NWBC DSLP Regulation 19 Response Form

Section 2 - Your Representation (please tick where necessary)
2.1 Please indicate which part of the Draft Submission Local Plan this representation
relates to?
Policy
Site
Sustainability
reference
LP15
Allocations
Appraisal
number
Please use a separate representation form for each paragraph, policy, site allocation that you wish to
comment on.
Paragraph
reference

2.2

Do you support or object to the above?

Support

2.3

Object

Object

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

Yes

Yes

No

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

2.5

No

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

Yes

2.6

Yes

No

No

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

Not Justified

Not Effective

Not Consistent with
National Policy

Not justified

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.
There is a requirement to protect and enhance the historic environment. The historic environment includes
Conservation Areas. Part of Polesworth, including part of Grendon Road, is designated a Conservation
Area. The old houses in the Trensale Row and Ivydene house on Grendon Road have suffered from the
environmental impact of lorries and heavy plant machinery going back and forth along Grendon Road to
the present building development east of Polesworth and Dordon, These houses are directly adjacent to
the pavement and are already being adversely affected from the increased vehicular traffic with the
present development and this will be compounded with additional development. The doors, windows and
brickwork are permanently covered with particulates and other pollution from the traffic and are more
readily subjected to the associated traffic vibrations than the houses that are set back. The windows shake
every time articulated lorries go back and forth to the site. Needless to say these are some of the oldest
houses on Grendon Road, having been built in the 1880’s. The quality of the roads has also been affected
with significant cracks and potholes appearing in the Tarmacadam. The builders do not sweep the roads
following spillages and the roads are often muddy and strewn with bits of rubble. Increased development
will only exacerbate the damage to the Conservation Area.

If the quality, character, diversity and local distinctiveness of the historic environment is not being
considered now how will it be conserved and enhanced in the future?

2.8

Within this section, please specify any modifications that you consider necessary to

NWBC DSLP Regulation 19 Response Form

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.
A fairer distribution of development between the market towns or a new settlement nearer to the West
Midlands conurbation.

(Please continue from previous box if required)

Section 3 – Hearing Sessions
3.1 Please indicate if want to participate in the
hearing sessions for the oral part of the examination
process?

Yes

No

3.2 If you wish to participate in the hearing sessions please indicate why you consider
this to be necessary
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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?
Policy
DM3,SAP
Site
Sustainability
reference
11,5
Allocations
Appraisal
number
Please use a separate representation form for each paragraph, policy, site allocation that you wish to
comment on.
Paragraph
reference

2.2

Do you support or object to the above?

Support

2.3

Object

Object

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

Yes

Yes

No

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

2.5

No

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

Yes

2.6

Yes

No

No

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

Not Justified

Not Effective

Not Consistent with
National Policy

Not justified

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.
Polesworth, deemed a larger settlement, does not have a wide range of services and facilities. They will
certainly “not work” for future residents who are accustomed to the easily accessible range of facilities and
services available in larger towns and cities of the West Midlands conurbation.
Polesworth/Dordon is arguably even more rural in nature than either Atherstone/ Mancetter or Coleshill
and yet the proposals involve a 50.6% increase in the size of Polesworth/Dordon and the potential
introduction of a substantial urban community. This compares with a 38.5% increase at
Atherstone/Mancetter and a mere 3.4%
Polesworth may be designated a market town but the facilities are hardly on a par with Coleshill or
Atherstone, let alone those provided by an inner city setting.










We have no banks, Atherstone and Coleshill have a choice of
banks/Building Societies.
Limited shopping facilities, unlike the other two market towns there are no
clothes shops and the electric/white goods shop has recently closed down.
Previous craft and gift shops have been turned into take aways and estate
agents.
There are no restaurants to speak of for dining out.
Our police services are delivered by the North Warwickshire Safer
Neighbourhood Scheme with the nearest police station being based in
Nuneaton. This compares unfavourably with Coleshill which has its own
police station which is open five days a week.
The Dordon and Polesworth Group Practice covers Polesworth, Dordon and
surrounding villages such as Warton, Newton Regis and Austrey and whilst
there is a full Monday to Friday offering at Dordon, at Polesworth, the
surgery closes on four days out of five at 1.00 pm.
Our railway services are virtually non –existent and to quote
http://www.rail.co.uk/rail-news/2015/closures/ Published March 2015:

“Polesworth station, just north of Tamworth on the West Coast Main Line (WCML) has one train a day, the
635am from Northampton to Crewe which calls there at 723am. If any passenger wants to get there from
the north, they have to travel to Rugby or Northampton to catch the daily early morning service because
no southbound trains call there.
Its not due to a lack of a platform as the station has two 138 metre long platforms and it is platform 2 which
is served by a train. Platform 1, which ironically has a waiting shelter, is bereft of trains. This is because as
part of the WCML upgrade, the station footbridge was taken down and not replaced and trains stopped
nearly a decade ago.”
Contrast this with Coleshill which has a relatively newly opened railway station (2007) at
Coleshill Parkway Station and Atherstone Station which has a good service.


Whilst we have a secondary school to be proud of, it is very popular with students
from outside the area and this leads to a significant number of the sixth formers
permanently parking their cars on Dordon Road during school hours, thereby
exacerbating traffic congestion. The number of pupils at Polesworth is 1538
compared with Atherstone at 586 and Coleshill at 895. Surely an extra school rather
than extra money for the present one would be required.
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For official use only:

Representation no:

SLP123B

North Warwickshire Borough Council
Draft Submission Local Plan 2011-2033

Regulation 19 – Consultation Response Form
Completed representation forms can be emailed to; planningpolicy@northwarks.gov.uk
or posted to the Forward Planning Team at; Forward Plans, North Warwickshire Borough
Council, The Council House, South Street, Atherstone, CV9 1DE
All information supplied will be made available for public inspection
Please use a separate representation form for each paragraph, policy, site
allocation that you wish to comment on
Representations received after 31/1/2018 will not be considered
The Council reserves the right not to publish or take into account any representations
which it considers offensive or defamatory

Section 1 - Personal Details
Name:

Denise Shakespeare

Organisation
(where relevant):
Address:

Post Code:
Telephone Number:
Email Address:
Please note that representations must be attributable to named individuals or organisations at a postal
address. Anonymous representations will not be accepted.
Agent Details
Name
(if applicable)
Company
Please note that if
agents’ details are
provided all
correspondence will
be through them.

Address

Telephone
Email
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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?
Policy
Site
Sustainability
reference
H7
Allocations
Appraisal
number
Please use a separate representation form for each paragraph, policy, site allocation that you wish to
comment on.
Paragraph
reference

2.2

Do you support or object to the above?

