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Examination of North Warwickshire Local Plan
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Submitted by Define Planning & Design Ltd

Matter 9 – Site Allocations
9.3: Are allocation yields and deliver trajectories justified and robust?
1. Ciel Property Holdings Ltd (CPH) control the site at Lindridge Road, Wishaw that is proposed to
be allocated for residential development under Policy H14 in the North Warwickshire Local Plan
(NWLP). A Masterplan Report for the Lindridge Road site has previously been submitted to the
Borough Council. That summarised the various site assessments that had been undertaken by
CPH and set out a Development Masterplan that responded to those assessments and
demonstrated the suitability and capacity of the site to deliver 140 dwellings (at 35 dph) in this
sustainable location. The Masterplan Report is attached at Appendix 1.
9.4: Has the comparative assessment of sites resulting in those included for allocation in the
plan been undertaken in a proportionate and consistent manner?
2. The representations submitted on behalf of CPH at different stages in the preparation of the
NWLP highlighted some specific concerns in relation to various elements of the NWLP evidence
base. However, it is considered that the various assessments, when taken as a whole, provide a
robust evidence base that has supported the Borough Council’s decision making process (in
terms of the spatial strategy that underpins the NWLP and the selection of individual sites to be
removed from the Green Belt (as necessary) and allocated for development. That is evident, for
example, in the various reports to the Local Development Framework Sub-Committee.
9.8: Are the categorisation of settlements in LP2 appropriate with regard to the updated
Settlement Sustainability Appraisal?
3. The Settlement Sustainability Appraisal does not specifically consider Category 2 within Policy
LP2, as it relates to “Settlements adjoining the outer boundary of the Borough”. That category
has been added to the settlement hierarchy as an entirely appropriate response to the change in
circumstances since the extant Local Plan was prepared, which recognises the unique
opportunity to realise sustainable development adjacent to the urban areas that are
geographically and functionally very closely related to the Borough.
That potential is
acknowledged in the various elements of the Sustainability Appraisal that has been undertaken of
the NWLP at various stages.
9.8a: Is there a conflict between bullets 3 and 4 which seek to ensure separation and
connectively respectively with peripheral settlements?
4. The representations submitted by CPH did highlight a concern in this respect. Bullet 4 (Part (d))
is not considered to be justified given that the primary relationship of any site in this category of
the hierarchy will be by definition with a settlement outside of the Borough. The focus should,
therefore, be on improving linkages to those settlements and the existing and/or planned
community infrastructure therein. Whilst improving linkages to other settlements in North
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Warwickshire might, in some cases, be desirable, they are not necessary and should not be
included as a policy requirement.
9.25: Allocation H14, Site at Lindridge Road, adjacent Langley SUE, Wishaw
Exceptional Circumstances
5. In order to meet the identified housing needs in the Borough and wider Housing Market Area
(HMA) in the plan period, the NWLP seeks to facilitate a continual supply of both market and
affordable housing from a “portfolio” of deliverable development sites, based on a broad spatial
development strategy. It is recognised within the NWLP that this requires the release of sites
from the Green Belt. That is supported as it reflects the reality that the capacity of the available
land within the urban areas and outside of the Green Belt in sustainable locations is ultimately
limited. The “exceptional circumstances” required by the NPPF to do that clearly exist in these
circumstances.
6. The removal of the site to the north of Lindridge Road, Wishaw from the Green Belt and its
allocation for residential development (Policy H14) is very much supported in that context. There
are however, also site specific factors arising from its unique geography that further contribute to
the exceptional circumstances required to justify the release of this site from the Green Belt.
7. The site is an anomaly in that it is a lone parcel of land located to the west of the A38 and M6 Toll
Road, yet it still lies within the Borough. It is, however, closely related to the urban form of the
city, and located immediately adjacent to the Langley sustainable urban extension (SUE) site that
has been released from the Green Belt and allocated for development in the Birmingham
Development Plan.
8. The Birmingham Development Plan highlights that the limited capacity of the urban area to meet
the needs of the City’s growing population represents the exceptional circumstances that justify
the release of land from the Green Belt for housing development. Following a number of detailed
assessments, the City Council concluded that the Langley SUE represented the most sustainable
option to accommodate additional housing growth and would have the least impact on the Green
Belt. It is considered that those conclusions can also be extended to the Lindridge Road site
and, indeed, that the site would already be allocated for development if it was not for the peculiar
administrative boundary in this area.
9. The very substantial scale of unmet housing need arising in Birmingham has been robustly
evidenced. Given the confirmed extent of the HMA and the close physical relationship and links
between the Borough and the City, the Borough Council have entirely appropriately sought to
address some of that unmet need in the NWLP. Clearly given its location and the relationship
with the City’s urban area, the Lindridge Road site has unique attributes as a future development
site that could and should make a valuable contribution to addressing the housing needs of the
Borough, whilst also addressing unmet needs arising in Birmingham (as recognised in the
Sustainability Appraisal of the Draft Local Plan – para. 5.177 & 6.66). That would help to relieve
the pressure for development in these locations without any adverse impact on the objectives of
the Borough Council.
10. Notably a Green Belt Assessment of the site was undertaken by CPH using the same
methodology as the LUC Green Belt Review to allow a comparison with other sites. That study
concluded that the location and aspect of the site, its relationship with the existing urban form and
proposed Langley SUE, the existing landscape structure, and the containment provided by the
A38/M6 Toll Road mean that it does not form a particularly sensitive part of the Green Belt. The
site relates well to an established urban area and the allocated Langley SUE site to the south. Its
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development would not, therefore, result in an unnatural or sprawling urban form, but will instead
form part of a logical and consistent settlement edge. Moreover, there is no risk of physical
coalescence with other settlements and in visual terms it is extremely well contained by a
combination of the urban form, topography and existing vegetation, so the perception of
encroachment or coalescence would be very limited. The site can, therefore be released from
the Green Belt with new boundaries clearly defined by recognisable and permanent features
(notably the A38), without undue harm to the wider purposes of the residual Green Belt.
Realisable Development Opportunity
11. As stated, a Masterplan Report for the Lindridge Road site was previously submitted to the
Borough Council. That demonstrated the suitability and deliverability of the site for residential
development in this sustainable location within walking distance of a range of local services and
facilities, where the development can be co-ordinated with the planned growth of Birmingham.
Nor is the site subject to any environmental constraint that would prevent its development. The
site is, therefore, an entirely appropriate and sustainable location for future development
12. The Masterplan also demonstrated that site’s capacity to accommodate circa 140 dwellings in a
manner that responds to the policy criteria within H14. That development would make a
significant contribution to meeting the Borough’s identified development needs and/or, given its
relationship with the existing urban area and its planned expansion, the unmet needs arising in
Birmingham in the plan period, and provide competition and choice in the housing market.
13. It can, therefore, be concluded that it is entirely appropriate to remove the Lindridge Road site
from the Green Belt and allocate it for residential development.
14. However, despite the proposed allocation for development, the site is still shown as being located
within the Green Belt on the proposed Policies Map. It is assumed that this is an error, but it
clearly has potential to create confusion in relation to the status of the site and its future role in
meeting the identified development needs in the Borough and wider Housing Market Area.
(a) Should the masterplanning requirement ensure a consistent approach with the design of
the Langley Sustainable Urban Extension?
15. There is a clear physical relationship between the allocation site and Langley SUE and its
development should appropriately reflect that. Indeed, the proposed development form and
access arrangements need to be appropriately developed and co-ordinated with the emerging
proposals for the Langley SUE (and vice versa) to ensure that no conflicts arise. However, it is
unnecessary, and indeed unduly prescriptive, for the Policy to explicitly seeks a consistent design
approach with Langley SUE beyond that.
16. Indeed, the submitted Masterplan Report has already demonstrated how the site can be
independently accessed and serviced from Lindridge Road and an appropriate drainage strategy
would be implemented. There are no other significant environmental constraints that indicate that
the site cannot be independently developed. It is, therefore, a discrete development site that
could and should be brought forward independently to meet the identified development needs at
the earliest opportunity.
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LAND AT LINDRIDGE ROAD
Ciel Properties Ltd

