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07 October 2020 – SENT BY E-MAIL 

 

Dear Forward Planning Team 

 

Draft North Warwickshire Local Plan – Additional Documents and Draft Main Modifications Consultation 

(August 2020) 

 

Severn Trent Water has previously engaged with the North Warwickshire Local Plan Examination both through 

the submission of written representations and by appearing at Hearing Sessions, to seek allocation of its land 

at Coleshill Sewage Treatment works for employment use and the associated removal of the site from the 

Green Belt.  

 

Previously we were represented at a number of hearings in 2018 by our consultants  GL Hearn. We will not be 

represented at future hearing sessions and therefore our response to the current 'Additional Documents and 

Draft Main Modifications Consultation' (August 2020) comprises the following written representations. 

 

Previous submissions detailed why the land at Coleshill Sewage Treatment works, which comprises a large 

brownfield site, would make such a sensible and sustainable employment allocation within the Local Plan. 

Notwithstanding the site not being allocated for employment purposes, we consider the emerging plan to be 

unsound as the site no longer meets the tests of the five purposes of the Green Belt as stated in paragraph 

134 of the NPPF (2019). 

 

Summary of previous representations 

 

Matter 4 – Strategic Approach, Distribution of Development and Justification  

• We detailed the sustainability credentials of the site as one that is close to existing settlements, public 

transport interchanges and has good accessibility to transport routes. 

• We questioned the allocation of less sustainable employment allocations (E2 and E3). 

• We questioned whether the methodology and assessment of site selection for allocation of sites had 

been done in a sufficiently robust/sound way, especially given the fact that in ‘The Settlement 

Sustainability Assessment (CD6/3B)’ Coleshill was recommended as a “first ranking settlement”.  
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• We quoted the ‘Greater Birmingham HMA Strategic Growth Study (CD8/23)’ which confirmed 

“employment-led areas East of Birmingham around Coleshill” as having great potential for further 

growth. 

• We detailed concerns that the sustainability appraisal did not fairly assess the site as a reasonable 

alternative, explaining that the site is surrounded by development on all sides, is adjacent to built 

development and is accessible. It is also worth noting here that the development of HS2 to the West  

will further contain the site within the built fabric of Coleshill. 

We  considers that the site, situated immediately adjacent to the strategically significant regional employment 

area of Hams Hall and its associated strategic rail freight interchange facility,  should have been subject to 

more scrutiny given its obvious potential as a candidate for release from the Green Belt. Indeed, it seems that 

the site has been discounted from allocation owing to its  Green Belt status rather than considering the 

economic benefits to the Borough that could result from its allocation and associated release from the Green 

Belt  (see also Matter 6 in this regard, as the Local Plan’s own evidence base pointed to this site as being one 

of the lowest performing areas of Green Belt).  

 

Matter 5 – Employment Needs and Requirements  

• We noted that the plan has not recognised the potential of providing additional employment land in 

a sustainable location and the clear potential of the site to broaden the employment base including  

the potential of the site to support innovative new industries and the potential for supporting 

development like energy provision. 

• We noted that the Council's approach was not compliant with guidance in the NPPF that seeks to 

maximise the efficient and robust use of land and bringing brownfield sites into use.  

• We questioned the merit of allocating only one site for employment in Coleshill, which is a Category 

1 settlement and therefore suitable for employment growth.  

Matter 6 – Planning and Environmental Constraints 

• We explained how the site has been dismissed from proper consideration as a site suitable for removal 

from the Green Belt. 

• We explained that the revised NPPF requires such sites to be looked at very carefully when reviewing 

Green Belt in local plan reviews.  

• We noted that the Green Belt study (CD6/9) confirmed that the site could be considered for removal. 

It concluded that: 

“we recommend that the lowest performing parcels of Green Belt, or parts of them, could be 

considered for removal from the Green Belt. These are…Parcels CH1 and CH8, which respectively 

contain significant areas of brownfield land and a large sewage treatment works. These pockets of 

urbanised countryside are also retained by significant boundaries which limit the potential for further 

sprawling ribbon development and inhibit the encroachment of the countryside beyond the parcel” 

(paragraph 5.7) (emphasis added). 

 

As noted above it is considered that the site was dismissed as a potential employment allocation owing to its 

Green Belt location without due consideration to its obvious locational credentials, which include its location 

adjacent to the Hams Hall Strategic Rail Freight Interchange (SFRI) with existing infrastructure to facilitate rail  
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access into the site and, not least, its potential role in removing the pressure on other Green Belt releases as 

a more sustainable and sequentially preferable employment allocation option. 

 

Comments on Proposed Main Modifications (NWBC20E)  

  

MM7 

We support the Council's commitment to; 

 

" ..working collaboratively with relevant authorities and bodies to refine the scale and distribution of 

housing and employment needs within the housing market areas and functional economic market 

areas in which the Borough falls…" 

 

The commitment to an early review, should that prove necessary is also welcomed. 

  

MM12 

We support the Council's commitment to the re-use of previously developed land within market towns and 

local service centres and the recognition of regeneration opportunities. Our site at Coleshill Sewage Treatment 

Works comprises previously developed land and it is situated in very close proximity to a railway station, 

offering sustainable transport choices, as well as the market town of Coleshill. 

 

MM103 

We support this proposed modification; 

 

 " concentrating the majority of development within or adjacent to existing settlements" 

 

Our site at Coleshill Sewage Treatment Works being located adjacent to the settlement of Coleshill and partly 

within the defined Coleshill Neighbourhood Plan Area, which itself is supportive of economic growth and the 

role that the regional employment centre of Hams Hall plays in providing employment for the local area and 

the inward investment that results to the wider local economy.    

  

MM19 Policy LP2 

We support this proposed amendment but suggest amended wording as follows; 

  

"…. Development directly adjacent to settlement boundaries may also be acceptable, and which is 

appropriately located and would enhance or maintain the vitality of rural communities, in accordance 

with the spatial strategy of the Local Plan, provided such development…." 

 

Such an amendment would allow new development to come forward adjacent to higher order settlements, 

such as Coleshill, where a site is currently situated outside an identified settlement boundary. 

  

MM32 Policy LP3 

 

We support MM32 with regard to criteria 4 of the proposed MM where; 
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" 4. limited infilling may also be acceptable where a site is clearly part of the built form of a settlement, i.e. 

where there is substantial built development around three or more sides of a site" 

 

While we make representation that the sewage treatment works at Coleshill should be removed from the 

Green Belt, proposed MM32 provides for infilling at the site as it is currently surrounded by built form on three 

sides, and once HS2 is built it will be surrounded on four sides by development, such that it comprises an island 

of Green Belt totally surrounded by built development.  

 

We consider that the site makes no contribution to the five purposes of the Green Belt as defined by paragraph 

134 of the NPPF (2019) and accordingly should be removed from the Green Belt through the current Local 

Plan review. 

 

Moreover, paragraph 138 of the NPPF (2019) states that; 

 

 "… Where it has been concluded that it is necessary to release Green Belt land for development, plans 

should give first consideration to land which has been previously-developed and/or is well-served by 

public transport." (emphasis added) 

 

The Green Belt site at Coleshill Sewage Treatment Works comprises both previously developed land and is 

well-served by public transport. It is also possible to secure a direct rail connection into the site owing to 

existing rail infrastructure in the vicinity of the site. Such sites are incredibly rare and it follows therefore that 

it should be a prime candidate for removal from the Green Belt in this current Local Plan review.     

 

Whilst we consider first and foremost that the site should be removed from the Green Belt, a fallback position 

would be to safeguard the site through the Local Plan Review for future development purposes given its 

strategic location adjacent to Hams Hall and the regionally significant strategic rail freight interchange in 

accordance with paragraph 139c) of the NPPF (2019). 

 

MM35 – New Policy LP6a 

We support the proposed MM35 Policy LP6A which is a positive policy development for employment purposes 

in the emerging Local Plan. This proposed modification supports the provision of additional employment land 

and recognises the need to enable  opportunities for economic growth to be supported on suitable land not 

formally allocated within the plan located within  ‘Area A’ of the West Midlands Strategic Employment Sites 

Study of September 2015.  

 

MM35 is a positive policy as it enables the Borough to secure investment that might otherwise be lost to 

competing areas. Looking at the criteria that dictates whether sites will be looked upon favourably it is worth 

noting that the Severn Trent land at Coleshill meets all of the proposed criteria of LP6a. 
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Moreover, given the site is located adjacent to the Hams Hall Strategic Rail Freight Interchange and that a 

direct rail link can be provided into the site owing to existing rail infrastructure in the immediate vicinity, the 

suitability of the site for employment purposes is only increased. Such sites really are incredibly rare and the 

inspector is invited to take this point into consideration.   

 

Conclusions 

In conclusion we consider that there are significant questions remaining with regard to the soundness of the 

emerging plan and the proposed main modifications.  

 

We consider that  that a large, brownfield site at Coleshill Sewage Treatment Works that is currently situated 

in the Green Belt (albeit in an area that the Council’s own evidence base confirms preforms poorly in regard 

to its residual Green Belt function), but is located adjacent to Hams Hall strategic employment site and the 

regionally significant Hams Hall Strategic Rail Freight Interchange, with rail access into the site,  has been 

dismissed by the Council without proper consideration.  

 

The importance of this area of Coleshill for the current economic base, and as a future area for growth and 

investment, has been well documented by Severn Trent and other stakeholders and when the  site is viewed 

aerially it is quite obvious that  it should no longer be in the Green Belt as it forms part of the wider 

employment area of Coleshill and already contains a significant amount of development. 

 

With all of the development that has taken place in very close proximity to the site, and with HS2 to come, it 

is hard to imagine a site more suitable site for removal from the Green Belt.  

 

We trust that the Inspector will give due and proper consideration to these written representations and our 

request that the site be removed from the Green Belt to allow for future development purposes in a highly 

sustainable location. 

 

Yours faithfully, 

 

Gareth Smith 

Planning Manager 

gareth.smith@severntrent.co.uk 
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Date: 06 October 2020 
Our ref:  326392 
Your ref: NWLP  
  

 
planningpolicy@northwarks.gov.uk 
 
BY EMAIL ONLY 
 
 

 
  
  
  
  
  
  
  

 
   

  

Dear Sir or Madam 
 
Draft North Warwickshire Local Plan –  Additional Documents  
 
Thank you for your consultation on the above dated 27 August 2020 with regard to the above.  
 
Natural England is a non-departmental public body. Our statutory purpose is to ensure that the 
natural environment is conserved, enhanced, and managed for the benefit of present and future 
generations, thereby contributing to sustainable development.  
 
We understand that this consultation relates to several documents that have been issued and 
prepared since the last hearing sessions in April 2019. The aim is for your authority to work towards 
a schedule of Main Modifications that would render the Plan capable of being recommended sound 
by the Inspector. We have accessed the information from this link you provided 
(https://www.northwarks.gov.uk/info/20002/planning/1444/local_plan_examination/2).  
 
Our comments  
 
NWBC20E List of potential Main Modifications (updated July 2020) 
 
We support proposed Main Modifications:  
 

Main 
Mod. 

Policy Reasoning and further advice 

MM16 Policy LP1- Quality Positive inclusion of reference to the natural environment.  
 

MM51 Policy LP14- 
Landscape 

Positive inclusions and changes proposed in respect of 
Landscape Character Areas (LCAs) and landscaping 
proposals. 

MM53 Policy LP16 – Natural 
Environment  

We support the inclusion of the need for your authority to 
provide for biodiversity net gain. Advise potentially relating 
this to emerging nature recovery network or emerging local 
nature recovery strategy for the area.  

MM53 Policy LP16 – 
Understanding the 
Natural Environment  

Ref to AA supported along with ref to replacement UK 
legislation  

MM53 Policy LP16 – 
Conserving the 
Natural Environment  

Reflecting enhanced protection for ancient woodlands 
reflected in amended NPPF. Advise potential reference to 
NE guidance updated November 2018. 
https://www.gov.uk/guidance/ancient-woodland-and-
veteran-trees-protection-surveys-licences 
Pleased to see minimum buffer for AW to be reflected in 
policy  
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Welcome also reference to a specific net gain calculator / 
metric to promote consistency.  

MM54 Policy LP17 - GI Welcome reference to GI strategy. How is this aligning with 
the emerging Nature Recovery Network (NRN)?  

MM59 Policy LP24 – Open 
Space and recreation  

Positive inclusion of ‘open spaces’ and requirement to off-
setting when loss unavoidable  

MM62 
and 
MM66 

Paragraph 13.11 & 
13.26  
 (Flood Risk) 

Positive reference to importance of ponds and other wetland 
features to provide natural storage function upon where 
possible; and promotion of holistic and passive solutions to 
hydrological issues encouraging natural processes and re-
naturalisation of watercourses as part of development 
proposals 

MM67  Policy LP35 – water 
and FR management  

Good insertion of word ‘ detrimentally’ affect, allowing for 
positive affects  

 
LP16: Nature Recovery Networks & Local Nature Recovery Strategies  
 
Overall, Natural England welcomes and supports The Local Plan’s acknowledgement of the need to 
provide for and integrate biodiversity net gain as part of its environment policy notably including the 
importance of securing offset delivery for the supporting of recognised ecological networks as part 
of LP16. However, we do feel that LP16 is somewhat limited, in that it is centred on the premise of 
conserving existing sites (or assets) of recognised value as opposed to supporting the creation of 
new and enhanced ecological network connections to serve the needs of the borough.  
 
Natural England welcomes the reference in the supporting text to LP16 the Borough Council’s 
‘recognised need to establish a coherent and resilient ecological network in order to contribute 
towards the Government’s target of halting the loss of biodiversity by 2020’. However, and notably, 
we could find no reference to a Policy supporting the development of a Nature Recovery Network 
(NRN) or Local Nature Recovery Strategy (LRNS) either as examination submission or as part of 
draft Main Modifications.  
 

The delivery of an NRN is a major commitment in the UK Government's 25-Year Environment Plan, 
intended to improve, expand and connect habitats to address wildlife decline and provide wider 
environmental benefits for people. https://www.gov.uk/government/publications/25-year-
environment-plan . This further requires local planning authorities to have regard to the relevant 
Local Nature Recovery Strategies (LNRSs) as part of the consideration. The Environment Bill 2019-
21 is likely to further support this.   
 
To clarify, whilst it is early days as regards the establishment of a NRN it is essential each planning 
authority have land use policies in their Plans that provide ‘hooks’ for the effective delivery of NRN 
in order to support this change. Certainly, an essential lever for the delivery of NRN will be effective 
BNG policy levers which this Plan provides for, however, it would be useful for Policy LP16 itself to 
reference NRN delivery to make clear the intended environmental aspiration for the Borough.  
 
Natural England advises these changes in order to ensure the Plan passes the tests of soundness 
in respect of both: 
 

 Consistent with national policy- in terms of NRN / LNRS reference; and  
 

 Effective- Requires ref to NRN / LNRS as a vehicle to meet the plan’s environmental 
policy objectives (L16 and L17) in particular cross-boundary.  

 
Please send further correspondence in this regard, marked for my attention, to 
consultations@naturalengland.org.uk quoting our reference 326392. 
 
Yours faithfully 
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Susan Murray 
Lead Adviser  
West Midlands Area Team 
Natural England  
 



 

Offices and associates throughout the Americas, Europe, Asia Pacific, Africa and the Middle East. 

Savills (UK) Limited. Chartered Surveyors. Regulated by RICS. 
A subsidiary of Savills plc. Registered in England No. 2605138. Registered office: 33 Margaret Street, London, W1G 0JD 
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7 October 2020 
Local Plan Examination Document Consultation_ Representor ID SLP 345 
 
 
Dorothy Barratt 
North Warwickshire Borough Council  
The Council House 
South Street 
Atherstone 
Warwickshire 
CV9 1DE 
 
 
 
 
Dear Dorothy  
 
North Warwickshire Local Plan Examination - Additional Documents Consultation  
Representations on Behalf of Cathedral Agricultural Partnership (Representor ID SLP 345) 
 
Thank you for the opportunity to provide comment on documents that have been published to the examination 
library since the hearing sessions finished in April 2019. We submit these written representations on behalf of 
Cathedral Agricultural Partnership (CAP) and would also like to register attendance to answer questions from 
the Inspector at future hearing sessions, which I understand are organised for week commencing 19th October 
2020. We submit comments in respect of the following documents:  
 

• NWBC24B Annex C – NWBC response to INSP18 Justification of Allocation of Sites with regards to 
the Historic Environment Assessment and Sustainability Appraisal  

• NWBC26 - NWBC Response to INSP20  
• NWBC26A - Updated Housing Trajectory July 2020  
• NWBC26B - Updated Housing Trajectory Graph July 2020  
• NWBC26C - Summary of Trajectory  
• NWBC26D - Updated Economic Viability Assessment July 2020  
• NWBC20E - Potential Main Modifications July 2020  
• AD45 - Local Plan Additional Sustainability Appraisal Update (also referenced as CD1/2A) 

 
  
NWBC24B Annex C – NWBC response to INSP18 Justification of Allocation of Sites with regards to the 
Historic Environment Assessment and Sustainability Appraisal 
 
This document contains a review of heritage information submitted to the examination to date. We support the 
statement made at paragraph 11 of the document which states there are no “showstoppers” from a heritage 
perspective to prevent development of H7.  
 
H7 is highlighted in the document as a site where the heritage assessments undertaken has resulted in the 
following changes:  
 

- Change to the site boundary to remove that in the ownership of Dordon Hall, to reflect ownership and 
reduce site proximity to the Hall. 

- Requirement for open space around the listed obelisk, which will maintain the open parkland setting.  
- MM84 is proposed to modify H7. This deals with the setting and impact of development on Dordon Hall 

and archeological remains of its gardens, the listed obelisk, and Hoo Hill and its visibility and legibility 
within the wider landscape.  

 
We provide the comments overleaf in addition to previous representations made by Savills in respect of heritage 
matters at the regulation 19 consultation and in response to the Inspector’s MIQs (representor ID SLP 345).  
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We support a change in the boundary relating to Dordon Hall, but question the extent of buffer that is proposed 
into the allocation site as a result of buffering from Dordon Hall. We consider that LUCs conclusions regarding 
Dordon Hall are excessive. BSA Heritage Report asserts that “Dordon Hall Garden” is not an adjacent asset 
which warrants protection.  
 
Given the absence of a formal landscape related to Dordon Hall or surviving parkland within the allocation area 
and the irrelevance of the boundaries selected in heritage terms, retention of a far smaller area of open land 
could mitigate harm to the Hall’s significance. We therefore call on the Council to review these findings in 
allocating the site, with more detailed consideration of such buffers covered during the production of the 
Masterplanning and Heritage Principles Guide. 
 
We support a requirement for open space around the listed obelisk. We disagree with the statement made at 
MM84 which makes reference to the protection of public open space around Hoo Hill. This space is under 
private ownership and is not public open space. The extent and location of publically accessible open space 
on the site should be a matter for discussion at the planning application stage. 
 
We note that reference is made to the requirement for the evaluation of trial trenching to determine the presence 
/ absence of archaeology. We also note that reference is made in relation to the archaeological remains on the 
site, which although it is acknowledged are effected by coal workings in the area, may contain later industrial 
activity that may be of archaeological interest. In line with section 4 of BSA heritage’s review of LUC Historic 
Environment Assessment, we agree that archeology on the site should not be considered a “showstopper” and 
rather the archeological assessment will be required at the planning application stage.  
 
We note at paragraph 15 reference is made to a detailed heritage assessment been under taken as part of the 
masterplan Framework and Design Guide. Paragraph 15 ends abruptly – we seek clarity on what the rest of 
this sentence says and the extent of further heritage work that is planned in relation to the masterplan 
framework and design guide document for H7. 
 
NWBC26 - NWBC Response to INSP20 
 
We support the Council’s assertion in the section of NWBC26 covering housing delivery that it is not “over 
egging the pudding” in terms of delivery rates expected, when compared to national averages. The delivery of 
40 – 50 dpa per outlet over the plan period is 20% less than the national average. This allows for up to 4- 5 
potential outlets over the Plan period. This statement has been confirmed following conversations between 
ourselves and the Council. We also confirm that due to delays with progression of the emerging local plan, that 
some residential delivery on site will take place beyond the Plan period due to delays in the Local Plan reaching 
adoption.  
 
NWBC26A - Updated Housing Trajectory July 2020, NWBC26B - Updated Housing Trajectory Graph 
July 2020 & NWBC26C - Summary of Trajectory 
 
We support the updated housing trajectory, with the stepped approach to delivery demonstrating that with a an 
appropriate degree of flexibility, the housing requirement can be delivered over the plan period whichever 
approach in terms of timing is taken to works on the A5. 
 
NWBC26D - Updated Economic Viability Assessment July 2020 
 
The report considers the viability of the delivery of 47% of the plan’s housing requirement as affordable housing. 
It concludes that it is not viable to increase affordable housing provision to this level. We support these 
conclusions, and urge the Council to make it clear that requirements for affordable housing such as those in 
the currently drafted plan should be reviewed at the application stage when further detailed work related to 
viability is available.  
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NWBC20E - Potential Main Modifications July 2020 
 
MM3 
 
We note the amendments made in MM3 with reference to Neighbourhood Plans. Reference should also be 
made to the emerging Neighbourhood Plans in Polesworth and Dordon Parish Councils.  
 
MM36 
 
Further to previous representations made at the regulation 19 consultation and MIQs (representor ID SLP 345), 
and during the examination hearings, we object to the amendment proposed at MM36.  
 
Firstly, we consider that the amendment represents an onerous requirement to deliver self-build and custom 
build homes. In addition, we object to the policy requirement for provision of special needs housing. This is 
because it is unclear why all major development is included in this policy and what basis will be used to 
understand need. Delivery of such provision should be considered in more detail on a site by site basis.  
 
MM60 
 
We support the modification proposed at MM60 that investigation is undertaken into improved services, 
provision of new footbridge and parking facilities at the existing Polesworth Station, with consideration of a new 
Polesworth Parkway station if this is not feasible.  
 
MM84 
 
MM84 makes reference to a Framework and Design Guide and a masterplan framework and design guide. We 
request clarity on whether these references are to the same documents and what the contents(s) of the 
documents is likely to be?  
 