Support

2.3

Object

Object

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

Yes

Yes

No

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

2.5

No

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

Yes

2.6

Yes

No

No

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

Not Justified

Not Effective

Not Consistent with
National Policy

Not justified

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.
Access within and around Polesworth and Dordon is undoubtedly an issue. A comprehensive transport
assessment for the development is no guarantee of infrastructure improvement, even if it is feasible.
Proposals to increase Polesworth and Dordon by 50.6% will hardly meet the needs of the local people, let
alone newcomers in terms of access and egress.
The B5000 through Polesworth has a number of pressure points at “the Square “where Tamworth Road,
Grendon Road, Bridge Street and Market Street meet. Traffic already backs up on Bridge Street in the
morning as a result of a lack of traffic lights/roundabout at this junction and stationary cars on Bridge
Street. Continually increasing the traffic in this area will become increasingly problematic for fire engines
emerging from the fire station The cars regularly parked either side of the Tamworth Road often reduce
the traffic on this part of the B5000 to a single line. Grendon Road already has seen an increase in traffic
as a result of lorries transporting materials to and removing waste from development H8. and the new
occupants of the houses and this is a relatively small development compared with the proposed ones. In
order to access the A5, significant traffic from the new developments on the eastern side of Polesworth
are likely to turn off Grendon Road into Common Lane or further down at Market Street. This traffic will
experience significant bottlenecks at Common Lane and Dordon Road near the school where stationary
traffic impedes flow at the best of times. Traffic is more likely to divert via these bottlenecks when “The
Square” floods; something that will increasingly occur with more housing. All the flooding reduction
measures employed will not overcome the impervious nature of the housing plots themselves.
Additionally, further bottlenecks are experienced at Long Street as traffic attempts to access the A5. The
A5 itself will have further issues and pressures as is becoming increasingly evident that the poor
infrastructure is leading to an increasing number of accidents and leading to people getting to work late or
not at all.
Furthermore, the road system in Polesworth includes a number of canal bridges: Tamworth Road Bridge
(54), Steam Mill Bridge (53) and Bassetts Bridge (52) which will exacerbate the traffic problem if more
vehicles are to access these roads. As cars idle at these potential bottlenecks the air quality also becomes
an issue. Additionally, these bridges have a Condition of Fail of 3, 2 and 2 a general condition of fair, good
and fair according to the Canals and Rivers Trust. Whilst these assessments are not unduly alarming,
increased traffic will only make them more vulnerable. The last time Bassetts Bridge had to undergo
significant repairs was in the 1980’s and the road was unusable for months.
Increasing the size of a settlement with a poor infrastructure by over 50% can only lead to “a perfect
storm” of social, economic and environmental problems for the present and future populations of
Polesworth and Dordon.

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.
A fairer distribution of development between the market towns or a new settlement nearer to the West
Midlands conurbation.
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Section 3 – Hearing Sessions
3.1 Please indicate if want to participate in the
hearing sessions for the oral part of the examination
process?

Yes

No

No

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

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

28/01/2018

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

Please indicate which part of the Draft Submission Local Plan this representation relates to?: Site
Allocations

Do you support or object the above: Object

Do you consider the Draft Submission Local Plan to be legally compliant?: No

Do you consider the Draft Submission Local Plan to be compliant with the Duty to Cooperate?: No

Do you consider the Draft Submission Local Plan to be Sound?: No

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

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.: Completly ignores the wishes and representation of the people of
Polesworth and Dordon.
The road networks are totally unsuitable to sustain all the extra traffic.A5 and B5000 are full at peak times
already.
Villages are being destroyed.

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.: Do not build 2000 plus houses between Polesworth and
Dordon

Please indicate if want to participate in the hearing sessions for the oral part of the examination
process?: No

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

3

fla:

fla sel:

Product: Self

Please indicate which part of the Draft Submission Local Plan this representation relates to?: Site
Allocations

Do you support or object the above: Object

Do you consider the Draft Submission Local Plan to be legally compliant?: No

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

Do you consider the Draft Submission Local Plan to be Sound?: No

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

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.: I have had to guess the above responses to make the following comments

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.: Completing some of this forms questions is a challenge,
and it appears to be designed to be off putting to the objector, it assumes full understanding of the subject
matter, can this be expected of the average resident?

Please indicate if want to participate in the hearing sessions for the oral part of the examination
process?: No
3

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

4

Please indicate if want to participate in the hearing sessions for the oral part of the examination
process?: No

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

4

Please indicate which part of the Draft Submission Local Plan this representation relates to?: Site
Allocations

Do you support or object the above: Object

Do you consider the Draft Submission Local Plan to be legally compliant?: No

Do you consider the Draft Submission Local Plan to be compliant with the Duty to Cooperate?: No

Do you consider the Draft Submission Local Plan to be Sound?: No

If you think that the Draft Submission Local Plan is not sound, this is because it is:: Not Positively
Prepared,Not Justified,Not Effective

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.: The plan contains no legal rationale for using a settlement hierarchy. The
council has failed to look in detail at alternative sites or a new settlement instead of putting an unsustainable
number of houses in Polesworth and Dordon particularly when those villages are putting up with HS2 and
it's construction work. The council failed to consult local people on how the plan should develop, only
consulting once it had already made a decision.
It's not clear why Robey's Labe and Ansley Common are included in development if the council's plan is to
build around existing towns and villages.
No guarantee of infrastructure has been made and this plan puts the Borough at risk of housing without any
new infrastructure.
The 3700 homes from Birmingham are being put in the furthest away part of the Borough which seems
nonsensical and not practical.
The plan does not meet the needs of the local people. Local people and future generations need countryside
and open spaces. This plan will change the friendly community that our children are growing up in. They
are currently at a brilliant local primary school. What will happen to secondary school places when all these
houses are built?
Traffic is already a huge issue in Polesworth and Dordon. The B5000 struggles to cope as it is without
thousands of extra cars on the road. The canal bridges struggle with the current volume of traffic. Turning
right onto B5000 currently from Bridge Street is dangerous and a fatal accident waiting to happen. With
thousands of extra houses in Polesworth, Dordon and Robey's Lane development, the B5000 will simply not
cope with the new level of traffic. I work in Castle Bromwich and my journey from Polesworth often takes
nearly an hour. It will not be feasible to work there with thousands more houses being built, equalling
3

thousands more cars on the A5 and M42.
I want our children to grow up with wildlife around them. This is part of the reason we moved to
Polesworth. Bluebell Wood, even though the council have slightly changed the plan, will be changed
forever after the houses are built. Domestic pets nearby will kill local wildlife and birds.

