (NPPF; ¶ 79-92), but 
the outcome of more recent consultations on proposed amendments to the NPPF 
relating to the Green Belt and the implications of the recent Housing White Paper 

are not yet known; it will be for CEC to consider the implications of any changes to 
national planning policy, including the Green Belt, in future reviews of the CELPS 

and in preparing the SADPDPD.   

94. CEC’s proposals for releasing land from the Green Belt for development or 
Safeguarded Land around the main towns is very contentious, especially for many 

local communities.  However, in my earlier Interim Views, I considered that CEC 
has provided sufficient evidence to establish the exceptional circumstances needed 

to justify altering Green Belt boundaries; this is essentially based on the need to 
allocate sufficient land for market and affordable housing and employment 

development, combined with the adverse consequences for patterns of sustainable 
development of not doing so, since it is not practicable to fully meet the assessed 
development needs of the area without amending Green Belt boundaries.   

95. At submission stage, there was some concern that the justification for releasing 
land from the Green Belt was inadequate and inconsistent.  In my initial Interim 

Views (Appendix 1), I considered that the process and evidence relating to the 
proposed amendments to the Green Belt boundary in the north of the district 
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seemed flawed, particularly the release of sites from the Green Belt and the 

provision of Safeguarded Land; there was also insufficient justification for the 
proposed new area of Green Belt around Crewe.  However, during the suspension 
of the examination, CEC undertook more work to address these matters.   

96. In my Further Interim Views (Appendix 2), I considered that the approach and 
content of CEC’s updated Site-Selection Methodology and Green Belt Assessment 

(GBAU) [RE/F010; PS/E034] reflected national policy and other guidance in the NPPF & 
PPG; it provided a set of objective, comprehensive and proportionate evidence to 
inform CEC’s selection of Green Belt land, which addressed most of the earlier 

shortcomings of the previous Green Belt assessment without “retro-fitting” the 
evidence.  It not only addressed the need to demonstrate exceptional 

circumstances, but also considered alternative options to releasing Green Belt 
land, assessed sites against the purposes of the Green Belt, and considered the 
selection of sites in a sequential manner, prioritising non-Green Belt sites before 

considering Green Belt sites based on their contribution to Green Belt purposes; 
this included assessing their contribution to urban regeneration and took account 

of the assessment of the potential of brownfield/windfall sites likely to come 
forward within the urban areas [PS/E039].   

97. The GBAU included a strategic assessment of 44 general areas in the Green Belt 
throughout Cheshire East, as well as a more detailed assessment of over 400 
smaller parcels of land, to provide a key input into the site-selection process.   

CEC also updated and clarified the final assessment of some sites in response  
to criticisms of others.  No other evidence has comprehensively assessed the 

opportunities for releasing Green Belt land and no new evidence or information 
was presented at the later hearings or in further representations to alter these 
conclusions.  I deal with the site-specific aspects of proposed releases of land from 

the Green Belt on a general and town-by-town basis, later in my report; I also 
understand that the SADPDPD will consider the possibility of identifying further 

smaller scale releases of land from the Green Belt, if exceptional circumstances 
can be demonstrated, in line with the site-selection methodology.  I deal with the 
issue of the new Green Belt originally proposed around Crewe later. 

98. Consequently, and having considered all the evidence and discussions on the 
Green Belt issue, I consider that CEC’s general approach to the Green Belt and  

the selection of sites is appropriate, fully justified, effective, soundly based and 
consistent with national policy.  However, the list of sites in the policy and the 
general extent of the existing Green Belt (Fig 8.1) need to be amended to reflect 

CEC’s latest proposals, including the deletion of Sites CS51 & 64 [MM05].  With 
these recommended modifications, the overall approach to the Green Belt set out 

in Policy PG3 is soundly based and consistent with national policy. 

Safeguarded Land 

99. Policy PG4 sets out CEC’s approach to identifying Safeguarded Land, confirming 

that development will not be permitted in such areas unless it is justified through  
a review of the CELPS, and designating the sites identified as Safeguarded Land.  

The Policy remains unchanged from that in the CELPS-SD, apart from updating the 
list of sites and deleting the reference to identifying further Safeguarded Land in 
Poynton, and its approach is consistent with national policy (NPPF; ¶ 85).  The 

CELPS-PC proposes to release some 200ha of land from the Green Belt for 
Safeguarded Land in the north of the Borough, which is justified in the supporting 

evidence (SLTA) [PS/E031a.5]; various options for the distribution of Safeguarded 
Land were also considered by CEC [RE/F010; Appx 2].  The overall amount of 
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APPENDIX 1 – INSPECTOR’S INTERIM VIEWS & CLARIFICATION (6 & 28/11/14) 
 

CHESHIRE EAST COUNCIL 
EXAMINATION OF THE CHESHIRE EAST LOCAL PLAN STRATEGY 

 

INSPECTOR’S INTERIM VIEWS ON THE LEGAL COMPLIANCE AND SOUNDNESS  
OF THE SUBMITTED LOCAL PLAN STRATEGY 

 

1. Following the adjournment of the hearing sessions on 3 October 2014, I confirmed 
that I would inform Cheshire East Council (CEC) about the future progress of the 
examination.  On 22 October 2014, I indicated that I would let CEC have my interim 
views on the legal compliance and soundness of the submitted Cheshire East Local 
Plan Strategy (LPS) on the basis of the evidence and discussions so far during the 
examination.  CEC has confirmed that it would welcome such communications  
with the Inspector. 

2. Having considered the submitted LPS, the representations, submission documents, 
background evidence, hearing statements, legal submissions and the discussions  
and material submitted so far during the course of the examination, I outline my 
interim views on the legal compliance and soundness of the submitted plan below.  
These views are without prejudice to any final conclusions on the legal compliance  
and soundness of the submitted plan when the examination is completed.  

3. The purpose of these interim views is to inform CEC about whether they have met  
the legal requirements, including the Duty to Co-operate, and whether the approach 
to the overall strategy, including the economic and housing strategy, objective 
assessment of housing needs, settlement hierarchy and spatial distribution of 
development, approach to the Green Belt and Safeguarded Land, and other strategic 
policies, seems soundly based.  These interim views also identify those matters of 
soundness on which further assessment and evidence is needed before the 
examination can continue. 

A.    Summary of interim views  
 

4. In summary, my interim views are that: 

   The Council has met the minimum legal requirements of the Duty to Co-operate; 
   The economic strategy is unduly pessimistic, including the assumptions about economic 

growth and jobs growth, and does not seem to fully reflect the proposals and initiatives  
of other agencies and the extent of site allocations proposed in the submitted plan; 

   There is a serious mismatch between the economic strategy and the housing strategy of the 
submitted plan, particularly in the constrained relationship between the proposed level of 
jobs and the amount of new housing; 

   There are shortcomings in the Council’s objective assessment of housing needs, both in 
terms of establishing an appropriate baseline figure and failing to specifically take into 
account and quantify all relevant economic and housing factors, including market signals 
and the need for affordable housing; 

   The proposed level of future housing provision seems inadequate to ensure the success of 
the overall economic, employment and housing strategy; 

   The proposed settlement hierarchy seems to be justified, effective and soundly based,  
but further work is needed to justify the spatial distribution of development, including 
addressing the development needs of settlements in the north of the district; 

   The process and evidence relating to the proposed amendments to the Green Belt boundary 
in the north of the district seem flawed, particularly the release of sites from the Green Belt 
and the provision of Safeguarded Land, and there seems to be insufficient justification for 
establishing a new Green Belt in the south of the district; 

   Most of the concerns about the content and soundness of other strategic policies can 
probably be overcome by detailed amendments to the wording of the policies and 
accompanying text.   
 

B.    Legal and Procedural requirements, including the Duty to Co-operate  

5. Section 19 of the Planning & Compulsory Purchase Act 2004 (as amended) requires 
development plans to be prepared in accordance with the Local Development Scheme, 
to have regard to national policies and guidance and to the Sustainable Community 
Strategy, and to comply with the Statement of Community Involvement.  It also 
requires the Council to carry out a sustainability appraisal of the proposals in the plan 
and prepare a report of the findings of the appraisal. 
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Settlement hierarchy and spatial distribution of development  

70. The settlement hierarchy set out in Policy PG2 comprises Principal Towns, Key Service 
Centres, Local Service Centres and other rural settlements, and is largely justified in 
the supporting evidence58.  The determining factors include population, the number of 
households and retail units and amount of employment, along with services, transport 
and accessibility, reflecting the existing role and function of the centre; these factors 
have been tested and updated.  Minor changes to the text of the policy and the 
accompanying text, as suggested59, including more accurately reflecting the growth 
strategy for individual settlements, would clarify the situation.   

71. There is no dispute that the largest towns in Cheshire East, Crewe and Macclesfield, 
are appropriately designated as Principal Towns in the hierarchy.  Similarly, most of 
the towns designated as Key Service Centres (KSC) and Local Service Centres (LSC) 
are appropriate and justified.  Some parties consider Congleton should be elevated  
to the status of a principal town, but it is considerably smaller than Crewe and 
Macclesfield and has fewer retail units and employment.  Others consider there  
should be an upper tier of KSCs, including the larger towns of Congleton, Wilmslow, 
Sandbach & Nantwich, but there is no clear differentiation in the role and function of 
these settlements and this would unduly complicate the hierarchy.   

