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9.11 Allocation H1, Holly Lane 

1. Is the allocation consistent with the approach in the Mancetter 

Neighbourhood Plan (adopted September 2017)? 

1.1 The Mancetter Parish Neighbourhood Plan went to referendum on 7th September 

and was subsequently adopted and now forms part of the development plan for 

the Borough.  The designated Neighbourhood Plan Area follows the Mancetter 

Parish boundary (which is provided at page 4 of the adopted Neighbourhood Plan) 

and is located to the south east of Atherstone.  The proposed allocated H1 Holly 

Lane does not fall within the Neighbourhood Plan Area for Mancetter.  

1.2 The proposed allocation site H1 lies entirely within the boundaries of the 

Atherstone Neighbourhood Plan Area which was designated on 15th February 

2016.  There has been limited progress on preparation of the Neighbourhood Plan 

since this time and therefore is no adopted Neighbourhood Plan in place for the 

area in which sites H1 and H2 are located. 

2. As with other substantial allocations, should the allocation refer 

specifically to other associated uses rather than housing alone? 

2.1 Policy H1 seeks to allocate 32.7ha of land off Holly Lane, Atherstone for around 

530 dwellings. Pegasus Group act on behalf of Merevale and Blyth Estates who 

control land to the north west of Atherstone, which comprises two housing 

allocations; Holly Lane (Policy H1) and land north west of Atherstone (Policy H2). 

2.2 Merevale and Blyth Estates secured a resolution to grant of planning permission 

subject to conditions and Section 106 for 620 dwellings at this location (Policy 

H1) at planning committee on 7th November 2016 (application reference number: 

PAP/2014/0542).  A detailed planning application on behalf of Bloor Homes 

(application reference number: PAP/2014/0540) at Durnos Nurseries for a first 

phase of 121 dwellings as part of the outline also has a resolution to grant 

planning permission, which went to the same planning committee. 

2.3 The outline planning application provides for a residential led development, 

together with an area of central public open space, to include children’s play, 

surface water attenuation areas, along with proposed buffer planting and 

vehicular access and pedestrian connection points.  Whilst the site at Holly Lane 

already has a resolution to grant outline planning permission, if it would be 

helpful, these associated uses could be set out as part of the Local Plan Policy H1.  

Additionally, more of a mix of uses (such as small commercial uses in the 
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proposed service centre and small office/workshop unit) are proposed as part of 

the wider development which incorporates site H2. 

3. Would the scheme be suitable with regards to its effects on Royal 

Meadow and the Innage Brook? 

3.1 The Innage Brook runs in a general north to south direction in the parcel of land 

to the east of Old Holly Lane (Policy H1).  The planning application was 

accompanied by a Flood Risk Assessment and Drainage Strategy by Brookbanks 

which demonstrates that the development proposals are acceptable from a flood 

risk and drainage perspective.  The development proposals for Policy H1 evolved 

as a result of extensive discussions with the Environment Agency and the Flood 

Risk Assessment that supports the outline planning application demonstrates that 

the development proposal can proceed without resulting in any increase in flood 

risk for existing or proposed residents.  The Illustrative Masterplan shows 

extensive areas for flood attenuation which will ensure that the existing flood 

plain of the River Anker and the Innage Brook will be preserved.  These measures 

will provide a robust strategy for dealing with surface water run-off from the site. 

3.2 Warwickshire County Council as Lead Authority for non-main rivers such as the 

Innage Brook had no objection to the drainage scheme proposed provided the 

maintenance of the attenuation basin, SUDs system and western bank of the 

Innage Brook can be included within the Section 106 agreement.  Through the 

course of the planning application process, the Environment Agency requested 

additional information in relation to flood risk, which was subsequently submitted 

on behalf of the applicant.  The Environment Agency has requested the imposition 

of planning conditions regarding limiting the surface water runoff generation so 

that it does not increase the risk of flooding offsite, the location of the surface 

water attenuation basin be located outside the 1 in 100 year fluvial outline, and 

the final drainage layout calculation be submitted prior to any development taking 

place.   

3.3 Additionally, URS Infrastructure and Environment UK Limited were commissioned 

by the Borough Council to prepare a Surface Water Drainage Strategy Review 

report to review the information submitted as part of the planning application.  