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.: Looking in more detail at a new settlement closer to
Birmingham would be a more practical idea. This would mean less traffic on our already congested road
network and the 3700 homes from Birmingham will be closer. It would also mean Polesworth and Dordon
not losing their identity forever.
Moving the plan away from Bluebell Wood so a historical piece of woodland is not destroyed.
A guarantee of road networks being improved and updated including the crossroads in Polesworth, canal
bridges on B5000 being widened to keep traffic moving and A5 being dual carriageway. Cross hatchings
(keep clear) need to be installed where Long Street meets the A5 as it's almost impossible to get onto the A5
east there currently let alone when thousands more cars join the roads.

Please indicate if want to participate in the hearing sessions for the oral part of the examination
process?: No

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

4

May I remind that Dordon is a small village and has limited shops, volunteer based
library and no dentist. Supported by George Eliot hospital which is over 11 miles away
and limited fire services, these are important amenities that need to be considered
when increasing the population.
Furthermore, the current infrastructure isn't designed to house additional transport to
the area. With the additional unit development at Birch Coppice there has been an
increase of traffic already seen and felt on the A5. With most days at peak times the
A5 has been bumper to bumper. Long Street causes many issues already with
residence parking, this has been an issue for buses and emergency vehicles as this will
also be a central point for the new development I can only see this issue worsening.
I feel these development plans are being forced upon us without serious
consideration to the village and residents, and no alternative proposals have been
considered. I appreciate there is a housing crisis and additional houses are needed,
but feel smaller sustainable developments through the borough that are equally
distributed are the safer option.
I currently being doing some work with Professor Griffiths at the RHS. He made some
fantastic facts regarding housing development on green space which I feel we need
to take into consideration for the residents of this village.
Back in 2016 a survey was conducted regarding the number of hours children spent
outside, and the results are shocking. ¾ of UK children spent less time outdoors than
prison inmates (Dirt is good-free the children campaign 2016)
Taking away green space will only make this statistic worst. I feel we need to tackle
this crisis by encouraging children outside and ensuring we have sufficient facilities to
help this, rather than destroying outdoor space.
Losing green space will increase our disconnection from nature, this can have some
severe consequences:
 Reduction in social skills
 Poor mental health
 Less environmental awareness
 Less self confidence
 Less empathy for other species
(Howell at al. 2011; Zhang et al. 2014)

Losing green space can have an effect on health, increasing depression and anxiety.
Putting a strain on NHS, A lack of greenspace has been linked with a lack of sense of
place (WHO 2017).
Air pollution is linked to cancer, asthma, stroke, heart disease, dementia, obesity and
diabetes, putting a further cost on the NHS. Greenspace helps to improve air pollution
therefore improving resident’s health.
Bigger issue we are facing as a nation, is the fear of flooding. This has been created
by the loss of greenspace. Losing the woods will result in huge amount of surface
water.
I understand I am one of many people of Dordon who feels highly disappointed in
the decision you have made regarding this. Both Dordon and Polesworth Parish
Council are against these plans.
This new local plan will bring nothing to the residents apart from upset, increased
traffic, pollution and pressure on public services that are already cut to the bone.

I am willing to speak and raise my concerns at committee meeting where this
application is being decided.
Yours sincerely

Natalie Sartain

Please indicate which part of the Draft Submission Local Plan this representation relates to?: Policy
reference number

Do you support or object the above: Object

Do you consider the Draft Submission Local Plan to be legally compliant?: No

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

Do you consider the Draft Submission Local Plan to be Sound?: No

If you think that the Draft Submission Local Plan is not sound, this is because it is:: Not Positively
Prepared,Not Justified,Not Consistent with National Policy

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.: No assessment of airport car parking has been undertaken within the SEA
process yet a decision to wholly restrict airport car parking has been introduced as a policy position. As a
minimum reasonable alternatives need to have been considered.

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.: An assessment of reasonable alternatives through the SEA
process is required. As a minimum this should consider allowing some airport car parking where this uses a
park & ride model. The operation and benefits of the off-site airport car parking park and ride model is as
set out in previous representations and repeated within representations to this stage of consultation.

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

If you wish to participate in the hearing sessions please indicate why you consider this to be necessary
: North Warwickshire Borough Council has not undertaken any assessment to justify a blanket restriction on
airport car parking within the Borough. The council will need to justify this approach therefore Williams
Gallagher wish to attend to test any justification that is produced prior to examination.
3
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DD:
T:
M:
F:
E:

01376 538533
01376 538538
07825 633573
01376 563240
tony.collins@collinscoward.co.uk

SLP133

Our Ref: CC/1432
27 January 2018

Forward Planning
North Warwickshire Borough Council
The Council House
South Street,
Atherstone,
Warwickshire,
CV9 1DE

The Courtyard
9A East Street
Coggeshall Essex
CO6 1SH

By email: planningpolicy@northwarks.gov.uk

Dear Sirs,
DRAFT SUBMISSION LOCAL PLAN - CONSULTATION
We act on behalf of Moto Hospitality Ltd (“Moto”) who wish to make a formal representation to the
Draft Submission Local Plan (DSLP). Moto is the leading provider of Motorway Service Areas in the UK.
It is also promoting a number of MSAs across the UK following the publication of the recent Government
guidance contained within Circular 02/2013 and is experienced in the design and operation of such
motorist related facilities on the UK motorway network.
Included within its operating portfolio is Tamworth MSA located in the north-west quadrant of J10 of
the M42. Your Council is aware that the existing MSA lies within the safeguarding line for HS2 and Moto
understands that its Tamworth MSA would be demolished to make way for HS2 in due course. This
route is shown on the Proposals Map and the background to HS2 set out at paragraphs 2.9-2.11 of the
DSLP. It is noted that paragraph 2.11 states:
“The Borough Council recognises that when HS2 takes place, it will impact on a number of
properties. The Council will work with owners to mitigate the loss of properties wherever
possible.”

Although a number of years away it is important for the DSLP to make provision for a replacement Moto
MSA as HS2 will be implemented during the Plan Period. We note at the moment that no reference is
made in the DSLP for the replacement of the MSA. Clearly, The National Planning Policy Framework
requires Local Planning Authorities to promote sustainable transport polices in their Development
Plans. Paragraph 31 states:
“Local authorities should work with neighbouring authorities and transport providers
to develop strategies for the provision of viable infrastructure necessary to support
sustainable development, including large scale facilities such as …roadside facilities for
motorists …The primary function of roadside facilities for motorists should be the safety
and welfare of the road user.”