FIGURES

CONTENTS

FIGURE 1 - Site Location Plan

4

1.

Introduction

5

FIGURE 2 - Site Context

6

2.

Site Context

7

FIGURE 3 - Site Analysis

8

3.

Proposed Development Site

9

FIGURE 4 - Landscape and Visual Analysis

10

4.

Landscape Character

11

FIGURE 5 - Green Belt Analysis

14

5.

Green Belt

15

FIGURE 6 - Concept Plan

16

6.

A Framework for Development

17

FIGURE 7 - Masterplan

18

7.

Conclusion

19

APPENDIX A - Proposed Access Arrangement

20

APPENDIX B - Proposed Drainage Strategy

21

FIGURE 1 - SITE LOCATION PLAN

LEGEND
Land Use

LEGEND

Site Boundary

Site Boundary

Site Boundary

Green Belt
Langley SUE (Area C)
SINC (Sites of Importance for
Nature Conservation)
SLINC (Site of Local Importance for
Nature Conservation)

Listed Building
Woodland
Ancient Woodland
Dense Continuous Scrub
Settlements / Large farm buildings
Playing Field (Private)
Cemetery
Water Course
Sewage Treatment Works
Movement
Motorway
Road
Bus Served Road
PRoW (Footpath)
PRoW (Bridleway)
Cycleway
Facilities
6

Local Facilities:
1. New Hall Primary School
2. Local pub and conenience stores
3. John Willmott School
4. Fairfax School
5. Holy Cross Catholic School
6. Local Conenience Stores
7. Moxhull Hall
N

SCALE 1:12,500
50
0m

4

150
100

250

500

Land at Lindridge Road

1. Introduction
The Lindridge Road site (the site) is located to the
west of the A38 and its junction with the M6 Toll and
is bounded along its southern boundary by Lindridge
Road (as shown in Figure 1). It comprises an area of
agricultural land totalling approximately 6.4 ha. The
site is under a single ownership, and they are willing
to release it from its current use for development.
The site lies within the administrative boundary of
North Warwickshire Borough Council (NWBC), at
its boundary with Birmingham City Council’s (BCC)
administrative area. As indicated on Figure 2, the site
lies immediately north of land identified within the
Birmingham Development Plan (BDP) as the preferred
location for a Sustainable Urban Extension (SUE) on
the edge of Birmingham (refer to Policy GA5: Langley
SUE).

Lindridge Road and site: view east

The proposed development of the Lindridge Road site
therefore provides an ideal opportunity to provide a
further 120 - 140 dwellings immediately adjacent to
the preferred urban extension site.
This report examines the site and its context, including
the relationship with the proposed urban extension,
demonstrating that there are no impediments
to its development (save the current Green Belt
designation), and highlights that it can make a
significant contribution to housing and recreation
provision in the area. It is structured as follows:
Section 2: Site Context
Section 3: Proposed Development Site
Section 4: Landscape Character & Visual Amenity
Section 5: Green Belt

The BDP highlights that the limited capacity of the
urban area to meet the needs of the City’s growing
population represents the exceptional circumstances
that justify the release of land from the Green Belt
for housing development. Following a number of
detailed assessments, BCC has concluded that the
land to the west of the A38 at Langley represents the
most sustainable option to accommodate additional
housing growth and will have the least impact on the
Green Belt.