The report’s conclusions confirm that the strategy is technically sound and is 

sufficient at outline stage to enable to Council to reach a decision regarding the 

acceptability of the scheme from a flood risk and drainage perspective. 
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3.4 Furthermore, in relation to the site the subject of emerging Policy H2, the 

environmental effects of the scheme, predominantly relating to hydrology, have 

been considered against all local sensitivity receptors, including Royal Meadow 

and the Innage Brook.  

3.5 A Preliminary Site Infrastructure Appraisal, previously submitted to the Council, 

provides technical details on the hydrological considerations, constraints and 

opportunities that the scheme generates.  The scheme has been risk assessed 

against a series of key mechanisms, including fluvial, coastal and tidal, overland 

flow, groundwater, sewers, and reservoirs and canals. 

3.6 The Innage Brook and Royal Meadow are classified receptors under the 

‘Reservoirs, Canals & etc’ category, a brief summary of the findings for this 

particular mechanism is provided below.  Several reservoirs and ponds lie within 

the catchment of the River Anker as well as Coventry Canal. Coventry Canal 

passes through the centre of the Scheme, confirmation may be obtained from the 

Environment Agency with regards to the flood risk associated with this artificial 

water body. 

3.7 Innage Brook flows through Merevale Lake which is situated approximately 1km 

to the south-east of the proposed Policy H2 allocation and covers an area of 

approximately 5.9ha.  The Environment Agency have considered Merevale Lake to 

be a reservoir and have mapped the surrounding areas at risk of surface water 

flooding, in a situation where the reservoir may have a structural failure.  The risk 

designation of the reservoirs is yet to be determined by the Environment Agency.  

However, the Policy H2 boundary is situated outside of the maximum extent of 

the potential reservoir flooding, by a distance of approximately 850m. 

3.8 Considering the Innage Brook and Royal Meadow are downstream from the Policy 

H2 allocation, careful consideration has been given to how storm water will be 

managed and discharge from the site extents.  Site inspections have confirmed 

the majority of the land presently discharges storm water to the watercourses 

within the Policy H2 allocation boundary.  Investigations into the existing surface 

water is assumed to either infiltrate into the underlying sub‐soil to ground water 

systems or move laterally through the sub soils to watercourses which cross the 

site, and eventually into the River Anker. 

3.9 A preliminary Greenfield runoff estimate has been calculated to give an initial idea 

of the amount of surface water needed to be controlled from the proposed 
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allocation site.  The control will be generated by employing numerous technical of 

sustainable drainage systems, including infiltration basins, swales and porous 

paving.  

3.10 The inclusion of sustainable drainage will ensure that only greenfield run off rates 

emerge from the proposed allocated site H2, even in the highest peak storm 

events, ensuring that downstream environmentally sensitive receptors such as 

the Innage Brook and Royal Meadow are not adversely impacted upon.  

4. The final sentence of allocation policy H1 sets out that development 

should ‘enable and not prevent access opportunities and routes to 

further potential land to the west..’.  Is that a reference to allocation H2?  

Are allocations and H1 sufficiently closely related that they should be 

masterplanned collectively? 

4.1 Merevale and Blyth Estates control both allocations proposed at Policy H1 and 

Policy H2.  It is understood that the final sentence of proposed allocation Policy 

H1 refers to pedestrian and vehicular access opportunities into the proposed 

allocation Policy H2 from H1.  Policy H1 has a resolution to grant outline planning 

permission and Merevale and Blyth Estates are currently working up an outline 

planning application for the site subject of Policy H2, which will be designed to 

enable movement between the two allocations. 

4.2 Merevale and Blyth Estates has appointed Landowner Legacy Limited and Adam 

Architecture to advise on the design principles for the emerging Policy H2 

development.  The landowners will retain an enduring interest in the wider 

scheme and take a leading a role in its subsequent stewardship.  As set out in the 

accompanying Ten Principles for Whittington document; the aim is to build 

Conservation Areas of the future, and through appropriate control, protect the 

public realm and placemaking.  The Estate is therefore keen to work with the 

local community and stakeholders to shape proposals and is preparing to partner 

with housebuilders on the basis of their commitment to this legacy approach.  

This legacy approach will ensure that the two proposed allocations H1 and H2 are 

masterplanned collaboratively. 
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9.12 Allocation H2 – Whittington Lane 

5. a) What is the significance of the phrase ‘allocated for future growth’ in 

the policy? 