Collins & Coward Ltd www.collinscoward.co.uk
Directors: A Collins MRICS MRTPI MCIT MILT MEWI S Collins Dip TP MRTPI I Coward BA Hons MA MRTPI
Registered in England No. 6023726 Registered Office: Windsor House 103 Whitehall Road Colchester Essex CO2 8HA

Chief Executive: Jerry Hutchinson

LLB MBA Solicitor

Please indicate if want to participate in the hearing sessions for the oral part of the examination
process?: No

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

4

fla:

fla sel:

Product: Self

Please indicate which part of the Draft Submission Local Plan this representation relates to?: Site
Allocations

Do you support or object the above: Object

Do you consider the Draft Submission Local Plan to be legally compliant?: No

Do you consider the Draft Submission Local Plan to be compliant with the Duty to Cooperate?: No

Do you consider the Draft Submission Local Plan to be Sound?: No

If you think that the Draft Submission Local Plan is not sound, this is because it is:: Not Positively
Prepared,Not Justified,Not Effective

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.: It is building houses in locations without adequate infrastructures to cope
with additional people. It is poorly thought out. It will make busy areas busier, be detrimental to local area,
communities. It will create car rat runs through surrounding villages.

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.: There is better land aroind m42 jnc 9 curdworth that is
having adeqaute infrastructure and new infrastructure and is best suited to needs and caters for housing
north warks has to provide for Birmingham as this is closer Birmingham and better suited to their
commuting needs.
3

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

If you wish to participate in the hearing sessions please indicate why you consider this to be necessary
: So developers, coincil, planners and inspectors can heat first hand what it means to local people who this
will have a negative impact on our lives and area when there is a much more suitable site.

4

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.: Unknown

Please indicate if want to participate in the hearing sessions for the oral part of the examination
process?: No

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

4

NWBC DSLP Regulation 19 Response Form
Email

david@planningplaces.co.uk

Section 2 - Your Representation (please tick where necessary)
2.1 Please indicate which part of the Draft Submission Local Plan this representation
relates to?
Policy
Site
Sustainability

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

2.2

Do you support or object to the above?

Support

2.3

Object



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

Yes

No



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

2.5



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

Yes

2.6

No

No



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



Not Justified



Not Effective



Not Consistent with
National Policy



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.
Hartshill and Ansley Common Site Proposals
Our parcel of land – Land North of Moorwood Lane, Hartshill - was included in the “New Local Plan 2016
Consultation Site Proposals for Hartshill and Ansley Common – West” for housing allocation purposes. We
note that it is not included on the proposal map and we think this is a mistake.
We consider that this site is very suitable for housing development and fits in neatly with the adjoining
development pattern with existing housing on three sides and good vehicular access onto the site via Ash
Drive – with other potential local access roads as well.
An earlier SHLAA report (2009) indicated “…the site is large to be developed fully but could provide some
limited development in appropriate areas bordering the existing development boundary… Because of its
location and characteristics, this site would be suitable for a mix of dwellings of about 127 units…” (SHLAA
2009, Appendix 9 – Greenfield Schedules).
The 2016 SHLAA states (PB223 - Land at Moorwood Lane): “The site comprises a dense woodland with
areas of hardstanding. A PROW intersects the site.” This description is incorrect, as the site does not
comprise of a dense woodland (see aerial photograph below). The majority of the southern part for the site
is open brownfield site with large areas of hardstanding and former buildings. To the north, the site has
large areas of relatively open grassland and gorse, and areas of scrub (that appear to be mistaken for
‘dense woodland’ from aerial photographs). There are pockets of woodland in the centre and around some
of the periphery. The 2009 SHLAA correctly identified the area as suitable for development (40% with 127
units) and areas for public open space, parking etc.

Google Earth (2011) with site boundary in red and footpaths in dotted red. Shows woodland and open spaces better than current Google Earth Map
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We also note this recent SHLAA scored the site as ‘0’ on site accessibility. Both the previous 2009 SHLAA
and more recently, Warwickshire County Highways, have confirmed that site access is not a problem. We
consider that the 2016 SHLAA assessment has many oversights with regard to our site and that the site is
eminently suitable and deliverable for housing.
In the past, objectors to the allocation of housing on this site have suggested that this site is important as an
open space and wildlife site.
We disagree with this suggestion. We note our view was supported by Independent Examiner of the
‘Hartshill Neighbourhood Development Plan 2016-2019’ (report dated 21 Oct 2016), who stated:
“I have had regard to the evidence that the land south of Oldbury Road (site 19) is being considered for
development, and that the emerging new Local Plan has identified a wider area for potential development
that includes site 20 - Moorwood [land North of Moorwood Lane]. The NPPF, paragraph 184, indicates that
the ambition of the neighbourhood plan should be aligned with the strategic needs and priorities of the wider
local area. Having regard for national planning policy, the character and appearance of these two sites is
not so special that they should be included in Policy H2, in my opinion.” (para 4.10 p.11)
In terms of its importance for wildlife, it is understood that this site has been listed as a County Potential
Local Wildlife Site (PLWS) since the mid-1990’s but no action has been undertaken to actually designate it
as a Local Wildlife Site. This is despite planning applications for this site and a full inspection of the site by
the Warwickshire County Ecologist, David Lowe. Had it been considered to achieve the criteria required of a
Local Wildlife Site, it would surely have been designated as such before now. We, therefore, suggest that
this site is not an important local wildlife site. However, if the site were developed for housing, there would
be an opportunity to retain the existing pockets and fringe of woodland, and further enhance the nature
conservation potential of an area of the site that could be retained as public open spaces associated with
the public footpaths crossing the western end of the site.
We note that NPPF Para 89 supports the “…limited infilling or the partial or complete redevelopment of
previously developed sites (brownfield land) …” - and a sizable portion of this site falls into this category as
brownfield site.
The Inspector is invited to inspect the site and confirm the suitability of the site for housing development,
including the southern section that is an open brownfield site (former quarry site that has been used for
stabling and other purposes since the quarrying finished) with a thin band (circa 10-15m) of semi-mature
oak long the eastern and western boundaries.
The site, therefore, would provide a high-quality housing environment with associated public space and
links into the wider countryside. As confirmed by others, road access would be not be a problem.
We do note that if a new link road was built from the Pipers Lane employment site through to the proposed
housing allocation areas to the north of Ansley Common Road (including additional access to our site)
along the old disused railway line, this would provide safe vehicular access to the potential new residential
areas to the north of Coleshill Road in Ansley Common and alleviate much of the major traffic problems
along this stretch of road. Such a link road could also provide access to a new extended school to
accommodate the children from the new adjacent housing, and a rear school car park with safe access for
parents dropping off children at the Nursery Hill School. Such a new link road would solve many local traffic
problems and open up safe access to new housing areas to the north of Ansley Common.
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Google Aerial Photograph showing possible Pipers Lane Link Road though to housing sites to north of Ansley Common Road.