M6 Toll Road and site: view south

Section 6: A Framework for Development
Section 7: Conclusion

However, it is apparent that, even with the
development of previously developed land in the
City and the proposed urban extension at Langley,
there is still a very substantial residual housing needs
requirement. This shortfall will have to be met through
further releases of Green Belt land within BCC’s
administrative boundary, or through the release of
land in neighbouring administrative areas such as
North Warwickshire Borough.

Lindridge Road and site: view west
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FIGURE 2 - SITE CONTEXT
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2. Site Context
A detailed appraisal of the site and its surrounds has
been carried out (refer to Figure 2).
The site is located within the designated Green Belt,
the current boundary of which extends from the edge
of the urban area of Birmingham towards the north,
east and south, and includes the Langley SUE site,
which lies immediately adjacent to the site to the
south of Lindridge Road.

Langley Brook and site: view east

The Birmingham Development Plan highlights
(paras 5.56-5.63) the merits of the Langley SUE
proposal in terms of the relatively limited ecological,
landscape and heritage impact that would arise from
the development, as well as its accessibility and its
deliverability. These considerations equally apply to
the Lindridge Road site.
The wider Green Belt area comprises predominantly
agricultural land, with a number of farm holdings
disbursed throughout and intermittent areas of
woodland and Ancient Woodland. A single listed
building, Old Langley Hall, lies approximately 0.85km
to the south of the site (in the Langley SUE site).

Sewage Treatment Works and site: view south

To the west of the site is Langley Mill Sewage
Treatment Works, separately from the site by Langley
Brook, which runs along the length of the western
boundary of the site. The land beyond the brook to
the west is designated flood plain (Flood Zone 3).

Whilst the site is currently physically disconnected
from the existing urban area of Birmingham, that will
change following the allocation and development of
the Langley SUE. Then the site would lie immediately
adjacent to the extended urban area.
The development of the site would be fully integrated
with the Langley SUE, providing an appropriate
extension to it that links to the primary highway routes
to the north, and with the A38 providing a continuous
boundary to the east.
The existing urban area is in any event only 250m away,
and contains a range of local services and facilities
within walking distance of the site. Furthermore, a
wide range of new facilities are proposed within the
Langley SUE. The site is, therefore, very well located
in terms of the accessibility to services and facilities.
The site’s proximity to the existing urban area and
preferred SUE would also enable existing bus services
to be easily extended to serve the development within
the site.
Similarly, the existing network of public rights of way
that connect the site to the SUE and to the countryside
to the north and east provide significant benefits for
enhancing pedestrian access.

A Site of Importance for Nature Conservation (SINC)
lies approximately 200m to the west of the site,
comprising Langley Pool watercourse and an area
of Ancient Woodland. A Site of Local Importance for
Nature Conservation (SLINC) lies to the north of the
site, and connects to the SINC. The development of
the site will need to take these features into account.

Langley Pool, Sewage Treatment
Works and site: view south
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FIGURE 3 - SITE ANALYSIS
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3. Proposed
Development Site
An appraisal of the site itself has highlighted that it
does not contain any known ecological or heritage
features of any significance that would constrain
development, and the landscape features within the
site can be retained. Landscape character, visual
amenity and the form and function of the Green Belt
are considered in the following sections.

The highest point and view north across the site

However, there are a number of site specific issues
that are important matters for the design of future
development on the site. Initial assessments of these
issues has been undertaken to demonstrate the
deliverability of the site, and the findings have been
used to inform the preparation of the development
concept and masterplan for the site (see in Section 6).

Topography
The topography of the site drops progressively from
the south east to the north west, towards Langley
Brook. The highest point within the site is, therefore,
in the south eastern corner, immediately adjacent to
Lindridge Road (refer to Figure 3).

Langley Brook and view north across the site

Drainage
An assessment of the brook that marks the site’s
western boundary and the drainage regime of the
area has been undertaken. Figure 3 highlights that the
floodplain associated with the brook is predominately
located to the west of the site.
The site naturally drains towards its northern corner,
reflecting the existing topography that slopes
continuously from south east to north west. Therefore,
the drainage assessment proposes the provision of
a substantial drainage feature in the northern most
part of the site (as illustrated in the plan attached at
Appendix B).
This drainage feature can also provide landscape
and biodiversity benefits, forming part of the green
infrastructure strategy that provides green links to the
surrounding area and forming part of a buffer to the
local nature site located to the north of the site.

Noise
Access
Lindridge Road provides a direct link to the existing
urban area to the west of the site. A highways
assessment has confirmed that vehicular access can
be provided directly off Lindridge Road, via a priority
junction opposite Brockhurst Farm. The access
proposal has been designed and tested to ensure that
it can accommodate the scale of development. A plan
of the proposed layout is provided at Appendix A.
The plan at Appendix A also illustrates how the
pedestrian links to the existing urban area can be
enhanced to provide direct pedestrian access to the
services and facilities therein. Connections to the
proposed Langley SUE to the south of the site should
also be provided, utilising existing public rights of way
and through the provision of new routes.

A38 and site: view east
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The only significant noise source in the area are
the A38 and M6 toll road. The impact is, however,
somewhat mitigated by the area’s topography, with
the A38 lying within a cutting along the eastern
boundary, and the site’s north facing slopes.
A noise survey has been carried out to fully assess
existing noise levels within the site and identify
potential mitigation requirements. This confirms that
the site is suitable for development, subject to the
incorporation of mitigation measures in the most
affected area to ensure appropriate levels of internal
and external noise through the day and night. These
measures might include fencing or a bund along the
site’s eastern boundary, the set back of development
from the main roads, the orientation of the buildings
towards the noise source, and/or the specification of
appropriate glazing and ventilation.