72. Some question whether Handforth should be designated as a KSC, but given the range 
of existing facilities, this is the function it performs (which has little to do with the 
proposals for the NCGV).  Others consider settlements such as Alderley Edge and 
Holmes Chapel should be KSCs, but these are smaller in size and do not have the full 
range of facilities.  Similar factors apply to smaller settlements, such as Wybunbury 
and Rode Heath, which some contend should be designated as LSCs.  Earlier versions 
of the plan had a separate category of “sustainable rural villages”, but it is difficult  
to differentiate between these smaller settlements and it makes the hierarchy too 
complicated60.  These settlements contain few services, with limited access to public 
transport and few employment opportunities; their ability to accommodate further 
development will be considered at the Site Allocations stage.  Consequently, the 
settlement hierarchy seems to be justified, effective and soundly based. 

73. The proposed spatial distribution of development set out in Policy PG6 is justified with 
a range of evidence61, and has evolved during the preparation of the plan.  Various 
alternative spatial options and levels of development were considered when the Issues 
& Options, Town Strategies and Development Strategy were prepared and assessed 
through the SA process, and the allocation of development to specific towns was a 
major feature at the consultation stage of the Town Strategies.  The main factors 
influencing the spatial distribution of development include the settlement hierarchy, 
development opportunities, infrastructure capacity, policy constraints (including Green 
Belt), physical constraints, sustainable development, deliverability and viability, 
sustainability appraisal, vision and strategic priorities, consultation responses and 
other material factors.  The main issue is whether the proposed distribution of 
development properly reflects these factors. 

74. There is little dispute about directing most new development to the principal towns  
of Crewe and Macclesfield; indeed, some suggest that more development should be 
directed to these towns.  Crewe has the lion’s share of new development, but any 
greater amounts could raise deliverability issues given the infrastructure constraints, 
particularly access and roads; although the inclusion of site allocations outside Crewe 
at Shavington within the figures for Crewe is questionable.  Further development at 
Macclesfield could be limited by Green Belt and infrastructure constraints.  Higher 
levels of development are generally directed to those towns which are unaffected by 
Green Belt constraints, and some imbalances between new housing and employment 
allocations are mainly explained by existing development opportunities/commitments.     

75. The main concern is the limited amount of development which is directed to the towns 
in the north of the area, particularly Handforth, Poynton, Knutsford and Wilmslow, but 
this is largely explained by Green Belt constraints; but even here, there are significant 

                                       
58  BE046; PS B006b 
59  PS D003.012 
60  PS D003.013 
61  including PS B006b; SD003; SD015; SD18-19; SD007; BE005; BE046; BE054; BE056-76; BE083-099; BE100  
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releases of land from the Green Belt (including the NCGV).  Development in other 
Green Belt settlements (like Congleton and Alsager) is largely directed away from the 
Green Belt.  However, although an almost endless list of permutations of the spatial 
distribution of development could be drawn up, I am concerned that the proposed 
distribution may not fully address the development needs and opportunities at all  
the towns and settlements, particularly those in the north of the district.   

76. These settlements are confined by the existing Green Belt, but there is also a need  
to promote sustainable patterns of development62, which address the future housing, 
employment and other development needs of these settlements.  The limited amount 
of new housing proposed in Green Belt settlements such as Poynton, Knutsford and 
Wilmslow is very contentious; the proposed levels of housing at these settlements will 
not meet their needs, and insufficient consideration seems to have been given to how 
these needs will be met.  Many potential sites were assessed during the preparation of 
the LPS, but specific options which envisage the development of smaller sites within 
the built-up area or on the fringes of these settlements do not seem to have been fully 
considered.  Whilst this could be reconsidered at the Site Allocations stage, it may 
have unduly influenced decisions to release larger Green Belt sites in the LPS.   

77. It is also unclear as to whether CEC considered a spatial distribution option related  
to the existing population distribution and future housing needs of each settlement.  
Moreover, in some cases, the total amount of housing development proposed at some 
settlements has already been exceeded by existing commitments and proposals in the 
LPS, leaving little room to make further allocations at the Site Allocations stage63.     

78. Consequently, some further work may need to be undertaken to review and fully 
justify the proposed spatial distribution of development.  Although the LPS is 
essentially a strategic plan, focusing on strategic allocations, such work may need to 
examine the possibility of releasing smaller-scale sites in and around the fringes of 
existing towns and settlements, including those in the Green Belt, to inform further 
work at the Site Allocations stage.     

79. Some parties consider that the overall amount of development for the LSCs should  
be apportioned between each of the settlements.  However, this is a matter more 
appropriately considered in greater detail at the Site Allocations stage, particularly 
given the relatively limited amount of development which is likely to occur at these 
smaller centres.  Others consider that higher levels of development should be directed 
to the smaller rural settlements, and possibly disaggregated to each of these 
settlements.  However, some of these settlements are very small, there are many of 
them, and they will probably only accommodate a limited amount of development; 
these matters are best considered at the Site Allocations stage.   

80. It therefore seems to me that although the settlement hierarchy is appropriate, 
justified and soundly based, some further work may be required to justify the 
proposed spatial distribution of development, particularly to address the development 
needs and opportunities of the Green Belt settlements in the north of the district. 

Green Belt & Safeguarded Land 

81. The approach to the Green Belt and Safeguarded Land, particularly the release of  
such land to accommodate new development, is a contentious element of the LPS.  
The submitted plan proposes to release 16 sites, mainly in the north of the district, 
from the Green Belt, either for housing and/or employment development (over 200ha) 
or as Safeguarded Land (over 130ha), as well as establishing a new area of Green Belt 
to the west, east and south of Crewe.  Detailed Green Belt boundaries will be defined 
on the Local Plan Policies Map, either in the LPS or the Site Allocations Local Plan. 

82. The NPPF (¶ 82-85) confirms that once established, Green Belt boundaries should  
only be altered in exceptional circumstances, through the preparation and review  
of the Local Plan; it also advises that new Green Belts should only be established  
in exceptional circumstances and sets out the factors to be considered.  CEC has 
provided evidence to justify its approach64; this identifies that the exceptional 
circumstances needed to justify altering Green Belt boundaries are essentially the 

                                       
62  NPPF (¶ 84) 
63  PS B025c 
64  SD015; BE011; BE012; PS B006b 
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APPENDIX 2 – INSPECTOR’S FURTHER INTERIM VIEWS (11/12/15) 
CHESHIRE EAST COUNCIL 

EXAMINATION OF THE CHESHIRE EAST LOCAL PLAN STRATEGY 
 

INSPECTOR’S FURTHER INTERIM VIEWS ON THE ADDITIONAL EVIDENCE 
PRODUCED BY THE COUNCIL DURING THE SUSPENSION OF THE EXAMINATION 

AND ITS IMPLICATIONS FOR THE SUBMITTED LOCAL PLAN STRATEGY  
 

1. Following the first round of hearings of the Cheshire East Local Plan Strategy 
examination in September-October 2014, I published my Interim Views on the legal 
compliance and soundness of the submitted Plan1.  Cheshire East Council (CEC)  
then asked me to formally suspend the examination to enable further work to be 
undertaken2.  This involved reassessing the economic strategy, housing need and 
employment land requirements, aligning the economic and housing strategy, updating 
the Green Belt Assessment, reviewing the amount of Safeguarded Land and the need 
for a new Green Belt in the south of the borough, and revising the Spatial Distribution 
of Development.  CEC also undertook Urban Potential/Edge of Settlement Assessments 
and set out a Site-Selection Methodology, commissioned further highway studies,  
outlined suggested revisions to the submitted Plan and updated the Sustainability 
Appraisal and Habitats Regulations Assessment.  During this period, technical 
workshops and meetings with stakeholders and other interested parties were held  
to discuss the additional evidence.     

2. On 21 July 2015, CEC’s Cabinet3 endorsed the additional evidence and suggested 
revisions to the submitted Plan for publication, additional stakeholder engagement and 
submission to the examination.  On 31 July 2015, CEC asked me to formally resume 
the examination4, which I confirmed on 14 August 20155, and later invited participants 
to submit brief statements addressing the main matters and issues raised by the 
additional evidence. 

3. Following a Procedural Meeting on 6 October 2015, I resumed the hearing sessions  
of the examination on 21-30 October 2015.  The purpose of these hearings was to 
review the additional evidence produced during the suspension period, assess its 
implications for the submitted Local Plan Strategy, and consider whether it had 
addressed the concerns set out in my earlier Interim Views.  Following these hearings, 
CEC asked me to set out my Further Interim Views on these matters. 