We note in MM84 that Hoo Hill is referenced as a Heritage Asset. We disagree with this description, as although 
the site is listed on the Historic Environment Record, it is not a heritage asset as set out in the glossary of the 
NPPF. We seek clarification regarding the description of Hoo Hill within this policy. 
 
In addition, MM84 makes reference to a requirement for a staged programme of archaeological mitigation, 
informed by field evaluation. We support that this is a requirement pre-commencement of development, rather 
than pre-determination of a planning application.  
 
We object to the wording within MM84 that refers the need to: “retain and enhance Hoo Hill as a public open 
space.” We consider that the reference is erroneous as currently Hoo Hill and the land around it is private. 
These matters will be reviewed further at the planning application stage to determine the type and extent of 
public open space to be provided as part of a comprehensive development. Consideration will need to be given 
as to whether access to the grade II listed obelisk will need to be managed.   
  
MM73 
 
MM73 makes reference to a requirement for a 50 metre landscaped / open buffer to ensure suitable protection 
of Ancient Woodland. We queried this in previous representations, as Natural England guidance requires a 
15m buffer. This revised guidance is reflected correctly in MM53 and should be reflected consistently 
throughout the proposed modifications.  
 
AD45 - Local Plan Additional Sustainability Appraisal Update (also referenced as CD1/2A) 
 
We support the conclusion drawn by this report that the housing requirement figure of 9,598 is the most 
appropriate. We support the conclusion that there is little difference in sustainability terms between the middle 
figure of 7,963 and the higher total of 9,598. We agree that the 9,598 figure should be supported from a 
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sustainability point of view and in part to ensure that the delivery of overspill housing for the Greater Birmingham 
Housing Market Area.  
 
 
We look forward to participating in any potential hearing sessions and are keen to comment on a finalised 
schedule of draft main modifications.  
 
 
Yours sincerely 
 

 
 
 
Michael  Davies 
Director 
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Section 1: Introduction and Methodology 
1.1. This archaeology and heritage assessment has been prepared by BSA Heritage Limited on 

behalf of the Church Commissioners, the Cathedral Agricultural Partnership and the White 
family to inform promotion of land east of Dordon and Polesworth for future residential and 
related development including access, drainage and landscaping. The site is located south east 
of Polesworth and east of Dordon, North Warwickshire. 

 
1.2. The assessment considers a site centred at NGR SK 2685 0170 and as shown in Figure 1. The 

overall site area measures approximately150 hectares. The site includes a large number of 
arable and pasture fields, areas of past coal mining and woodland. 

 
1.3. Grendon Road (B5000) and the current urban edge of Polesworth define the northern edge of 

the site and Watling Street (A5) the southern. The built edge of Dordon lies west of the site and 
further woodland and fields to the east. Church Road/Dunn’s Lane runs roughly west to east 
through the site. 

 
1.4. The underlying geology of the site is recorded by the British Geological Survey as principally 

Middle and Lower Pennine Coal Measures Formations running broadly north to south and with 
mudstone, siltstone and sandstone elements. In the north east of the site, on Hoo Hill, is a 
small area of Chester Formation sandstone and interbedded conglomerate.At the interface of 
the Chester Formation and coal measures, small areas of Hopwas Breccia Formation breccia 
are recorded. Superficial deposits are not recorded. 

 
1.5. The site is undulating, with a basin in the north formed by the highest ground in the north east 

of the site at Hoo Hill at circa 95m above Ordnance Datum and in the north west close to 
Whitehouse Road where the land rises steeply from the northern centre of the site and from 
circa 75m to 120m aOD and along Church Road/Dunn’s Lane at circa 100m aOD. South of 
this, 20th century coal extraction is likely to have changed the topography considerably and 
there is now a general slope downwards from Church Road to the A5 with heights ranging 
between 110m and 80m aOD. 

 
1.6. A number of existing sources of information have been consulted to inform this assessment 

including the Warwickshire Historic Environment Record (HER) which holds records relating to 
known or suspected archaeological and heritage sites, past investigations, findspots1 and listed 
buildings. The HER and Historic England’s online National Heritage List for England, which was 
also consulted, hold details of designated heritage assets including listed buildings, 
conservation areas, scheduled monuments and registered landscapes. 

 
1.7. Section 4 summarises the historical development of the area and was informed by resources 

consulted at Warwickshire Record Office and Local Studies Library, Historic England’s Archive 
in Swindon and online. A site walkover was completed in good conditions in January 2018 and 
findings are summarised in Section 5.  

 
1.8. The above sources have allowed the potential for sub-surface archaeological remains within 

the site to be assessed. Further work which may be required to support development is 
outlined. The potential impact of likely proposals on nearby designated heritage assets is also 
considered in line with relevant legislation, policy and guidance. The policy context is 
summarised in Section 2 and potential impacts and mitigation in Section 6. 

 
 
                                                            
1Findspots record the location of the recovery of archaeological material only, without associated features. 
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Section 2: Policy Context 
 

Legislation 
 
2.1. The 1990 Planning (Listed Buildings and Conservation Areas) Act, as amended, confirms that 

in reaching planning decisions the local planning authority should have special regard to 
preserving listed buildings and their settings and preserving the character and appearance of 
conservation areas (HMSO 1990). 
 

2.2. A 2014 Court of Appeal ruling in Barnwell Manor Wind Energy Ltd v East Northants District 
Council, English Heritage and the National Trust made clear that to discharge this 
responsibility, decision makers must give considerable importance and weight to the desirability 
of preserving the setting of listed buildings when carrying out the balancing exercise of judging 
harm against other planning considerations, as required under the National Planning Policy 
Framework and, by implication and subsequent legal decision, the character and appearance 
of conservation areas. 

 
National Policy 
 

2.3. The National Planning Policy Framework (NPPF) covers all aspects of planning in one 
document and focuses on Heritage in Section 12 (DCLG 2012). At Paragraph 17, under bullet 
point 10 of 12 ‘Core Principles’ set out, it states planning should: 

 
‘Conserve heritage assets in a manner appropriate to their significance, so that they can be 
enjoyed for their contribution to the quality of life of this and future generations.’ 
 

2.4. Heritage assets are defined in the NPPF glossary as any designated or undesignated element 
of the historic environment which is identified as being of such significance that they are a 
material consideration in the planning process. In determining applications which cause harm to 
heritage assets directly, or indirectly, through affecting a complementary setting, the NPPF 
recommends that considerable importance and weight should be given to their conservation 
when reaching a planning decision.  

 
2.5. The more important the asset, the greater the weight that should be ascribed. As heritage 

assets are irreplaceable, it is noted that any harm or loss should require clear and convincing 
justification. It notes that ‘substantial harm’ to or loss of designated heritage assets of the 
highest significance should be wholly exceptional (Paragraph 133).Paragraphs 134 and 135 
clarify that, where a development proposal will lead to less than substantial harm to the 
significance of a designated heritage asset, this harm should be weighed against the public 
benefits of the proposal, including safeguarding its future. 

 
2.6. Paragraph 135 also notes that effects on the significance of non-designated heritage assets 

require a balanced judgement weighing the scale of impact and the significance of the heritage 
asset against the benefits of the proposed development.Where heritage assets are to be lost, 
the final paragraph in Section 12, Paragraph 141, confirms that a record of the elements to be 
lost should be provided and disseminated by the developer. 
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Local Policy 
 

2.7. The adopted Development Plan includes policies in the Core Strategy for North Warwickshire 
(NWBC 2014). Policy NW14 relates to Historic Environment and states that: ‘Within identified 
historic landscape character areas development will conserve, enhance and where appropriate, 
restore landscape character. Specific historic features which contribute to local character will be 
protected and enhanced.’ 
 

2.8. Policy NW14 goes on to state that: ‘The quality of the historic environment, including 
archaeological features, Listed Buildings, Scheduled Ancient Monuments, Registered Parks 
and Gardens, Conservation Areas and any non-designated assets; buildings, monuments, 
archaeological sites, places, areas or landscapes positively identified in North Warwickshire’s 
Historic Environment Record as having a degree of significance meriting consideration in 
planning decisions, will be protected and enhanced, commensurate to the significance of the 
asset.’ 

 
2.9. The Draft Submission Local Plan was published in November 2017 and includes Policy LP15 

relating to the Historic Environment (NWDC 2017). Policy LP15 repeats the wording of Policy 
NW14, but also makes explicit that the effect of development proposals on the historic 
environment will need to be informed by appropriate desk based research and fieldwork 
evaluation. 

 
2.10. Policy LP15 also confirms that the Council will give great weight to the conservation of the 

Borough’s designated heritage assets and that any adverse effects must be justified and will be 
weighed against the public benefits of proposals. Where harm would be caused by a 
development, that all efforts to minimise the harm have been taken will need to be 
demonstrated. Unusually, the emerging policy would require a separate assessment of the 
effects of any transport proposals as part of Transport Assessments.      

 
Guidance 

 
2.11. The Department for Communities and Local Government has produced Planning Practice 

Guidance which supports the NPPF (DCLG 2014). This includes a section titled Conserving 
and Enhancing the Historic Environment. More recently, Historic England has produced more 
detailed guidance on decision making Managing Significance in Decision-Taking in the Historic 
Environment(Historic England 2015). Where relevant, this guidance has informed this 
assessment. 
 

2.12. Historic England has also just released an updated version of its The Setting of Heritage Assets 
which is designed to guide their own staff, local planning advisors and specialists in 
determining what forms a setting and how it adds to or detracts from the significance of a 
heritage asset or assets (Historic England 2017).  It also advises on assessing the effect of 
development proposals and how to avoid or minimise loss of or enhance significance.  

 
2.13. The Guidance confirms that the consideration of setting is a matter of ‘informed judgement’ and 

sets out five stages involved in robust assessment of setting.  The heritage assets which have 
a setting, whether designated or undesignated, have to be defined through a suitable level of 
research.  However, the Guidance confirms that setting is not a heritage asset or designation in 
itself. 
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2.14. The Guidance highlights the fundamental basis of current policy; that although setting can 
cover a large area, not all of it is positive or anything other than neutral in relation to the 
significance of the heritage assets concerned.  It sets out in detail the aspects of setting which 
may have a bearing on a heritage asset’s significance. 

 
2.15. The Guidance examines assessment of the effects of a development proposal on significant 

elements of setting and stresses that although visual impacts are at the heart of such effects, 
other factors including noise, vibration and dust can also harm setting.  An understanding of the 
heritage assets and the significance of their setting at an early stage can influence proposals in 
order to minimise adverse effects.  A proposal may be re-located, better screened or designed 
to complement an asset’s character. 

 
2.16. Historic England’s Guidance also details enhancement of setting which can stem from 

development.  This is noted to include the removal of a detrimental structure, or revealing a lost 
historic feature, enhancement or creation of public views and improving public access to and 
interpretation of an asset and its setting. 

 
2.17. The Guidance sets out a five step approach to considering setting in relation to development 

proposals. The assets which might be affected have to be identified and then the degree to 
which their setting enhances their significance or an appreciation of that significance is to be 
assessed. Steps 3 and 4 require that the harm or benefits of the proposals are considered in 
relation to setting and that measures to avoid or minimise the harm are sought. A final step is 
the documenting of the decisions made and post-development monitoring to confirm how 
accurate the assessment had been.    

 
2.18. Usefully, the new Guidance no longer suggests the assessment of setting be informed by the 

Heritage Values approach set out by English Heritage in their 2008 Conservation Principles 
document (English Heritage 2008). 
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Section 3: Previously Identified Heritage 
 
Designated Heritage 
 

3.1. This section details the known designated heritage and past archaeological finds and identified 
sites within and closest to the proposed development area. The section has been informed by 
information provided by the Warwickshire County Council Historic Environment Record (HER) 
and also available via Historic England’s online National Heritage List for England. 
 

3.2. A number of nineteenth century sites within the developed parts of the study area and post-
medieval metalwork finds from metal detecting have not been detailed further as they would not 
be affected and do not inform an understanding of the site’s archaeological potential. 

 
3.3. One Grade II listed building lies in the north east of the site area. This is a nineteenth century 

obelisk which commemorates the site of a medieval chapel (Figure 1, HER 689). The entries for 
this site are somewhat confusing as it is suggested that the chapel lay where the obelisk is 
sited on Hoo Hill; that the chapel was found during railway work so would have lainon lower 
ground to the north, and that the obelisk was moved due to railway widening later in the 19th 
century. It seems most likely that the obelisk was sited on the hill to make it more visible and 
that the chapel lay on the course of the railway. The obelisk must post date the railway’s 
construction in the late 1840s. 

 
3.4. South of Hoo Hill and beyond the eastern edge of the site, HER 231 records the Grade II listed 

Dordon Hall Farm farmhouse which has 16th century or later origins and an early 18th century 
refaced southern elevation in the style of Vanburgh. 

 
3.5. To the north of the site, the closest designated heritage assets lie within the historic core of 

Polesworth. A number of earlier buildings are listed and the wider area is also designated as a 
conservation area (Figure 1).  The southern edge of the conservation area lies nearly half a 
kilometre from the site at its closest point. 

 
3.6. Within the conservation area, St Editha’s Church is of 11th century and later date and was the 

abbey church for Polesworth nunnery (HER 203). The Grade II* church and a Grade II* 
medieval gatehouse are the principal survivals of the nunnery, although its site is also 
scheduled (Figure 1). 

 
3.7. Other, Grade II listed buildings all lie in the western side of Polesworth Conservation Area. 

These are all surrounded by later buildings which limit their setting such that they would not be 
affected by development to their south and so are not detailed or considered further.  
 
Other HER Records 
 

3.8. There are relatively few records for the study area. Within the site, a likely prehistoric enclosure 
has been identified atop Hoo Hill in its north east (HER 4212). This site is known from 
cropmarks observed on aerial photographs and so is wholly sub-surface. It has not been 
investigated, so its precise date is not known. It is not certain whether two parallel ditches to its 
south and likely defining a trackway are contemporary (HER 5316). The only dating evidence 
from the area is the find of a single sherd of Roman pottery during fieldwalking close-by (HER 
5317). 
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3.9. It is the case that Roman Watling Street (A5), a major route between London and Wroxeter 
when built, runs immediately south of the site (HER 420, Figure 1). Recent archaeological 
investigations south of the road have identified a range of prehistoric and later features 
including Bronze Age cremation burials, but no Roman features (HERs 13081 & 13086). 

 
3.10. Investigations north east of the site and the River Anker in the 1990s ahead of gravel extraction 

found a concentration of Mesolithic worked flint and later prehistoric features including a ring 
ditch (HER 847). However, more recent investigations ahead of residential development 
immediately north of the site found little of interest (Figure 1, HER 10561 and WCC HER pers. 
comm.). 
 

3.11. South west of the site, a Roman coin hoard was found close to the line of Watling Street, 
although there is no further information (HER 238). An enclosure identified from aerial 
photographs to the south of Watling Street has more recently been investigated (HER 4822). 
No finds to prove its date came to light and it only enclosed one post-hole. However, given its 
shape, it is most likely to have been part of an Iron Age or Roman field system. It is not known if 
a putative enclosure and linear features observed on aerial photographs to the east of the site 
are archaeological or geological (HER 4459).  

 
3.12. A large number of HER records for the study area are to metalwork found by metal detectorists. 

The location for these finds is often not precise and their dating is also sometimes uncertain. An 
ingot found east of the site may be Roman, but could equally be later (HER 20713). Horse 
trappings found east and west of the site may be of Early Medieval or medieval date (HERs 
20711 & 21137 respectively). 

 
3.13. Other medieval metal detected finds from the study area include four items including a pilgrim 

badge found east of Dordon Hall Farm (HER 20670). A buckle was found south west of the site 
and a further buckle and two ‘mounts’ were found to the south east (HERs 20834 & 21053 
respectively). 

 
3.14. As well as the medieval Polesworth Abbey and parish church noted above, there was a 

settlement and market at Polesworth in the medieval period. This is unlikely to have extended 
south as far as the site. There is thought to have been a medieval pottery industry located close 
to ‘Potters Lane’ south of the settlement (HER 276). This industry appears to have continued 
into the modern period, moving from tile to clay pipe production. Several recent archaeological 
investigations in the vicinity of Potters Lane have not proven medieval remains, but have found 
later features and material.  

 
3.15. HER 13158, covering a large area which includes land east of St Helena Road in the north east 

of the site records the possible location of a medieval deer park. Beyond the site, Wood Park 
Farm and Park Farm are suggested as indications of this past land use. Possible remains of a 
park pale or boundary were identified north of Park Farm, beyond the site. 

 
3.16. South east of the site, fieldwork ahead of open-cast coal mining identified the likely site of a 

medieval settlement west of Manor House Farm (HERs 8374 & 8375). A scatter of pottery and 
remains of a holloway track were located. Less concentrated finds of medieval pottery in the 
study area have not been detailed further.  

 
3.17. Other records lying within the study area are of post-medieval or uncertain date. Most notable is 

the course of the Coventry Canal north of the site which was opened in the late 18th century 
and then suffered as a result of completion from the railways in the next. 
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3.18. Dordon’s St. Leonard’s Church is recorded west of the site (HER 232). This was built in the 
1860s to a design by Street and is red brick with blue brick details. An architecturally similar, 
but later Sunday school lies to its north east. 

 
3.19. The principal industries of Dordon and Polesworth are confirmed by records within and close to 

the site. HERs 6516 within the north of the site and 6501 to the east record the sites of coal 
mine shafts marked on 19th century maps. HERs 6502 and 6503 west and south west of the 
site record the Birch Coppice brick and tile works to either side of Long Street. 

 
3.20. Within the north east of the site, HER 6509 records a gravel pit on Hoo Hill. HER 6517 records 

a late 19th or early 20th century reservoir noted on the 1901 Ordnance Survey map and just 
west of the site. The only other record, HER 12574, is located within the site and west of 
Dordon Hall Farm, but appears a non-event, recording that a planned visit to assess the farm’s 
‘gardens’ never occurred.      
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Section 4: Documentary Sources 
 
Historic Maps 
 

4.1. Warwickshire Record Office and Local Studies Library and the Historic England Archive were 
visited and relevant documents were consulted. These sources allow the history of the site and 
its environs to be understood to a certain degree, but as is often the case, detailed maps tend 
only to date to the 19th century and definitive information can be sparse. 
 

4.2. Both Beighton’s 1728 map of Warwickshire and Yates’ map of the county were viewed. 
Beighton’s map shows Dordon and Polesworth as well as the River Anker and Watling Street, 
but was surveyed prior to the canal and railway. Nothing is shown in the site area. A single 
building east of Dordon may well be Dordon Hall Farm. 

 
4.3. Yates’ map is slightly more informative. The road to Grendon (B5000) and Coventry Canal are 

shown as well as Watling Street and River Anker. Birch Coppice is also shown north of Watling 
Street and the map seems to suggest that much of the land within the site was common, albeit 
with houses shown on the edges. Most notably, a windmill is shown south of the Grendon 
Road, presumably at the summit of Hoo Hill. 

 
4.4. The earliest detailed map covering the site is an 1800 map of the Lordship of Dordon, covering 

all but the north west of the site (Plate 1). This map is at a larger scale than Yates’ and 
indicates a smaller extent of common (Figure 2). It does show Birch Coppice and The Hollies 
as extensive woods at the time. The now minor lane marking the eastern boundary of the site 
south of Church Road is shown as being as important as others at the time. 

 
4.5. Parcel names are given across the site, although the boundaries do not seem to match those 

now in place. Most field names are unexceptional, but are often continued across to the Tithe 
map of forty years later. Two which may indicate some potential are to ‘Harris’s Sinderhills’ 
south west of Dordon Hall Farm and ‘Well Close’ south of Church Road (Figure 2, C and D). 
The former may indicate some industrial activity, whilst the latter may indicate the location of a 
well. 

 
4.6. South of Well Close was ‘Witch Croft’ and all of the small fields which would have lain within the 

site south of Church Road and east of Birch Coppice are recorded as ‘waste’ or rough ground. 
Information on land use is not provided for other fields. The land was likely all owned by the 
same landlord, but with multiple tenants, with none tenanting much land.     

 
4.7. Polesworth Tithe map dates to 1840 and was also available at the Record Office. This confirms 

a far greater number of fields than now survive and the enclosure into small fields of the 
common areas, with ‘Common Piece’ a typical name in these areas. Although all owned by Sir 
George Chetwynd, a variety of tenants held single or small numbers of fields and use was a 
mix of pasture and arable. Only Birch Coppice was held ‘in hand’. 

 
4.8. Of field names, two adjacent to The Hollies are of interest, with ‘Coal Pit Close’ to the south and 

‘Stone Pit Field’ to the north (Figure 2, A & B respectively). What had been ‘Sinder Hills’ in 1800 
in the east had become ‘Cider Mills’ on the Tithe apportionment! The quarry on Hoo Hill is 
referred to by the name ‘Gravel Pit Hill’ albeit listed as arable at the time. 
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4.9. One cottage lay in the south east of the site south of Church Road, whilst a number are shown 
to either side of Church Road. Isolated cottages or agricultural buildings are also shown 
scattered through the site as shown on the later OS maps, albeit two in the north west of the 
site, including the surviving ‘The Common’, were yet to be built (Figure 2).In the north east of 
the site what were later ‘Coton Barn’ and ‘Dordon Cottage’ were in place. A larger house is 
shown north west of the site boundary and this is later identified as ‘White House’.  

 
4.10. Detailed Ordnance Survey maps dating from the 1880s confirm that by this time the site had 

much the same layout as it does to this day, albeit that subsequent extraction and 
reinstatement of land in the south and east has led to a different arrangement of field 
boundaries in these areas (Figures 1 and 2). 

 
4.11. By the 1880s, two cottages had been added close to Common Lane in the north west of the 

site and ‘old shaft’ and ‘White House’ are shown to their west (Figure 2). The Hollies had a 
similar extent as on earlier maps as does Birch Coppice. Common Lane appears to have 
continued south as a track through Birch Coppice. St Leonard’s and a Methodist chapel were 
built west of the site and the brick and tile works referred to by the HER was also in operation. 

 
4.12. The obelisk was in place atop Hoo Hill and noted as ‘Site of St Leonard’s Chapel’. A small 

hamlet at ‘St Helena’ lay north of the site and terraces were being developed alongside Long 
Street and Church Road. Little further change is apparent on the 1904 and 1925 OS maps. An 
‘Old Coal Shaft’ is noted in 1904 south of The Hollies in the field called ‘Coal Pit Close’. 