Land at Lindridge Road

FIGURE 4 - LANDSCAPE AND VISUAL ANALYSIS
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4. Landscape
Character
Landscape Character
The site lies within the south eastern corner of Natural
England’s National Character Area 67 – Cannock
Chase and Cank Wood. The NCA Profile (2012)
describes this area as very varied in character, from
the open heathlands and plantations of Cannock
Chase, through towns, reclaimed mining sites and
new developments, to dense urban areas. Away from
the unenclosed landscape of Cannock Chase, fields
generally have a regular pattern and are frequently
enclosed by mature hedgerows with some hedgerow
trees. Here farming is generally mixed with arable
cultivation in large fields. The extensive networks of
canals and railways reflect the industrial history of the
area. Major roads include the M6, the M6 Toll and the
A5.
North Warwickshire Landscape Character Assessment
(1993) identifies the site as forming part of a dissected
area of sandstone upland that adjoins Cank Wood
regional character area in south Staffordshire. It notes
that this area is visually very similar to Arden Wooded
estatelands and is therefore included within this
landscape type.
A Landscape Character Assessment was undertaken
in 2013 to support the preparation of the BDP. This
assessment identifies the key characteristics of land
to the west (Area B) and south (Area C) of the site
(the site itself was not included in the assessment),
highlighting the influence of the watercourses on the
landform, and the blocks of woodland.

The assessment concludes that the sensitivity of the
landscape to development in Area B is heightened
as a result of the rarity of the landscape features
within it, the retention of which would result in a
more fragmented form of development. However,
the landscape within Area C to the immediate south
of the site is considered to have a low sensitivity to
development. This area forms part of the Langley
SUE development proposal. The BDP (para 5.59)
highlights the area’s lack of landscape components,
the potential to accommodate development without
the significant loss of landscape features, and the
potential for mitigation.
The site itself is of limited value in landscape, ecology
and heritage terms. Langley Pool, and Lindridge
Pool and Brook are locally important landscape and
ecology features, but they lie someway to the west
of the site, beyond the sewage treatment works and
associated vegetation.
The site is not subject to any designations in this
regard, and contains no features of particular interest
except for the brook (Langley Brook) and associated
vegetation that forms the western boundary. These
could and should be retained through the careful
design of development on the site.
The landscape character of the site, in terms of its
topography, use, pattern, and structure including the
boundary features, very much reflects the area to
the south of the site that forms part of the proposed
Langley SUE. The sensitivity to development within
the site can, therefore, be similarly judged to be low.
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Visual Amenity
An initial visual appraisal of the site has been
undertaken. The high point of the site in the south east
corner is the most widely visible part of the site, but
the site’s visual envelope is still very well contained by
the surrounding topography, vegetation structure and
existing urban area.
The visual envelope is indicated on Figure 4. Within
this visual envelope there are few public viewpoints
of the site and, where views are available, they are
commonly filtered by the existing vegetation in the
surrounding area. Furthermore, the M6 toll Road and
A38 are often dominant visual urban elements in the
view that contain the site from the wider surrounding
countryside / Green Belt.
The site’s topography with a north facing slope, means
that it is more prominent in views from the north.
However, the topography and vegetation structure
in the area means that those views are opportunistic
from specific locations, and the site’s visual envelope is
ultimately contained by New Park Woods to the north.
Those views that are available are heavily influenced
by the M6 toll Road and A38, and also include the
land that will comprise the Langley SUE in the view.

To the east of the site the visual envelope is contained
by the vegetation associated with Moxhull Hall and
along Holly Lane, and to the west it is limited to the
edge of the existing urban area (Falcon Lodge).
To the south existing views of the site are limited to
Oxleys Lane, although they do bleed out further to
the south east to the existing urban area. However,
given the site’s topography, the site is difficult to
discern and only the southern boundary (Lindridge
Road) is visible. The introduction of built development
would make the site more visible, but this area to the
south of the site forms part of the Langley SUE, and
once that development takes place views of the site
will be limited to the new edge of the urban area (i.e.
Lindridge Road).
A number of specific key views of the site have been
identified and assessed in following pages.

To the north west the visual envelope is limited to the
approximate line of Withy Hill Road, but there is a very
limited visual relationship between the site and this
area of countryside, largely as a function of the subtle
topography and the intervening vegetation, notably
that associated with Lindridge Pool and Langley Pool.

Land at Lindridge Road

SITE ANALYSIS - VIEWPOINTS

1a

1b
View 1a

View 1b

Further east along Lindridge Road,
the site becomes more visible and
prominent in the view as result of the
relative proximity. The vegetation
along the stream still filters views and
the mature vegetation along Holly
Lane contains the view and defines
the skyline. Strategic landscaping
should be used to reinforce this
characteristic.

In this view from the Lindridge Road
corridor to the west, the southern
part of the site appears as rising
ground, beyond the stream course
in the valley bottom. The views
are enclosed and heavily filtered
by intervening vegetation along
Lindridge Road and the stream. In
the summer the site will be largely
screened.