4. CEC would undoubtedly wish me to fully endorse the key elements and conclusions of 
the additional evidence produced during the suspension of the examination.  However, 
this is not possible for several reasons.  Firstly, the scope, nature and content of the 
additional evidence has significant and wide-ranging implications for the submitted 
Local Plan Strategy (LPS), not only for the overall amount of housing, the economic 
strategy and employment land requirements, but also the replacement of a proposed 
new area of Green Belt in the south of the borough with a Strategic Green Gaps policy 
and a reassessment of the amount of Safeguarded Land.  In addition, it will require the 
identification of additional or amended strategic site allocations to meet the revised 
development requirements, which will probably include releasing land from the Green 
Belt, particularly in the north of the borough; CEC has not yet made any decisions on 
the revised selection of strategic sites to meet these needs.   

5. Furthermore, although CEC has informed and engaged with stakeholders and other 
interested parties about the additional evidence during the suspension period, this 
evidence has not been subject to wider-ranging formal public consultation.  Many 
divergent views were expressed during the engagement process and at the resumed 
hearings, but there is little common ground, and there may be other views expressed 
by those outside the current examination process.  I would not wish to pre-judge,  
pre-empt or circumscribe any further views expressed as a result of any future public 
consultation about the amendments to the submitted LPS and the supporting evidence. 
Any views given in this interim report are entirely without prejudice to my 
final conclusions on the soundness and legal compliance of the submitted or 
any amended Plan. 

                                       
1  PS/A017a/b-A018 
2  PS/B033 
3  PS/E031/a.1-6 & PS/E032-E043  
4  PS/E030 
5  PS/A037 
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of the borough.  However, CEC may wish to consider publicising the final list of selected 
site allocations before public consultation, so that stakeholders and local communities 
can provide up-to-date information on availability and deliverability and ensure that all 
other potential sites have been assessed; this may help to reduce the time spent at 
any further hearing sessions considering the delivery of these and other “omission” 
sites.  Both the key stages of the SSM and the approach and methodology of the UPA  
& ESA for assessing urban potential were presented and discussed at the technical 
workshops during the suspension period and there is no dispute or lack of agreement 
with neighbouring local authorities about the methodology.     

64. On this basis, the UPA & ESA seem to adequately consider the potential for 
development within and around the existing towns and settlements within Cheshire 
East, including settlements in the north of the borough, in a consistent, transparent, 
objective and comprehensive manner, with a reasonable balance between brownfield 
and greenfield sites, having regard to the GBAU.  The SSM formalises the site-selection 
process and, subject to further detail about the later stages of the process, seems  
to represent a reasonably consistent, objective and comprehensive methodology  
to identify and select strategic and other site allocations without retro-fitting the 
evidence.  As such, this evidence seems to be appropriate, consistent, objective, 
comprehensive, justified and effective, providing a soundly based framework of 
evidence for identifying and selecting strategic and other site allocations, in line  
with the guidance in the NPPF and PPG [ID-3]. 

v. Revised Spatial Distribution of Development  

65. CEC appointed consultants to identify and assess various options for reviewing the 
Spatial Distribution of Development required as a result of the proposed increase in the 
amount of housing and employment development42 (SDUR).  The consultants drew up 
profiles for each of the 24 major settlements identified in LPS Policy PG6, analysing key 
demographic, housing and employment data, took account of the findings of the UPA, 
EPA & GBUA, identified and tested 5 options for distributing growth and selected Option 
6 after earlier options had been assessed by SA & HRA; the methodology is set out in 
the study and in CEC’s hearing statements43.  As I said in my earlier Interim Views44, 
there are almost endless permutations for the spatial distribution of development;  
the key issue is whether CEC’s preferred option is coherent, comprehensive, rational, 
logical and supported by proportionate and available evidence, having regard to 
physical and policy constraints. 

66. The SDUR finds that the spatial distribution set out in Policy PG6 of the submitted LPS 
is broadly justified, and focuses on distributing the additional development needed as  
a result of the increased housing and employment requirements.  It also addresses  
the need to contribute to sustainable development, explore alternative options, and 
address the spatial implications of economic, social and environmental change, using a 
proportionate and up-to-date evidence base, in line with the NPPF (¶ 151-154; 158) 
and PPG [ID-12].  It is a comprehensive and thorough report which addresses all stages 
of the methodology in a logical and coherent manner.  It not only takes account of the 
additional studies produced during the suspension period, but also considers factors 
such as infrastructure requirements, highways/traffic implications, economic strategies, 
development needs, deliverability and viability, Green Belt and sustainability.  The 
broad range of options are plausible, based on proportionate growth, employment-led 
and constraint-led approaches, with a hybrid option; the preferred Option 6 emerged 
only after further SA/HRA work had been undertaken and the results of other studies, 
including the UPA, ESA & GBUA, had been incorporated.   

67. The most contentious issue is the balance of development between the north and south 
of the borough, and whether sufficient development would be allocated to the northern 
settlements, particularly those lying within the Green Belt.  The preferred option directs 
most of the additional employment development to Macclesfield and settlements in  
the north of the borough, and increases the allocation of housing growth to these 
settlements from 23-25%, reducing the share to Crewe and the southern settlements 
from 61-57%; this represents a 7% swing to the north, whilst increasing the overall 
amount of housing at the principal towns of Crewe and Macclesfield.  It takes account 

                                       
42 PS/E035 
43 RM4.001-001a; RE/B011 
44 PS/A017b 
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of the particular characteristics and needs of each settlement, Green Belt constraints 
around the northern settlements and the results of the UPA, EPA & GBAU.  It reflects 
the shortage of housing and employment opportunities in the northern settlements and 
recognises the particular shortage of employment land at Macclesfield, Congleton, 
Middlewich, Sandbach and Alsager, as well as the need for more housing at Poynton, 
Knutsford, Handforth, Wilmslow and Nantwich.  In some cases, the additional amounts 
of housing are significant, and will bring challenges when selecting the specific strategic 
site allocations, but the levels of new development seem to reflect the development 
needs, constraints and opportunities at these settlements.  

68. The SDUR considers alternative options, and recognises that channelling too much 
development to areas beyond the North Cheshire Green Belt to the south of the 
borough would result in unsustainable patterns of development and commuting,  
and would not address the development needs of the northern settlements.  There is  
a need for a reasonable balance of development throughout the borough, and the 
allocation of more development to the northern settlements would almost inevitably 
result in the loss of some Green Belt land.  The UPA & EPA identify a large “pool” of 
sites from which strategic site allocations could be made to meet the development 
needs of each settlement, and issues about specific sites will be addressed later in the 
examination.  There is also a need for a transparent and consistent judgement based 
on the available evidence, which is reflected in the SDUR study.    

69. Some participants contend that an objective assessment of housing need should have 
been undertaken for each of the settlements, or at least for the northern and southern 
settlements.  However, this approach is not required by either the NPPF or the PPGs, 
and the SDUR has taken into account market signals and housing need in the housing 
sub-markets for each of the settlements when establishing the preferred spatial 
distribution of development.  Some participants would prefer a more proportionate 
distribution based on the population or size of each settlement, but this would fail to 
reflect the characteristics, needs and constraints of each settlement; others would 
prefer less development distributed to the northern settlements, but this would not 
address their particular development needs.     

70. Whilst some participants press the case for more or less development at particular 
settlements, the SDUR is the only evidence that comprehensively addresses all the 
relevant factors for all of the towns and settlements in Cheshire East and undertakes  
a comprehensive spatial distribution across the borough.  Furthermore, the presence  
of long-established Green Belt around the northern settlements is an important factor; 
it is a key national constraint policy in terms of considering the spatial distribution of 
development, as the NPPF (¶ 79) confirms.  The revised spatial distribution of 
development was discussed at the technical workshops and meetings, and although a 
wide range of views was expressed, there seemed to be little common ground.  Clearly, 
the revised spatial distribution of development is likely to be a key consideration when 
further public consultation takes place on the amended LPS.  

71. Much will depend on the final selection of strategic sites, but at this stage and on the 
basis of the evidence and discussions at the resumed hearings, the additional evidence 
supporting the revised spatial distribution of development seems to represent a 
realistic, rational and soundly-based starting point for the spatial distribution of 
development; it is justified by a proportionate evidence base and takes account of the 
relevant factors, including the crucial importance of the Green Belt and the outcome of 
the other studies undertaken during the suspension period.  It also seems to be based 
on sound technical and professional judgements and a balancing exercise, which 
reflects a comprehensive and coherent understanding of the characteristics, 
development needs, opportunities and constraints of each settlement.  However,  
until the final distribution of development is determined, including the specific site 
allocations to be made, I cannot firmly endorse the revised spatial distribution of 
development, particularly since new or site/area specific issues may be raised relating 
to the revised spatial distribution of development during the forthcoming public 
consultation period. 
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SECTION 20 

 

REPORT ON THE EXAMINATION INTO THE LICHFIELD DISTRICT LOCAL 
PLAN: STRATEGY 

 
 
 
 
 
 
 
 
 
 
Document submitted for examination on 22 March 2013 

Examination hearings held between 24 June and 10 July 2013 and between 9 
October and 17 October 2014 
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Non-Technical Summary 
 
This report concludes that the Lichfield District Local Plan: Strategy provides an 
appropriate basis for the planning of the District, as long as a number of 
modifications are made.  Lichfield District Council has specifically requested me to 
recommend any modifications necessary to enable this plan to be adopted.   
 