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.
Moorwood Lane site to be included in the New Local Plan 2016 Site Proposals for Hartshill and Ansley
Common – West

Section 3 – Hearing Sessions
3.1 Please indicate if want to participate in the
hearing sessions for the oral part of the examination
process?

Yes





No

3.2 If you wish to participate in the hearing sessions please indicate why you consider
this to be necessary
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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?
Policy
Site
Sustainability
reference
LP2
Allocations
Appraisal
number
Please use a separate representation form for each paragraph, policy, site allocation that you wish to
comment on.
Paragraph
reference

2.2

Do you support or object to the above?

Support

2.3

Object

X

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

Yes

X

No

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

2.5

X

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

Yes

2.6

No

No

X

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

Not Effective

Not Justified

X

X

Not Consistent with
National Policy

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.
Policy LP2 sets out a settlement hierarchy for the Borough to guide the distribution of development over
the plan period. It seeks to focus development in the market towns of the borough (Category 1), but also
acknowledges that settlements adjoining the outer boundary of the Borough can provide a sustainable
option for growth (Category 2).
Overall we agree with the settlement hierarchy set out at Policy LP2, but consider that in identifying
Category 2 settlements the Local Plan has ignored the plans for UK Central and the proposed HS2
Birmingham Interchange Station located just across the boundary in the Metropolitan Borough of Solihull.
Immediately adjacent land within North Warwickshire could be integrated into the wider proposals for this
area, but the Local Plan does not consider any changes to Green Belt boundaries in this location or make
any allocations adjacent to this growth focus of regional (if not national) importance.
We consider that the proposed settlement hierarchy does not present the most appropriate strategy for
distributing growth in the Borough as it fails to make any contribution towards the wider sub-regional
growth plans for UK Central.
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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?
Policy
Site
Sustainability
reference
LP6
Allocations
Appraisal
number
Please use a separate representation form for each paragraph, policy, site allocation that you wish to
comment on.
Paragraph
reference

2.2

Do you support or object to the above?

Support

2.3

Object

X

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

Yes

X

No

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

2.5

X

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

Yes

2.6

No

No

X

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

X

Not Justified

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.
Policy LP6 seeks to provide for 100 hectares of employment land over the plan period (2011-2033). This
will address local employment land requirements and also provide some assistance to Tamworth Borough
Council in meeting its employment land needs. However, as highlighted at Para 7.49, the North
Warwickshire Local Plan does not make provision to meet wider than local needs, which the Council
considers do not necessarily need to be met within North Warwickshire.
As acknowledged in the Draft Submission Local Plan, recent sub-regional employment land studies have
highlighted a severe shortage of land to meet strategic employment land requirements. The Coventry and
Warwickshire Employment Land Use Study (August 2015) concluded that in order to build on the very
positive growth of key sectors in recent years and achieve ambitious plans for the area, currently proposed
sites needed to be delivered and future sites identified. The West Midlands Strategic Employment Sites
Study (September 2015) identifies the M42 belt as one of the areas of highest demand. It notes at
Paragraph 4.87 that “this area is experiencing strong levels of demand from both distribution specialists
and a resurgent manufacturing sector”. These sub-regional employment land studies clearly highlight a
need to identify additional strategic sites to meet the growth aspirations of the area.
We recognise that North Warwickshire has taken steps to address the urgent need for strategic
employment sites by granting planning permissions for employment uses at Hams Hall and Birch Coppice.
Planning permission was also granted on appeal for a significant employment proposal to the east of
Junction 10 of the M42. However, we consider that whilst these sites will provide some additional
employment land supply, the case for identifying further sites remains extremely strong.
The West Midlands Land Commission Report, published in February 2017, highlights the need for a step
change in the delivery of employment sites. The report stresses that ensuring a good supply of
employment premises, in the right place, at the right price, at the right time and to the right specification, is
essential to the growth of businesses in the West Midlands. It continues to note that “the shortfall of land
for employment space is at least as pressing as the shortage of land for new homes, and possibly more
so”.
In light of this sub-regional evidence base, we consider that the North Warwickshire Local Plan does not
do enough to respond to the urgent sub-regional need for employment land and has therefore not been
positively prepared and is not justified or effective in meeting employment land requirements.
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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?
Policy
Site
Sustainability
reference
Allocations
Appraisal
number
Please use a separate representation form for each paragraph, policy, site allocation that you wish to
comment on.
Paragraph
reference

2.2

12.18

Do you support or object to the above?

Support

2.3

Object

X

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

Yes

X

No

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

2.5

X

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

Yes

2.6

No

No

X

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

X

Not Justified

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.
The significant change that will be brought about by the construction of HS2 and associated development
is acknowledged in the Draft Submission Local Plan at Paragraph 9.4. This highlights that the
development of UK Central and the HS2 Interchange Station will change the local market and will provide
opportunities to diversify the local economy for different types of employment growth. It goes on to stress
that the Borough Council is keen to exploit these opportunities.
We wholeheartedly support this objective, but consider that the Local Plan fails to adequately respond to
the opportunities presented by HS2 and the ambitions for UK Central. The Local Plan does not include
any land use policies or allocations aimed at supporting the growth around the Birmingham Interchange
Station. On the contrary, the Local Plan specifically states at Para 12.18 that “pressure for development
around the new HS2 railway station at the NEC will be resisted”.
We believe that the Council’s aim to maximise opportunities presented by HS2 is in direct conflict with the
Local Plan’s approach to resisting any development around this main railway hub. Once constructed, UK
Central and the HS2 Interchange Station will be a highly sustainable location providing high quality
employment and housing and excellent public transport accessibility.
We consider that the Draft Submission Local Plan fails to respond to the changes HS2 will bring and are
being planned for in the Solihull Local Plan and thereby misses an opportunity to plan for the sustainable
growth of the Borough. The Local Plan has therefore not been positively prepared, is not justified or
effective and will ultimately fail to exploit the opportunities presented by HS2.
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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?
Policy
Site
Sustainability
reference
LP40
Allocations
Appraisal
number
Please use a separate representation form for each paragraph, policy, site allocation that you wish to
comment on.
Paragraph
reference

2.2

Do you support or object to the above?