2
View 2
This view from Lindridge Road to
the east of the site extends above
and across the site to the high
ground in the distance to the north
and north west. The site itself is not
visible due to the levels dropping
away from the viewpoint. However,
built development on the higher
ground in the site would be visible,
and therefore, the design of the
development form and strategic
landscaping needs to be carefully
considered to take account of this.
Approximate extent of site
Approximate extent of Area C
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SITE ANALYSIS - VIEWPOINTS

3

4
View 3

View 4

This view is from a lightly used
public right of way as it crosses the
M6 toll road to the north of the site.
The road and associated features
dominate the view, but the site is
visible as rising ground beyond the
road, together with the vegetation
associated with the stream corridor.
The vegetation on Holly Lane and
along the A38 corridor mark the
skyline. Again the design of the
development form and strategic
landscaping needs to be carefully
considered to take account of this,
and reinforce the characteristic of a
vegetated skyline, but the proposed
development of the Langley SUE
would be visible in this view.

This is distant view from the existing
urban area to the south west of the
site to the site’s southern boundary.
The site itself is not visible due to
the levels dropping away from
the southern site boundary to the
stream. Moreover, whilst the view is
currently across open countryside,
the entirety of the intervening
area forms part of the proposed
Langley SUE in the BDP. When that
development takes place the site
will no longer be visible from the
existing urban area.

5
View 5
This is a distant view from Ox Leys
Road, close to Old Langley Hall (a
listed building) to the south of the
site. Again the hedgerows along
Lindridge Road on the site’s southern
boundary are discernible, but the site
itself is not visible due to the levels
on the site. Furthermore, as for View
4, whilst the view is currently across
open countryside, the intervening
area forms part of the proposed
Langley SUE in the BDP. When that
development takes place the site will
no longer be visible from this locality.
Approximate extent of site
Approximate extent of Area C
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FIGURE 5 - GREEN BELT ANALYSIS
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5. Green Belt
As illustrated in Figure 5, the site forms part of the
designated Birmingham Green Belt that extends
over a large area of countryside surrounding the
city. The Green Belt has long established boundaries
that are tightly drawn around the urban area, and it
is recognised by BCC that there is a need to review
these to allow development to take place that will
meet the city’s identified housing needs. Indeed the
emerging BDP proposes the release of a large area of
land (Area C) between the A38 and the existing urban
area to the immediate south of the site from the Green
Belt to be developed as an urban extension.
Area C was chosen as the preferred development option
following a series of assessments that considered the
relative merits of all potential sites around the current
urban fringe. The Green Belt Assessment (October
2013) concluded that Area C is the most sustainable
and accessible of all options, being in close proximity
to existing local facilities and having a lower sensitivity
to development due to the topography of the site,
its relatively low ecological value, and containing
few significant landscape features. Significantly, the
assessment also concludes that appropriate mitigation,
compensation or enhancement can satisfactorily be
achieved to address any impact from development in
those respects.

Urban Sprawl

Coalescence

Countryside Encroachment

The site instead contributes to the overall extent
of the Green Belt that contains the expansion
of Birmingham’s urban area. However, the BDP
acknowledges the need for new development on
greenfield sites around the city to meet established
housing needs in the area. A direct consequence of
this is the inevitable growth of the urban form and an
inevitable impact on the purpose of the Green Belt in
this regard.

The nearest significant settlement to the east of
Birmingham in this locality is Kingsbury, which is
approximately 4km away. The very small settlement of
Allen End (off Middleton Lane) is located approximately
1km to the east of the site. The nearest settlement to
the north of the site is Drayton Bassett at 5km. The
proposed development of the site would not extend
the urban form of Birmingham any further east than
the proposed urban extension and only 350m further
northwards. However, the development is ultimately
contained by the A38/M6 toll road, which would
form a new clear and defensible boundary to the
Green Belt. Furthermore, the visual appraisal set out
above highlights the limited visibility of the site in the
surrounding area, particularly from publicly accessible
viewpoints including key movement routes, and
the limited intervisibility between the settlements.
Therefore, there is no threat of settlements merging
together as a result of the proposed development
of the site, and it can also be concluded that there
would be no actual or perceived coalescence with
settlements in the area.

Whilst the development of the site will inevitably
result in some countryside encroachment, in so far
as it would be the development of a greenfield site
on the edge of the settlement, this is an inevitable
result of the development of any greenfield site
around Birmingham. In this case, however, the site
is not subject to any landscape quality designation,
and the established landscape structure within and
surrounding the site can be retained and enhanced
through the provision of public open space and
structural landscaping that would contain the
proposed development, and generally limit the
perception of the encroachment when viewed from
the surrounding area. Therefore, the impact of the
proposed development on the purpose of the Green
Belt can be considered to be relatively limited in this
regard.

However, in this respect the development of the
Lindridge Road site would extend no further east
than the proposed urban extension and would be
contained to the east and north by the A38/M6 toll
road, which would form a new clear and defensible
boundary to the Green Belt. To the west, the site is
contained by the stream and sewage treatment works
and there is a limited visual relationship with the
countryside beyond them. The development would,
therefore, appear as a small logical extension of the
proposed urban extension rather than sprawl.

Setting and Character of Historic Towns
This part of Birmingham does not have a particular
historic interest, and therefore there would be no
harm to the setting or character of the existing urban
area. It can, therefore, be concluded that the purpose
of the Green Belt will not be harmed in this respect.

Urban Regeneration

The site itself was excluded from these assessments
because, whilst it is located to the west of the A38 and
immediately adjacent to Area C, it is actually located
within the Borough of North Warwickshire. However,
the initial site assessments have highlighted the close
relationship with Area C (rather than Area B to the
west), not least because of the contiguous boundary,
but also as a result of the landscape character and
features in the area. Moreover, the same conclusions
can be drawn in respect of the relatively limited
harm its development would have on the Green Belt
purposes.