All of the necessary modifications were proposed by the Council. 
 
The Main Modifications can be summarised as follows: 

 That the Council will carry out an early review or partial review of the plan 
if further housing provision is needed to meet the needs of Birmingham or 
Tamworth.  Alternatively, in the case of Tamworth, the need for further 
housing provision could be dealt with through the Lichfield District Local 
Plan: Allocations document (MM1);  

 That the housing requirement is expressed as a minimum  (MM2); 
 That the role of the sites identified as having the greatest opportunity for 

wind energy development be clarified (MM3);  
 That phasing restrictions be removed from the Strategic Development 

Allocations and the Broad Development Location identified in the plan 
(MM4- MM8); 

 That the extent of the zone of influence of the Cannock Chase Special Area 
of Conservation be defined (MM9); 

 That the end date of the plan be extended from 2028 to 2029 (MM10); 
 That the minimum housing requirement for the period 2008 – 2029 be 

increased to 10,030 dwellings (MM11);  
 That additional Strategic Development Allocations at Cricket Lane, 

Deanslade Farm and Fradley East be identified (MM12 – MM24); and  
 That Policy H2 be amended to bring it in line with nationally set thresholds 

(MM25). 
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Council also, in effect, took account of the fact that these sites were in 
Green Belt.  So, although the exceptional circumstances test is not 
specifically referred to in the Supplementary Green Belt Review, the 
Sustainability Appraisal or the Plan, I am satisfied that the Council had it 
in mind when it made its decision to remove two sites from Green Belt. 
 
Too Much Credence Given to Strategy   

195. It was argued that the Council gave too much credence to an urban/key 
centre focussed strategy in the submitted Plan.  The point being made 
was that the Council should have looked afresh at where the increased 
number of houses, in total, should be located.  It could, for example, 
have looked again at the merits of a new settlement as a way of 
accommodating some or all of the total number of houses needed rather 
than take the approach that it did of appraising new settlements only as a 
way of accommodating the additional houses. 
 

196. While such an approach was open to the Council I do not consider that 
the Council was bound to take it.  It is entirely legitimate for the Council 
to seek to find additional sites that are consistent with the strategy of the 
submitted Plan, particularly as I had already endorsed that strategy in my 
Interim Findings. 
 
Too Little Credence Given to Strategy   

197. It was argued that by taking land out of Green Belt the Council gave too 
little credence to the Plan’s strategy as this sought to minimise Green Belt 
releases.  When assessing ways of accommodating the additional housing 
land required the Council should have adopted a sequential approach and 
looked first at alternatives which conformed with all aspects of the 
strategy. 
 

198. However, while the strategy seeks to minimise Green Belt releases it has 
never ruled them out in the longer term.  The submitted version of Core 
Policy 1 made clear that changes to Green Belt boundaries around the 
edge of Lichfield city to meet longer term needs would be considered.  
The need to find additional housing sites has simply brought the process 
forward.  I see no reason, therefore, why the Council should have 
adopted the sequential approach suggested. 
 
Green Belt as a Last Resort   

199. The fact that land is in Green Belt should not be taken lightly, it should be 
released only in exceptional circumstances.  So, for example, it would be 
legitimate for the Council, as it has done elsewhere, to select a site 
although it was somewhat less sustainable in other respects than 
alternative sites  but which avoided developing in Green Belt.    
 

200. However, I can find no justification in the Framework, in Planning 
Guidance or indeed in the case of I M Properties96 for the proposition that 
Green Belt land should be released only as a last resort.  This would be to 
accept that sustainability is the servant of Green Belt designation - which 

 
96 CD 5-26.  I M Properties v Lichfield District Council.  Paragraph 96. 
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it is not.  On the contrary, as has already been established, the duty in 
determining Green Belt boundaries is to take account of the need to 
promote sustainable patterns of development.  
 
Suitability of Deanslade Farm and Cricket Lane for Green Belt Release   

201. The Council, on the basis of information contained in its Supplementary 
Green Belt Review and Sustainability Appraisal, has concluded that the 
release of the sites at Cricket Lane and Deanslade Farm would not cause 
unacceptable harm to the purposes of including land in Green Belt. Both 
sites obviously have a role to play in safeguarding the countryside from 
encroachment and the higher portions of Deanslade Farm form part of 
the landscape around the city of Lichfield which in its undeveloped state 
helps preserve the historic character and setting of that city.   
 

202. However it is proposed that the upper part of Deanslade Farm would 
remain in Green Belt and be incorporated into a District Park.  The lower 
part of the site could be developed without having a major impact on the 
open aspect of views towards the city.  The provision of the Country Park 
would help provide a strong defensible boundary to the Green Belt at 
Deanslade Farm.  Cricket Lane already has such boundaries, being 
contained within the A38, London Road and Cricket Lane. 
 

203. Having visited these sites and examined the evidence I agree with the 
Council’s conclusion that their deletion from Green Belt would not cause 
unacceptable harm to the purposes of including land in Green Belt. 
 
Conclusions on Additional Sites   

204. The focus of concern at the resumed hearings was not so much that 
Cricket Lane and Deanslade Farm were unsuitable, undeliverable, 
undevelopable or unviable but rather that there were better sites which 
should have been selected.  This argument was put forward in favour of 
Brookhay Villages, of sites at Burntwood, of various sites in the rural area 
including sites at Fazeley, Armitage and Stonnall, of the site at Watery 
Lane and of the site at Fradley West.  These arguments are not, however 
borne out by the findings of the Sustainability Appraisal which I have 
examined at length and have concluded are reliable.  These findings 
indicate that the additional sites selected by the Council are the most 
suitable. 
 

205. I have already considered a number of these alternative sites earlier in 
this report and concluded that they were not more suitable than the sites 
allocated in the submitted version of the Plan.  A number of the 
comments which I made about Brookhay Villages (Paragraphs 178-187), 
about sites at Burntwood (paragraph 131) and about sites in the rural 
area (paragraph 164) hold good when comparing these sites to the 
additional sites selected by the Council. 
 

206. New information was submitted in support of the site at Watery Lane but 
as I have concluded earlier in this report (paragraph 99) I see no reason 
to dispute the judgement that this site is less sustainable than the 
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1.0 INTRODUCTION 

1.1 Background 

1.1.1 PTB Transport Planning Ltd has been commissioned by Richborough Estates 
to provide transport advice for a potential residential development at land off 
Birmingham Road, Water Orton; with a view to the site being included as a 
Local Plan proposal.  The site location is indicated on Figure 1.1. 

1.1.2 It is anticipated that the site will include circa 85 dwellings (at 30 dph). The 
proposal will comprise of a mix of housing types. 

1.1.3 For the purposes of this assessment, we are testing the site as mainly private 
residential dwellings, which generally have higher residential trip rates than 
social housing, but the proposal will of course include affordable housing 
units. 

1.2 Structure and Purpose of the Report 

1.2.1 This report is intended to provide an initial transport appraisal of the site in 
potential residential use, including the site access to the proposal.  The 
purpose of the report is to support Local Plan representations for the 
development in residential use. 

1.2.2 Following this introduction, the report is set out as follows: 

• Chapter 2 – Development Proposals; 

• Chapter 3 – Traffic Generation, Distribution and Assignment; 

• Chapter 4 – Sustainable Travel; 

• Chapter 5 – Summary and Conclusion. 

1.3 Limitations of this Report 

1.3.1 This report has been undertaken at the request of Richborough Estates, and 
thus should not be entrusted to any third party without written permission from 
PTB Transport Planning Ltd.  However, should any information contained 
within this report be used by any unauthorised third party, it is done so entirely 
at their own risk and shall not be the responsibility of PTB Transport Planning 
Ltd. 

1.3.2 This report has been compiled using data from a number of external sources 
(such as TRICS and public transport operator websites); whilst these sources 
are considered to be trustworthy, PTB Transport Planning Ltd is not 
responsible for the accuracy of the data provided by these sources. 
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2.0 HIGHWAY NETWORK AND DEVELOPMENT PROPOSALS 

2.1 Highway Network and Traffic Conditions 

2.1.1 Birmingham Road is approximately 7.4m wide with footways either side of the 
carriageway combined with verge on the site side of the Birmingham Road. In 
proximity to the proposed site access, footways are in excess of 2.0m 
opposite the site and about 1.2m plus verge on the site side of Birmingham 
Road. 

2.1.2 To the west of the proposed site is Plank Lane, a 5.1m road with footways of 
1.5 - 2.0m either side of the road.   

2.1.3 Street lighting is present on Birmingham Road and Plank Lane and both are 
subject to a 30mph speed limit in proximity to the proposed development. 
Birmingham Road has traffic calming measures along its route past the 
development site including speed control cushions and minor carriageway 
narrowing at points (two-way movement still possible).  