Support

2.3

Object

X

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

Yes

X

No

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

2.5

X

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

Yes

2.6

No

No

X

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

X

Not Justified

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.
As set out in our representation to Para 12.18, Policy LP2 and Policy LP6, it is considered that to make
the Local Plan sound, it needs to address the opportunities presented by HS2 and allocate additional
employment land to address a shortage in employment land supply in the wider area and assist in the
delivery of sub-regional growth objectives.
Land at Quartz Point provides a suitable and sustainable development option and a great opportunity for
investment in the Borough which could support the wider ambitions for the HS2 Birmingham Interchange
Station and UK Central proposals.
The site is located in the Green Belt, but given the fact that it comprises of partially developed land and is
bounded by major roads that sever the site from the wider countryside to the east, we consider that this
particular parcel of land makes a very limited contribution towards the purposes of including land within the
Green Belt.
Accompanying these representations is a Site Supporting Statement that assesses the development
opportunity provided by Quartz Point. It demonstrates that the site provides an opportunity for sustainable
development immediately adjacent to the HS2 Birmingham Interchange Station site, has no land
ownership or technical constraints that cannot be addressed, and performs very poorly in Green Belt
terms.

Land at Quartz Point,
Stonebridge Road, Coleshill
Statement in Support of Representations
to the North Warwickshire Local Plan,
Draft Submission Plan
Submitted on behalf of
Maximus Group Limited
January 2018
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1.

Introduction

1.1.

This document has been prepared to support representations to the Draft
Submission Local Plan, which was published for consultation in December
2017. It is submitted on behalf of Maximus with regard to its land holdings at
Quartz Point, Stonebridge Road, Coleshill.

1.2.

This document provides information on our client’s land and shows that the
site provides a suitable and sustainable option for growth. It should therefore
be considered as an additional employment allocation through the Local Plan
Review.

1.3.

This statement should be read alongside the completed representation forms.

1.4.

The scope of this report is as follows:
 Outline of relevant planning and development context;
 Overview of the development opportunity presented by Quartz Point;
 Green Belt Assessment of the site;
 Summary of the technical issues and site constraints; and
 Summary and conclusions.
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2.

Relevant Planning and Development Context

2.1.

The Quartz Point site lies at the very south-eastern edge of the Borough on
the boundary with Solihull Borough Council. It is located immediately adjacent
to the planned HS2 Birmingham Interchange Station site, which is situated
within the administrative area of Solihull. The site’s development potential is
therefore closely linked to HS2’s infrastructure and Solihull’s growth plans for
the area.

HS2
2.2.

The HS2 Hybrid Bill received Royal Assent on 23 February 2017.
Construction on the scheduled works can now start and the first construction
activities are likely to commence during 2018. HS2 Phase 1 is planned to
open to passenger services during 2026.

2.3.

The Quartz Point site is located in close proximity to the HS2 route and
Birmingham Interchange Station. Part of the site falls within the HS2
safeguarding area as shown on the Safeguarding Plan attached at Appendix
2 of this Statement. However, apart from works to utility services, the site
itself is not required for the construction of HS2 as highlighted by the HS2
Construction Plan included at Appendix 2. The land will, however, be directly
affected by HS2 construction activity as the site access arrangements will
have to be altered to accommodate the realignment of the A446 Stonebridge
Road and A452 Chester Road (this is also shown on the HS2 Construction
Plan).

2.4.

Once HS2 Phase 1 is completed, the Quartz Point site will be located only a
few hundred metres away from the Birmingham Interchange Station with
direct road access to the station and in close proximity to UK Central, the key
economic growth area in the West Midlands.

Solihull Local Plan Review
2.5.

Solihull Metropolitan Borough Council carried out consultation on its Draft
Local Plan Review document at the end of 2016/early 2017 and is aiming to
publish its Publication Draft Plan in Summer/Autumn 2018.

2.6.

The 2016 Draft Local Plan identifies HS2 and the construction of the
Birmingham Interchange Station within the Borough as an opportunity for
economic growth outlined in the Borough’s strategy for the UK Central Hub.
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2.7.

The Draft Local Plan at Para 111 summarised the economic potential of this
area as follows:
“The UK Central proposals present a unique opportunity on a nationally
significant scale to bring forward major growth. This will contribute to
wider strategic ambitions and in doing so make a substantial
contribution to the economic growth aims of not just the Council, but
also both the WMCA and the GBSLEP. The UK Central area, including
The Hub, where key economic assets are located, also encompasses
the proposed High Speed 2 Interchange railway station within the
triangle of land bounded by the A45, A452 and the M42, now known as
Arden Cross.”

2.8.

To ensure that an appropriate planning framework is in place to enable the
delivery of the Interchange Station and the wider opportunities resulting from
the construction of HS2, the Draft Local Plan includes Policy P1: UK Central
Hub Area. This removes land bounded by the M42, A452 and A45 (known as
Arden Cross) from the Green Belt to facilitate the use of the site for an
Interchange Station together with proposals for passenger facilities, offices,
and residential uses as well as associated ancillary uses including retail
developments of an appropriate scale. This mixed use allocation is identified
in the Draft Local Plan as ‘Site 19: HS2 Interchange Site Solihull’. This
allocation immediately adjoins the Quartz Point site as shown on the plan
attached at Appendix 3 of this Statement.
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3.

The Opportunity at Quartz Point

3.1.

The construction of HS2, and in particular the proposed Birmingham
Interchange Station, will open up significant opportunities for growth in this
part of the West Midlands region. Solihull has grasped this opportunity and is
actively promoting the UK Central Hub area as a focus for employment and
housing development in its Local Plan Review.

3.2.

The Quartz Point site, a partially developed and well contained parcel of land,
lies at the very edge of the Borough of North Warwickshire on the boundary
with Solihull and immediately adjoins this identified growth area. The site
provides a unique opportunity to deliver employment growth within North
Warwickshire, closely linked to, and integrated with, the wider expansion
plans for UK Central and the HS2 Interchange Station.

The Site
3.3.

The Quartz Point site extends to approximately 6.1ha and is bounded by the
A446 to the north and east, Wyevale Garden Centre to the south and the
A452 to the west.

3.4.

The north-eastern part of the site is occupied by the Quartz Point office
development, which was constructed in 2008 following receipt of planning
permission in 2007 and is now almost fully occupied.

3.5.

The remainder of the site comprises two fields of semi-improved grassland,
separated by an existing access road leading to the office development. The
fields are increasingly becoming invaded by scrub. There are a number of
trees and hedges within the fields and along the site’s boundaries.

3.6.