 
4.13. By the inter-war years, Dordon had expanded further to the west as had the St Helena area. 

Dordon Cottage in the north east of the site had been demolished. In the south of the site 
quarry is shown north of Watling Street and Birch Coppice holds a ‘coal level’ and appears to 
have been substantially thinned. 

 
 
Aerial Photographs 

 
4.14. A search with Historic England allowed more than a hundred vertical and oblique images to be 

viewed which ranged in date from 1948 to 2004 and with some from every decade in between. 
Oblique images showed clearly the enclosure and likely trackway recorded by the HER as lying 
in the north east of the site on Hoo Hill. 
 

4.15. The clear cropmarks from 1981 suggest that the B5000 to the east may have cut the enclosure. 
There is no clear entrance, but a curve to the western boundary is. There is also the suggestion 
of cropmark features extending into the field south of the enclosure and trackway. The latter 
might be an earlier access route to Coton Barn and seems unrelated to the enclosure. Other 
obliques show the cropmark enclosure recorded to the south west of the site (HER 4822). 

 
4.16. No features of interest were evident across the rest of the site on the run of images. However, 

of great importance in terms of archaeological potential, images dating to the early post-war 
period clearly show extensive disturbance to the ground surface across large parts of the site 
and beyond (Figure 1). It is likely that this reflects open-cast mining across almost all of the land 
to the south of Church Road, between The Hollies and St Helena Road and in the north east of 
the site.  

 
4.17. Much of The Hollies would appear to be post-war in date given this photographic evidence. 

Subsequent photographs give an indication of the land being reinstated as fields and would 
account for the markedly different arrangement of field boundaries in these areas. 
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Other Sources 
 

4.18. Limited further information is available from secondary sources or other documents relating to 
the site. Placename evidence confirms that ‘Polleswyre’ or ‘Poll’s enclosure’ was documented 
in circa 1000 AD, although the settlement was not listed at Domesday (Gover et al 1936). 
Pevsner suggests the nunnery was in place by 827 AD (Pickford& Pevsner 2016). Hoo Hill is 
recorded in 1242 and Polesworth had a weekly market and annual fair by this time. 
 

4.19. Pevsner does mention Dordon Hall Farm farmhouse, dating the later frontage to between 1715 
and 1720 on stylistic grounds (Pickford and Pevsner 2016). He also notes the obelisk on Hoo 
Hill and suggests it was instigated by Sir George Chetwynd, the local landowner. He repeats 
other sources that the obelisk was built in 1846 following a medieval chapel’s discovery when 
the railway was built. 

 
4.20. The obelisk was apparently moved to its current location in 1901, presumably when the railway 

was widened. However, the map evidence suggests the obelisk had been moved at least 
fifteen years earlier. St. Leonard’s Church and the 1884 Sunday school nearby are also noted 
by Pevsner, the former no doubt named after the medieval chapel. 
 

4.21. Volume IV of the Victoria County History covers Polesworth itself and confirms that Dordon was 
part of the parish until the 20th century (Salzman 1947). The parish was formally enclosed in 
1806 which would confirm the map evidence, assuming some enclosure ahead of the Act. 

 
4.22. Volume II of the VCH covers coal mining in the county and confirms that it was being won in 

north Warwickshire from the Middle Ages, with documentary references to extraction and the 
need to backfill extraction pits (Page 1908). Polesworth’s collieries lay to the north until Birch 
Coppice was opened in circa 1875. It remained open until 1987. 

 
4.23. Wheatley confirms that coal could be won from the surface in Polesworth and notes shallow 

workings near The Hollies (Wheatley 1983). She also records documentary references to a 
man being killed in a coal pit in 1688 and a ‘coal miner’ being married in the parish in 1653. 
According to Wheatley, open-cast mining was again employed, on a more industrial scale, post-
war.  
 

4.24. Wood confirms that Edward Farmer was working for the railway and based in Tamworth when 
he took shelter at an isolated thatched and timer framed cottage in Polesworth parish in the 
later 19th century. The inhabitants, a collier and his wife, were tending a son who died that 
night. Farmer subsequently wrote a mawkish poem ‘Little Jim’ or ‘The Collier’s Child’ which 
became famous across the Empire. The cottage lay on St Helena Road where one is shown on 
the old OS maps (Figure 1, (A)). It was destroyed by fire at some point having fallen into 
disrepair. 
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Section 5: Appraisal of Site and Environs 

5.1. The site was visited in January 2018 in order to check the site for recorded or other heritage 
features and current land use and topography. The site visit also allowed for consideration of 
the surrounding landscape and  nearby heritage assets to ascertain whether these might be 
affected by development. Conditions were fair.  
 

5.2. Within the site itself, the listed obelisk on Hoo Hill is a notable landmark (Plate 2). This slightly 
battered and simple structure notes that it is the site of St Leonard’s Chapel, although there is 
no evidence for this within the field and the site seems too exposed. There are a number of 
rounded mounds in the vicinity of the obelisk, but these are more likely to be waste from the 
quarry to the south east than windmill mounds. 

 
5.3. There are extensive views from the top of Hoo Hill and the obelisk is visible from many 

directions and inter-visible with St Editha’s Church and the Polesworth Abbey site. Views from 
the hill also confirm the extensive spread of residential development from Dordon and 
Polesworth’s historic cores. 

 
5.4. Given the completion of a new residential estate at the foot of Hoo Hill and other 20th century 

development at St Helena, much of the site is screened from the historic core of Polesworth, its 
conservation area and the listed buildings within it. 

 
5.5. The quarry on Hoo Hill is still evident, albeit now grassed over. It has changed the topography 

of the hill and now defines a field boundary at the summit. South east of this, the area where an 
enclosure and trackway have been noted from aerial photographs is under an arable crop. 

 
5.6. A metalled and sunken road runs south to the B5000, but there is no sign of either the barns, 

nor the cottage which once lay in this area east of St Helena Road. Two large trees survive in 
arable which must have been protected during the open cast mining in this area.Adjacent to St 
Helena Road by a track and next to where a small cottage is shown on historic maps, a stone 
marks the site of ‘Little Jim’s Cottage’ from Farmer’s poem (Plate 3 and Figure 1, A). 

 
5.7. The land west of St Helena Road is under pasture and has a very even surface which may 

reflect its post-war reinstatement. On a knoll above this area, Dordon Hall Farm lies west of its 
associated brick farm buildings east of the road (Plate 4). The farmhouse faces south east, with 
its drive leading off St Helena Road in this direction too. At its new gateway, a ‘North 
Warwickshire Heritage Award – 2017’ plaque is affixed. Although the farm’s curtilage was not 
entered, there would appear to be a block of conifers to its west, but a building shown on older 
maps is no longer in place.     

 
5.8. The north western part of the site would appear to have been unaffected by 20th century open-

cast mining from the aerial photographic record and in many of its pasture fields, slight irregular 
earthworks are likely to reflect post-medieval coal winning. This is most noticeable on the land 
between ‘The Common’ and The Hollies (Figure 2). No sign of the recorded mine shaft was 
apparent though (HER 6516). No evidence for coal extraction was apparent to the south of The 
Hollies either. 

 
 
 
 

 



Land at Dordon & Polesworth, Warwickshire 
Heritage Assessment 
23rd January 2018   

12 

5.9. Common Lane survives as a trackway and then footpath running north to south through the site 
(Plate 5). Rubble at a field junction west of the lane confirms the site of a cottage marked on 
historic maps. ‘The Common’ is a late Victorian cottage with makeshift outbuildings east of 
Common Lane. A property north of The Hollies appears relatively recent and incomplete, albeit 
on the site of an earlier cottage. 
 

5.10. Within the western edge of The Hollies, an area which sources suggest has not been affected 
by open-cast mining, there are numerous ‘bell pits’ which are often an indication of medieval or 
post-medieval coal extraction (Figure 2, E&Plate 6).  

 
5.11. On the north western edge of the site, the land rises steeply to the residential areas running 

east along Long Street. The reservoir was visited, but is of no heritage interest, despite being 
recorded on the HER (6517, Plate 7). No sign of the Birch Coppice Brick and Tile works was 
evident north of Church Road, albeit the south westernmost site field in this area appears to 
have been excavated out and is now scrub covered.  

 
5.12. In the south of the site, beyond Church Road, the topography suggests past industrial activity 

with an unevenly surfaced central area of pasture and scrubby woodland to west and east. The 
only area which appears unaffected is in the north east corner. In this area, the site boundary is 
marked by a rough surfaced lane which historic maps suggest is of some age.  

 
5.13. There are open views from St Leonard’s Church into the site in the north west of this southern 

area (Plate 8). To the south, Watling Street is a broad major road with twentieth century houses 
and business premises between the road and site edge (Plate 9). 
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Section 6: Impact of Proposals 
6.1 This assessment has been prepared on behalf of the Church Commissioners, Cathedral 

Agricultural Partnership and the White family to inform promotion of a large area for 
residential development with associated access, infrastructure and landscaping. The site lies 
east of Dordon and Polesworth, North Warwickshire. This assessment accords with national 
and local planning policy and guidance. 
 

6.2 The assessment has been informed by consultation with the Warwickshire Historic 
Environment Record and visits to Warwickshire Record Office and local studies library and 
Historic England’s Archive in Swindon. Historic England’s National Heritage List for England 
and other online databases have complemented these sources. A walkover survey in January 
2018 completed the work informing this report. 
 

6.3 Overall, the site does not appear to be heavily constrained by the historic environment, 
despite its large size. Only one designated heritage asset is located within the site area and 
only one other, also Grade II listed, might be adversely affected by development to its west. A 
buffer of open land and planting would mitigate the likely adverse effect in each case, Low 
archaeological potential has been assessed across the site - in large parts of it, coal mining is 
likely to have totally removed anything of interest. It should therefore be possible to develop 
much of the site in accordance with both local and national policy and guidance and the 
relevant legislation.   

 
6.4 Only one designated heritage asset, nineteenth century Grade II listed obelisk marking the 

location of a medieval chapel, lies within the site. This is a key local landmark, being at the 
summit of Hoo Hill in the north east of the area considered. Given its prominent position and 
listing, it is recommended that the field it lies within is left undeveloped. 
 

6.5 There is some uncertainty as to whether Hoo Hill was actually the site of a medieval chapel, 
although it is most likely this lay to the north of the site, on lower land. It is also possible that a 
windmill once lay atop Hoo Hill given 18th century map evidence. It is certainly likely that 
prehistoric or Roman sub-surface remains lie south of the obelisk given clear cropmarks seen 
on aerial images. Such remains are likely to rate as of county importance despite disturbance 
from cultivation and also a gravel pit atop Hoo Hill. 
 

6.6 Given this high archaeological potential and the elevated position of this site, it is 
recommended that it is also preserved in situ. The higher ground of Hoo Hill might be 
landscaped and used as public open space to avoid harm to both archaeology and heritage. If 
built on, there would be harm to heritage and archaeological significance which would likely 
need to be weighed against the scheme benefits. 
 

6.7 The likely prehistoric enclosure atop Hoo Hill and remains north of the River Anker and south 
of Watling Street suggests the area was settled before the Roman period, Watling Street itself 
marks the course of a major Roman route, but there is little other evidence for other activity in 
this period within the study area, unless the Hoo Hill enclosure is actually Roman. 
 

6.8 Polesworth was an important ecclesiastical centre from the early medieval period and also 
had a medieval tile and later pipe making industry, but the remains of this are unlikely to have 
extended as far as the site. Indeed, much of the site appears to have been subject to 
significant later twentieth century disturbance from open-cast coal extraction. Only in the north 
west of the site and small areas in its north east and the north east of its southern parcel 
would earlier remains be likely to survive. 
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6.9 In the main area of the site unaffected by open-cast activity, on either side of Common Lane, 

there is disturbed ground under pasture and in woodland which is likely to reflect post-
medieval if not earlier small-scale extraction of coal. These remains may be of some local 
significance, but may also have harmed any earlier remains. It is also the case that the 
closest archaeological investigations to the site did not identify any significant archaeological 
remains. 
 

6.10 Away from Hoo Hill, the site has limited archaeological potential. Further evaluation may be 
required, but could be restricted to areas which are unlikely to have been disturbed. 
Geophysical survey followed by targeted trial trenching is likely to be the best approach to 
understanding the nature of any remains in these areas and to inform any planning 
application. However, it is unlikely that any other work other than focussed recoding ahead of 
or during construction would be necessary to ensure development accords with 
archaeological policy and guidance.     
 

6.11 The site visit confirmed that a number of listed buildings, Polesworth Conservation Area and 
the scheduled remains of Polesworth Abbey to the north are surrounded by later built 
development and that development within the site away from Hoo Hill would not harm the 
significance of any of these designated heritage assets. 
 

6.12 Indeed, only one off-site designated heritage asset might be adversely affected by 
development within the site. Given its elevated position to the east of the site, Dordon Hall 
Farm’s Grade II listed farmhouse has the potential to be adversely affected by built 
development close to it. However, with appropriate mitigation in the form of a buffer of open 
land and appropriate screen planting adverse effects would be minimised. 
 

6.13 Although not formally designated, the 19th century St. Leonard’s Church would qualify as a 
non-designated ‘heritage asset’. Sensitive edge treatment to any development to its south 
would mitigate potential harm. 
 

6.14 Within the site, away from Hoo Hill and in areas where there has been limited past 
disturbance from open-cast mining, older hedgerows would ideally be retained within any 
development proposals as far as practicable. 
 

6.15 The western side of The Hollies woodland and the bell pits it contains should ideally be 
retained. Historic routes including Common Lane, a footpath past The Hollies from St Helena 
and a track on the eastern side of the southern area should also be retained and their 
character protected as far as possible. Any future proposals might also celebrate the site of a 
cottage south of Hoo Hill which inspired a famous Victorian poem. 
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Summary for Areas A to E 
 

6.16 The wider site has been divided into five separate areas labelled A to E. In summary, land 
north east of St Helena Road is labelled A and B to north and south respectively. Area C is all 
land west of St Helena Road including The Hollies and north of Church Road, Area D is land 
north of Church Road and west of The Hollies and Area E is all site land south of Church 
Road. Below the key archaeology and heritage issues for each is set out: 
 

• Area A – contains a Grade II listed obelisk, possible site of windmill and likely 
prehistoric or Roman sub-surface enclosure on Hoo Hill. Given its elevation, this 
area should principally be kept open. The site of Little Jim’s cottage by the road 
could be enhanced; 
 

• Area B – much of the site’s potential has been lost through open-cast activity. 
Archaeological evaluation may be required in its south east, but development is 
unlikely to be constrained; 

 
• Area C – any archaeological potential has been lost through open-cast mining except 

in the western part of The Hollies which should be retained. The setting of Dordon 
Hall Farm listed building would need consideration and likely a buffer of open space 
and screen planting; 

 
• Area D – this area does not appear to have been affected by open-cast activity. It has 

low archaeological potential, but possible coal extraction remains and the wider area 
would require evaluation. Archaeological remains are nonetheless unlikely to 
constrain development. Common Lane and hedgerows in this area should be 
retained as far as practicable; 

 
• Area E – any archaeological potential has almost certainly been lost through coal 

extraction except in the north east. Further fieldwork may not be required there as a 
result. The setting of St Leonard’s Church requires sensitivity, but does not preclude 
re-development.   
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HER ref. NGR 
(SKprefix) 

Period Notes 

203 2632 0245 Early 
medieval 

Polesworth Abbey was an early medieval foundation and a 
nunnery run by an abbess. Site of Abbey and later manor 
house are scheduled and church is now the parish church of 
St. Editha which is 11th century and Grade II* listed. 
Gatehouse also survives (II*). HER 12497 relates to gardens 
on site of abbey.HER 9573 relates to wider medieval 
settlement at Polesworth. 

231 2726 0086 Post-
medieval 

Dordon Hall farmhouse is 16th or 17th century in origin and 
Grade I Iisted it has an early 18th century southern main 
elevation and is in brick and sandstone, with timber framing. 

232 2625 0036 19th 
century 

Victorian Church of St Leonard is 1860s and later by Street 
and has nearby Sunday School also in brick. 

238 2570 0040 Roman Find of coin hoard of various emperors. 
276 2612 0196 Medieval 

– modern 
Site of medieval and later tile and pottery kilns on Potters 
Lane. Floor tiles, clay pipes known and numerous 
investigations in the area have revealed evidence of pottery 
production. Also HER 5705, 6117, 8128,  

420 n/a Roman Watling Street major Roman road course runs from London 
to Wroxeter. 

689 2713 0185 19th 
century 

Obelisk marking site of medieval Chapel of St Leonard at 
Hoo is Grade II listed and dates to circa 1846. HER 225 
records site of chapel and that it was documented in 12th 
century, but that it was found during railway construction, so 
obelisk may be slightly away and no evidence atop Hoo Hill.  

847 2762 0225 Prehistoric Fieldwork in 1992 ahead of extraction found Mesolithic flints 
and also a ring ditch, ditch and pit dating to Neolithic, Bronze 
Age and Iron Age. Also HERs 5760 and 5761. 

4212 2736 0171 Prehistoric Enclosure observed as cropmark at summit of Hoo Hill and 
interpreted as possible hillfort. Circa 07ha in extend with 
western entrance. 

4459 2778 0123 Uncertain Possible enclosure and linear features noted as cropmarks, 
but may be geological. 

4373 n/a 18th 
century 

Coventry canal was opened by 1790. 

4822 2551 0001 Iron Age? Enclosure noted on cropmarks was investigated in 2013 and 
only one internal post-hole found and no definite dating, 
although morphologically is late prehistoric to Roman. 

5316 2739 0162 Uncertain Cropmark shows trackway on Hoo Hill. 
5317 2730 0170 Roman A single sherd of pottery found fieldwalking on Hoo Hill. 
6501 2604 0125 Post-

medieval 
18th century or later site of coal mine shaft. 

6502 2605 0042 Post-
medieval 

Birch Coppice brick and tile works (west) site. Marked on 
1885 OS map. 

6503 2624 0054 Post-
medieval 

Birch Coppice brick and tile works (east) site. Marked on 
1885 OS map. 

6509 2724 0173 Post-
medieval 

Site of gravel pit on Hoo Hill. 

6516 2656 0083 Post-
medieval 

Site of mine shaft shown on 1885 OS map. 

6517 2615 0103 19th 
century 

Reservoir marked on 1901 OS map. 

8374 2757 0019 Medieval Site of shrunken settlement indicated by pottery scatters. 
8375 2745 0021 Medieval Holloway noted during fieldwalking survey ahead of opencast 

coal working. 
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10561 267 019 Undated Geophysical survey completed ahead of possible 
development revealed one linear feature in 2014. 

12574 2706 0082 Uncertain  Dordon Hall garden. Appears to have been raised due to 
survey of gardens, but this potential site not visited. 

13081 2601 9927 Prehistoric Neolithic or early Bronze Age pit found with flint knife and 
Beaker pottery during investigations ahead of development. 

13086 2625 9924 Bronze 
Age 

Group of five cremation pits found during investigations in 
2011. HER 13087 records Iron Age pits and four post 
structure and later finds of medieval and post-medieval date 
also made.  

13158 2708 0714 Medieval Possible site of park centred on ‘Wood Park’ and ‘Park’ 
farms. A metal harness mount has been found in the area 
and remains of a park pale may survive near Park Farm. 

20670 2740 0090 Medieval Four metal items recovered during metal detecting included a 
spindle whorl, buckle, pilgrim badge and harness piece. 

20711 2740 0090 Early 
medieval? 

Early medieval to medieval stirrup found during metal 
detecting. 

20713 2740 0090 Roman? Roman to medieval ingot found during metal detecting. 
20834 2620 0037 Medieval Buckle found during metal detecting. 
21053 2700 0000 Medieval Metal buckle and two mounts found during metal detecting. 
21137 2600 0070 Early 

medieval? 
Bridle fitting of EM to medieval date found by metal detecting. 
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Plate 1: 1800 Map excerpt showing Dordon Common, Birch Coppice and ‘Hollies’ 
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Plate 2: Hoo Hill obelisk 

 

Plate 3: Stone commemorating site of ‘Little Jim’s’ cottage 
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Plate 4: Dordon Hall Farm farmhouse from north east 

 

 

Plate 5: View north along Common Lane 
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Plate 6: Bell pits in The Hollies 

 

 

Plate 7: Reservoir west of site 
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Plate 8: St. Leonard’s Church, looking north 

 

 

Plate 9: Watling Street, looking west 
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Figure 1: Site and Identified Heritage 
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Figure 2: Historic Map Evidence   
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North Warwickshire Local Plan – H7 Land East of Polesworth and 

Dordon Proposed Allocation 

Review of Ridge LUC Historic Environment Assessment 

 

Introduction 

 

1.1 This statement has been prepared by BSA Heritage Limited on behalf of Cathedral 

Agricultural Partnership to review the LUC Historic Environment Assessment published 

last month in support of the North Warwickshire Local Plan process. The LUC report 

considers four provisionally allocated sites for future housing development, including 

site H7: Poleswoth and Dordon. BSA Heritage Limited previously completed an initial 

heritage and archaeology assessment relating to the H7 proposed allocation (Report 

BSA1783_1b_220118). 

 

1.2 LUC present a thorough consideration of the relevant designated and non-designated 

heritage assets which lie within or in such close proximity to the proposed H7 

allocation that its development could potentially harm their significance. Indeed, much 

of LUC’s consideration of H7 accords with and reaches the same conclusions as our 

earlier assessment in terms of known and potential interest, potential effects and 

suitable mitigation.  

 

1.3 Unfortunately, that similar baselines and conclusions are assessed is not always clear 

given the format of the LUC report. There are also a number of assertions made which 

do not seem to reflect the evidence as well as they might.  

 

LUC Methodology 

 

2.1 In terms of LUC’s methodology, the sources consulted and ‘ground truthing’ through 

site visits seems appropriate and echoes the approach taken by BSA Heritage Limited. 

A notable omission from the LUC sources is consideration of aerial photographs held 

by Historic England Archive in Swindon which were viewed and informed the BSA 

Heritage assessment. 