2.1.4 Traffic conditions around the proposed site access are moderate during the 
morning peak hour, with no capacity/delay issues observed during site visits. 
Plank Lane is lightly trafficked.   

2.1.5 Limited queuing was also noted during the morning peak hour at the 
Birmingham Road/Marsh Lane and Marsh Lane/Coleshill Road junctions.  
Delays during this period delays were low.  However, as part of any 
subsequent Transport Assessment to support a planning application, the 
impact of the development would be tested in more detail. 

2.1.6 No parking was noted on the Birmingham Road in proximity to the 
development site during site visits.  A limited level of parking was noted on 
Plank Lane on the approach to its junction with Birmingham Road (although 
dwellings here have off-street parking) and also on Plank Lane alongside the 
open space/play area close to Vicarage Road and the school at school 
opening/closing times. 

2.2 The Site 

2.2.1 The development site comprises of open fields between dwellings and is 
located just to the west of the village centre of Water Orton. The development 
site is bounded by Birmingham Road to the north, open fields (the possible 
location of a relocated new primary school) to the south and housing to the 
northwest and east. To the southwest, the proposed development is bordered 
by Plank Lane. 

2.2.2 The development option would be for up to 85 houses.  The access road to 
the site will serve a residential street layout.  It is intended that dwellings will 
have allocated off-street parking provided on driveways and/or in garages. An 
Indicative Site Layout is included as Appendix A. 
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2.3 Site Access 

2.3.1 Access to the new development is proposed by means of a new road, which 
will provide access to the site layout via a T-junction with Birmingham Road. 
The speed limit at this location is 30mph.  The access is shown on Drawing 
T17532.001. 

2.3.2 The site access junction will be provided through hedgerow/trees which form 
the northern boundary of the development site.  The access road will be 
provided at a width of 5.5m plus two x 2.0m footways. This is more than 
sufficient to accommodate the proposed development traffic. 

2.4 Accident Data 

2.4.1 We have investigated the Crashmap database to assess whether there are 
any existing accident issues near the proposed site access. 

2.4.2 The data for the five-year period 2012 to 2016 indicates that there have been 
three personal injury accidents (PIA) reported at Birmingham Road between 
the Plank Lane/Birmingham Road T-junction and Orton Close/Birmingham 
Road T-junction, within proximity to the proposed access to the development 
site.  

2.4.3 A total of two ‘slight’ accidents are reported to have taken place along 
Birmingham Road to the east of the proposed new site access. A ‘fatal’ 
accident was recorded to the west of the proposed development at the 
Birmingham Road/Plank Lane T-junction.  

2.4.4 Although all PIAs are regrettable, particularly fatal and serious accidents, 
there is no pattern to the accidents observed near the proposed site access. 
Neither is there any undue cause for concern in relation to the volume of 
accidents observed in the vicinity of the site. 
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3.0 TRAFFIC GENERATION, DISTRIBUTION AND ASSIGNMENT  

3.1 TRICS Assessment 

3.1.1 The traffic generation for the proposed development has been assessed using 
the TRICS 7.3.4 database and has been carried out in accordance with the 
TRICS Good Practice Guide (2016). 

3.2 TRICS Parameters 

3.2.1 Within the TRICS assessment work, the following parameters have been 
used:  

• Sites from Greater London and all Republic of Ireland and Northern 
Ireland sites removed. 

• Proposed Private Housing use:  

o Range – 50 to 150 dwellings; 

o 14 surveys available in database (1 survey automatically 
excluded); 

o A further 3 surveys removed: 

� DV-03-A-02 as too many bungalows; 

� NY-03-A-06 as too many bungalows; and 

� NY-03-A-09 as too many bungalows. 

o 10 surveys used for calculation of trip rates. 

Table 1 - TRICS Assessment – Residential, 85 Dwelli ngs 

Peak Period 
Trip Rate (per dwelling) Trips 

Total 
In Out In Out 

AM 0.156 0.385 13 33 46 

PM 0.329 0.164 28 14 42 

NB: AM peak is 08:00-09:00 and PM peak is 17:00-18:00; trips have been rounded. 

3.2.2 The TRICS output for residential dwellings is provided in Appendix B. 

3.2.3 Table 1 indicates that a residential site of 85 dwellings would generate 46 two-
way, AM peak hour vehicle trips and 42 two-way, PM peak hour vehicle trips.  

3.3 Traffic Impact 

3.3.1 The forecast traffic generation indicates a maximum predicted peak hour two-
way traffic generation of about one vehicle every 1.3 minutes at the 
development access.  Even if trip rates were 30% higher development traffic 
would result in only about one vehicle per minute in peak hours. 
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3.3.2 The forecast level of traffic associated with the residential development is 
therefore considered to be minimal. At this stage, it is considered that the 
overall impact of development traffic on surrounding local roads will be 
negligible. 

3.4 Traffic Distribution and Assignment 

3.4.1 Any subsequent planning application will be accompanied by a Transport 
Assessment that will include more detail on likely traffic routeing utilising 
journey to work data from the latest available census. 

3.4.2 Any application will also be accompanied by a Travel Plan to encourage use 
of sustainable modes of transport. 

3.4.3 For the purposes of this assessment, it is clear from site observations that the 
proposed access arrangement can deal with the predicted level of traffic from 
the development proposal. 
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4.0 LOCAL FACILITIES AND SUSTAINABLE TRAVEL 

4.1 Local Facilities 

4.1.1 A range of local facilities near to the site are noted below along with walk 
distances from the centre of the proposed residential development; these 
include (but are not limited to): 

• Satis House Medical Practice = 235m 

• The Village Cantonese = 400m 

• Water Orton Fish Bar = 405m 

• Cutfellas = 405m 

• Rumbles (Sandwich Shop) = 410m 

• Lox (Hairdressers) = 415m 

• Lloyds Pharmacy = 415m 

• Water Orton Pizza = 415m 

• Water Orton Dental Centre = 420m 

• Open Space/Equipped Play Area = 420m 

• Tesco Express = 450m 

• Methodist Church = 475m 

• The Dog Inn = 520m 

• St Peter and St Paul’s Church = 560m 

• Water Orton Primary School = 575m 

• Orchard Nurseries = 600m 

• Digby Hotel = 625m 

• The Link Community Centre = 640m 

• Sellars General Store = 670m 

• Water Orton Cricket Club = 700m 

• Water Orton & District Tennis Club = 1.3km 

• Park Hall Academy = 1.4km 

4.1.2 Facilities such as; a doctors’ surgery, a dentist, various takeaway food outlets, 
hairdressers, a pharmacy, play areas, nursery facilities, a mini-market, a 
general store, leisure facilities, churches, a community centre, and a primary 
school, are all within an 800m walk of the centre of the development site.  This 
distance is within the distance that Manual for Streets (MfS) refers to as a 
walkable neighbourhood (800m). 
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4.1.3 Water Orton Primary School is about a 575m walk along footpaths crossing 
fields south of the residential proposal and then via Plank Lane and the open 
space/play area to the school.  Park Hall Academy is just 1.4km from the 
proposal site which is well within the 2km preferred maximum walking 
distance recommended in the IHT Guidance (Table 3.2 Guidelines for 
Providing for Journeys on Foot). 

4.1.4 Figure 4.1 indicates the amenities described above in plan form. The 
measured distances to the facilities illustrated on Figure 4.1 have been 
rounded to the nearest hundred metres. 

4.2 Sustainable Travel 

Walk 
 
4.2.1 Birmingham Road and Plank Lane have footways and are subject to a 30mph 

speed limit. To the east of the proposed development, the B4118 -Birmingham 
Road has speed/traffic calming measures (road humps) and all roads in the 
vicinity of the site have street lighting. 

4.2.2 Both Plank Lane and Birmingham Road, which bound the proposed 
development, are lightly trafficked. The available footways provide safe 
walking routes for pedestrians in all directions.  The site access will include 
footways either side of the access to connect to the existing footway network. 

4.2.3 There are informal crossing points of Birmingham Road on the route towards 
the railway station and the adjacent car park.  There is also a zebra crossing, 
in two parts with a central reserve area, across Marsh Lane on the route to 
the shops in the village centre.  There is also a zebra crossing of Birmingham 
Road in the area fronting the shops. 

Cycle 
 
4.2.4 We have investigated SUSTRANS mapping to determine the national and 

local cycle network available in the vicinity of the proposal site. 

4.2.5 Approximately, 2.8 miles to the northwest of the proposed development, 
National Cycle Network (NCN) Route 534 travels alongside Plants Brook and 
is part of a new cycleway between Sutton Coldfield and Castle Vale. 

As Birmingham Road has speed restraint measures in proximity to the 
proposed development and is subject to a 30mph speed limit it is considered 
to be safe and suitable for use by proficient and even less experienced 
cyclists, as are all other roads in the village. 

Bus 
 
4.2.6 Bus services can be accessed from the Plank Lane and Railway Station bus 

stops on Birmingham Road; these stops are positioned within a 350m walk of 
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the centre of the proposed development. The nearest bus stops to the 
development are on Birmingham Road west of Plank Lane. Both sets of bus 
stops provide access to the 16S and 70 bus services. 