5.1 Policy H2 sets out that some 71.2 hectares to the north-west of Atherstone is 

allocated for future growth.  It is understood that the Council has used the phrase 

‘future growth’ to make clear that the majority of the development will come 

forward later in the plan period.  For the avoidance of doubt, it is suggested that 

this is amended to state that the site is allocated ‘to meet identified housing 

needs’. 

6. b) Are the masterplanning requirements in Local Plan paragraph 14.23, 

14.14 (and for allocation H7) consistent? 

6.1 Paragraph 14.23 sets out that the Borough Council will work with ATLAS (the 

team that deals with large planning applications in the Homes and Communities 

Agency), the local community and landowners to agree a Concept Plan and 

Masterplan for the area the subject of Policy H2.  Paragraph 14.14 requires any 

Concept Plans and Masterplans to be developed in consultation with the local 

community – this applies to all site allocations.  Policy H7 refers specifically to 

land to the east of Polesworth and Dordon and sets out the requirement for a 

Masterplan Framework and Design Guide for that site, to be prepared by the 

landowners, in conjunction with and approved by the Council.  For consistency 

purposes, it would be helpful for all strategic sites to include the same wording in 

relation to requirements for the development of Concept and Masterplans. 

6.2 This hearing statement is accompanied by a Design Principles Report which 

provides an introduction to the estate, and ten principles that have been 

identified to guide the development of the site at north west Atherstone. 

7. c) Is there suitable evidence to indicate the effects of the allocation on 

heritage assets and their setting, in particularly the incorporation of 

listing buildings at Whittington into a service centre? 

7.1 An assessment of the setting of Merevale Hall and its associated Park and Garden 

has been produced by Pegasus Group to support the emerging proposals for the 

proposed H2 allocation (Pegasus 2018). This concluded that: 

• The primary significance of the heritage assets is gained through the fabric 

of the buildings, the layout of the park and the relationship between the 

two. However, some significance is gained by the assets through their 

wider setting. 
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• The site contributes a small amount to the heritage significance of both 

the Grade II* Listed Merevale Hall and the associated Grade II* 

Registered Park and Garden. This is due to the site’s historical functional 

relationship with the assets and its location within the wider, mixed views 

from these. However, as the site does not form part of the primary views 

from the assets and due to its relative distance and association with 

modern elements, any contribution to the heritage significance of these 

assets is small. 

• The proposed development will result in a change to the wider setting of 

mixed composition of these assets. 

• As a result, this assessment has determined that the proposed 

development will likely cause less than substantial harm, at the lowermost 

end of the spectrum, to the significance of the heritage assets through 

changes to their setting. 

• Hence issues relating to the settings of Merevale Hall and the Registered 

Park and Garden are not considered to be a major constraint to the 

residential development of the allocation site. 

7.2 With regards to the Listed buildings, the Listed buildings proposed for 

incorporation into the service centre are the Farmhouse and attached farm 

buildings at Whitley Farm.  These are Grade II Listed.  These buildings have gone 

out of use and the incorporation of the structures into a service centre would be a 

way of ensuring their repair, maintenance and long-term survival now that they 

are no longer useable for agricultural purposes and are therefore redundant.  The 

detailed design of the proposed scheme will ensure that they retain legibility as a 

former farm complex.   

7.3 The proposed development will result in a change to the setting of the assets, but 

their setting has already been changed through the construction of modern farm 

buildings to the south and the construction of the Aldi warehouse and National 

Headquarters building further south again.  Hence, with a sensitively designed 

masterplan, harm to the significance of the Listed buildings through changes in 

setting can be offset by the buildings’ reoccupation, repair and maintenance 

which will ensure their long-term survival.  
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7.4 With regards to the other Listed buildings within the allocation area, these 

comprise two locks and basins on the Coventry Canal and a road bridge over the 

canal.  The evolving masterplan shows a generous offset of built form from 

around these structures.  The settings of these structures primarily comprise the 

canal itself, which passes through areas with a variety of characters; urban, rural 

and industrial.  No harm is anticipated to these assets and they are not 

considered a constraint to the deliverability of the allocation.  The proposed 

scheme will also bring the Listed structures to the visibility and appreciation of 

the wider public. 