 

2.2 At 1.13 of their report, LUC note that they have taken a precautionary approach and 

set out a ‘maximum case’. Although the approach taken is systematic, it is perhaps 

simplistic as regards direct effects.  At Table 2.1 (Para. 2.11), LUC provide a ‘Definition 

of Potential Effect’ scale from ‘High’ to ‘None’. However, given the precautionary 

principle taken, almost all ‘Susceptibility to Physical Change’ effects are consequently 

assessed as ‘High’ and coloured red.  It is the nature of direct effects on archaeology 

and heritage that they will, as a worst case, be wholesale.  
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2.3 The ‘maximum case’ approach taken is also not always applied consistently between 

different allocations. Although it has been assumed that the statutorily listed Grade II 

obelisk lying in the north east of H7 might be removed as a result of future scheme 

design, the non-designated Coventry Canal section running through H2 is assessed to 

be unlikely to be affected, as it is operational (4.31). In line with current legislation and 

policy, permitting loss of a designated heritage asset would be ‘exceptional’.  

 

2.4 At 1.18, excerpts of the 2018 NPPF are reproduced, with Paragraph 196’s requirement 

that ‘less than substantial harm’ to designated heritage assets should be considered 

against a scheme’s public benefits in reaching a planning decision.1  However, 

Paragraph 197 is not reproduced, despite relating to non-designated heritage assets 

which are the majority potentially affected by H7’s allocation. Paragraph 197 confirms 

that, when considering direct or indirect effects on non-designated heritage assets, a 

balanced judgement is required, weighing the scale of harm or loss and significance of 

the asset against public benefits. 

 

2.5 The methodology also notes that an ‘Initial cumulative effect appraisal’ was completed 

for each site which considered the ‘group value of assets’ and multiple development 

effects on assets within a single allocation, but that no ‘in-combination effects’ between 

allocated sites are anticipated given distance (2.13). This is not an approach that I am 

familiar with and closer consideration of the statements made within all four 

allocations’ ‘cumulative’ sections fails to clarify how this adds to the assessments. H7: 

Polesworth and Dordon could be inferred to be cumulatively affected given text at 

5.123, but there is likely to be a typographic error and ‘cumulative’ should read ‘in-

combination’. 

 

Listed Obelisk 

 

3.1 As noted above, a Grade II listed mid-19th century stone obelisk sits atop Hoo Hill. 

Indeed, despite LUC’s mention of ‘designated assets’ within the H7 allocation at 5.124, 

the obelisk is the only designated heritage asset within it. The obelisk has not 

unreasonably been identified as a designated asset which will need to be retained with 

a suitable setting. LUC also make the valid point that the obelisk should remain widely 

visible within any new development as it was designed to be (or at least after its re-

positioning – see below). LUC highlight views to the north west and north east as key 

to ensuring harm to the obelisk’s significance is avoided and this could be achieved 

without significant sterilisation of the allocation site area. This is a positive conclusion 

which we support. 

 

 

                                                           
1
 Although the NPPF has been updated since LUC published their report, the relevant heritage paragraphs are 

unchanged. 
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Archaeological Potential 

 

4.1 LUC do seem to be confused as to the location of the remains of the medieval St. 

Leonard’s Chapel and related burials which the obelisk commemorates. That said, the 

Historic England National Heritage List for England states that the obelisk is on the site 

of the chapel. The remains of the chapel were certainly disturbed/discovered during 

construction of a railway in the 1840s. It is agreed that this railway remains in use to 

the east of the site. 

 

4.2 The obelisk was built close to the railway/chapel site soon after its discovery, but I 

recorded in various sources as moved circa 1900 as railway widening threatened to 

harm it. Strong evidence of a re-location suggests any related medieval remains lies 

beyond the H7 allocation. LUC touch on the re-location, but also suggest that evidence 

of quarrying atop Hoo Hill might have been part of railway works and hence the 

location of the medieval chapel after all. I do not agree with this inference, but any 

remains close to the obelisk would in any event be protected within a retained setting, 

if not already lost to quarrying. 

 

4.3 LUC also highlight HER records relating to an extensive medieval deer park: ‘Wood 

Park’ (HER 13158). This was considered by BSA’s assessment, and although the HER 

NGR locates the record in the north east of the H7 allocation, its location and extent 

are not certain. All the best albeit limited evidence for the deer park, including remains 

of a park pale ditch and ‘park’ in place names such as ‘Wood Park Farm’, lie beyond 

the allocation. Extant field boundaries can sometimes ‘fossilise’ a medieval deer park’s 

boundaries so that it can be discerned on modern maps, but that is not the case east 

of Polesworth, possibly due to extensive open-cast coal extraction. 

 

4.4 LUC suggest that the deer park could be located and characterised through fieldwork 

evaluation. However, other than a boundary pale of ditch, such ‘monuments’ do not 

tend to have distinctive archaeological remains. Within the pale the land would likely 

have been a partially wooded and partially open and free of structures. In the absence 

of definite boundaries, deer parks are of limited significance. 

 

4.5 Despite the above reservations as to the site’s archaeological potential, the BSA 

Assessment acknowledges that development of the site would need to be supported 

by future archaeological fieldwork, with evaluative methods informing an 

understanding of the actual nature of sub-surface remains and hence a mitigation 

strategy. In this regard we agree with LUC that further archaeological assessment will 

be required at the planning application stage. 
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Dordon Hall and Garden 

 

5.1 There is particular focus in LUC’s assessment of the H7 allocation on Dordon Hall’s 

‘garden’ given that it is both a ‘non-designated heritage asset’ within the site and 

complements the setting of the Grade II listed Dordon Hall.  However, it is debatable 

whether the garden is a legitimate heritage asset at all. 

 

5.2 Although Warwickshire HER record 12754 refers to ‘Dordon Hall Garden’, the limited 

text states ‘Garden, no detail given’ and that, although it was flagged as a location 

worth checking as part of a 1997 review of registered gardens in Warwickshire, the 

likelihood is that it was not actually visited; it is noted that the surveyor had not filled in 

whether he had or had not visited on the relevant form, but made no recommendations 

as to its suitability for adding to the county (not national) register of parks and gardens. 

 

5.3 Although LUC confusingly use the term ‘listed’ in respect of this site (5.12) and refer to 

it as a non-designated heritage asset, they confirm that no detail is provided within the 

HER entry and that there are no indications of a garden surviving above ground on 

site. They also mention that the Tithe map of the 1840s confirms the area was in 

agricultural use and not owned by Dordon Hall. 

 

5.4 By 1885 it is the case that the Ordnance Survey map indicates a merger of fields to 

form a single field west of the Hall which was planted with trees to form a parkland 

setting to the Hall. Two ponds are also shown in this area, but LUC confirm that ‘no 

formal landscape features are evident’. By the next OS map of 1904, although the park 

area remains defined by field boundaries, this is not shown as planted. LUC also 

confirm that post-war maps show a different arrangement of field boundaries and state 

that the land had reverted back to agricultural use. 

 

5.5 This change is likely to be due to the open-cast extraction of coal across much of the 

area west of Dordon Hall in the mid-twentieth century and evident on aerial 

photographs consulted by BSA Heritage as part of their assessment. 

 

5.6 In conclusion, no above ground evidence for the ‘garden’ or ‘park’ now survives and it 

has never been assessed or designated by Warwickshire County Council or related 

heritage professionals. What archaeological evidence there was for this lost informal 

landscape is likely to have been limited to a field boundary, tree locations and remains 

of two ponds. Such features would all rate as of negligible archaeological or historical 

interest. Moreover, any remains are likely to have been harmed by later extraction and 

the current landscape is post-war and reinstated. 
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5.7 Creation of treed parkland west of Dordon would be a positive landscape 

enhancement based on one historical phase of the landscape’s evolution. However, 

development of land west of Dordon Hall would not harm ‘heritage assets’ and this 

area only enhances the setting of Dordon Hall in its openness, rather than due to a 

functional relationship. As noted by the BSA assessment, the setting of the off-site 

Grade II listed Dordon Hall is a valid consideration for any future development, but the 

assessment provided by LUC is based in part on non-existent assets. 

 

5.8 As well as the emphasis on the ‘garden’, LUC also consider the allocation’s potential 

effect on nineteenth century agricultural buildings east of Dordon Hall. Although these 

related structures enhance the significance of Dordon Hall itself, topography and 

location downslope and east of Dordon Lane suggest this relationship would be 

unaffected by change within the H7 allocation. 

 

5.9 LUC also identify a structure south of Dordon Hall as of heritage interest, albeit non-

designated (5.97 to 5.102). This was not picked up by the BSA Heritage assessment. 

LUC conclude that it is a Second World War pillbox, but acknowledge that the absence 

of public access makes understanding of this structure problematic. However, it is 

most likely to be a ‘firewatcher’s post’ given the use of brick and a concrete roof. Lowry 

notes that such sites are often mistaken for pillboxes, but housed wardens spotting 

aircraft, bomb hits and resulting fires during air raids.2 The location of the structure 

above Dordon and Polesworth would be logical, but to afford a good view rather than 

an open field of fire. This different role would subtly alter the effect of change to the 

structure’s setting on its significance. 

 

Other Assets 

 

6.1 Several designated or non-designated heritage assets are mentioned early within 

Section 5 of the LUC assessment, but are ultimately confirmed to be unlikely to be 

affected by development within the H7 allocation. In particular, the Grade II* Church of 

All Saints in Grendon, south east of the H7 allocation and Grade II* listed Polesworth 

Abbey are discounted at 5.88 and 5.120 respectively. 

 

6.2 I would not agree with the LUC assessment that the non-designated St Leonard’s 

Church in Dordon might potentially be adversely affected (5.112). This place of 

worship cannot be considered a ‘rural parish church’, having been built to serve the 

burgeoning population in the late 19th century. Nonetheless, LUC conclude that any 

harm could be obviated by a stronger belt of vegetation around the churchyard and 

this could easily be achieved without harming future master planning. 

 

 

 

 

 

 

                                                           
2
 B Lowry 1995 Twentieth Century Defences in Britain – an Introductory Guide York (CBA Handbook 12) 
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Conclusions 

 

7.1 Inevitably, readers of the LUC report may focus on the concluding sections on pages 

20 to 22. However, most of the potential assets identified within or close to the H7 

allocation by LUC have been considered above and could be dealt with in accordance 

with LUC’s recommendations to avoid any harm: 

 

 Potential for physical and setting change to the obelisk on the site of St Leonard’s 

Chapel (GII) – retained and its significant setting left undeveloped, if remains do 

lie nearby, they would be preserved or recorded appropriately; 

 Potential for setting change to Dordon pillbox – a non-designated likely 

firewatcher’s post which would continue to have extensive views to the west; 

 Potential for setting change to St Leonard’s Church – protected by boundary 

planting, if warranted; and 

 Potential for harm/total loss of non-designated archaeological assets on Hoo Hill 

(and more widely) – agreed that these could be evaluated and investigated as part 

of development process. 

 

7.2 It is only LUC’s conclusions relating to Dordon Hall which are considered excessive. A 

buffer to the listed building and its curtilage is accepted as the open nature of the land 

echoes its original rural and agricultural setting. However, ‘Dordon Hall Garden’ is not 

an adjacent asset which warrants protection. 

 

7.3 The LUC conclusions also confirm that the large area mooted as the ideal retained 

open setting for Dordon Hall is predicated on ‘the closest extant, legible and defensible 

boundary…selected for ease of use and transparency, rather than its connection to the 

significance of adjacent areas.’ 

 

7.4 Given the actual absence of a formal landscape related to Dordon Hall or surviving 

parkland within the allocation area and the irrelevance of the boundaries selected in 

heritage terms, retention of a far smaller area of open land could mitigate harm to the 

Hall’s significance. Indeed, LUC themselves note that: ‘Dependent on the extent and 

significance of extant garden archaeology’ and good design, development within the 

green and amber areas defined for protection could be possible, ‘without significant 

harm to designated assets’. Safeguarding of their inner ‘red’ area of setting west of the 

Hall is also based on protection of ‘garden’ elements as well as preservation of an 

open context. 

 

7.5 In conclusion and in the context of an actual development proposal, LUC’s 

assessment confirms that the large H7 allocation could be developed in accordance 

with legislation, policy and guidance. Retention of areas of open land in the north east 

and east of the allocation could form part of the allocation’s open space provision and 

would not need to be so extensive that deliverability is at risk. It is likely that, post-

completion, suitable interpretation of the site’s archaeology and heritage would be 

provided as part of the development’s green infrastructure, representing a heritage 

benefit.      
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REPRESENTATIONS ON THE ADDITIONAL DOCUMENTS AND MAIN 
MODIFICATIONS TO THE DRAFT LOCAL PLAN ON BEHALF OF THE NORTH 
WARWICKSHIRE LABOUR GROUP 

Date:      October 6th 2020  

Contact: -  

Councillor Jacky Chambers  

  

 

Dear Sir,   

This representation sets out the Labour Group’s comments and concerns about the 
above submissions and modifications.  

First we would like to acknowledge the considerable amount of work and evidence 
prepared by officers and the Council in response to your letter INSP 18 , 

We would also like to thank you for your continued support and efforts as our 
Inspector on behalf of the Council and to welcome the Government’s recent commitment 
to fund highways improvements for part of the A5, 

However we believe it is essential to identify more specifically the new and improved 
infrastructure, which is needed to support the housing and economic growth before this 
plan is allowed to proceed. 

 
INFRASTRUCTURE DELIVERY PLAN – MOD MM14  

General comments  
 
We are concerned that the revised wording of the original Table 19 p 57 into 2 
categories CRITICAL AND IMPORTANT provides little insight into the relative priority 
and /or urgency of the infrastructure required to support the scale of economic and 
residential growth proposed in this plan.  
 
The impact of reducing this categorization to a  “binary” description appears to mean 
that certain measures particularly those associated with the provision of social, 
community and environmental infrastructure have been “downgraded” from CRITICAL 
to IMPORTANT for reasons, which are far from, clear 
[For example the categorization of the B5000 Relief Through Road [H7] and provision 
of affordable housing has been changed from CRITICAL to IMPORTANT]  
 
We prefer the original categorization of the IDP into CRITICAL, NECESSARY AND 
PREFERRED [below] and would like this categorization to be reinstated as a basis and 
guide for future decision-making and scheduling developments.  
fhttps://www.northwarks.gov.uk/downloads/file/7210/cd04_infrastructure_delivery
%20plan_march_2018 
 
IMPROVEMENTS TO ROAD INFRASTRUCTURE  –THE A5 as a critical issue  
 
You made the following comment in your letter INSP 18: -  
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“A significant amount of development proposed in the plan relies on the implementation 
of those improvements, and also on A5 dualling to the north of Grendon forecast at 
around £ 57.5 million Without these improvements it is highly likely that severe highways 
effects would occur “. 
 
On March 11th it was announced in the budget report that the A5 would get additional 
funding from MCHLG rather than the HIF bid 
https://www.gov.uk/government/publications/budget-2020-documents/budget-
2020#budget-report  
 

 6 months later we have yet to see any concrete proposals for how these 
additional monies are to be spent and how these funded relate to the housing 
numbers, mitigation measures, timescale and dates set out in Tables 19 – 22 of 
the Strategic Transport Assessment, October 2017. 
[https://www.northwarks.gov.uk/download/meetings/id/1914/strategic_trans
port_assessment_october_2017 

 
We are not clear how the housing numbers identified Phase 1,2 and Phases 3,4 in the 
Councils response to your letter relate to those originally described in the STA nor the 
timescales and schedules recommended for the mitigation measure [For extracts see 
Appendix 1]. 
https://www.northwarks.gov.uk/downloads/file/8225/nwbc24_nwbc_response_to_in
sp18   
 
We had understood these mitigation measures would be needed to support each 
phase of housing and employment growth proposed in the local plan  
 
There are for example certain specific mitigation measures identified in the STA which 
were stated as needing to be completed by 2021 and 2026  

- Canal bridge widening- 3a and 3b – estimated costs £ 3million  
-  A5, Spon lane, Boot Hill Grendon and roundabout  
- Connections between B5000 and A5 as part of dueling between Dordon and 

Grendon  
- B5000 relief through road   

 
It is not clear whether or not the above early mitigation measures are part of the 
funding package agreed by MCHLG or not.  
 
Most importantly there is currently no funding identified for road improvements north 
of Grendon. These improvements were described as critical in your letter and by the 
Strategic Transport Assessment.

 
 
We do not consider it ” sound “ to base the first phase of the local plan [up till 2026] 
on an assumption that all the early mitigation measure will be delivered and on time 
unless these measures are clearly spelt out as part of this local plan.  
 
Nor do we consider it “sound “to base the later phase of housing and employment 
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growth on a statement of good intent and commitment by different organisations and 
simply hope that these expectations around infrastructure will eventually be realized. 
The investment should be clear. 
 
The past 15 years have been full of expectations and hope about the A5 but as yet 
nothing of strategic importance or significant impact in this Borough has ever 
materialized.  
 
What is proposed in the way of dualling for a small stretch between Dordon and 
Grendon [even if all the connections to other roads are included] will not provide the 
infrastructure needed for the proposed scale of growth. 
  
Such limited improvements will simply move and concentrate the problems of extreme 
congestion about ¼ mile along this route.  
 
A recent report by Midlands Connect [Feb 2020] identified the already existing 
strains on the A5. This road currently has more than 25000 vehicles per year - a third 
of which are HGVs; up to 2200 vehicles pass through this section during its busiest 
hour.  
 
The average speed along our section of the A5 falls to around 30 mph and air 
pollution levels  [until the arrival of the pandemic] were rising.  
 
This report made it clear those road improvements along this CENTRAL section of the 
A5 corridor is vital for both housing and economic growth.  
 

 
 
Their report looked at strategic growth along the A5 corridor and estimated that an 
additional 100000 new homes and 190000 new jobs are planned by 2033 – 
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something, which cumulatively will put even more strain on our section of the A5.  
 

 
Extract from Midland Connect study Feb 2020 – A5 corridor study  
 
We believe that: -  
 
a) whilst the proposed [partial] improvements to the A5 between Dordon and Grendon 
are an important step forward, such partial improvements will simply exacerbate the 
known pinch points and queuing at the A5 / Spon lane junction [see extract from STA 
below] 

 b) the lack of transparency, and apparent progress with regards to the detail of the 
funded schemes by Highways England and Warwickshire County Council together with 
an apparent lack of systematic engagement with this Council over this matter means 
that we remain unclear for what measures the additional MCHLG funding will be 
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applied . We submit that, given the central importance of this road infrastructure to 
growth, and then this lack of detail is a considerable barrier to understanding whether 
or not this plan is sound.  
 
Currently we have no reassurances on whether or not  

a) the 15 mitigation measures proposed by the STA for the Atherstone study are 
going to be funded or delivered on time, 

b) the improvements needed for the Hartshill area will  
c) uncertainty about the impact of HS2 at Junction 10 /A5  
d) no funding for the road around Grendon – upon which a further 3500 +houses 

and employment land developments depend.  
 
Without these reassurances we believe further growth on this scale along the A5 
corridor, if permitted, will result by 2026 in this road and others leading onto it [e.g. 
Long Street and current B5000 becoming totally gridlocked for a large part of the 
time. 
 
For the people of North Warwickshire and its economy, we cannot support a future 
where residents are unable to commute to work, where their quality of life gets worse, 
and where local and national businesses withdraw and move elsewhere. 
 
This local plan is highly dependent and centred on growth around this A5 corridor. As 
you indicate in your original letter , there should be a “ whole “ not “partial “strategic 
fix in terms of this road infrastructure before it is allowed to go ahead . 
 
We do not believe that the MMs sent to you so far satisfy this requirement. 
  
 
MOD MM34 – Housing requirement s 

 
We wish to support the Councils original view in resisting a description of our housing 
numbers as a “minimum” and will oppose accepting any further increase in housing 
numbers to reflect the most recent household projections, given the: -  

- considerable uncertainties surrounding these housing projections and future 
needs  

- the large provision already made to meet adjoining area's needs under the 
Duty to Cooperate   

- the ambitious building rates already projected for the local plan  

Yours faithfully  

Cllor Jacky Chambers on behalf of the Labour Group of Borough Council 

 

 
APPENDIX 1  
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Environment Agency 
 

 
www.gov.uk/environment-agency 

Cont/d.. 

 
 
 
 
 
 
 
 
North Warwickshire Borough Council 
Development Control 
PO Box 6 
Atherstone 
Warwickshire 
CV9 1BG 
 
 
 
 

 
 
Our ref: UT/2009/106364/CS-
11/EW1-L01 
Your ref:  
 
Date:  07 October 2020 
 
 

 
Dear Ms Barratt 
 
NORTH WARWICKSHIRE LOCAL PLAN EXAMINATION 
 
MAIN MODIFICATIONS AND ADDITIONAL DOCUMENTS CONSULTATION 
 
I write in response to the publication of Potential Main Modifications (July 2020) drafted 
as a result of April 2019’s hearings and the submission of additional evidence based 
documents. 
 
Development Management Policies 
We welcome the majority of the modifications relating to flood risk and sustainable 
water management practices, which are based upon our previous discussions and 
questions raised in response to our Matter 10 Position Statement. There are still a 
couple of points where the wording could be improved for clarity: 
 
MM65 ‘Any development within Flood Zones Two and Three will neTable 7ed to 
provide…’ Should be changed to read ‘Any development within Flood Zones 2 and 3 will 
need to provide…’ 
 
The bulletpoints relating to development in Flood Zone 3 (MM67) could still be 
improved: 
 

i) should read as previously ‘provide floodplain compensation on a level for level 
basis’ as it is the level for level basis which is key 
  
ii) should perhaps be moved from this section to stand alone as it applies to not 
only development in Flood Zone 3 but any land alongside a Main River 
 
iv) should be modified to clarify that the concern in relation to change of use to 
more vulnerable uses only applies to ground floor developments in line with 
SFRA section 12.4  
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Site Allocations 
As detailed within our response to the Site Specific Flood Risk Technical Note (AD51b) 
main modifications MM76, MM77 and MM79 relating to sites H1, H2 and E1 should only 
be taken forward if the inspector considers there is sufficient flexibility in the housing 
numbers to balance the uncertainties in the assessment of flood risk made available to 
support these allocations (AD51a). We note the council have now undertaken site 
capacity assessments (AD54) to further address this issue. Should this not provide 
sufficient confidence, further assessment of flood risk should be undertaken to inform 
these allocations.  
 