Table 2 - Local Bus Service Frequencies 

Service 
No. Route 

Frequency (mins) 

Pks Day Eve Sat Sun 

16S 

Smith’s Wood opp Park Hall 
School – Water Orton – Curdworth 

– Lea Marston - Kingsbury – 
Kingsbury School 

N/A 
1 per 
day N/A N/A N/A 

70 

Birmingham – Ward End (Fox & 
Goose) – Castle Bromwich – 

Water Orton – Coleshill – 
Chelmsley Wood 

30 
mins 

30 
mins 

60 
mins 

30 
mins 

60 
mins 

 
4.2.7 The 16S is a school service and operates only on school days.  The number 

70 bus provides weekday services to destinations including; Birmingham, 
Ward End, Castle Bromwich, Coleshill and Chelmsley Wood. 

4.2.8 The 70 bus provides a weekday service at a frequency of one bus every 30 
minutes between Birmingham and Chelmsley Wood. This bus also operates 
at weekends; once every 30 minutes on a Saturday and once every 60 
minutes on Sundays. 

Rail 
 
4.2.9 The closest railway station to the site is Water Orton. The station is a 275m 

walk to the east of the proposed development.  Water Orton station has two 
platforms and is served by a council run car park accessed off Birmingham 
Road. 

4.2.10 Water Orton Railway Station provides CrossCountry rail services to 
destinations including; Derby, Birmingham New Street and Leicester.  Direct 
trains arrive/depart to these destinations at a frequency of 1-2 every 2 hours. 
The direct train service to Derby is less frequent; with a direct train service 
being provided only during the PM peak. 

4.3 Overall Transport Sustainability 

4.3.1 There are a range of excellent public transport opportunities and local facilities 
within easy walking reach of the proposed development.  The site is highly 
accessible and located in a sustainable location for development. 
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5.0 SUMMARY AND CONCLUSIONS 

5.1 Summary 

5.1.1 Safe and suitable access can be provided to the development land with 
precise details of the junction layout to be provided on the basis of speed 
surveys at any subsequent planning application stage. 

5.1.2 The trip generation predicted for the site would be minimal and it is considered 
that no highway capacity issues would arise from a residential development 
proposal. 

5.1.3 The site is well located to take advantage of local facilities typically used on a 
day-to-day and weekly basis by residents.  The proposal site is very well 
located to make use of existing sustainable transport opportunities. 

5.2 Conclusion 

5.2.1 The National Planning Policy Framework (NPPF) states that opportunities for 
sustainable access should be taken up and that safe and suitable access is 
provided for all people. 

5.2.2 The development is located to make use of existing transport infrastructure 
and services and is sustainable in transport terms.   

5.2.3 The development will promote the use of sustainable transport and the site 
provides safe and suitable access for all users via a priority junction with 
Birmingham Road. 

5.2.4 Therefore, it is considered that, in transport terms, this proposal is suitable for 
inclusion within the emerging Local Plan. 
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Calculation Reference: AUDIT-141301-170223-0213
TRIP RATE CALCULATION SELECTION PARAMETERS:

Land Use :  03 - RESIDENTIAL
Category :  A - HOUSES PRIVATELY OWNED
VEHICLES

Selected regions and areas:
02 SOUTH EAST

SC SURREY 1 days
03 SOUTH WEST

DC DORSET 1 days
DV DEVON 1 days

04 EAST ANGLIA
NF NORFOLK 1 days

06 WEST MIDLANDS
SH SHROPSHIRE 2 days

07 YORKSHIRE & NORTH LINCOLNSHIRE
NY NORTH YORKSHIRE 1 days
SY SOUTH YORKSHIRE 1 days

08 NORTH WEST
CH CHESHIRE 1 days

09 NORTH
CB CUMBRIA 1 days

This section displays the number of survey days per TRICS® sub-region in the selected set

Secondary Filtering selection:

This data displays the chosen trip rate parameter and its selected range. Only sites that fall within the parameter range
are included in the trip rate calculation.

Parameter: Number of dwellings
Actual Range: 51 to 129 (units: )
Range Selected by User: 50 to 150 (units: )

Public Transport Provision:
Selection by: Include all surveys

Date Range: 01/01/08 to 23/02/17

This data displays the range of survey dates selected. Only surveys that were conducted within this date range are
included in the trip rate calculation.

Selected survey days:
Monday 2 days
Tuesday 2 days
Wednesday 2 days
Thursday 3 days
Friday 1 days

This data displays the number of selected surveys by day of the week.

Selected survey types:
Manual count 10 days
Directional ATC Count 0 days

This data displays the number of manual classified surveys and the number of unclassified ATC surveys, the total adding
up to the overall number of surveys in the selected set. Manual surveys are undertaken using staff, whilst ATC surveys are
undertaking using machines.

Selected Locations:
Suburban Area (PPS6 Out of Centre) 6
Edge of Town 4

This data displays the number of surveys per main location category within the selected set. The main location categories
consist of Free Standing, Edge of Town, Suburban Area, Neighbourhood Centre, Edge of Town Centre, Town Centre and
Not Known.

Selected Location Sub Categories:
Residential Zone 6
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This data displays the number of surveys per location sub-category within the selected set. The location sub-categories
consist of Commercial Zone, Industrial Zone, Development Zone, Residential Zone, Retail Zone, Built-Up Zone, Village,
Out of Town, High Street and No Sub Category.

Secondary Filtering selection:

Use Class:
   C 3 10 days

This data displays the number of surveys per Use Class classification within the selected set. The Use Classes Order 2005
has been used for this purpose, which can be found within the Library module of TRICS®.

Population within 1 mile:
5,001  to 10,000 4 days
10,001 to 15,000 2 days
15,001 to 20,000 2 days
20,001 to 25,000 1 days
25,001 to 50,000 1 days

This data displays the number of selected surveys within stated 1-mile radii of population.

Population within 5 miles:
5,001   to 25,000 1 days
25,001  to 50,000 2 days
75,001  to 100,000 2 days
100,001 to 125,000 2 days
125,001 to 250,000 1 days
250,001 to 500,000 2 days

This data displays the number of selected surveys within stated 5-mile radii of population.

Car ownership within 5 miles:
0.6 to 1.0 1 days
1.1 to 1.5 9 days

This data displays the number of selected surveys within stated ranges of average cars owned per residential dwelling,
within a radius of 5-miles of selected survey sites.

Travel Plan:
No 10 days

This data displays the number of surveys within the selected set that were undertaken at sites with Travel Plans in place,
and the number of surveys that were undertaken at sites without Travel Plans.

PTAL Rating:
No PTAL Present 10 days

This data displays the number of selected surveys with PTAL Ratings.
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LIST OF SITES relevant to selection parameters

1 CB-03-A-04 SEMI DETACHED CUMBRIA
MOORCLOSE ROAD
SALTERBACK
WORKINGTON
Edge of Town
No Sub Category
Total Number of dwellings:     8 2

Survey date: FRIDAY 24/04/09 Survey Type: MANUAL
2 CH-03-A-06 SEMI-DET./BUNGALOWS CHESHIRE

CREWE ROAD

CREWE
Suburban Area (PPS6 Out of Centre)
No Sub Category
Total Number of dwellings:    1 2 9

Survey date: TUESDAY 14/10/08 Survey Type: MANUAL
3 DC-03-A-01 DETACHED DORSET

ISAACS CLOSE

POOLE
Suburban Area (PPS6 Out of Centre)
Residential Zone
Total Number of dwellings:     5 1

Survey date: WEDNESDAY 16/07/08 Survey Type: MANUAL
4 DV-03-A-03 TERRACED & SEMI DETACHED DEVON

LOWER BRAND LANE

HONITON
Suburban Area (PPS6 Out of Centre)
Residential Zone
Total Number of dwellings:     7 0

Survey date: MONDAY 28/09/15 Survey Type: MANUAL
5 NF-03-A-02 HOUSES & FLATS NORFOLK

DEREHAM ROAD

NORWICH
Suburban Area (PPS6 Out of Centre)
Residential Zone
Total Number of dwellings:     9 8

Survey date: MONDAY 22/10/12 Survey Type: MANUAL
6 NY-03-A-10 HOUSES AND FLATS NORTH YORKSHIRE

BOROUGHBRIDGE ROAD

RIPON
Edge of Town
No Sub Category
Total Number of dwellings:     7 1

Survey date: TUESDAY 17/09/13 Survey Type: MANUAL
7 SC-03-A-04 DETACHED & TERRACED SURREY

HIGH ROAD

BYFLEET
Edge of Town
Residential Zone
Total Number of dwellings:     7 1

Survey date: THURSDAY 23/01/14 Survey Type: MANUAL
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LIST OF SITES relevant to selection parameters (Cont.)