The site can currently be accessed off the A446 southbound slip road and
from the A452, approximately 200 metres to the south of the
A452/A446/Solihull Parkway roundabout. Egress from the site is towards the
A446 only.

Planning History
3.7.

The site has a complex planning history. Over years, a variety of industrial
and commercial uses were lawfully established on the site and the site was
also used for a number of unauthorised landfill operations during the 1980
and 1990s.

3.8.

In July 1997, outline planning permission (Ref. OAP/1994/0207) for the
erection of an office building was granted. Further planning permission for
office developments were granted in November 1998 (Ref. FAP/1998/4914),
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November 1999 (Ref. FAP/1999/5744) and May 2001 (FAP/2005/9603). The
2001 permission was implemented following the construction of the accesses
from the A446 and the A452 and the access roads within the site.
3.9.

In April 2007, planning permission for the erection of six buildings for office
uses was granted (Ref. PAP/2007/0040) and this permission was
subsequently built out.

The Proposal
3.10. Given the site’s location and existing office development on part of the site, it
is proposed to bring the remainder of the site forward for employment uses.
3.11. Whilst part of the site is occupied by a successful office scheme, recent
market interest in the site has been from distribution companies. The site’s
strategic location in close proximity to the motorway network, Birmingham
Business Park, the NEC, Birmingham Airport and the planned HS2
Interchange Station make this an attractive location for logistics companies,
but the site would also provide an excellent location for further offices or
industrial occupiers. A flexible employment allocation is therefore sought for
employment uses within Use Classes B1/B2/B8.
3.12. An improved access to the Quartz Point site will be provided by HS2 as part
of the wider construction works linking the site directly to the relocated
A452/A446/Solihull Parkway roundabout (see Appendix 2).
3.13. In light of the planned HS2 construction activity and the fact that part of the
site is falls within the safeguarding area of HS2, it is proposed to bring the site
forward in phases. 1.5 ha of the site is already developed. A further 1.3 ha
falls outside the HS2 safeguarding area and could be delivered as a first
phase in advance of the completion of the HS2 work. The second phase of
employment development (the remaining 3.3 ha) could be brought forward
once HS2 has been completed. A Phasing Plan is included at Appendix 4 of
this Statement to illustrate the proposed staged approach to the development
of the Quartz Point site.
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4.

Green Belt Assessment
National Green Belt Policy

4.1.

The National Planning Policy Framework (NPPF) reiterates previous national
policy relating to the Green Belt and confirms at Paragraph 79 that the
fundamental aim of Green Belt policy is to prevent urban sprawl by keeping
land permanently open.

4.2.

Paragraph 80 of the NPPF sets out the five purposes Green Belts serve:
 check the unrestricted sprawl of large built-up areas;
 prevent neighbouring towns merging into one another;
 assist in safeguarding the countryside from encroachment;
 preserve the setting and special character of historic towns; and
 assist in urban regeneration, by encouraging the recycling of derelict
and other urban land.

4.3.

The NPPF emphasises at Paragraph 83 that local planning authorities should
identify Green Belt boundaries in their Local Plans. It goes on to state that
once established, Green Belt boundaries should only be altered in
exceptional circumstances through the preparation or review of the Local
Plan.

4.4.

Paragraph 84 of the NPPF notes that “when drawing up or reviewing Green
Belt boundaries local planning authorities should take account of the need to
promote sustainable patterns of development”.

4.5.

The NPPF at Paragraph 85 sets out a number of criteria that should be
considered when defining Green Belt boundaries including:
 ensure consistency with the Local Plan strategy for meeting identified
requirements for sustainable development;
 not include land which it is unnecessary to keep permanently open;
 satisfy themselves that Green Belt boundaries will not need to be
altered at the end of the development plan period; and
 define boundaries clearly, using physical features that are readily
recognisable and likely to be permanent.
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Joint Green Belt Assessment
4.6.

A Joint Green Belt Study for Warwickshire was commissioned by Coventry,
North Warwickshire, Nuneaton and Bedworth, Rugby, Stratford-on-Avon and
Warwick District Council’s. The study was undertaken by Land Use
Consultants (LUC). It forms part of the evidence base for the Local Plan
Review. The study findings in respect of North Warwickshire were published
in April 2016.
Study Findings

4.7.

The Green Belt Assessment has divided each local authority area into smaller
land parcels and broad areas and has then undertaken an assessment of
these against the five purposes that Green Belts serve.

4.8.

The Quartz Point site has been included within Broad Area 11, which covers
a large area of land at the southern end of the Borough on the boundary with
Solihull.

4.9.

This broad area is considered to make a considerable contribution to four of
the five purposes of Green Belts:
 Checking the westwards sprawl of Coventry towards Birmingham and
the eastwards sprawl of Birmingham towards Coventry;
 Preventing Birmingham and Coventry merging in the long term;
 Safeguarding the countryside including a number of ancient woodlands
and the Packington Hall Registered Park & Gardens;
 Assisting urban regeneration by encouraging the recycling of derelict
and other urban land across the West Midlands.

Assessment against the five purposes of Green Belt
4.10.

The Quartz Point site only forms a very small part of Broad Parcel 11. It is
located at its very western edge and is detached from the remainder of the
broad parcel by the A446. We consider that the triangle of land bounded by
the A446 and A452 should have been identified as a distinct Green Belt
parcel in the Joint Green Belt Study as it is largely developed and physically
separated from the countryside to the east. It is very different in character and
can be easily identified by its strong permanent boundaries.

4.11.

As the Broad Area assessment in the Joint Green Belt Study does not provide
a robust assessment of this triangle of land (including the Quartz Point site),
we have undertaken a site specific assessment based on the assessment
criteria used for the Joint Green Belt Study. Our assessment is set out below.
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Purpose 1: To check the unrestricted sprawl of large built-up areas
4.12.

The majority of the triangle of land within which Quartz Point is located is
dominated by existing development, significantly compromising the openness
of this parcel of land. Quartz Point itself is partially developed, with a modern
office scheme in the north-eastern part of the site. Furthermore land to the
south is occupied by the Wyevale Garden Centre which includes a number of
substantial built structures. The boundaries of the site are formed by the A446
to the north and east and the A452 to the south and west. This Green Belt
parcel is therefore clearly compromised in terms of its openness and well
contained by physical features which sever the site from the countryside to
the south and east.

4.13.

Given the site’s location and characteristics, we considered that it plays an
extremely limited role with regard to this purpose and its development would
not constitute or risk the further urban sprawl of the built up area of
Birmingham into the open countryside to the south and east. We therefore
consider that it should be given a Score of 0 in line with the Joint Green Belt
Study assessment criteria.