Given the unknowns as to how much flooding affects Site H3, we welcome the removal 
of site H3 as an allocation (MM72) changing it to Reserve Site RH3 (MM73). We do 
however continue to have concerns regarding any indicative capacity being associated 
with this plot, and note that 46 dwellings is a number identified for this site. Given it is 
possible that this site may not be developable at all, we recommend this figure is 
removed as misleading. The proposed modification states that ‘There is potential for 
redistribution of ground levels within the site and possibilities for safe access an egress 
to/from the site will be made in relation to flood risk for when development proposals are 
put forward for consideration.’ As noted in our response AD51b, there has been no 
assessment of how this may alter the flooding mechanisms on site and to third parties. 
As such we either recommend this sentence is removed, or amended to read as 
follows:  

 
‘It may be possible to redistribute ground levels within the site to ensure safe 
access and egress to all parts of the site, however this will need to be explored in 
greater detail as part of a FRA to ensure it does not increase the risk of flooding 
to third parties.’ 

 
We support the textual modifications detailed in MM91 to ensure an assessment of 
fluvial flood risk is undertaken at planning application stage. We have no objections to 
the boundary of H14 being redrawn to exclude floodplain as shown in Map 2 of AD54, 
however it should be ensured any modification to the boundary is reflected on the 
Policies Map. 
 
Yours sincerely 
 
 
 
 
Ms Jane Field 
Planning Specialist 
 

 
  

 
 
 
 
 



 
  

|   
 

  
  

 

 

 
 
 

   

 

 

Forward Planning Team 

North Warwickshire Borough Council  

The Council House 

South Street 

Atherstone 

Warwickshire 

CV9 1DE 

 

Dear Sirs 

 

RE: North Warwickshire Local Plan Review – Main Modifications Consultation  

 

We write in respect of the Main Modifications consultation to the North Warwickshire Local Plan Review on behalf of our client Lioncourt 

Strategic Land.   

 

In respect of MM73 which relates to Policy LP39(a) we have no specific comments to make on the amended or additional text to the policy.  We 

would note however that this policy will relate to whether the HIF bid funding is agreed with Central Government and at this point in time there 

is no certainty as to whether this will be agreed prior to the adoption of the Plan in its current form.   

 

It is important to note that this emerging Local Plan is a transitional plan in that it was submitted prior to the most recent changes to the National 

Planning Policy Framework.  As such, it is now up to the Examining Inspector to reconsider whether the difference between the housing figures 

quoted in the emerging Local Plan and those used under the Standard Methodology are sufficiently significant to render the Plan as it is currently 

written unsound.   

 

The Council are looking to deliver 9,598 new homes over the Plan period 2011 to 2031 which is an overall minimum requirement.  Taking account 

of the 2011 – 2019 period some 1,750 dwellings were delivered.  The residual housing requirement from 2019 forwards is therefore 8,028 

dwellings, equivalent to 573 dwellings per annum (dpa).   

 

This represents an annualised rate of 479 dwellings.  Having regard to NWBC24B Annex H – NWBC Response to INSP18 5 Year Housing Report, 

delivery of this number is clearly going to be a major challenge for the Council.   

 

The Council’s updated trajectory (July 2020, NWBC26A) shows two options for the revised trajectory.  Both options show 294 dwellings to be 

completed beyond the plan period and both require an ambitious jump in the delivery rate around the 2024/25/26 monitoring year(s).  On 

average, the Council has only ever managed to deliver around 196 dwellings per annum for the monitoring period from 2011/12 to 2018/19.  

Latterly, the Council has stepped up delivery, but it still falls significantly short of what we consider to be an aspirational delivery rate for 2024 

onwards.   

 

We note the uplift in the 2018 Household Projections (HHP) in June 2020 would mean an additional 3,215 households as at 2028.  Whether this 

figure is considered as an annual average or in its entirety, it is clear that this is a significant figure.   

 

We note that the Main Modifications document seeks to go some way towards addressing this flaw, but an ‘early review’ is simply not going to 

solve the problem, particularly given when in the plan period it would be required.  Indeed, as soon as this plan is adopted (should it proceed to 

adoption), the Council would be under pressure to begin an immediate review.   

 

06 October 2020 

Job Ref: RCA251c 

SENT VIA EMAIL  
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RCA Regeneration Ltd. t: 01905 887 686 e: info@rcaregeneration.co.uk rcaregeneration.co.uk 

As a result, we consider that the Plan as it currently stands is unsound.  Whilst the Council may request an early review of the Plan, this is not a 

method that should be relied upon solely to ensure that the authority has an up-to-date Plan in place and will not negate the issues with this 

plan as it currently stands in terms of the delivery of housing numbers, and more importantly the delivery of affordable housing within the 

Borough as indicated to above.  It is important to note that should the Council be struggling to achieve the headline numbers set out within the 

Plan as it currently stands, then the much needed affordable housing will clearly not be delivered throughout the Plan period to 2031 which will 

further worsen the impact of affordability on residents within the Borough who are seeking to secure their first home.   

 

The HIF Bid funding for the dualling of the A5 corridor has not yet been confirmed by Central Government and it is not known when this is likely 

to take place.  We would question the scenario of what would happen should the HIF bid funding be unsuccessful and would question whether 

the authority can justify bringing forward a plan which is unsound on this basis.  Given that the funding was applied for in 2019 and phase 1 of 

the works was unsuccessful and it has not moved significantly forward since that date, we would indeed conclude that the Plan as it currently 

stands is unsound and would urge the Inspector to seriously consider whether the HIF bid funding will indeed be forthcoming in the imminent 

future.  Works to phase 1 of the dualling has been approved under a separate funding bid through XXX and the delivery mechanisms are currently 

being discussed between Highways England and Warwickshire County Council.  It still remains that there is no funding options secured to 

implement phase 2 of the works and as such, we would continue to suggest that the Plan is unsound on this basis.   

 

Should the HIF bid funding not be forthcoming, we would urge for a greater flexibility within the Local Plan to add in more ADR sites to allow 

development to come forward at an earlier stage to ensure that the housing delivery is maintained in accordance with the challenging housing 

trajectory put forward by the Council.  The Inspector will be aware of our client’s site at Spring Farm to the south of the A5 Watling Street, 

Grendon which can easily accommodate up to 200 dwellings without the requirement for the dualling of the A5 corridor and be able to 

commence delivery on site within 5 years.  It is far less constrained than the ADR site of Dairy House Farm and in certain terms has fewer highway 

impacts than the Dairy House Farm site.   

 

We have previously provided the Council with a detailed Vision Document which sets out the relative known constraints to bringing development 

forward on Spring Farm and have demonstrated robustly how these can be mitigated and incorporated into the development, including the 

impact on the nearby ancient woodland.   

 

Given our above concerns on the Main Modifications to the Plan and the time it has taken to reach this point in the Examination process, we 

have significant concerns that the plan as currently written (even with the additional updated information contained within the Main 

Modifications) is unsound.  We consider that the jump in housing numbers that the Council are required to include within the Plan are so 

significant that it effectively requires the Council to wipe the slate clean and start again.   

 

Yours sincerely 

 

 

 

Sian Griffiths, BSc (Hons), Dip TP, MSc Real Est, MRTPI, MRICS 

Director 
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7th October 2020 

 

Forward Planning Team 

North Warwickshire Borough Council 

The Council House 

South Street 

Atherstone 

Warwickshire 

CV9 1DE 

 

 

 

 

Dear Sir/Madam 

 

P18-0227: Church Farm, Baddesley (H15). North Warwickshire Borough Local 

Plan - Potential Main Modifications Representations. 

 

Thank you for the opportunity to respond to the North Warwickshire Local Plan Schedule 

of Potential Main Modifications and related documents.  This response is submitted on 

behalf of Merevale and Blyth Estates, who control land at Church Farm, Baddesley.  The 

site is an emerging allocation for 47 dwellings – Site H15, and the allocation is supported. 

 

Following the examination hearing sessions, additional work has been undertaken by the 

Council in relation to the justification of housing allocations with regard to heritage assets, 

and this work is provided at Appendix C.  This document sets out that modifications are 

required for Site H15 ‘primarily to maintain and emphasise the outlook and views through 

the site between the historic assets at St Nicholas Church and war memorial, Church 

House, New Street, former site of site of Baddesley Old Hall and the cottages off Watery 

Lane, reflecting the relationship and sensitivity with the historic setting of the wider 

landscape’. 

 

The Proposed Modification at MM93 requires the conversion and regeneration of Church 

Farmhouse and ancillary/associated barn and outbuildings.  These buildings are 

unfortunately dilapidated and falling down of their own accord.  Our client has had a 

structural survey undertaken on the Farmhouse which has concluded that the buildings 

are not viable for restoration.  Accordingly, it is suggested that the proposed policy wording 

is amended to allow for some flexibility on this aspect, as follows: 

 

Proposed Main Modification (MM93): 

 

Land at Church Farm New Street, Baddesley Ensor, comprising 2.2 hectares is allocated 

for a Heritage led residential development including conversion and regeneration of Church 
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Farmhouse and ancillary/associated barn and outbuildings. A high level of design and care 

is required to address the setting of the nearby Church of St Nicolas and Grade 2 listed 

war memorial, the sensitive landscape edge and setting of the site as highlighted in the 

Council’s Landscape Character Assessment for the settlement. 

 

Suggested revised wording: 

 

Land at Church Farm New Street, Baddesley Ensor, comprising 2.2 hectares is allocated 

for a Hheritage led residential development including the retention or reflection of the farm 

complex in the proposals. conversion and regeneration of Church Farmhouse and 

ancillary/associated barn and outbuildings. A high level of design and care is required to 

address the setting of the nearby Church of St Nicholas and Grade 2 lListed war memorial, 

the sensitive landscape edge and setting of the site as highlighted in the Council’s 

Landscape Character Assessment for the settlement. 

 

Subsection 1) requires an assessment of the significance of designated and non-

designated heritage assets within and adjoining the site and the contribution of setting to 

that significance within a Heritage Assessment, and sets out assets of particular relevance.  

This requirement is reasonable, and any future planning application would be accompanied 

by a robust Heritage Assessment.  The following paragraphs are however considered to be 

very prescriptive, and is it therefore suggested that the wording is amended, as follows: 

 

Proposed Main Modification (1): 

 

The approach to development should be to maintain and emphasise the outlook and views 

through the site between these assets, reflecting the relationship and sensitivity with the 

historic setting of the wider landscape. Any harm, including taking account of any 

mitigation, should require clear and convincing justification. Views from the existing 

settlement through the site to the Church and war memorial shall be retained. 

 

Suggested revised wording: 

 

The approach to development should be to minimise any harm that might occur to the 

significance of the assets identified above, through changes in setting, with appropriate 

consideration in the design given to views through maintain and emphasise the outlook 

and views through the site between these assets, and between assets and reflecting the 

relationship and sensitivity with the historic setting of the wider landscape. Any harm, 

including taking account of any mitigation, should require clear and convincing 

justification.  Views from the existing settlement through the site to the Church and war 

memorial shall be retained.  Opportunities for the enhancement of the significance of 

assets through the opening up of new views should be considered. 

 

Potential Main Modification (2): 
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Development should enable retention and re-use of the former Church Farm dwelling and 

related historic farm buildings, which is recognised as a fine historic agricultural complex, 

as part of any development proposal to reflect the character of the site and aid in 

integrating the site with the existing village. The new developments details, scale and 

massing should reflect the existing buildings and their rural (partial wooded) setting, 

retaining the outlook and open nature of views between the site, heritage assets listed 

above. 

 

Suggested revised wording: 

 

Development proposals should seek to retain or reflect the farm complex enable retention 

and re-use of the former Church Farm dwelling and related historic farm buildings, which 

is recognised as a fine historic agricultural complex, as part of any development proposal 

to reflect the historic character of the site and aid in integrating the site with the existing 

village. The new developments details, scale and massing should reflect the existing 

buildings and their rural (partial wooded) setting, retaining the outlook and open nature 

of views between the site, heritage assets listed above. 

 

Potential Main Modification (last sentence of 3)): 

 

Given the sensitive nature of the site, proposals will require an agreed, appropriately 

staged programme of investigation, evaluation and recording before the development of 

the site. 

 

Suggested revised wording: 

 

Given the sensitive nature of the site, proposals will require an agreed, appropriately 

staged programme of archaeological investigation, evaluation and recording before the 

development of the site and mitigation will be required. 

 

Pegasus Group is promoting the site at Church Farm for residential development on behalf 

of Merevale and Blyth Estates.  The timeframe for development is 0-5 years, the site is in 

single ownership and is available for development.  Baddesley with Grendon is a ‘Category 

3’ Local Service Centre within the Settlement Hierarchy, whereby development is 

permitted in the development boundaries.  Baddesley benefits from a number of services 

and facilities, including a primary school, village hall, public house and several shops, as 

well as a community library in the village hall and a community hub.  The site is located 

within walking distance of this range of services and facilities, with additional services and 

facilities available in nearby Grendon.  There are good public transport links and therefore 

the settlement is a suitable location to accommodate new housing development of this 

scale. 

 

Our clients intend to work up an outline planning application for submission to North 

Warwickshire Borough Council in early 2021.  The planning application can address the 
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heritage-led policy and Proposed Main Modifications, subject to the minor amendments set 

out within this response, to deliver a sensitively designed scheme of approximately 47 

dwellings. 

 

There are no known physical constraints that would prevent the development of this site 

for housing.  There are no market, cost or delivery factors that would make the 

development unviable.  The site is therefore considered achievable. 

 

Please do not hesitate to contact me if you have any queries or require any further 

information. 

 

Yours sincerely 

 
 

Steve Lewis-Roberts 

Senior Director 

 

 
  



 

 

Forward Planning Team 

North Warwickshire District Council 

The Council House 
South Street 

Atherstone 
Warwickshire 

CV9 1DE 

 
SUBMITTED VIA EMAIL ONLY: planningpolicy@northwarks.gov.uk        

 

20487/A3/SJ/AB/bc 

                 7th October 2020  

Dear Sir/Madam, 

 

NORTH WARWICKSHIRE LOCAL PLAN MAIN MODIFICATIONS CONSULTATION 
LAND TO THE EAST OF POLESWORTH AND DORDON, NORTH WARWICKSHIRE  

 
Thank you for inviting comments on the proposed Main Modifications to the North Warwickshire Local Plan.  We 

respond on behalf of the Church Commissioners for England (the ‘Commissioners’) who are majority landowners 

of Land to the East of Polesworth and Dordon (the ‘Site’).  The Site is identified as a suitable and sustainable 
location to deliver a minimum of 2,000 dwellings under draft Housing Allocation H7 (Local Plan draft Policy 

LP39).   
 

This representation follows on from our previous engagement in the Local Plan preparation and examination 
process.  We firstly provide an update on further work that has been undertaken since the close of the last 

Examination Hearings.  We then set out our specific comments on the relevant Main Modifications in 

chronological order.   
 

LAND TO THE EAST OF POLESWORTH AND DORDON - BACKGROUND AND UPDATE 
 

In March 2019, a formal pre-application request was submitted to North Warwickshire Borough Council (NWBC) 

in respect of the comprehensive development of the Site for residential-led use.  Whilst the pre-application 
request was submitted on behalf of the Commissioners, discussions with NWBC related to the wider draft 

allocation.  As such, the following information was submitted in support of the pre-application request: 
 

• Site Allocation Boundary Plan (Drawing No. RG-M-24 Rev. A) – Appendix 1 

• Masterplan Framework (Drawing No. RG-M-Ai02 Rev. F) – Appendix 2 

• Design Guide – Scope of Work – Appendix 3 

 
Following submission of the request for NWBC to provide pre-application advice, several meetings were held 

with representatives of the Development Management and Planning Policy teams – both virtually and in person. 

ALP40
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It was agreed that NWBC would not provide a formal written response.  Instead, the pre-application request 
would remain ‘open’ with regular meetings and discussions taking place between NWBC and the Commissioners.  

 
A draft Planning Performance Agreement was also circulated to NWBC alongside the request for pre-application 

advice.  Following adoption of the Local Plan, it is the intention for the Commissioners to formally agree the 

timescales for preparing, submitting and determining a planning application through the completion of the 
Planning Performance Agreement.   

 
As set out at draft Policy H7,  “before planning permission is granted for development on the site, a 

Masterplan Framework and Design Guide for the whole site will be prepared by the landowners, in 

conjunction with and approved by the Borough Council”.  Accordingly, a draft Masterplan Framework 
has been prepared alongside other landowners to ensure a holistic design approach to the Site.  The Masterplan 

Framework was submitted in support of the request for pre-application advice and is provided at Appendix 2.  
In terms of the Design Guide, a draft Scope of Work has been provided at Appendix 3 – which was circulated 

with NWBC.  This will continue to be developed alongside other landowners and NWBC to ensure the delivery 
of an agreed design approach across the Site.  

 

In accordance with Regulation 15 of the Town and Country Planning (Environmental Impact Assessment) 
Regulations 2017 (as amended), the Commissioners supported the pre-application submission with a formal 

request for NWBC to provide an Environmental Impact Assessment (EIA) Scoping Opinion.  Given the scale of 
development, it was agreed to constitute EIA development and that an Environmental Statement would need to 

be submitted in support of a planning application.  The Commissioners received responses from statutory 

consultees which will be taken into account when preparing the Environmental Statement. 
 

Notwithstanding the above, a meeting was held with Polesworth Parish Council in July 2019 to discuss the draft 
allocation and process for moving forward with a planning application.  Furthermore, following a discussion with 

a Member of the team preparing the Dordon Neighbourhood Plan, the Neighbourhood Forum kindly offered the 
opportunity to virtually meet and discuss their emerging Plan.  Unfortunately, due to pre-existing commitments, 

the Commissioners and other landowners were unable to attend the virtual meeting.  The Commissioners are 

however committed to continuing discussions with the Neighbourhood Forum and have expressed the intention 
for this meeting to be rescheduled.   

 
Lastly, it is noted that since the close of the previous Examination Hearings, part of the Site is now being 

promoted by IM Land.  Whilst separate representations have been submitted by IM Land as part of this 

consultation, discussions have taken place between landowners to ensure the timely delivery of the Site.  Indeed, 
as one of the UK’s leading land promoters, the involvement of IM Land further demonstrates the deliverability 

of the Site.   
 

MAIN MODIFICATIONS (MM) COMMENTS  
 

MM26/MM27 

 
As set out in the Inspector’s Note (INSP21), the Council were asked whether they considered the magnitude of 

change in the 2018-household projections (HPP), compared to earlier data series to represent a meaningful 
change at this juncture, and explain concisely what they considered to be the implications of the 2018-based 

HPP in terms of the Plan’s overall housing requirement.  

 
The Inspector goes on to explain at paragraph 11 of INSP21 that other local planning authorities and other 

interested parties will have an opportunity to comment on the Council’s position.  An agreed statement was 
however requested in the first instance between the Council and Greater Birmingham HMA and Coventry and 

Warwickshire HMA to understand the implications of the 2018-based HPP at a strategic level.  This justification 

is provided at NWBC27 with amendments to the Local Plan contained at Main Modification 26 and 27.  
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With this in mind, a Technical Note has been provided at Appendix 4 which responds to the Inspector’s Note 
(INSP21) as well as the subsequent response from the Council (NWBC27).  The Technical Note reviews NWBC’s 

conclusions in respect of the 2018-based HPP and whether they reflect a ‘meaningful’ change in the housing 
situation for the Borough. In particular, Appendix 4 notes: 

 

• The Keep Bourne End Green v Buckinghamshire County Council (formerly Wycombe DC) High 

Court Judgment confirms that OANs do not necessarily have to be updated because new 
household projections are published, even where the projections show a significant change in 

projected household growth. 
 

• There are two primary concerns with the latest ONS 2018-based household projections.  Firstly, 

they are underpinned by only two years of internal migration data and secondly, they are 
underpinned by household formation rates which rely on a shorter trend period than previous 

projections, focussing them more acutely on a period of low household formation. 

 

• These two reasons mean the ONS 2018-based projections cannot be relied upon for the 
purposes of planning. 

 

• The concern regarding household formation rates has also been raised in respect of the previous 
ONS 2016-based household projections. 

 

• It is therefore considered that the 2014-based MHCLG household projections to be more robust 

than the 2016 and 2018 projections, and the 2016-based ONS projections more reliable than 
the 2018-based ONS projections. 

 

• Notwithstanding the concern over the 2016-based ONS household projections, they project 
growth of 149.7 dpa, almost identical to the previous 2014-based MHCLG projections (144.8 

dpa). 
 

In light of the above, it is considered that the number of households projected by the 2016-based series is 

reliable as it largely reflects the 2014 projections.  Furthermore, for the reasons outlined within the Housing 
Technical Note, it is concluded that the 2018-based HPP do not provide any ‘meaningful’ change in the housing 

situation for NWBC.  
 

As such, the Council’s approach to household projections at MM26 and MM27 is fully supported by the 

Commissioners.   
 
MM36 

Main Modification 36 amends the policy for the delivery of self-build/custom build accommodation, removing the 

previous requirement for schemes of 100 dwellings or more to set aside 5% of plots for self-build 
accommodation.  It now refers to the use of evidence of demand on the Council’s Self and Custom Build register 

at the time of an application as well as issues of the nature of the development, its scale, and viability.  A clause 
within the draft policy enables the release of any self-build plots for general housing if they are not taken up 

within 3 years.  The Main Modification also removes a specific requirement for special needs housing on schemes 

of 100 dwellings or more.   
 

We generally support this amendment as it allows the provision of self-build/custom build and special needs 
housing to be considered on a site-by-site basis at the time an application is submitted to the Council.  However, 

we would consider it appropriate for the policy to specifically exclude the Polesworth and Dordon allocation.  
Indeed, the provision of self-build/custom build and special needs housing could lead in a delay in the delivery 

of the Site which is likely to come forward through a mainstream housebuilder.  
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MM53 

Main Modification 53 explains that planning permission will be refused if development resulting in the loss or 
deterioration of irreplaceable habitats, including ancient woodland and the loss of aged or veteran trees found 

outside ancient woodland, unless the need for, and benefits of, the development in that location clearly outweigh 

the loss.  The Commissioners fully support this approach, which accords with national planning policy guidance.  
 