8 SH-03-A-04 TERRACED SHROPSHIRE
ST MICHAEL'S STREET

SHREWSBURY
Suburban Area (PPS6 Out of Centre)
No Sub Category
Total Number of dwellings:    1 0 8

Survey date: THURSDAY 11/06/09 Survey Type: MANUAL
9 SH-03-A-05 SEMI-DETACHED/TERRACED SHROPSHIRE

SANDCROFT
SUTTON HILL
TELFORD
Edge of Town
Residential Zone
Total Number of dwellings:     5 4

Survey date: THURSDAY 24/10/13 Survey Type: MANUAL
10 SY-03-A-01 SEMI DETACHED HOUSES SOUTH YORKSHIRE

A19 BENTLEY ROAD
BENTLEY RISE
DONCASTER
Suburban Area (PPS6 Out of Centre)
Residential Zone
Total Number of dwellings:     5 4

Survey date: WEDNESDAY 18/09/13 Survey Type: MANUAL

This section provides a list of all survey sites and days in the selected set. For each individual survey site, it displays a
unique site reference code and site address, the selected trip rate calculation parameter and its value, the day of the
week and date of each survey, and whether the survey was a manual classified count or an ATC count.

MANUALLY DESELECTED SITES

Site Ref Reason for Deselection
DV-03-A-02 too many bungalows
NY-03-A-06 too many bungalows
NY-03-A-09 too many bungalows
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TRIP RATE for Land Use 03 - RESIDENTIAL/A - HOUSES PRIVATELY OWNED
VEHICLES
Calculation factor: 1 DWELLS
BOLD print indicates peak (busiest) period

ARRIVALS DEPARTURES TOTALS
No. Ave. Trip No. Ave. Trip No. Ave. Trip

Time Range Days DWELLS Rate Days DWELLS Rate Days DWELLS Rate
00:00 - 01:00
01:00 - 02:00
02:00 - 03:00
03:00 - 04:00
04:00 - 05:00
05:00 - 06:00
06:00 - 07:00

10 79 0.074 10 79 0.297 10 79 0.37107:00 - 08:00
10 79 0.156 10 79 0.385 10 79 0.54108:00 - 09:00
10 79 0.154 10 79 0.179 10 79 0.33309:00 - 10:00
10 79 0.123 10 79 0.157 10 79 0.28010:00 - 11:00
10 79 0.160 10 79 0.166 10 79 0.32611:00 - 12:00
10 79 0.160 10 79 0.145 10 79 0.30512:00 - 13:00
10 79 0.160 10 79 0.162 10 79 0.32213:00 - 14:00
10 79 0.147 10 79 0.138 10 79 0.28514:00 - 15:00
10 79 0.240 10 79 0.175 10 79 0.41515:00 - 16:00
10 79 0.261 10 79 0.169 10 79 0.43016:00 - 17:00
10 79 0.329 10 79 0.164 10 79 0.49317:00 - 18:00
10 79 0.235 10 79 0.157 10 79 0.39218:00 - 19:00

19:00 - 20:00
20:00 - 21:00
21:00 - 22:00
22:00 - 23:00
23:00 - 24:00

Total Rates:   2.199   2.294   4.493

This section displays the trip rate results based on the selected set of surveys and the selected count type (shown just
above the table). It is split by three main columns, representing arrivals trips, departures trips, and total trips (arrivals
plus departures). Within each of these main columns are three sub-columns. These display the number of survey days
where count data is included (per time period), the average value of the selected trip rate calculation parameter (per time
period), and the trip rate result (per time period). Total trip rates (the sum of the column) are also displayed at the foot of
the table.

To obtain a trip rate, the average (mean) trip rate parameter value (TRP) is first calculated for all selected survey days
that have count data available for the stated time period. The average (mean) number of arrivals, departures or totals
(whichever applies) is also calculated (COUNT) for all selected survey days that have count data available for the stated
time period. Then, the average count is divided by the average trip rate parameter value, and multiplied by the stated
calculation factor (shown just above the table and abbreviated here as FACT). So, the method is: COUNT/TRP*FACT. Trip
rates are then rounded to 3 decimal places.

Parameter summary

Trip rate parameter range selected: 51 - 129 (units: )
Survey date date range: 01/01/08 - 23/02/17
Number of weekdays (Monday-Friday): 10
Number of Saturdays: 0
Number of Sundays: 0
Surveys automatically removed from selection: 1
Surveys manually removed from selection: 3

This section displays a quick summary of some of the data filtering selections made by the TRICS® user. The trip rate
calculation parameter range of all selected surveys is displayed first, followed by the range of minimum and maximum
survey dates selected by the user. Then, the total number of selected weekdays and weekend days in the selected set of
surveys are show.  Finally, the number of survey days that have been manually removed from the selected set outside of
the standard filtering procedure are displayed.
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TRIP RATE for Land Use 03 - RESIDENTIAL/A - HOUSES PRIVATELY OWNED
TAXIS
Calculation factor: 1 DWELLS
BOLD print indicates peak (busiest) period

ARRIVALS DEPARTURES TOTALS
No. Ave. Trip No. Ave. Trip No. Ave. Trip

Time Range Days DWELLS Rate Days DWELLS Rate Days DWELLS Rate
00:00 - 01:00
01:00 - 02:00
02:00 - 03:00
03:00 - 04:00
04:00 - 05:00
05:00 - 06:00
06:00 - 07:00

10 79 0.005 10 79 0.005 10 79 0.01007:00 - 08:00
10 79 0.001 10 79 0.001 10 79 0.00208:00 - 09:00
10 79 0.005 10 79 0.004 10 79 0.00909:00 - 10:00
10 79 0.001 10 79 0.001 10 79 0.00210:00 - 11:00
10 79 0.003 10 79 0.003 10 79 0.00611:00 - 12:00
10 79 0.001 10 79 0.001 10 79 0.00212:00 - 13:00
10 79 0.001 10 79 0.001 10 79 0.00213:00 - 14:00
10 79 0.005 10 79 0.004 10 79 0.00914:00 - 15:00
10 79 0.005 10 79 0.005 10 79 0.01015:00 - 16:00
10 79 0.000 10 79 0.003 10 79 0.00316:00 - 17:00
10 79 0.003 10 79 0.003 10 79 0.00617:00 - 18:00
10 79 0.003 10 79 0.003 10 79 0.00618:00 - 19:00

19:00 - 20:00
20:00 - 21:00
21:00 - 22:00
22:00 - 23:00
23:00 - 24:00

Total Rates:   0.033   0.034   0.067

This section displays the trip rate results based on the selected set of surveys and the selected count type (shown just
above the table). It is split by three main columns, representing arrivals trips, departures trips, and total trips (arrivals
plus departures). Within each of these main columns are three sub-columns. These display the number of survey days
where count data is included (per time period), the average value of the selected trip rate calculation parameter (per time
period), and the trip rate result (per time period). Total trip rates (the sum of the column) are also displayed at the foot of
the table.

To obtain a trip rate, the average (mean) trip rate parameter value (TRP) is first calculated for all selected survey days
that have count data available for the stated time period. The average (mean) number of arrivals, departures or totals
(whichever applies) is also calculated (COUNT) for all selected survey days that have count data available for the stated
time period. Then, the average count is divided by the average trip rate parameter value, and multiplied by the stated
calculation factor (shown just above the table and abbreviated here as FACT). So, the method is: COUNT/TRP*FACT. Trip
rates are then rounded to 3 decimal places.

Parameter summary

Trip rate parameter range selected: 51 - 129 (units: )
Survey date date range: 01/01/08 - 23/02/17
Number of weekdays (Monday-Friday): 10
Number of Saturdays: 0
Number of Sundays: 0
Surveys automatically removed from selection: 1
Surveys manually removed from selection: 3

This section displays a quick summary of some of the data filtering selections made by the TRICS® user. The trip rate
calculation parameter range of all selected surveys is displayed first, followed by the range of minimum and maximum
survey dates selected by the user. Then, the total number of selected weekdays and weekend days in the selected set of
surveys are show.  Finally, the number of survey days that have been manually removed from the selected set outside of
the standard filtering procedure are displayed.
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TRIP RATE for Land Use 03 - RESIDENTIAL/A - HOUSES PRIVATELY OWNED
OGVS
Calculation factor: 1 DWELLS
BOLD print indicates peak (busiest) period

ARRIVALS DEPARTURES TOTALS
No. Ave. Trip No. Ave. Trip No. Ave. Trip

Time Range Days DWELLS Rate Days DWELLS Rate Days DWELLS Rate
00:00 - 01:00
01:00 - 02:00
02:00 - 03:00
03:00 - 04:00
04:00 - 05:00
05:00 - 06:00
06:00 - 07:00

10 79 0.000 10 79 0.000 10 79 0.00007:00 - 08:00
10 79 0.001 10 79 0.001 10 79 0.00208:00 - 09:00
10 79 0.004 10 79 0.001 10 79 0.00509:00 - 10:00
10 79 0.001 10 79 0.003 10 79 0.00410:00 - 11:00
10 79 0.006 10 79 0.003 10 79 0.00911:00 - 12:00
10 79 0.005 10 79 0.004 10 79 0.00912:00 - 13:00
10 79 0.004 10 79 0.006 10 79 0.01013:00 - 14:00
10 79 0.000 10 79 0.003 10 79 0.00314:00 - 15:00
10 79 0.001 10 79 0.001 10 79 0.00215:00 - 16:00
10 79 0.000 10 79 0.001 10 79 0.00116:00 - 17:00
10 79 0.001 10 79 0.001 10 79 0.00217:00 - 18:00
10 79 0.000 10 79 0.000 10 79 0.00018:00 - 19:00

19:00 - 20:00
20:00 - 21:00
21:00 - 22:00
22:00 - 23:00
23:00 - 24:00

Total Rates:   0.023   0.024   0.047

This section displays the trip rate results based on the selected set of surveys and the selected count type (shown just
above the table). It is split by three main columns, representing arrivals trips, departures trips, and total trips (arrivals
plus departures). Within each of these main columns are three sub-columns. These display the number of survey days
where count data is included (per time period), the average value of the selected trip rate calculation parameter (per time
period), and the trip rate result (per time period). Total trip rates (the sum of the column) are also displayed at the foot of
the table.