The emerging BDP sets out the requirement for
substantial new development to take place on
greenfield sites in the Green Belt around Birmingham.
This is due to the significant shortfall in previously
developed land within the city to meet established
housing needs. Therefore, the impact of the proposed
development of the site on this purpose of the Green
Belt can be considered to be extremely limited in this
regard.
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FIGURE 6 - CONCEPT PLAN
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6. A Framework
for Development
Site Concept

Development Masterplan

The development proposals for the site have been
developed through a clear understanding of the site
and its context to create what would be a high quality
and distinctive development that is well integrated
with its surroundings.

The application of the above conceptual principles
allows the creation of a masterplan for the development
of the site that will provide a net developable area of
approximately 4 ha. That will deliver 120 dwellings at
an average density of 30 dwellings per hectares or
140 dwellings at an average density of 35 dwellings
per hectare.

The development concept for the site includes the
following key principles, illustrated on Figure 6:
1.

Create an ecological green corridor along the Langley
Brook valley that protects the existing vegetation and
incorporate a recreational route around the edge of
the site;

2.

Create a natural open space in the northern part of
the site that incorporates a sustainable drainage
feature, enhances the biodiversity of the area, and
provides informal recreational opportunities for the
local community;

3.

Exploit the existing topography and available views
from within the site within the proposed development
layout by keeping the high ground free from
development, and providing a focal public open
spaces including a children’s play area.

4.

Create new recreational links that connect the existing
public footpaths with the proposed public open
spaces and routes in the site and within the proposed
Langley SUE to the south of Lindridge Road;

5.

Retain existing landscape features and planting,
and provide further planting to further integrate the
development with its surroundings, and to provide a
buffer to the A38;

6.

Provide the principal access to the site from Lindridge
Road, creating a loop road that facilitates vehicular
and cycle movement;

7.

Orientate the development blocks to positively
address the public realm and surrounding countryside;
and

8.

Arrange dwellings in perimeter blocks providing a
permeable layout and passive surveillance of the
public realm whilst also securing the private amenity
space.
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The development of the site would also incorporate
new public open space providing play and amenity
space for residents and visitors, as well as enhancing
the biodiversity of the area and strengthening its
landscape character, and new recreation routes
linking to existing public rights of way in the area,
notably in the proposed Langley SUE to the south.
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FIGURE 7 - MASTERPLAN
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7. Conclusion
This report clearly demonstrates that the Lindridge
Road site is relatively unconstrained and available for
development, and that its development could provide
a further 120 to 140 dwellings and green infrastructure,
that would be extremely well related to the proposed
Langley SUE to the south of Lindridge Road.
The development of the site would, therefore, make
a significant contribution to remedying the shortfall in
housing required to meet the identified needs in the
city in the period to 2031.
That can be achieved without harm to any features
of recognised environmental importance, and with
relatively limited harm to the Green Belt as the line
of the adjacent A38 would provide a recognisable
and enduring new boundary. In this respect the
development of the site would clearly constitute
a sustainable development as advocated by the
National Planning Policy Framework.
Consequently it is recommended that North
Warwickshire Borough Council and Birmingham City
Council engage with the site owner and promoter to
bring the site forward for development. Notably, the
availability of the site should be taken into account in
the future masterplanning of the Langley SUE which,
it is understood, is due to start shortly.
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APPENDIX A - PROPOSED ACCESS ARRANGEMENT

SCALE 1:2,500
10
0m

20

30
20

50

100

Land at Lindridge Road

APPENDIX B - PROPOSED DRAINAGE STRATEGY
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APPENDIX 2

5

LAND AT LINDRIDGE ROAD - Green Belt Assessment
Ciel Properties Holdings Ltd
03.06.16

1. Introduction
The Lindridge Road site is located to the west of the
A38 and its junction with the M6 Toll and is bounded
along its southern boundary by Lindridge Road (refer
to Figure 5A). It comprises an area of agricultural land
totalling approximately 6.4ha. The site lies within
the administrative boundary of North Warwickshire
Borough Council (NWBC), at its boundary with
Birmingham City Council’s (BCC) administrative area.
The site is in the control of Ciel Properties Holdings
Ltd (Ciel), and a Masterplan Report was previously
submitted to NWBC that summarised the various
site assessments that had been undertaken and
set out an emerging development masterplan that
would deliver 120-140 dwellings. In doing so clearly
demonstrated the site’s suitability, availability and
achievability for development.
It is recognised that the site currently forms part of the
designated Green Belt that lies around Birmingham and
extends over a large area of countryside surrounding
the city into North Warwickshire. However, the site
lies immediately north of a substantial area of land
between the A38 and edge of Birmingham that has
been released from the Green Belt and allocated
in the Birmingham Development Plan (BDP) for the
development of the Langley Sustainable Urban
Extension (SUE). The BDP highlights that the limited
capacity of the urban area to meet the needs of the
City’s growing population represents the exceptional
circumstances that justify the release of land from
the Green Belt for housing development. Following
a number of detailed assessments, BCC concluded
that the Langley site represented the most sustainable
option to accommodate additional housing growth
and would have the least impact on the Green Belt.
It is considered that those conclusions could also
be extended to the Lindridge Road site given its
proximity to the Langley SUE.

Indeed, it is apparent that, even with the development
of previously developed land in the City and the
proposed urban extension at Langley, there is still a
very substantial residual housing needs requirement
(circa 38,000 dwellings). This shortfall will have to be
met in the wider Housing Market Area under the Duty
to Cooperate, including North Warwickshire, through
the identification and allocation of appropriate sites.