Furthermore, it is noted that MM53 inserts a requirement for a minimum buffer zone of 15m for ancient woodland 
and individual ancient or veteran trees.  This approach is generally supported as it will ensure that ancient 

woodland can be suitably accommodated within development proposals whilst taking into account site specific 

circumstances.  
 

However, for consistency, it is recommended that the ‘50m protection buffer around Ancient Woodland’ is 
removed from the Strategic Site Allocation plan that supports draft Policy H7.  It is unclear what evidence base 

supports the 50m buffer, which is only furthered by the Council reducing this requirement down to 15m as part 

of MM53.  By including such an inconsistency, the Local Plan cannot be considered justified in its approach 
towards ancient woodland.  

 
Indeed, by removing the requirement for a 50m buffer ensures that a positive design approach can be taken 

towards the long-term use and retention of the Hollies Local Wildlife Site.  As set out above, the draft Masterplan 
Framework provided at Appendix 2 includes the requisite 50m buffer from the area of ancient woodland.  

However, through the reduction of this buffer, it allows the opportunity to consider a more appropriate design 

solution which does not ‘turn its back’ on the area of ancient woodland.   
 
MM72 

Main Modification 72 provides an update of the housing sites to be allocated under draft Local Plan Policy LP39. 

 
We support the continued allocation of ‘Land to east of Polesworth and Dordon’ as a suitable and sustainable 

location to deliver 2,000 dwellings (Housing Allocation H7).   
 

We note that in correspondence to the Inspector (July 2020)1, the Council sets out updated evidence for a 

stepped trajectory in housing delivery for the Local Plan and individual housing allocations, primarily related to 
the A5 upgrade and improvement works.  Two options for the housing trajectory are provided based upon 

different potential completion dates for the upgrade works.  The Option 1 stepped trajectory refers to the original 
delivery date of 2024 and then Option 2 refers to the emerging 2025/26 timeline for the delivery of the A5 

improvements.  In document NWBC26C, detailed trajectories for the housing allocations are provided, also 
reflecting these two options.  Following a request from the Inspector, document NWBC27 confirms that the 

Council’s preferred approach is Option 2 as it reflects the proposed timescales for delivering the A5 

improvements.   
 

In preparing the revised trajectory, NWBC consulted with the Commissioners and requested an update on the 
timescales for delivering the allocation.  Accordingly, a revised housing trajectory was provided to NWBC 

alongside updated lead-in times.  For ease of reference, a copy of the housing trajectory issued to NWBC is 

provided at Appendix 5 – under the refence 3 – Joint Updated Position: 26th June 2020’.  
 

The revised trajectory was prepared on behalf of the Commissioners and Cathedral Agricultural Partnership. 
Given the timing of IM Land acquiring an interest in the Site, they were unable to input into the preparation of 

the trajectory.  

 

 
1  NWBC26A - Updated Housing Trajectory July 2020; NWBC26B - Updated Housing Trajectory Graph July 2020; NWBC26C 
- Summary of Trajectory (July 2020) 
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As set out at Appendix 5, on the understanding that the Local Plan would reach adoption in Autumn 2020, an 
outline planning application could be submitted in summer 2021.  This would allow determination of the 

application in winter 2021 followed by a two-year period to market the Site, approve reserved matters and 
commence development.  For the avoidance of doubt, these lead-in times remain unchanged from the housing 

trajectory that supported the previous Examination Hearings, they have simply been pushed back in accordance 

with the delays in preparing the Local Plan.  At the time of preparing our revised housing trajectory (26th June 
2020), it was understood that the Local Plan would be adopted in autumn 2020.  Whilst this could now slip into 

winter 2020/21, it is still anticipated that an outline planning application could be submitted in summer 2021.  
 

Based on these lead-in times, first completions from the Site are not anticipated until 2024/25 – where 100 

dwellings will be delivered.  This is expected to gradually increase until the Site delivers 200dpa from 2026/27 
onwards.  As discussed during the previous Examination Hearings, it is anticipated that the Site will be of a 

sufficient scale to suitably accommodate four or five outlets delivering at approximately 40-50dpa each.  This 
provision is on the basis that the Site can be expected to be built out concurrently from the north and south of 

the proposed spine road.  
 

The Commissioners are committed to working alongside NWBC in bringing forward the allocation as soon as the 

Local Plan is formally adopted.  However, given the delay in confirming funding towards the A5 improvements, 
this has led to a slight delay in when the Site can be expected to contribute to the Council’s housing trajectory.  

Given this slight delay, it is now anticipated that only 1,706 dwellings will come forward within the Plan period, 
with the remainder of the Site delivered in the following two years.  As confirmed by NWBC26, it is anticipated 

that the A5 improvement works will be completed in the 2025/26 monitoring year, which will fully support 

delivery of the allocation throughout the remainder of the Plan period.  
 

On review of the Council’s published housing trajectory (NWBC26C), it is noted that two options have been put 
forward – both of which anticipate the delivery of 1,675 dwellings over the Plan period.  For ease of reference, 

both of these options have been included at trajectory ‘4’ and ‘5’ within Appendix 5.  
 

As Appendix 5 demonstrates, the Council’s ‘Option 1’ accords with the housing trajectory which the 

Commissioners provided in June 2020 – albeit the 31 dwellings to be delivered by ‘Land to the south of 1-7 The 
Beeches’ has been removed from the site specific trajectory.  The Commissioners therefore fully support the 

housing trajectory identified at ‘Option 1’.  However, as ‘Option 2’ demonstrates, even if there was a further 
delay in the delivery of the Site, a significant proportion could still come forward within the Plan period.  

 

As such, whilst it is now expected that approximately 1,700 dwellings will come forward within the Plan period, 
the Site should remain allocated for 2,000 dwellings.  This will ensure delivery of a comprehensive and holistic 

scheme whilst providing additional flexibility within the Plan if the Site was to progress quicker than anticipated.  
 

MM84 

Main Modification 84 sets out the proposed revisions to the policy supporting the Polesworth and Dordon 
residential allocation.   

 

We support reference to the development taking place in accordance with the Masterplan Framework and Design 
Guide.  This will ensure the delivery of a holistic design approach across the allocation.  

 
Furthermore, we support references to the development addressing the setting, significance and enhancement 

of designated and non-designated heritage assets within and close proximity to the Site.  Indeed, a copy of the 

Archaeology and Heritage Assessment submitted in support of ‘Matter 9, Allocations and supply of land for 
development requirements’ of the Phase 2 Examination Hearings has been provided at Appendix 6.  As set out 

at Appendix 6, the Assessment provides the following key archaeology and heritage issues which need to be 
taken into account as part of delivering residential-led development at the Site: 
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• To the north-east of the Site, Woo Hill contains a Grade II listed obelisk, possible site of a windmill and 

likely prehistoric or Roman sub-surface enclosure.  Given its elevation, this should principally be kept 
open.  

• The setting of Dordon Hall Farm listed building would need consideration, for example through the 

provision of a buffer or open space and screen planting.  

• The setting of St Leonard’s Church requires sensitivity but does not preclude development.   
 

The Masterplan Framework provided at Appendix 2 has been prepared in accordance with the guidance 

contained within the appended Archaeology and Heritage Assessment.  As such, it is considered that 
development of the Site can suitably come forward whilst addressing the setting, significance and enhancement 

of the designated and non-designated heritage assets within and close to the Site.  
 

Conclusion 
 

We would be grateful for confirmation that these representations have been received and registered as duly 

made.  We trust this submission is clear and helpful, but should you have any questions in relation to the above 
and/or attached please do not hesitate to contact me.   

 
Yours sincerely, 

 
ALASTAIR BIRD 
Planning Associate 
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SITE ALLOCATION BOUNDARY PLAN (DRAWING NO. RG-M-24 REV. A) 
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APPENDIX 2 
MASTERPLAN FRAMEWORK (DRAWING NO. RG-M-AI02 REV. F) 
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DESIGN GUIDE – SCOPE OF WORK 
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LAND TO EAST OF POLESWORTH AND DORDON 
 

DESIGN GUIDE – SCOPE OF WORK 
 
 
1.0 Introduction 
 
1.1 In accordance with Policy H7 of the emerging North Warwickshire Local Plan, this note sets 

out the Scope of Work for the preparation of a Design Guide supporting Land to the east of 
Polesworth and Dordon for residential-led development.    

 
2.0 Scope of Work 

 
2.1 It is proposed that the Design Guide will be structured as follows: 

 
Analysis 
 

2.2 In order for the Design Guide to be able to inform future development, it must first 
understand the site and its context. Building upon the work to date, site analysis and 
contextual analysis will be undertaken. The key elements of that analysis will then be 
summarised and key elements highlighted which will then be used to inform the latter parts 
of the design guide and provide a rational for the proposals. 
 
Engagement 
 

2.3 As part of the process of creating the Design Guide, it will be important to engage with the 
local authority, community and other appropriate stakeholders to ensure that all key 
elements of design are appropriately considered and used to inform the proposals. 
 
Structuring Elements 
 

2.4 The first part of the Design Guide will cover the key site wide elements of the proposals. 
Underpinned by a site wide Masterplan Framework, the key structuring elements will ensure 
that the development is designed and delivered in a wholistic and comprehensive manner. 
These structuring elements will be informed by the Analysis work and Engagement, but may 
include: 
 

• Movement Network and Street Hierarchy 
• Multi-Functional Green Infrastructure Network 
• Wholistic Recreation and Play Strategy 
• Footpath/Cycle Network 
• Blue Infrastructure (including Sustainable Urban Drainage) 
• Land Use Plan (including Community Facilities and Alternative Residential Market 

Types) 
• Density Plan 
• Storey Heights Plan 
• Heritage Asset Strategy (including Views and Setting) 
• Landscape Strategy 
• Legibility and Wayfinding Strategy 
• Phasing Plan 
• Sustainable Transport Strategy 
• Management Plan 
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Design Approach 
 

2.5 The more detailed elements of design approach will be included within the second part of 
the Design Guide. Informed by the Structuring Elements, the more detailed Design Approach 
guidance will allow for some flexibility of design proposals (to ensure that potential 
innovation and creativity from potential developers isn’t prohibited) whilst ensuring an 
overall cohesive and complementary approach.  
 

2.6 Alongside this, the Design Guide will consider any key nodal points or specific key areas. 
These will be established during the Analysis and Engagement stages of the project.  
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 Introduction 

 

1.1 This Technical Note has been prepared by Barton Willmore’s (BW) National Development 

Economics team on behalf of IM Land and Church Commissioners for England in respect of their 

development interests in North Warwickshire Borough Council’s (NWBC) administrative area .   

 

1.2 The Note responds to the Inspector’s document INSP21 and the Council’s response (NWBC27) 

regarding the 2018-based Office for National Statistics (ONS) household projections published on 

29 June 2020. 

 

1.3 The 2018-based projections project growth of 321.5 households per annum (hpa) 2018-2028 in 

NWBC compared with the 149.7 hpa projected by the previous 2016-based projections. The 2016-

based projections are used by NWBC as the starting point estimate of establishing housing need 

in the Borough and are broadly consistent with the 2014-based projections (144.8 hpa) and the 

2012-based projections (171.6 hpa).  

 

1.4 In this context the Inspector’s document INSP21 asks the Council whether they “consider the 

magnitude of change in 2018-based HHP compared to earlier data series to represent a 

meaningful change at this juncture, and explain concisely what they consider the implications 

of 2018-based HHP to be in terms of the Plan’s overall housing requirement ” (our emphasis). 

 

1.5 As part of this exercise the Inspector asked NWBC to complete a series of tables showing the 

2018-based household projections for the Borough, the Coventry & Warwickshire Housing Market 

Area (CWHMA) and the Greater Birmingham Housing Market Area (GBHMA), and how this would 

affect the composition of the housing requirement for NWBC (as set out in Table 1, MM27 of 

Council document NWBC20E). 

 

1.6 NWBC have responded to this request in NWBC27 and have concluded “The recalculation results 

in an increase in the housing requirement from 9,598 (Submission Local Plan) to 10,015. This is a 

difference of only 417, which equates to 4% of the overall housing requirement. This is not 

considered to be a meaningful or significant change that impacts on the Plan or necessitates 

a revision to the housing requirement at this stage of the Plan ” (our emphasis). 

 

1.7 Barton Willmore agree with the conclusions of NWBC in this regard, and in this Note we provide 

further justification for this position. 
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Barton Willmore response 

 

1.8 Before we consider this question, it is important to emphasise that our response relates solely to 

the starting point estimate of OAN as set out in the 2014 Planning Practice Guidance (PPG), 

and not whether additional uplifts are required to address market signals and employment trends . 

 

National Policy and Judgments 

 

1.9 The 2014 Planning Practice Guidance (PPG) states that “The Government ’s official population and 

household projections are generally updated every two years to take account of the latest 

demographic trends. Wherever possible, local needs assessments should be informed by the latest 

available information. Local Plans should be kept up-to-date, and a meaningful change in the 

housing situation should be considered in this context, but this does not automatically mean 

that housing assessments are rendered outdated every time new projections are 

issued.”1 

 

1.10 It is therefore clear that new household projections do not necessarily need to be considered in 

setting the OAN unless there is a meaningful change in the housing situation for the area.  This 

is the test which needs to be considered. 

 

1.11 The legal principles relevant to this matter were addressed in a judgment handed down by the 

Planning Court (Holgate J) on 23 July 2020 in the case of Keep Bourne End Green v 

Buckinghamshire County Council (formerly Wycombe DC) [2020] EWHC 1984 (Admin).  We have 

attached this judgment as Appendix 1 to this statement (‘Wycombe’). 

 

1.12 In the examination of the Local Plan in Wycombe, the Inspector had to address a very similar 

situation which we are considering here for NWBC, namely that the 2016-based household 

projections were published by the ONS shortly after the closing of the Local  Plan hearing sessions.  

The 2016 projections showed a 40% decline to the 2014 household projections which had been 

used in the preparation of the Wycombe Local Plan.   

 

1.13 Notwithstanding these new projections the examining Inspector concluded “the PPG on HEDNA 

makes clear that the household projections are only the starting point  for establishing a 

 
1 PPG, ID: 2a-017-20140306, March 2014 
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housing requirement figure. For these reasons and having regard to the importance of boosting 

the supply of housing, it would be unjustified to revisit the Plan’s evidence base and delay 

adoption of the Plan in the light of the 2016-based projections.” 2 (Our emphasis) The Inspector 

did not consider there had been a meaningful change and continued with the use of the previous 

2014-based projections. 

 

1.14 Ground 1 of the claimant’s challenge to the Inspector’s decision claimed  that the Inspector should 

have required the Council to update their OAN and therefore the Plan because of updated 2016-

based household projections. The claim was that there had been a “misinterpretation or 

misunderstanding of national policy/guidance regarding published household projections, leading 

to the erroneous rejection of the 2016 projections as the demographic starting point for calculation 

of OAHN.”  

 

1.15 However, the Judge rejected the Ground 1 claim that the Inspector’s acceptance that the ONS 

2016 projections should not be used involved an error of law . 

 

1.16 On this basis, there is clear guidance through the courts to show that new household projec tions 

do not necessarily render a housing need assessment null and void . 

 

Reliability of the 2018-based household projections 

 

1.17 BW, alongside others, have concerns over the reliability of the 2018-based household projections.  

Some of these concerns relate to those raised by MHCLG in respect of the previous 2016-based 

projections but there are additional concerns to those raised in respect of the 2016 series . 

 

1.18 The first relates to the underlying 2018-based ONS Sub National Population Projections  

(SNPP) which provide the population growth which underpins the household projections.  

 

1.19 BW do not consider they can be relied upon due to the internal (UK) migration assumptions of the 

2018-based Sub National Population Projections (SNPP) they are underpinned by.  

 

1.20 ONS are implementing a new method of recording internal migration which has only been active 

for two years. ONS have therefore used a two-year period of internal migration rather than their 

usual five. In this context ONS state, “Our usual approach for subnational population projections 

 
2 Paragraph 21, page 6, Keep Bourne End Green v Buckinghamshire Council, Case No: CO/3809/2019, 23 July 2020 
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is to use five years of trend data. What this means is that when we calculate the numbers of 

births, deaths or migrants at local level, our starting point is the average of what has happened 

over the past five years. The logic is that five years may be more representative of local patterns 

than a single, possibly atypical, year of data.”  3    

 

1.21 The ONS then explain that this two year period has the potential to skew figures in either direction 

at local authority level, stating “in some areas the new method will be more accurate than in 

others, and everywhere will differ in terms of how typical internal migration levels over the past 

two years have been.” 4 

 

1.22 Two years internal migration data is not considered to be a robust assumption with which to 

calculate population projections.  This is because such a short period has the potential to be 

atypical of longer-term trends due to one-off events (such as Brexit) which skew the internal 

migration figures.  

 

1.23 For example, internal migration may spike over one or two years following the completion of a 

large development, whereas in another local authority the same figure could be unusually low. 

However, there could be several events which create the same inaccuracy.  

 

1.24 Furthermore, since the introduction of the OAN in 2012, a consistent debate has centred around 

the usual 5-year assumption of ONS and whether even this period would be representative.  The 

view of many local authorities and consultants centred around whether a 5 -year period which 

incorporated much of the 2008-2012 financial crisis was representative of ‘normal’ migration 

behaviour.  

 

1.25 Many local authorities and consultants therefore preferred to use a 10 -year net-migration period 

in order to ‘iron out’ peaks and troughs crea ted by economic conditions, or one-off events which 

could skew the migration figures from local authority to local authority.  

 

1.26 For these reasons it is not considered that 2018-based ONS SNPP or the resulting 2018-based 

household projections can be relied on. 

 

 
3https://www.ons.gov.uk/peoplepopulationandcommunity/populationandmigration/populationpr ojections/articles/impactofdiffer
entmigrationtrendlengths/march2020  
4Ibid  
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1.27 Furthermore, in respect of the 2018-based household projections themselves, they, and the 

previous 2016-based household projections before them, are not considered as robust as the 2014-

based household projections published before them. The 2014-based projections and those before 

them were published by the Ministry for Housing, Communities and Local Government  (MHCLG), 

whereas the 2016-based were the first to be produced by the Office for National Statistics (ONS). 

The 2018-based projections are also published by the ONS.  

 

1.28 BW’s view follows Government’s technical consultation5 and subsequent confirmation in revised 

PPG6 that 2014-based MHCLG household projections should be used for calculating the Standard 

Method (SM) need in place of the more recent 2016-based ONS household projections. 

 

1.29 We acknowledge that housing need is not assessed against the SM in the case of NWBC. However, 

Government’s decision  to revert to MHCLG’s 2014-based projections for the calculation of the 

method questions the credibility of the 2016-based ONS projections for several reasons, many of 

which are applicable to OAN. The 2018-based projections are based on the same methodology.  

 

1.30 Much of Government’s reasoning for discounting 2016 -based projections concerned the ONS’ 

methodology. This differs from MHCLG ’s method and is applicable to the OAN method considered 

here (ONS replaced MHCLG in preparing the household projections from the 2016-based 

projections onwards). 

 

1.31 A headline point in Government’s consultation paper was how the 2016 ONS household projections 

are based on household formation trends between two Census points (2001 to 2011) rather than 

five Census points under previous MHCLG projections (1971, 1981, 1991, 2001, and 2011). This 

change under the 2016 projections is considered by Government to “focus it more acutely on a 

period of low household formation where the English housing market was not supplying enough 

homes.” 7 (our emphasis)  

 

1.32 Figure 1 illustrates this for NWBC, showing how household formation rates (HFRs) for 25-34-year 

olds fell (in the more recent 2012 and 2014-based projections shown) as the affordability ratio 

increased in NWBC, 2001-2011. In NWBC, the median ratio increased from 4.27 to 7.14 in only six 

years (2001-2007) before the financial crisis (a 67% increase). This meant it became very difficult, 

 
5 Technical consultation on updates to national planning policy and guidance, MHCLG, October 2018  
6 Paragraph ID2a-015, Housing and economic needs assessment, 20 February 2019 
7 Paragraph 11, page 8, Technical consultation on updates to national planning policy and  guidance, MHCLG, October 2018 
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very quickly, for younger people to form their household due to financial constraints. Concealed 

households therefore increased rapidly, and household formation was stymied. 

 

1.33 The ratio then recovered due to the financial crisis however there remained a 25% increase 

between 2001 and 2011, the period used to underpin the 2016 and 2018-based household 

projections. The lines for the 2012 and 2014-based projections in Figure 1 show how they are 

projected to remain far below the 2008-based projections which were based on pre-recession 

trends in household formation. 

 

Figure 1: HFRS (25-34-year olds) and Affordability Ratio change 

 

 

1.34 This trend made it rapidly more difficult for younger people to form their own household, and 

HFRs amongst younger age groups fell significantly.  This manifested itself in a 70% increase in 

concealed families – couples and families who share a property with the main householders – 

nationally between 2001 and 2011.  
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1.35 It should be noted how this measure only captures concealed families, and not individuals who 

represent a concealed household. Furthermore, this data is now rather  dated, and figures are 

likely to be higher due to the widespread worsening of affordability . As we have identified above, 

the increase in NWBC between 2011 and 2019 has been 36% and this would have exacerbated 

the household formation issue in younger age groups.  It is widely acknowledged that adult 

children stay at home longer across the country because of financial constraints.  

 

1.36 In this context ONS ’ decision to use trends over the shorter 2001-2011 period and project these 

trends forwards over 25 years is considered a serious weakness of the 2018 and 2016-based 

projections, and a self-fulfilling prophecy as Government have identified in the Housing White 

Paper. 

 

1.37 Although the 2016-based household projections do not share the 2-year migration issue we have 

raised in respect of the 2018-based projections, both projections incorporate the household 

formation issue we have identified above. We would therefore suggest that the 2016-based 

projections are more robust than the 2018-based series, and the 2014-based projections are more 

robust than the 2016-based series. 