4.14.

Following the delivery of the planned development at Arden Cross, the site’s
separation (both physically and visually) from the wider countryside will
become even more pronounced.
Purpose 2: To prevent neighbouring towns from merging into one
another

4.15.

The Green Belt parcel lies in close proximity to the urban area of Birmingham
with Birmingham Business Park and the NEC located less then 1km from the
site. However, as the land is already substantially developed, we consider
that it plays a limited role in preventing neighbouring towns merging into one
another. Nevertheless, to be consistent with the Joint Green Belt Study
assessment criteria, the parcel has been given a score of 4.
Purpose 3: To
encroachment

4.16.

assist

in

safeguarding

the

countryside

from

This triangular parcel of land already contains an office development and
garden centre which occupy a substantial proportion of the land
compromising its openness. Moreover, the site boundaries are formed by
major roads (dualled in most part) clearly separating the site on all sides from
the countryside to the south and east. The parcel therefore does not contain
the characteristics of countryside and is not connected to land with the
characteristics of countryside. Based on the Joint Green Belt Study
assessment criteria it receives a score of 0.
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Purpose 4: To preserve the setting and special character of historic
towns
4.17.

Although the site lies in close proximity to the urban edge of Birmingham, one
of the historic towns considered in the Joint Green Belt Study, it plays no role
in protecting its setting or special character. There are no listed buildings or
conservation areas close by. The site has therefore been given a score of 0 in
line with the Joint Green Belt Study assessment criteria.
Purpose 5: To assist in urban regeneration by encouraging the
recycling of derelict and other urban land

4.18.

As with all Green Belt parcels considered by the Joint Green Belt Study, this
parcel has been given a score of 4. All parcels are considered to make an
equally significant contribution towards assisting urban regeneration.

4.19.

However, we would like to note that the majority of this Green Belt parcel is
already brownfield in nature containing an office development and garden
centre. The remaining undeveloped land is believed to be contaminated given
the previous unlicensed use of the site as a landfill.

Summary and Conclusions
4.20.

A summary of our assessment scores for this Green Belt parcel are provided
below.
Green Belt Purpose
1. Check the unrestricted sprawl of large built-up
areas
2. Prevent neighbouring towns merging into one
another
3. Assist in safeguarding the countryside from
encroachment
4. Preserve the setting and special character of
historic towns
5. Assist in urban regeneration, by encouraging the
recycling of derelict and other urban land
Total Score

4.21.

Assessment Score
0/4
4/4
0/4
0/4
4/4
8 / 20

Assessing the triangular parcel of land bounded by the A446 and A452 as a
separate Green Belt parcels shows that this land makes a very limited
contribution towards the Green Belt’s openness and its five purposes. It is
actually one of the lowest performing Green Belt parcels in North
Warwickshire.
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5.

Summary of Technical Issues and Site Constraints

5.1.

As with any development site, there are a range of environmental and
technical considerations that need to be considered as part of any
development allocation. The following section of this document identifies
those aspects that need to be considered. Known baseline conditions, the
data required to assess impacts and the scope for any mitigation measures
are discussed. The key issues for this development will be:
 Traffic and Transportation;
 Ecology;
 Flood Risk and Drainage; and
 Ground Conditions

Traffic and Transportation
5.2.

As outlined at Section 3 above, the site is currently accessed off the A446
with a second access of the A452. These access points already serve an
existing office development and could be utilised for the first phase of the
employment development.

5.3.

Following the completion of the HS2 works and installation of the new access
off the relocated A452/A446/Solihull Parkway roundabout, the site will be only
a short distance away from the HS2 Birmingham Interchange station and its
ancillary uses and the planned employment and housing development at
Arden Cross.

5.4.

In the longer term, the site will become a highly sustainable location for an
employment park with excellent access by sustainable transport modes and
potentially a workforce on its doorstep.

Ecology
5.5.

Ecological conditions and any necessary mitigation will need to be considered
as part of any development proposal. However it is considered that there are
unlikely to be any significant constraints to the site’s development. Part of the
site is already developed and the rest comprises two fields of semi-improved
grassland that is being invaded by scrub, together with a number of hedges
and trees along the site’s boundaries. An initial walk-over survey of the site
has been undertaken and this has not identified any features of particular
ecological value nor any evidence of protected species using the site.

Land at Quartz Point, Coleshill

Page 12

Flood Risk and Drainage
5.6.

The site is located in Flood Zone 1 (as shown on Environment Agency Flood
Risk Map) and is therefore not at risk of flooding.

5.7.

As with any development of this scale, detailed proposals will have to be
developed in due course to accommodate the necessary foul and surface
water drainage, and detailed strategies for any impacts will be required. The
principles of sustainable urban drainage systems (SUDS) will be incorporated
into any design. At this stage it is not envisaged that there are any constraints
that would prevent acceptable drainage solutions from being achieved.

Ground Conditions
5.8.

Due to previous activities on the site including a number of unlicensed landfill
operations, the site is known to be contaminated. An appropriate mitigation
strategy will have to be identified and implemented at detailed design stage. It
is expected that contamination issues on the site can be appropriately
addressed and this will therefore not present a significant constraint to
commercial development.
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6.

Summary and Conclusions

6.1.

This document has been prepared to support representations to the
Submission Draft Local Plan. It sets out why land at Quartz Point presents a
suitable option to deliver employment growth in the Borough.

6.2.

The site is located a short distance away from the planned HS2 Birmingham
Interchange Station and the Arden Cross area identified in the Solihull Local
Plan as a focus for housing and employment growth. It presents a unique
opportunity to provide a sustainable employment development linked to and
integrated with the wider growth plans for the area.

6.3.

The Quartz Point site currently makes a very limited contribution towards the
Green Belt as it comprises partially developed land bounded by major roads
that sever the site from the wider countryside to the east.

6.4.

The site is available and deliverable. There are no technical or land
ownership constraints that cannot be addressed.

6.5.

It is concluded that the site offers a sustainable location for new employment.
The site should therefore be removed from the Green Belt and included in the
North Warwickshire Local Plan Review as an employment allocation.
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Appendix 1 – Site Location Plan

Site Location Plan - Land at Quartz Point
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Appendix 2 – HS2 Plans

Proposed Allocation at
Quartz Point

Proposed Allocation at
Quartz Point

Proposed Allocation at
Quartz Point

Appendix 3 – Solihull Local Plan, Proposed Allocation Site 19
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Appendix 4 – Phasing Plan

Land at Quartz Point - Phasing Plan
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