Area 9, which is a very large area of countryside in
the northern part of the Borough. A detailed criteriabased assessment of the Broad Areas was not
undertaken in the Study, and it is apparent that the
conclusions drawn in respect of its contribution to the
Green Belt do not reflect the relative attributes of the
Lindridge Road site. The Lindridge Road site is quite
distinct from the main part of Broad Area 9 because
of its close relationship with the existing urban form
of Birmingham, location immediately adjacent to the
Langley SUE site and containment by the A38/M6
Toll Road.

Whilst the precise quantum that will be accommodated
in the Borough is still to be agreed, NWBC are
actively considering how the development might be
accommodated, both in terms of the development
strategy and the potential allocation sites. On the
25th April 2016, the Local Development Framework
Sub-Committee considered a “Paper to Consider the
Growth Options for North Warwickshire 2011 – 2031
and beyond”, and a “Joint Green Belt Study” that was
prepared by LUC to inform the emerging Local Plan.

The Green Belt Study will be a key part of the Local
Plan’s evidence base, and likely to be an important
consideration in the determination of the future
development strategy and selection of sites to be
allocated to meet the identified development needs.
Consequently, we have undertaken the following
assessment of the Lindridge Road site specifically
using the same methodology as the LUC Green
Belt Review to allow a comparison with other sites
(although we do have some concerns with some
of the criteria applied in the assessment of the
purposes set out in table 3.2). This assessment
should be considered as an update to Section 5 of
the submitted Masterplan Report that presented an
analysis of the site’s contributions to the Green Belt
in broad terms.

It is understood that the Development Strategy
options are still being considered, and Ciel would
advocate the merit of releasing land close to
Birmingham to contribute to meeting the overspill
from Birmingham, specifically where it would be well
related to a sustainable development project such
as the Langley SUE. Planning to meet identified
needs as close as possible to where they arise is a
key principle of sustainable development, and will
ensure that residents do not have to move away from
their home area as a result of a lack of provision, or
unnecessarily increase commuting between the
areas
However, having reviewed the Joint Green Belt Study,
Ciel are concerned that the opportunity presented
by the Lindridge Road site has not been properly
considered. The Study appears to exclude sites
that are not located adjacent to one of the existing
settlements in the Borough even though this site is
located adjacent to Birmingham (that is specifically
referred to in Table 3.1) and the allocated Langley
SUE, and is bound by readily recognisable physical
features. The site was instead included in Broad
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2. Lindridge Road
Site: Green Belt
Assessment
Within the following assessment the Lindridge Road
site (or “parcel”) has been considered against the five
Green Belt purposes to see how the land currently
performs. A score has been awarded (0 = negligible,
1 = low, 2 = medium, 3 = high, 4 = very high effects)
based on the criteria set out within LUC’s Green Belt
Study.

Purpose 1 : To check the unrestricted
sprawl of large built up areas.
Criteria:
a) Does the parcel play a role in preventing ribbon
development and/or has the Green Belt already been
compromised by ribbon development? (0 to 2 points)
b) Is the parcel free from development? Does the
parcel have a sense of openness? (0 to 2 points)

Analysis:
The parcel has a role in inhibiting development
along one site of a road corridor (score 1). The
land is currently an open field that is free from
development, so in Green Belt terms it has a sense
of openness (score 2). That however, is not a fair
comparison with the larger land parcels assessed in
the LUC study that are more likely to actually contain
some urban elements within them, and in the case
of the Lindridge Road site, the sense of openness is
very much compromised by the surrounding urban
elements and features. Moreover, the site is visually
well contained and will be further enclosed by the
Langley SUE development to the south.

Purpose 2 : To prevent neighbouring
towns from merging into one another.

Purpose 3 : To assist in the safeguarding
of the countryside from encroachment.

Purpose 4 : To preserve the setting and
special character of historic towns.

Criteria:

Criteria:

Criteria:

As the parcel is not located within an existing
settlement, what is the width of the gap between the
settlements at the point the parcel is intersected? (0
to 4 points)

a) Does the parcel have characteristics of countryside
and/or connect to land with the characteristics of
countryside? Has the parcel already been affected
by encroachment of urbanised built development? (0
to 2 points)

Is the parcel partially or wholly within or adjacent
to a Conservation Area within an historic town?
Does the land form a setting for a historic town,
readily perceived in the context of the historic town
structure, or components whereby the significance
of the heritage asset is recognised and appreciated?
(0 to 4 points)

Analysis:
b) Are there existing natural or man-made features/
boundaries that would prevent encroachment on
the countryside within or beyond the parcel in the
long term? (These could be outside the parcel) (0 to
2 points)

The nearest significant settlement to the east of
Birmingham in this locality is Kingsbury, which is
approximately 5.75km away. A very small number
of dwellings at Allen End (off Middleton Lane) are
located approximately 1km to the east of the site.
The nearest settlement to the north of the site is
Middleton at 3km (score 2).

Analysis:
The parcel contains agricultural land and while it has
the characteristics of the countryside, it is perceived
as a discrete compartment due to the site’s aspect
and its surroundings. Moreover, the site itself is
significantly influenced by the closely related urban
elements in the immediate surrounding area, notably
the prominent A38 and associated infrastructure
at its interchange with the M6 Toll Road, and the
adjacent sewage works that surround the site. The
site is also closely related to the existing urban
edge of Birmingham, and the sense of enclosure
will be substantially exacerbated by the planned
development of the Langley SUE to the immediate
south of the site (score 1)

The proposed development of the site would not
extend the urban form of Birmingham any further east
than the proposed urban extension and only 350m
further northwards. However, the development is
ultimately contained by the A38/M6 toll road, which
would form a new clear and defensible boundary to
the Green Belt. Furthermore, the visual appraisal set
out above highlights the limited visibility of the site
in the surrounding area, particularly from publically
accessible viewpoints including key movement
routes, and the limited intervisibility between
the settlements. Therefore, there is no threat of
settlements merging together as a result of the
proposed development of the site, and it can also be
concluded that there would no actual or perceived
coalescence with settlements in the area.