 

Conclusions and Summary 

 

1.38 In summary, Barton Willmore agree with NWBC ’s conclusions in respect of the 2018-based ONS 

household projections and whether they reflect a ‘meaningful’ change in the housing situation for 

the Borough.  Our additional justification for NWBC continuing with the housing requirement set 

out in MM27 (Table 1) of the Council’s document NWBC20E are as follows: 

 

• The Keep Bourne End Green v Buckinghamshire County Council (formerly Wycombe DC)  

High Court Judgment confirms that OANs do not necessarily have to be updated because 

new household projections are published, even where the projections show a significant 

change in projected household growth; 

• There are two primary concerns with the latest ONS 2018-based household projections, 1) 

they are underpinned by only two years of internal migration data, and 2) they are 

underpinned by household formation rates which rely on a shorter trend period than 

previous projections, focussing them more acutely on a period of low household formation;  

• These two reasons mean the ONS 2018-based projections cannot be relied upon for the 

purposes of planning; 
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• The concern regarding household formation rates has also been raised in respect of the 

previous ONS 2016-based household projections; 

• Barton Willmore therefore consider the 2014-based MHCLG household projections to be 

more robust than the 2016 and 2018 projections, and the 2016-based ONS projections 

more reliable than the 2018-based ONS projections; 

• Notwithstanding the concern over the 2016-based ONS household projections, they project 

growth of 149.7 hpa, almost identical to the previous 2014-based MHCLG projections 

(144.8 hpa). 

 

1.39 For these reasons we consider that the number of households projected by the 2016 -based series 

is reliable because it is almost identical to the 2014 projections .  

 

1.40 Because of the concerns we have raised in this Technical Note we therefore conclude that  the 

2018-based ONS household projections do not provide any ‘meaningful’ change in the housing 

situation for NWBC.  

 

1.41 The preparation of the Plan should therefore continue based on the figures set out in MM27 (Table 

1) of the Council’s document NWBC20E. 
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1 - Barton Willmore Position: Appendix 1 of Matter 
Statement 9 (8th March 2019). Trajectory position 
as of February 2019

0 0 15 16 0 69 150 200 200 200 200 200 200 200 200 150 2,000 0 0 0 2,000

2 - NWBC Position: NWBC24B Annex F - NWBC 
response to Inspector. Trajectory as of 31st March 
2019

0 0 20 20 20 20 20 197 197 197 197 197 166 166 166 166 1,749 220 0 220 1,969

3 - Joint Updated Position*: 26th June 2020 0 0 0 15 16 0 0 100 175 200 200 200 200 200 200 200 1,706 175 119 294 2,000

4 - NWBC26C - Option 1 (July 2020) 0 0 0 0 0 0 0 100 175 200 200 200 200 200 200 200 1,675 - - - -

5 - NWBC26C - Option 2 (July 2020) 0 0 0 0 0 0 0 0 175 200 225 225 225 225 200 200 1,675 - - - -

Approval of Outline Planning Permission - Winter 2021

Marketing, discharge of site-wide planning conditions, approval of reserved
matters, discharge of pre-commencement planning conditions and start on Site –
Winter 2023

20472/A1/AB/MXS 7th October 2020

Policy H7: Land to the east of Polesworth and Dordorn

Barton Willmore Comments

Reserved Matters Approval granted for 'Land to the south of 1-7 The Beeches on 6th September 2019. 
Various applications approved for discharging planning conditions. First completions therefore expected in 
2020/21 monitoring year with development completed in 2021/22.

Adoption of North Warwickshire Local Plan - Autumn 2020

Submission of Outline Planning Application - Summer 2021

* On behalf of the Church Commissioners for England and Cathedral Agricultural Partnership
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Section 1: Introduction and Methodology 
1.1. This archaeology and heritage assessment has been prepared by BSA Heritage Limited on 

behalf of the Church Commissioners, the Cathedral Agricultural Partnership and the White 
family to inform promotion of land east of Dordon and Polesworth for future residential and 
related development including access, drainage and landscaping. The site is located south east 
of Polesworth and east of Dordon, North Warwickshire. 

 
1.2. The assessment considers a site centred at NGR SK 2685 0170 and as shown in Figure 1. The 

overall site area measures approximately150 hectares. The site includes a large number of 
arable and pasture fields, areas of past coal mining and woodland. 

 
1.3. Grendon Road (B5000) and the current urban edge of Polesworth define the northern edge of 

the site and Watling Street (A5) the southern. The built edge of Dordon lies west of the site and 
further woodland and fields to the east. Church Road/Dunn’s Lane runs roughly west to east 
through the site. 

 
1.4. The underlying geology of the site is recorded by the British Geological Survey as principally 

Middle and Lower Pennine Coal Measures Formations running broadly north to south and with 
mudstone, siltstone and sandstone elements. In the north east of the site, on Hoo Hill, is a 
small area of Chester Formation sandstone and interbedded conglomerate.At the interface of 
the Chester Formation and coal measures, small areas of Hopwas Breccia Formation breccia 
are recorded. Superficial deposits are not recorded. 

 
1.5. The site is undulating, with a basin in the north formed by the highest ground in the north east 

of the site at Hoo Hill at circa 95m above Ordnance Datum and in the north west close to 
Whitehouse Road where the land rises steeply from the northern centre of the site and from 
circa 75m to 120m aOD and along Church Road/Dunn’s Lane at circa 100m aOD. South of 
this, 20th century coal extraction is likely to have changed the topography considerably and 
there is now a general slope downwards from Church Road to the A5 with heights ranging 
between 110m and 80m aOD. 

 
1.6. A number of existing sources of information have been consulted to inform this assessment 

including the Warwickshire Historic Environment Record (HER) which holds records relating to 
known or suspected archaeological and heritage sites, past investigations, findspots1 and listed 
buildings. The HER and Historic England’s online National Heritage List for England, which was 
also consulted, hold details of designated heritage assets including listed buildings, 
conservation areas, scheduled monuments and registered landscapes. 

 
1.7. Section 4 summarises the historical development of the area and was informed by resources 

consulted at Warwickshire Record Office and Local Studies Library, Historic England’s Archive 
in Swindon and online. A site walkover was completed in good conditions in January 2018 and 
findings are summarised in Section 5.  

 
1.8. The above sources have allowed the potential for sub-surface archaeological remains within 

the site to be assessed. Further work which may be required to support development is 
outlined. The potential impact of likely proposals on nearby designated heritage assets is also 
considered in line with relevant legislation, policy and guidance. The policy context is 
summarised in Section 2 and potential impacts and mitigation in Section 6. 

 
 
                                                            
1Findspots record the location of the recovery of archaeological material only, without associated features. 
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Section 2: Policy Context 
 

Legislation 
 
2.1. The 1990 Planning (Listed Buildings and Conservation Areas) Act, as amended, confirms that 

in reaching planning decisions the local planning authority should have special regard to 
preserving listed buildings and their settings and preserving the character and appearance of 
conservation areas (HMSO 1990). 
 

2.2. A 2014 Court of Appeal ruling in Barnwell Manor Wind Energy Ltd v East Northants District 
Council, English Heritage and the National Trust made clear that to discharge this 
responsibility, decision makers must give considerable importance and weight to the desirability 
of preserving the setting of listed buildings when carrying out the balancing exercise of judging 
harm against other planning considerations, as required under the National Planning Policy 
Framework and, by implication and subsequent legal decision, the character and appearance 
of conservation areas. 

 
National Policy 
 

2.3. The National Planning Policy Framework (NPPF) covers all aspects of planning in one 
document and focuses on Heritage in Section 12 (DCLG 2012). At Paragraph 17, under bullet 
point 10 of 12 ‘Core Principles’ set out, it states planning should: 

 
‘Conserve heritage assets in a manner appropriate to their significance, so that they can be 
enjoyed for their contribution to the quality of life of this and future generations.’ 
 

2.4. Heritage assets are defined in the NPPF glossary as any designated or undesignated element 
of the historic environment which is identified as being of such significance that they are a 
material consideration in the planning process. In determining applications which cause harm to 
heritage assets directly, or indirectly, through affecting a complementary setting, the NPPF 
recommends that considerable importance and weight should be given to their conservation 
when reaching a planning decision.  

 
2.5. The more important the asset, the greater the weight that should be ascribed. As heritage 

assets are irreplaceable, it is noted that any harm or loss should require clear and convincing 
justification. It notes that ‘substantial harm’ to or loss of designated heritage assets of the 
highest significance should be wholly exceptional (Paragraph 133).Paragraphs 134 and 135 
clarify that, where a development proposal will lead to less than substantial harm to the 
significance of a designated heritage asset, this harm should be weighed against the public 
benefits of the proposal, including safeguarding its future. 

 
2.6. Paragraph 135 also notes that effects on the significance of non-designated heritage assets 

require a balanced judgement weighing the scale of impact and the significance of the heritage 
asset against the benefits of the proposed development.Where heritage assets are to be lost, 
the final paragraph in Section 12, Paragraph 141, confirms that a record of the elements to be 
lost should be provided and disseminated by the developer. 
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Local Policy 
 

2.7. The adopted Development Plan includes policies in the Core Strategy for North Warwickshire 
(NWBC 2014). Policy NW14 relates to Historic Environment and states that: ‘Within identified 
historic landscape character areas development will conserve, enhance and where appropriate, 
restore landscape character. Specific historic features which contribute to local character will be 
protected and enhanced.’ 
 

2.8. Policy NW14 goes on to state that: ‘The quality of the historic environment, including 
archaeological features, Listed Buildings, Scheduled Ancient Monuments, Registered Parks 
and Gardens, Conservation Areas and any non-designated assets; buildings, monuments, 
archaeological sites, places, areas or landscapes positively identified in North Warwickshire’s 
Historic Environment Record as having a degree of significance meriting consideration in 
planning decisions, will be protected and enhanced, commensurate to the significance of the 
asset.’ 

 
2.9. The Draft Submission Local Plan was published in November 2017 and includes Policy LP15 

relating to the Historic Environment (NWDC 2017). Policy LP15 repeats the wording of Policy 
NW14, but also makes explicit that the effect of development proposals on the historic 
environment will need to be informed by appropriate desk based research and fieldwork 
evaluation. 

 
2.10. Policy LP15 also confirms that the Council will give great weight to the conservation of the 

Borough’s designated heritage assets and that any adverse effects must be justified and will be 
weighed against the public benefits of proposals. Where harm would be caused by a 
development, that all efforts to minimise the harm have been taken will need to be 
demonstrated. Unusually, the emerging policy would require a separate assessment of the 
effects of any transport proposals as part of Transport Assessments.      

 
Guidance 

 
2.11. The Department for Communities and Local Government has produced Planning Practice 

Guidance which supports the NPPF (DCLG 2014). This includes a section titled Conserving 
and Enhancing the Historic Environment. More recently, Historic England has produced more 
detailed guidance on decision making Managing Significance in Decision-Taking in the Historic 
Environment(Historic England 2015). Where relevant, this guidance has informed this 
assessment. 
 

2.12. Historic England has also just released an updated version of its The Setting of Heritage Assets 
which is designed to guide their own staff, local planning advisors and specialists in 
determining what forms a setting and how it adds to or detracts from the significance of a 
heritage asset or assets (Historic England 2017).  It also advises on assessing the effect of 
development proposals and how to avoid or minimise loss of or enhance significance.  

 
2.13. The Guidance confirms that the consideration of setting is a matter of ‘informed judgement’ and 

sets out five stages involved in robust assessment of setting.  The heritage assets which have 
a setting, whether designated or undesignated, have to be defined through a suitable level of 
research.  However, the Guidance confirms that setting is not a heritage asset or designation in 
itself. 
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2.14. The Guidance highlights the fundamental basis of current policy; that although setting can 
cover a large area, not all of it is positive or anything other than neutral in relation to the 
significance of the heritage assets concerned.  It sets out in detail the aspects of setting which 
may have a bearing on a heritage asset’s significance. 

 
2.15. The Guidance examines assessment of the effects of a development proposal on significant 

elements of setting and stresses that although visual impacts are at the heart of such effects, 
other factors including noise, vibration and dust can also harm setting.  An understanding of the 
heritage assets and the significance of their setting at an early stage can influence proposals in 
order to minimise adverse effects.  A proposal may be re-located, better screened or designed 
to complement an asset’s character. 

 
2.16. Historic England’s Guidance also details enhancement of setting which can stem from 

development.  This is noted to include the removal of a detrimental structure, or revealing a lost 
historic feature, enhancement or creation of public views and improving public access to and 
interpretation of an asset and its setting. 

 
2.17. The Guidance sets out a five step approach to considering setting in relation to development 

proposals. The assets which might be affected have to be identified and then the degree to 
which their setting enhances their significance or an appreciation of that significance is to be 
assessed. Steps 3 and 4 require that the harm or benefits of the proposals are considered in 
relation to setting and that measures to avoid or minimise the harm are sought. A final step is 
the documenting of the decisions made and post-development monitoring to confirm how 
accurate the assessment had been.    

 
2.18. Usefully, the new Guidance no longer suggests the assessment of setting be informed by the 

Heritage Values approach set out by English Heritage in their 2008 Conservation Principles 
document (English Heritage 2008). 
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Section 3: Previously Identified Heritage 
 
Designated Heritage 
 

3.1. This section details the known designated heritage and past archaeological finds and identified 
sites within and closest to the proposed development area. The section has been informed by 
information provided by the Warwickshire County Council Historic Environment Record (HER) 
and also available via Historic England’s online National Heritage List for England. 
 

3.2. A number of nineteenth century sites within the developed parts of the study area and post-
medieval metalwork finds from metal detecting have not been detailed further as they would not 
be affected and do not inform an understanding of the site’s archaeological potential. 

 
3.3. One Grade II listed building lies in the north east of the site area. This is a nineteenth century 

obelisk which commemorates the site of a medieval chapel (Figure 1, HER 689). The entries for 
this site are somewhat confusing as it is suggested that the chapel lay where the obelisk is 
sited on Hoo Hill; that the chapel was found during railway work so would have lainon lower 
ground to the north, and that the obelisk was moved due to railway widening later in the 19th 
century. It seems most likely that the obelisk was sited on the hill to make it more visible and 
that the chapel lay on the course of the railway. The obelisk must post date the railway’s 
construction in the late 1840s. 

 
3.4. South of Hoo Hill and beyond the eastern edge of the site, HER 231 records the Grade II listed 

Dordon Hall Farm farmhouse which has 16th century or later origins and an early 18th century 
refaced southern elevation in the style of Vanburgh. 

 
3.5. To the north of the site, the closest designated heritage assets lie within the historic core of 

Polesworth. A number of earlier buildings are listed and the wider area is also designated as a 
conservation area (Figure 1).  The southern edge of the conservation area lies nearly half a 
kilometre from the site at its closest point. 

 
3.6. Within the conservation area, St Editha’s Church is of 11th century and later date and was the 

abbey church for Polesworth nunnery (HER 203). The Grade II* church and a Grade II* 
medieval gatehouse are the principal survivals of the nunnery, although its site is also 
scheduled (Figure 1). 

 
3.7. Other, Grade II listed buildings all lie in the western side of Polesworth Conservation Area. 

These are all surrounded by later buildings which limit their setting such that they would not be 
affected by development to their south and so are not detailed or considered further.  
 
Other HER Records 
 

3.8. There are relatively few records for the study area. Within the site, a likely prehistoric enclosure 
has been identified atop Hoo Hill in its north east (HER 4212). This site is known from 
cropmarks observed on aerial photographs and so is wholly sub-surface. It has not been 
investigated, so its precise date is not known. It is not certain whether two parallel ditches to its 
south and likely defining a trackway are contemporary (HER 5316). The only dating evidence 
from the area is the find of a single sherd of Roman pottery during fieldwalking close-by (HER 
5317). 
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3.9. It is the case that Roman Watling Street (A5), a major route between London and Wroxeter 
when built, runs immediately south of the site (HER 420, Figure 1). Recent archaeological 
investigations south of the road have identified a range of prehistoric and later features 
including Bronze Age cremation burials, but no Roman features (HERs 13081 & 13086). 

 
3.10. Investigations north east of the site and the River Anker in the 1990s ahead of gravel extraction 

found a concentration of Mesolithic worked flint and later prehistoric features including a ring 
ditch (HER 847). However, more recent investigations ahead of residential development 
immediately north of the site found little of interest (Figure 1, HER 10561 and WCC HER pers. 
comm.). 
 

3.11. South west of the site, a Roman coin hoard was found close to the line of Watling Street, 
although there is no further information (HER 238). An enclosure identified from aerial 
photographs to the south of Watling Street has more recently been investigated (HER 4822). 
No finds to prove its date came to light and it only enclosed one post-hole. However, given its 
shape, it is most likely to have been part of an Iron Age or Roman field system. It is not known if 
a putative enclosure and linear features observed on aerial photographs to the east of the site 
are archaeological or geological (HER 4459).  

 
3.12. A large number of HER records for the study area are to metalwork found by metal detectorists. 

The location for these finds is often not precise and their dating is also sometimes uncertain. An 
ingot found east of the site may be Roman, but could equally be later (HER 20713). Horse 
trappings found east and west of the site may be of Early Medieval or medieval date (HERs 
20711 & 21137 respectively). 

 
3.13. Other medieval metal detected finds from the study area include four items including a pilgrim 

badge found east of Dordon Hall Farm (HER 20670). A buckle was found south west of the site 
and a further buckle and two ‘mounts’ were found to the south east (HERs 20834 & 21053 
respectively). 

 
3.14. As well as the medieval Polesworth Abbey and parish church noted above, there was a 

settlement and market at Polesworth in the medieval period. This is unlikely to have extended 
south as far as the site. There is thought to have been a medieval pottery industry located close 
to ‘Potters Lane’ south of the settlement (HER 276). This industry appears to have continued 
into the modern period, moving from tile to clay pipe production. Several recent archaeological 
investigations in the vicinity of Potters Lane have not proven medieval remains, but have found 
later features and material.  

 
3.15. HER 13158, covering a large area which includes land east of St Helena Road in the north east 

of the site records the possible location of a medieval deer park. Beyond the site, Wood Park 
Farm and Park Farm are suggested as indications of this past land use. Possible remains of a 
park pale or boundary were identified north of Park Farm, beyond the site. 

 
3.16. South east of the site, fieldwork ahead of open-cast coal mining identified the likely site of a 

medieval settlement west of Manor House Farm (HERs 8374 & 8375). A scatter of pottery and 
remains of a holloway track were located. Less concentrated finds of medieval pottery in the 
study area have not been detailed further.  

 
3.17. Other records lying within the study area are of post-medieval or uncertain date. Most notable is 

the course of the Coventry Canal north of the site which was opened in the late 18th century 
and then suffered as a result of completion from the railways in the next. 
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3.18. Dordon’s St. Leonard’s Church is recorded west of the site (HER 232). This was built in the 
1860s to a design by Street and is red brick with blue brick details. An architecturally similar, 
but later Sunday school lies to its north east. 

 
3.19. The principal industries of Dordon and Polesworth are confirmed by records within and close to 

the site. HERs 6516 within the north of the site and 6501 to the east record the sites of coal 
mine shafts marked on 19th century maps. HERs 6502 and 6503 west and south west of the 
site record the Birch Coppice brick and tile works to either side of Long Street. 

 
3.20. Within the north east of the site, HER 6509 records a gravel pit on Hoo Hill. HER 6517 records 

a late 19th or early 20th century reservoir noted on the 1901 Ordnance Survey map and just 
west of the site. The only other record, HER 12574, is located within the site and west of 
Dordon Hall Farm, but appears a non-event, recording that a planned visit to assess the farm’s 
‘gardens’ never occurred.      
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Section 4: Documentary Sources 
 
Historic Maps 
 

4.1. Warwickshire Record Office and Local Studies Library and the Historic England Archive were 
visited and relevant documents were consulted. These sources allow the history of the site and 
its environs to be understood to a certain degree, but as is often the case, detailed maps tend 
only to date to the 19th century and definitive information can be sparse. 
 

4.2. Both Beighton’s 1728 map of Warwickshire and Yates’ map of the county were viewed. 
Beighton’s map shows Dordon and Polesworth as well as the River Anker and Watling Street, 
but was surveyed prior to the canal and railway. Nothing is shown in the site area. A single 
building east of Dordon may well be Dordon Hall Farm. 

 
4.3. Yates’ map is slightly more informative. The road to Grendon (B5000) and Coventry Canal are 

shown as well as Watling Street and River Anker. Birch Coppice is also shown north of Watling 
Street and the map seems to suggest that much of the land within the site was common, albeit 
with houses shown on the edges. Most notably, a windmill is shown south of the Grendon 
Road, presumably at the summit of Hoo Hill. 

 
4.4. The earliest detailed map covering the site is an 1800 map of the Lordship of Dordon, covering 

all but the north west of the site (Plate 1). This map is at a larger scale than Yates’ and 
indicates a smaller extent of common (Figure 2). It does show Birch Coppice and The Hollies 
as extensive woods at the time. The now minor lane marking the eastern boundary of the site 
south of Church Road is shown as being as important as others at the time. 

 
4.5. Parcel names are given across the site, although the boundaries do not seem to match those 

now in place. Most field names are unexceptional, but are often continued across to the Tithe 
map of forty years later. Two which may indicate some potential are to ‘Harris’s Sinderhills’ 
south west of Dordon Hall Farm and ‘Well Close’ south of Church Road (Figure 2, C and D). 
The former may indicate some industrial activity, whilst the latter may indicate the location of a 
well. 

 
4.6. South of Well Close was ‘Witch Croft’ and all of the small fields which would have lain within the 

site south of Church Road and east of Birch Coppice are recorded as ‘waste’ or rough ground. 
Information on land use is not provided for other fields. The land was likely all owned by the 
same landlord, but with multiple tenants, with none tenanting much land.     

 
4.7. Polesworth Tithe map dates to 1840 and was also available at the Record Office. This confirms 

a far greater number of fields than now survive and the enclosure into small fields of the 
common areas, with ‘Common Piece’ a typical name in these areas. Although all owned by Sir 
George Chetwynd, a variety of tenants held single or small numbers of fields and use was a 
mix of pasture and arable. Only Birch Coppice was held ‘in hand’. 