To obtain a trip rate, the average (mean) trip rate parameter value (TRP) is first calculated for all selected survey days
that have count data available for the stated time period. The average (mean) number of arrivals, departures or totals
(whichever applies) is also calculated (COUNT) for all selected survey days that have count data available for the stated
time period. Then, the average count is divided by the average trip rate parameter value, and multiplied by the stated
calculation factor (shown just above the table and abbreviated here as FACT). So, the method is: COUNT/TRP*FACT. Trip
rates are then rounded to 3 decimal places.

Parameter summary

Trip rate parameter range selected: 51 - 129 (units: )
Survey date date range: 01/01/08 - 23/02/17
Number of weekdays (Monday-Friday): 10
Number of Saturdays: 0
Number of Sundays: 0
Surveys automatically removed from selection: 1
Surveys manually removed from selection: 3

This section displays a quick summary of some of the data filtering selections made by the TRICS® user. The trip rate
calculation parameter range of all selected surveys is displayed first, followed by the range of minimum and maximum
survey dates selected by the user. Then, the total number of selected weekdays and weekend days in the selected set of
surveys are show.  Finally, the number of survey days that have been manually removed from the selected set outside of
the standard filtering procedure are displayed.
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TRIP RATE for Land Use 03 - RESIDENTIAL/A - HOUSES PRIVATELY OWNED
PSVS
Calculation factor: 1 DWELLS
BOLD print indicates peak (busiest) period

ARRIVALS DEPARTURES TOTALS
No. Ave. Trip No. Ave. Trip No. Ave. Trip

Time Range Days DWELLS Rate Days DWELLS Rate Days DWELLS Rate
00:00 - 01:00
01:00 - 02:00
02:00 - 03:00
03:00 - 04:00
04:00 - 05:00
05:00 - 06:00
06:00 - 07:00

10 79 0.000 10 79 0.000 10 79 0.00007:00 - 08:00
10 79 0.001 10 79 0.001 10 79 0.00208:00 - 09:00
10 79 0.000 10 79 0.000 10 79 0.00009:00 - 10:00
10 79 0.000 10 79 0.000 10 79 0.00010:00 - 11:00
10 79 0.004 10 79 0.004 10 79 0.00811:00 - 12:00
10 79 0.000 10 79 0.000 10 79 0.00012:00 - 13:00
10 79 0.000 10 79 0.000 10 79 0.00013:00 - 14:00
10 79 0.000 10 79 0.000 10 79 0.00014:00 - 15:00
10 79 0.000 10 79 0.000 10 79 0.00015:00 - 16:00
10 79 0.000 10 79 0.000 10 79 0.00016:00 - 17:00
10 79 0.000 10 79 0.000 10 79 0.00017:00 - 18:00
10 79 0.000 10 79 0.000 10 79 0.00018:00 - 19:00

19:00 - 20:00
20:00 - 21:00
21:00 - 22:00
22:00 - 23:00
23:00 - 24:00

Total Rates:   0.005   0.005   0.010

This section displays the trip rate results based on the selected set of surveys and the selected count type (shown just
above the table). It is split by three main columns, representing arrivals trips, departures trips, and total trips (arrivals
plus departures). Within each of these main columns are three sub-columns. These display the number of survey days
where count data is included (per time period), the average value of the selected trip rate calculation parameter (per time
period), and the trip rate result (per time period). Total trip rates (the sum of the column) are also displayed at the foot of
the table.

To obtain a trip rate, the average (mean) trip rate parameter value (TRP) is first calculated for all selected survey days
that have count data available for the stated time period. The average (mean) number of arrivals, departures or totals
(whichever applies) is also calculated (COUNT) for all selected survey days that have count data available for the stated
time period. Then, the average count is divided by the average trip rate parameter value, and multiplied by the stated
calculation factor (shown just above the table and abbreviated here as FACT). So, the method is: COUNT/TRP*FACT. Trip
rates are then rounded to 3 decimal places.

Parameter summary

Trip rate parameter range selected: 51 - 129 (units: )
Survey date date range: 01/01/08 - 23/02/17
Number of weekdays (Monday-Friday): 10
Number of Saturdays: 0
Number of Sundays: 0
Surveys automatically removed from selection: 1
Surveys manually removed from selection: 3

This section displays a quick summary of some of the data filtering selections made by the TRICS® user. The trip rate
calculation parameter range of all selected surveys is displayed first, followed by the range of minimum and maximum
survey dates selected by the user. Then, the total number of selected weekdays and weekend days in the selected set of
surveys are show.  Finally, the number of survey days that have been manually removed from the selected set outside of
the standard filtering procedure are displayed.
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TRIP RATE for Land Use 03 - RESIDENTIAL/A - HOUSES PRIVATELY OWNED
CYCLISTS
Calculation factor: 1 DWELLS
BOLD print indicates peak (busiest) period

ARRIVALS DEPARTURES TOTALS
No. Ave. Trip No. Ave. Trip No. Ave. Trip

Time Range Days DWELLS Rate Days DWELLS Rate Days DWELLS Rate
00:00 - 01:00
01:00 - 02:00
02:00 - 03:00
03:00 - 04:00
04:00 - 05:00
05:00 - 06:00
06:00 - 07:00

10 79 0.005 10 79 0.014 10 79 0.01907:00 - 08:00
10 79 0.001 10 79 0.025 10 79 0.02608:00 - 09:00
10 79 0.001 10 79 0.010 10 79 0.01109:00 - 10:00
10 79 0.000 10 79 0.005 10 79 0.00510:00 - 11:00
10 79 0.006 10 79 0.003 10 79 0.00911:00 - 12:00
10 79 0.005 10 79 0.005 10 79 0.01012:00 - 13:00
10 79 0.006 10 79 0.005 10 79 0.01113:00 - 14:00
10 79 0.005 10 79 0.005 10 79 0.01014:00 - 15:00
10 79 0.022 10 79 0.006 10 79 0.02815:00 - 16:00
10 79 0.018 10 79 0.001 10 79 0.01916:00 - 17:00
10 79 0.016 10 79 0.008 10 79 0.02417:00 - 18:00
10 79 0.011 10 79 0.004 10 79 0.01518:00 - 19:00

19:00 - 20:00
20:00 - 21:00
21:00 - 22:00
22:00 - 23:00
23:00 - 24:00

Total Rates:   0.096   0.091   0.187

This section displays the trip rate results based on the selected set of surveys and the selected count type (shown just
above the table). It is split by three main columns, representing arrivals trips, departures trips, and total trips (arrivals
plus departures). Within each of these main columns are three sub-columns. These display the number of survey days
where count data is included (per time period), the average value of the selected trip rate calculation parameter (per time
period), and the trip rate result (per time period). Total trip rates (the sum of the column) are also displayed at the foot of
the table.

To obtain a trip rate, the average (mean) trip rate parameter value (TRP) is first calculated for all selected survey days
that have count data available for the stated time period. The average (mean) number of arrivals, departures or totals
(whichever applies) is also calculated (COUNT) for all selected survey days that have count data available for the stated
time period. Then, the average count is divided by the average trip rate parameter value, and multiplied by the stated
calculation factor (shown just above the table and abbreviated here as FACT). So, the method is: COUNT/TRP*FACT. Trip
rates are then rounded to 3 decimal places.

Parameter summary

Trip rate parameter range selected: 51 - 129 (units: )
Survey date date range: 01/01/08 - 23/02/17
Number of weekdays (Monday-Friday): 10
Number of Saturdays: 0
Number of Sundays: 0
Surveys automatically removed from selection: 1
Surveys manually removed from selection: 3

This section displays a quick summary of some of the data filtering selections made by the TRICS® user. The trip rate
calculation parameter range of all selected surveys is displayed first, followed by the range of minimum and maximum
survey dates selected by the user. Then, the total number of selected weekdays and weekend days in the selected set of
surveys are show.  Finally, the number of survey days that have been manually removed from the selected set outside of
the standard filtering procedure are displayed.