The development would be contained to the east
and north by the A38/M6 toll road, and a stream and
the sewage works beyond to the west which would
form significant new clear and defensible boundaries
to the Green Belt located relatively close to the urban
edge and prevent encroachment on the countryside
beyond the site. The land to the south of the site has
now been removed from the Green Belt to allow the
development of the Langley SUE (score 0).

Score: 2

Analysis:
Birmingham is identified as a historic town in LUC’s
Green Belt Study. However, there is no intervisibility
with its historic core or other areas of particular
interest within it, Indeed, this part of Birmingham
does not have a particular historic interest, and
the site is not located wholly within or adjacent to
a Conservation Area. There would be no harm to
the setting or character of the existing urban area. It
can, therefore, be concluded that the purpose of the
Green Belt will not be harmed in this respect.

Score: 0

Purpose 5 : To assist in urban regeneration
by encouraging the recycling of derelict
and other land.
All parcels in the Green Belt Study are considered
to make an equally significant contribution to this
purpose and are therefore uniformly given a score of
4. The same score has, therefore, been attributed to
the Lindridge Road site.

Score: 4

Score: 1

Score: 3
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FIGURE 5a - GREEN BELT ANALYSIS
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3. Summary
The Lindridge Road site has a combined score of
10, that would suggest it the overall contribution the
site makes to the Green Belt is relatively limited, and
compares very favourably to the vast majority of
other parcels assessed in the LUC study.
The LUC Study warns against simply considering an
aggregated score alone on the basis that the NPPF
does not require all of the purposes of the Green
Belt to be met simultaneously. However (setting
aside the urban regeneration purpose), the Lindridge
site only scores highly in relation to the purpose of
containing urban sprawl. That is principally because
it is a relatively small parcel of land that does not
itself contain any development. The sense of
openness is, however, very much compromised by
the surrounding urban elements and features

Green Belt. To the west, the site is contained by the
stream and sewage treatment works. As the original
Masterplan Report demonstrated there is a limited
visual relationship with the countryside beyond these
features. The development would appear as a small
logical extension of the proposed urban extension
rather than sprawl.

GREEN BELT PURPOSE

SITE SCORE
3
2
1
0
4
10

1. Urban Sprawl
2. Coalescence
3. Countryside Encroachment
4. Setting & Character of Historic Towns
5. Urban Regeneration
Total

Moreover, we do have some concerns with the criteria
used in relation to this purpose. It is contended
that it should more properly consider whether
the development within the site would distort the
settlement pattern (which would include ribbon
development) and give the appearance of sprawl
of the urban area from public vantage points. The
sole focus on the presence or otherwise of ribbon
development as an indicator of how the Green Belt
performs in respects of restricting Urban Sprawl
potentially distorts how the land performs in respect
of the wider settlement pattern, and how it is required
to check urban sprawl.
In this respect the site and development on it would
extend no further east than the proposed urban
extension, and would not, therefore, result in an
unnatural or sprawling urban form, but would, instead,
form part of a logical and consistent settlement
edge. The development would be contained to the
east and north by the A38/M6 toll road, which would
form a new clear and defensible boundary to the
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4. Conclusion
The Lindridge Road site is an anomaly in that it is a
lone parcel of land located to the west of the A38
and M6 Toll Road, yet is within the Borough of North
Warwickshire even though it is severed from the rest
of the Borough. It relates much more closely to urban
form of the city, which is only 250m to the west, and
could and should naturally form part of the Langley
SUE, if it was not for the peculiar administrative
boundary in this area.
A direct consequence of the need for greenfield
development around Birmingham is the inevitable
growth of the urban form, and an inevitable impact
on the purposes of the Green Belt in this regard.
However, the site at Lindridge Road clearly compares
favourably to other development opportunities in the
Borough in this regard.

The proposed development of the Lindridge Road
site provides an ideal opportunity to provide 120-140
dwellings in a location where the development can
be integrated with growth areas, notably the Langley
SUE. The release of land for development in this part
of the Borough could make a valuable contribution to
addressing the housing needs of the Borough, whilst
also supporting any requirements stemming from
neighbouring authorities, relieving the pressure for
development in these locations. It would contribute
to the sustainable development of Birmingham in this
area, meeting the identified needs for the housing
market area, whilst not undermining the fundamental
purposes of the Green Belt.
The Lindridge Road site is suitable, available and
achievable (in NPPF terms), and it can be concluded
in light of the findings of the above assessment,
that it would be entirely appropriate to remove the
Lindridge Road site from the Green Belt and allocate
it for residential development.

The location and aspect of the site combined with
the existing urban and landscape structure and
containment to the west of the A38 mean that it does
not form a particularly sensitive part of the Green
Belt.
The site relates well to an established urban area
and the allocated Langley SUE site to the south.
Its development would not, therefore, result in an
unnatural or sprawling urban form, but will instead
form part of a logical and consistent settlement edge.
Moreover, there is no risk of physical coalescence
with other settlements and in visual terms it is
extremely well contained by a combination of the
urban form, topography and existing vegetation,
so the perception of encroachment or coalescence
would be very limited. The site could, therefore, be
released from the Green Belt with new boundaries
clearly defined by recognisable and permanent
features (notably the A38) and without undue harm
to the wider purposes of the residual Green Belt.
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