 
4.8. Of field names, two adjacent to The Hollies are of interest, with ‘Coal Pit Close’ to the south and 

‘Stone Pit Field’ to the north (Figure 2, A & B respectively). What had been ‘Sinder Hills’ in 1800 
in the east had become ‘Cider Mills’ on the Tithe apportionment! The quarry on Hoo Hill is 
referred to by the name ‘Gravel Pit Hill’ albeit listed as arable at the time. 
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4.9. One cottage lay in the south east of the site south of Church Road, whilst a number are shown 
to either side of Church Road. Isolated cottages or agricultural buildings are also shown 
scattered through the site as shown on the later OS maps, albeit two in the north west of the 
site, including the surviving ‘The Common’, were yet to be built (Figure 2).In the north east of 
the site what were later ‘Coton Barn’ and ‘Dordon Cottage’ were in place. A larger house is 
shown north west of the site boundary and this is later identified as ‘White House’.  

 
4.10. Detailed Ordnance Survey maps dating from the 1880s confirm that by this time the site had 

much the same layout as it does to this day, albeit that subsequent extraction and 
reinstatement of land in the south and east has led to a different arrangement of field 
boundaries in these areas (Figures 1 and 2). 

 
4.11. By the 1880s, two cottages had been added close to Common Lane in the north west of the 

site and ‘old shaft’ and ‘White House’ are shown to their west (Figure 2). The Hollies had a 
similar extent as on earlier maps as does Birch Coppice. Common Lane appears to have 
continued south as a track through Birch Coppice. St Leonard’s and a Methodist chapel were 
built west of the site and the brick and tile works referred to by the HER was also in operation. 

 
4.12. The obelisk was in place atop Hoo Hill and noted as ‘Site of St Leonard’s Chapel’. A small 

hamlet at ‘St Helena’ lay north of the site and terraces were being developed alongside Long 
Street and Church Road. Little further change is apparent on the 1904 and 1925 OS maps. An 
‘Old Coal Shaft’ is noted in 1904 south of The Hollies in the field called ‘Coal Pit Close’. 

 
4.13. By the inter-war years, Dordon had expanded further to the west as had the St Helena area. 

Dordon Cottage in the north east of the site had been demolished. In the south of the site 
quarry is shown north of Watling Street and Birch Coppice holds a ‘coal level’ and appears to 
have been substantially thinned. 

 
 
Aerial Photographs 

 
4.14. A search with Historic England allowed more than a hundred vertical and oblique images to be 

viewed which ranged in date from 1948 to 2004 and with some from every decade in between. 
Oblique images showed clearly the enclosure and likely trackway recorded by the HER as lying 
in the north east of the site on Hoo Hill. 
 

4.15. The clear cropmarks from 1981 suggest that the B5000 to the east may have cut the enclosure. 
There is no clear entrance, but a curve to the western boundary is. There is also the suggestion 
of cropmark features extending into the field south of the enclosure and trackway. The latter 
might be an earlier access route to Coton Barn and seems unrelated to the enclosure. Other 
obliques show the cropmark enclosure recorded to the south west of the site (HER 4822). 

 
4.16. No features of interest were evident across the rest of the site on the run of images. However, 

of great importance in terms of archaeological potential, images dating to the early post-war 
period clearly show extensive disturbance to the ground surface across large parts of the site 
and beyond (Figure 1). It is likely that this reflects open-cast mining across almost all of the land 
to the south of Church Road, between The Hollies and St Helena Road and in the north east of 
the site.  

 
4.17. Much of The Hollies would appear to be post-war in date given this photographic evidence. 

Subsequent photographs give an indication of the land being reinstated as fields and would 
account for the markedly different arrangement of field boundaries in these areas. 
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Other Sources 
 

4.18. Limited further information is available from secondary sources or other documents relating to 
the site. Placename evidence confirms that ‘Polleswyre’ or ‘Poll’s enclosure’ was documented 
in circa 1000 AD, although the settlement was not listed at Domesday (Gover et al 1936). 
Pevsner suggests the nunnery was in place by 827 AD (Pickford& Pevsner 2016). Hoo Hill is 
recorded in 1242 and Polesworth had a weekly market and annual fair by this time. 
 

4.19. Pevsner does mention Dordon Hall Farm farmhouse, dating the later frontage to between 1715 
and 1720 on stylistic grounds (Pickford and Pevsner 2016). He also notes the obelisk on Hoo 
Hill and suggests it was instigated by Sir George Chetwynd, the local landowner. He repeats 
other sources that the obelisk was built in 1846 following a medieval chapel’s discovery when 
the railway was built. 

 
4.20. The obelisk was apparently moved to its current location in 1901, presumably when the railway 

was widened. However, the map evidence suggests the obelisk had been moved at least 
fifteen years earlier. St. Leonard’s Church and the 1884 Sunday school nearby are also noted 
by Pevsner, the former no doubt named after the medieval chapel. 
 

4.21. Volume IV of the Victoria County History covers Polesworth itself and confirms that Dordon was 
part of the parish until the 20th century (Salzman 1947). The parish was formally enclosed in 
1806 which would confirm the map evidence, assuming some enclosure ahead of the Act. 

 
4.22. Volume II of the VCH covers coal mining in the county and confirms that it was being won in 

north Warwickshire from the Middle Ages, with documentary references to extraction and the 
need to backfill extraction pits (Page 1908). Polesworth’s collieries lay to the north until Birch 
Coppice was opened in circa 1875. It remained open until 1987. 

 
4.23. Wheatley confirms that coal could be won from the surface in Polesworth and notes shallow 

workings near The Hollies (Wheatley 1983). She also records documentary references to a 
man being killed in a coal pit in 1688 and a ‘coal miner’ being married in the parish in 1653. 
According to Wheatley, open-cast mining was again employed, on a more industrial scale, post-
war.  
 

4.24. Wood confirms that Edward Farmer was working for the railway and based in Tamworth when 
he took shelter at an isolated thatched and timer framed cottage in Polesworth parish in the 
later 19th century. The inhabitants, a collier and his wife, were tending a son who died that 
night. Farmer subsequently wrote a mawkish poem ‘Little Jim’ or ‘The Collier’s Child’ which 
became famous across the Empire. The cottage lay on St Helena Road where one is shown on 
the old OS maps (Figure 1, (A)). It was destroyed by fire at some point having fallen into 
disrepair. 
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Section 5: Appraisal of Site and Environs 

5.1. The site was visited in January 2018 in order to check the site for recorded or other heritage 
features and current land use and topography. The site visit also allowed for consideration of 
the surrounding landscape and  nearby heritage assets to ascertain whether these might be 
affected by development. Conditions were fair.  
 

5.2. Within the site itself, the listed obelisk on Hoo Hill is a notable landmark (Plate 2). This slightly 
battered and simple structure notes that it is the site of St Leonard’s Chapel, although there is 
no evidence for this within the field and the site seems too exposed. There are a number of 
rounded mounds in the vicinity of the obelisk, but these are more likely to be waste from the 
quarry to the south east than windmill mounds. 

 
5.3. There are extensive views from the top of Hoo Hill and the obelisk is visible from many 

directions and inter-visible with St Editha’s Church and the Polesworth Abbey site. Views from 
the hill also confirm the extensive spread of residential development from Dordon and 
Polesworth’s historic cores. 

 
5.4. Given the completion of a new residential estate at the foot of Hoo Hill and other 20th century 

development at St Helena, much of the site is screened from the historic core of Polesworth, its 
conservation area and the listed buildings within it. 

 
5.5. The quarry on Hoo Hill is still evident, albeit now grassed over. It has changed the topography 

of the hill and now defines a field boundary at the summit. South east of this, the area where an 
enclosure and trackway have been noted from aerial photographs is under an arable crop. 

 
5.6. A metalled and sunken road runs south to the B5000, but there is no sign of either the barns, 

nor the cottage which once lay in this area east of St Helena Road. Two large trees survive in 
arable which must have been protected during the open cast mining in this area.Adjacent to St 
Helena Road by a track and next to where a small cottage is shown on historic maps, a stone 
marks the site of ‘Little Jim’s Cottage’ from Farmer’s poem (Plate 3 and Figure 1, A). 

 
5.7. The land west of St Helena Road is under pasture and has a very even surface which may 

reflect its post-war reinstatement. On a knoll above this area, Dordon Hall Farm lies west of its 
associated brick farm buildings east of the road (Plate 4). The farmhouse faces south east, with 
its drive leading off St Helena Road in this direction too. At its new gateway, a ‘North 
Warwickshire Heritage Award – 2017’ plaque is affixed. Although the farm’s curtilage was not 
entered, there would appear to be a block of conifers to its west, but a building shown on older 
maps is no longer in place.     

 
5.8. The north western part of the site would appear to have been unaffected by 20th century open-

cast mining from the aerial photographic record and in many of its pasture fields, slight irregular 
earthworks are likely to reflect post-medieval coal winning. This is most noticeable on the land 
between ‘The Common’ and The Hollies (Figure 2). No sign of the recorded mine shaft was 
apparent though (HER 6516). No evidence for coal extraction was apparent to the south of The 
Hollies either. 
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5.9. Common Lane survives as a trackway and then footpath running north to south through the site 
(Plate 5). Rubble at a field junction west of the lane confirms the site of a cottage marked on 
historic maps. ‘The Common’ is a late Victorian cottage with makeshift outbuildings east of 
Common Lane. A property north of The Hollies appears relatively recent and incomplete, albeit 
on the site of an earlier cottage. 
 

5.10. Within the western edge of The Hollies, an area which sources suggest has not been affected 
by open-cast mining, there are numerous ‘bell pits’ which are often an indication of medieval or 
post-medieval coal extraction (Figure 2, E&Plate 6).  

 
5.11. On the north western edge of the site, the land rises steeply to the residential areas running 

east along Long Street. The reservoir was visited, but is of no heritage interest, despite being 
recorded on the HER (6517, Plate 7). No sign of the Birch Coppice Brick and Tile works was 
evident north of Church Road, albeit the south westernmost site field in this area appears to 
have been excavated out and is now scrub covered.  

 
5.12. In the south of the site, beyond Church Road, the topography suggests past industrial activity 

with an unevenly surfaced central area of pasture and scrubby woodland to west and east. The 
only area which appears unaffected is in the north east corner. In this area, the site boundary is 
marked by a rough surfaced lane which historic maps suggest is of some age.  

 
5.13. There are open views from St Leonard’s Church into the site in the north west of this southern 

area (Plate 8). To the south, Watling Street is a broad major road with twentieth century houses 
and business premises between the road and site edge (Plate 9). 
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Section 6: Impact of Proposals 
6.1 This assessment has been prepared on behalf of the Church Commissioners, Cathedral 

Agricultural Partnership and the White family to inform promotion of a large area for 
residential development with associated access, infrastructure and landscaping. The site lies 
east of Dordon and Polesworth, North Warwickshire. This assessment accords with national 
and local planning policy and guidance. 
 

6.2 The assessment has been informed by consultation with the Warwickshire Historic 
Environment Record and visits to Warwickshire Record Office and local studies library and 
Historic England’s Archive in Swindon. Historic England’s National Heritage List for England 
and other online databases have complemented these sources. A walkover survey in January 
2018 completed the work informing this report. 
 

6.3 Overall, the site does not appear to be heavily constrained by the historic environment, 
despite its large size. Only one designated heritage asset is located within the site area and 
only one other, also Grade II listed, might be adversely affected by development to its west. A 
buffer of open land and planting would mitigate the likely adverse effect in each case, Low 
archaeological potential has been assessed across the site - in large parts of it, coal mining is 
likely to have totally removed anything of interest. It should therefore be possible to develop 
much of the site in accordance with both local and national policy and guidance and the 
relevant legislation.   

 
6.4 Only one designated heritage asset, nineteenth century Grade II listed obelisk marking the 

location of a medieval chapel, lies within the site. This is a key local landmark, being at the 
summit of Hoo Hill in the north east of the area considered. Given its prominent position and 
listing, it is recommended that the field it lies within is left undeveloped. 
 

6.5 There is some uncertainty as to whether Hoo Hill was actually the site of a medieval chapel, 
although it is most likely this lay to the north of the site, on lower land. It is also possible that a 
windmill once lay atop Hoo Hill given 18th century map evidence. It is certainly likely that 
prehistoric or Roman sub-surface remains lie south of the obelisk given clear cropmarks seen 
on aerial images. Such remains are likely to rate as of county importance despite disturbance 
from cultivation and also a gravel pit atop Hoo Hill. 
 

6.6 Given this high archaeological potential and the elevated position of this site, it is 
recommended that it is also preserved in situ. The higher ground of Hoo Hill might be 
landscaped and used as public open space to avoid harm to both archaeology and heritage. If 
built on, there would be harm to heritage and archaeological significance which would likely 
need to be weighed against the scheme benefits. 
 

6.7 The likely prehistoric enclosure atop Hoo Hill and remains north of the River Anker and south 
of Watling Street suggests the area was settled before the Roman period, Watling Street itself 
marks the course of a major Roman route, but there is little other evidence for other activity in 
this period within the study area, unless the Hoo Hill enclosure is actually Roman. 
 

6.8 Polesworth was an important ecclesiastical centre from the early medieval period and also 
had a medieval tile and later pipe making industry, but the remains of this are unlikely to have 
extended as far as the site. Indeed, much of the site appears to have been subject to 
significant later twentieth century disturbance from open-cast coal extraction. Only in the north 
west of the site and small areas in its north east and the north east of its southern parcel 
would earlier remains be likely to survive. 
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6.9 In the main area of the site unaffected by open-cast activity, on either side of Common Lane, 

there is disturbed ground under pasture and in woodland which is likely to reflect post-
medieval if not earlier small-scale extraction of coal. These remains may be of some local 
significance, but may also have harmed any earlier remains. It is also the case that the 
closest archaeological investigations to the site did not identify any significant archaeological 
remains. 
 

6.10 Away from Hoo Hill, the site has limited archaeological potential. Further evaluation may be 
required, but could be restricted to areas which are unlikely to have been disturbed. 
Geophysical survey followed by targeted trial trenching is likely to be the best approach to 
understanding the nature of any remains in these areas and to inform any planning 
application. However, it is unlikely that any other work other than focussed recoding ahead of 
or during construction would be necessary to ensure development accords with 
archaeological policy and guidance.     
 

6.11 The site visit confirmed that a number of listed buildings, Polesworth Conservation Area and 
the scheduled remains of Polesworth Abbey to the north are surrounded by later built 
development and that development within the site away from Hoo Hill would not harm the 
significance of any of these designated heritage assets. 
 

6.12 Indeed, only one off-site designated heritage asset might be adversely affected by 
development within the site. Given its elevated position to the east of the site, Dordon Hall 
Farm’s Grade II listed farmhouse has the potential to be adversely affected by built 
development close to it. However, with appropriate mitigation in the form of a buffer of open 
land and appropriate screen planting adverse effects would be minimised. 
 

6.13 Although not formally designated, the 19th century St. Leonard’s Church would qualify as a 
non-designated ‘heritage asset’. Sensitive edge treatment to any development to its south 
would mitigate potential harm. 
 

6.14 Within the site, away from Hoo Hill and in areas where there has been limited past 
disturbance from open-cast mining, older hedgerows would ideally be retained within any 
development proposals as far as practicable. 
 

6.15 The western side of The Hollies woodland and the bell pits it contains should ideally be 
retained. Historic routes including Common Lane, a footpath past The Hollies from St Helena 
and a track on the eastern side of the southern area should also be retained and their 
character protected as far as possible. Any future proposals might also celebrate the site of a 
cottage south of Hoo Hill which inspired a famous Victorian poem. 
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Summary for Areas A to E 
 

6.16 The wider site has been divided into five separate areas labelled A to E. In summary, land 
north east of St Helena Road is labelled A and B to north and south respectively. Area C is all 
land west of St Helena Road including The Hollies and north of Church Road, Area D is land 
north of Church Road and west of The Hollies and Area E is all site land south of Church 
Road. Below the key archaeology and heritage issues for each is set out: 
 

• Area A – contains a Grade II listed obelisk, possible site of windmill and likely 
prehistoric or Roman sub-surface enclosure on Hoo Hill. Given its elevation, this 
area should principally be kept open. The site of Little Jim’s cottage by the road 
could be enhanced; 
 

• Area B – much of the site’s potential has been lost through open-cast activity. 
Archaeological evaluation may be required in its south east, but development is 
unlikely to be constrained; 

 
• Area C – any archaeological potential has been lost through open-cast mining except 

in the western part of The Hollies which should be retained. The setting of Dordon 
Hall Farm listed building would need consideration and likely a buffer of open space 
and screen planting; 

 
• Area D – this area does not appear to have been affected by open-cast activity. It has 

low archaeological potential, but possible coal extraction remains and the wider area 
would require evaluation. Archaeological remains are nonetheless unlikely to 
constrain development. Common Lane and hedgerows in this area should be 
retained as far as practicable; 

 
• Area E – any archaeological potential has almost certainly been lost through coal 

extraction except in the north east. Further fieldwork may not be required there as a 
result. The setting of St Leonard’s Church requires sensitivity, but does not preclude 
re-development.   
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Appendix: Warwickshire Historic Environment Record Gazetteer 

HER ref. NGR 
(SKprefix) 

Period Notes 

203 2632 0245 Early 
medieval 

Polesworth Abbey was an early medieval foundation and a 
nunnery run by an abbess. Site of Abbey and later manor 
house are scheduled and church is now the parish church of 
St. Editha which is 11th century and Grade II* listed. 
Gatehouse also survives (II*). HER 12497 relates to gardens 
on site of abbey.HER 9573 relates to wider medieval 
settlement at Polesworth. 

231 2726 0086 Post-
medieval 

Dordon Hall farmhouse is 16th or 17th century in origin and 
Grade I Iisted it has an early 18th century southern main 
elevation and is in brick and sandstone, with timber framing. 

232 2625 0036 19th 
century 

Victorian Church of St Leonard is 1860s and later by Street 
and has nearby Sunday School also in brick. 

238 2570 0040 Roman Find of coin hoard of various emperors. 
276 2612 0196 Medieval 

– modern 
Site of medieval and later tile and pottery kilns on Potters 
Lane. Floor tiles, clay pipes known and numerous 
investigations in the area have revealed evidence of pottery 
production. Also HER 5705, 6117, 8128,  

420 n/a Roman Watling Street major Roman road course runs from London 
to Wroxeter. 

689 2713 0185 19th 
century 

Obelisk marking site of medieval Chapel of St Leonard at 
Hoo is Grade II listed and dates to circa 1846. HER 225 
records site of chapel and that it was documented in 12th 
century, but that it was found during railway construction, so 
obelisk may be slightly away and no evidence atop Hoo Hill.  

847 2762 0225 Prehistoric Fieldwork in 1992 ahead of extraction found Mesolithic flints 
and also a ring ditch, ditch and pit dating to Neolithic, Bronze 
Age and Iron Age. Also HERs 5760 and 5761. 

4212 2736 0171 Prehistoric Enclosure observed as cropmark at summit of Hoo Hill and 
interpreted as possible hillfort. Circa 07ha in extend with 
western entrance. 

4459 2778 0123 Uncertain Possible enclosure and linear features noted as cropmarks, 
but may be geological. 

4373 n/a 18th 
century 

Coventry canal was opened by 1790. 

4822 2551 0001 Iron Age? Enclosure noted on cropmarks was investigated in 2013 and 
only one internal post-hole found and no definite dating, 
although morphologically is late prehistoric to Roman. 

5316 2739 0162 Uncertain Cropmark shows trackway on Hoo Hill. 
5317 2730 0170 Roman A single sherd of pottery found fieldwalking on Hoo Hill. 
6501 2604 0125 Post-

medieval 
18th century or later site of coal mine shaft. 

6502 2605 0042 Post-
medieval 

Birch Coppice brick and tile works (west) site. Marked on 
1885 OS map. 

6503 2624 0054 Post-
medieval 

Birch Coppice brick and tile works (east) site. Marked on 
1885 OS map. 

6509 2724 0173 Post-
medieval 

Site of gravel pit on Hoo Hill. 

6516 2656 0083 Post-
medieval 

Site of mine shaft shown on 1885 OS map. 

6517 2615 0103 19th 
century 

Reservoir marked on 1901 OS map. 

8374 2757 0019 Medieval Site of shrunken settlement indicated by pottery scatters. 
8375 2745 0021 Medieval Holloway noted during fieldwalking survey ahead of opencast 

coal working. 
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10561 267 019 Undated Geophysical survey completed ahead of possible 
development revealed one linear feature in 2014. 

12574 2706 0082 Uncertain  Dordon Hall garden. Appears to have been raised due to 
survey of gardens, but this potential site not visited. 

13081 2601 9927 Prehistoric Neolithic or early Bronze Age pit found with flint knife and 
Beaker pottery during investigations ahead of development. 

13086 2625 9924 Bronze 
Age 

Group of five cremation pits found during investigations in 
2011. HER 13087 records Iron Age pits and four post 
structure and later finds of medieval and post-medieval date 
also made.  

13158 2708 0714 Medieval Possible site of park centred on ‘Wood Park’ and ‘Park’ 
farms. A metal harness mount has been found in the area 
and remains of a park pale may survive near Park Farm. 

20670 2740 0090 Medieval Four metal items recovered during metal detecting included a 
spindle whorl, buckle, pilgrim badge and harness piece. 

20711 2740 0090 Early 
medieval? 

Early medieval to medieval stirrup found during metal 
detecting. 

20713 2740 0090 Roman? Roman to medieval ingot found during metal detecting. 
20834 2620 0037 Medieval Buckle found during metal detecting. 
21053 2700 0000 Medieval Metal buckle and two mounts found during metal detecting. 
21137 2600 0070 Early 

medieval? 
Bridle fitting of EM to medieval date found by metal detecting. 
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Plate 1: 1800 Map excerpt showing Dordon Common, Birch Coppice and ‘Hollies’ 
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Plate 2: Hoo Hill obelisk 

 

Plate 3: Stone commemorating site of ‘Little Jim’s’ cottage 
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Plate 4: Dordon Hall Farm farmhouse from north east 

 

 

Plate 5: View north along Common Lane 
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Plate 6: Bell pits in The Hollies 

 

 

Plate 7: Reservoir west of site 
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Plate 8: St. Leonard’s Church, looking north 

 

 

Plate 9: Watling Street, looking west 
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Figure 1: Site and Identified Heritage 
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Figure 2: Historic Map Evidence   
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