8. d) Notwithstanding discussions on matter 7 and 10 as with other 

allocations are criteria 2 and 3 sufficiently precise so as to secure 

appropriate infrastructure provision? 

8.1 Criteria 2 and 3 require Concept and Masterplans for proposed allocation H2 to 

provide for 2) health services and facilities in terms of land and financial 

contribution, and 3) education facilities in terms of land and financial contribution.  

Any requirements for health and education facilities will be discussed with the 

relevant authorities once the application is submitted, and any necessary 

land/financial contributions can be secured through a Section 106 agreement.  

The wording is therefore considered to be sufficient for the purposes of the Local 

Plan policy wording. 

8.2 A Preliminary Site Infrastructure Appraisal, previously submitted to the Council, 

provides amongst other things, technical details on what the appropriate level of 

transport infrastructure requirements will be for the Scheme. This section 

provides a brief summary of the expected requirements for transportation 

infrastructure.  

8.3 Atherstone railway station is located some 1.5km south of the site and lies on the 

Nuneaton and Tamworth line, and trains from these locations serve a number of 

regional destinations including Bedworth, Rugby, Hinckley, Coventry and 

Birmingham.  Atherstone is also served by an hourly semi-fast service between 

Crewe and London Euston.  The site therefore lies within close proximity of the 

local, regional and national rail network.  It is considered that the Scheme 

benefits from a “unique” location, being surrounded by transport infrastructure, 

some of which is currently underutilised, from which the transport strategy can 

capitalise upon these strengths through offering significant benefits: 



Merevale and Blyth Estates 
Land North West of Atherstone 
Matter 9 - Hearing Statement 

 

 

 

March 2019 | SLR/ST | P16-1191 Page | 8  

 

• Unique location: strategic development option that can offer multiple links 

to surrounding settlements, whilst facilitating opportunities for Atherstone 

to take maximum advantage of new community facilities that come 

forward with this option 

• Provision of new facilities: viable strategic development to provide 

significant housing with rapid and easy access into the road network 

• Proximity and good access:  closest development option to connect to 

Atherstone via proposed public links (walking, cycling, public transport) 

• Net transport benefits:  improve the operation of the A5 highway corridor.  

8.4 In summary, the proposals demonstrate that a well-considered approach to 

developing transport and highways proposals for the development is able to 

ensure the proposals are able to meet national, regional and local policy and 

guidance. 

9. e) What effect would allocations H1 and H2 have on local character and 

distinctiveness? 

9.1 The Ten Principles for Whittington document that accompanies this statement has 

been prepared to inform the development of the site north west of Atherstone.  

Principle 7 sets out how local building tradition can inform how the sites can be 

designed, to reflect local identity through the use of materials and architecture. 

This document has been commissioned by the landowners to emphasise the 

importance of good design and accommodating a sensitively designed scheme, 

reflecting the unique character of both the estate and Atherstone. 

9.2 A Landscape and Visual Analysis report has been prepared by Pegasus Group, 

that identifies the key constraints and opportunities in respect of the wider site 

area and the surrounding landscape, in the context of the proposed development, 

which has inherently informed the development proposals and landscape 

strategy.  This analysis has shown that the site can accommodate a sensitively 

designed residential scheme with only limited landscape and visual effects at a 

localised level, and that such impacts can successfully be avoided or reduced 

through effective mitigation.  The landscape strategy and emerging proposals 

seek to maintain and enhance the existing green infrastructure network and 

provides a series of proposals for existing and green infrastructure and open 

space that respond to local landscape characteristics such as landform, field 

boundaries, tree belts etc.  This work has established a clear understanding of the 
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specific landscape baseline, including individual elements and more distinctive 

features which together contribute to landscape character.  Landscape and visual 

constraints and opportunities have been considered at an early stage of the 

planning and design process, and will ensure that the resultant illustrative 

masterplan and design evolution will respond to the character and appearance of 

the local landscape, and matters of views/visual amenity from the outset. 

9.3 A Built Heritage Statement was submitted with the outline application (Policy H1) 

which concluded that the impact on these heritage assets is negligible to minor.  

Statutory consultees agreed with the conclusions of this statement.  Furthermore, 

issues relating to the setting of Merevale Hall and the Registered Park and Garden 

have been assessed and considered as part of the development proposals for the 

emerging Policy H2 site, and are not considered to be a constraint to the 

residential development of the allocation site.   
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