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(3) Application No: PAP/2018/0755 
 
Land to east of Former Tamworth Golf Course, North of Tamworth Road - B5000 
and west of M42, Alvecote,  
 
Outline application - Demolition of all existing buildings and construction of up to 
1540 dwellings (including a 100 bed unit extra care home) a community hub (up to 
2,250m2 of gross floorspace for use class A1-A5, B1a-B1b, D1 and D2) a two form 
entry primary school, the provision of green infrastructure comprising playing 
fields and sports pavilion, formal and informal open space, children's play areas, 
woodland planting and habitat creation, allotments, walking and cycling routes, 
sustainable drainage infrastructure, vehicular access and landscaping, for 
 
Hallam Land Management Ltd 
 
Introduction 
 
The receipt of this application was reported to the Board many months ago and 
notwithstanding the lapse of time, there has been considerable progress made in 
understanding the various impacts of the proposal from the perspective of a number of 
consultation bodies. They have all had to be considered by the applicant and by officers 
in order to provide Members with a comprehensive view.  
 
The previous report  - at Appendix A – referred to a number of procedural matters in its 
Introduction and because of the scale of the proposal and its potential impacts beyond 
the Borough, the Board agreed to the recommendation therein that progress reports 
should be brought back to the Board and that there be ongoing consultation with the 
Tamworth Borough Council. 
 
The substantive delay since that initial report has been due to gathering together the 
various consultation responses in order to try and ensure that those from neighbouring 
Agencies and Authorities were in agreement and because of the delays in progressing 
the Examination into the emerging Local Plan. For instance, in respect of the former 
reason, it is important that associated infrastructure and highway impacts are co-
ordinated between the respective Authorities. In respect of the second, Members will 
know that the majority of the application site is one that is allocated for residential 
development in that emerging Plan. Officers now consider that it is opportune to bring 
Members up to date and so to outline in general terms where progress has been made 
and where there are still differences to resolve.  
 
The Observations section of the previous report highlighted a number of key matters and 
thus it is proposed to follow that outline for this current report. 
 
Changes in Material Planning Considerations 
 
Before doing so Members should be aware that there have been changes to some of the 
material planning considerations that affect this proposal. 
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The National Planning Policy Framework – (the “NPPF”) - was updated in February 2019.  
The final determination report will therefore outline the weight that is to be given to this 
when the application is referred to the Board for a decision. 
 
The Council’s emerging Local Plan was submitted in March 2018 and the Examination in 
Public took place in the Autumn of 2018 and the Spring of 2019. The Inspector requested 
significant additional evidence and information as a consequence of his assessment of 
the overall soundness of the draft Plan. In the main this focussed on the clarity needed to 
deliver major transport infrastructure enhancements to the A5 in order to provide the extra 
capacity needed to accommodate the growth being proposed in the draft Plan. That 
additional evidence and information has now been submitted and is the subject of further 
public consultation. It is anticipated that a further round of Hearings will take place in 
October with Main Modifications published soon afterwards. If this is the case, then the 
policies in that Plan as it may be modified, will carry greater weight than at the time of 
Submission of the draft Plan. 
 
There has been no further change in the status of the adopted Tamworth Local Plan. 
 
The phased residential development on the former Tamworth golf course immediately to 
the west of the application continues.  
 
Phase 2B of the HS2 railway line remains as a material planning consideration.  
 
Observations 
 

a) The Allocation – H 13 

The land to the west of Robeys Lane remains as a proposed housing allocation in the 
emerging Local Plan as identified as site H13 for 1270 dwellings. This proposal was 
debated at the recent Examination Hearings and proposed Main Modifications to the Plan 
are anticipated at the end of the year. At the present time the allocation remains as a 
material planning consideration. 
 

b) The Meaningful Gap 

The Meaningful Gap already carries full weight as it is identified in the Core Strategy of 
2014 – Policy NW19. The Emerging Plan sought to define the Gap geographically and 
this was the subject of discussion at the Examination Hearings. The outcome of those 
Hearings in respect of the extent of the Gap is still awaited. At present the land within the 
application site on the east side of Robeys Lane is within the Gap as identified in the 
emerging Plan. 
 

c) Highway Impacts 

There are three highway authorities involved in this application – the Warwickshire and 
Staffordshire County Councils and Highways England.  The three Authorities have 
worked together in order to understand the impacts arising from the levels of traffic to be 
generated by the development. As a consequence, they have agreed the modelling to be 
used as well as the particular existing traffic junctions that would be put under pressure. 
Their consultation responses are thus consistent and neither objects to the application 
subject to conditions and a number of off-site mitigation measures.  There is no objection 
from the two County Authorities to the two proposed access points into the site from the 
B5000 or to the illustrative layout put forward in the Master Plan. Staffordshire has agreed 
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that junction enhancements at the two roundabouts to the west of the site on the B5000 
in Tamworth are needed in order to provide easier access into the routes leading south 
on to the A5. Warwickshire has requested contributions towards traffic signalisation at the 
B5000/Market Street/Bridge Street junction in Polesworth as well as requesting better 
cycle and pedestrian links to the Polesworth Schools and to the Birch Coppice Estate. 
Additional bus stops on the B5000 and enabling bus route extensions through the new 
development site are also fully supported by both County Highway Authorities. 
 
Highways England has not objected and neither has it requested any off-site 
enhancements 
 
Notwithstanding this agreement between the three highway authorities, Officers have 
taken up three matters with the Warwickshire County Council. These are: 
 

• The first is a series of issues to do with the northern end of Robey’s Lane and its 

continuation over the canal and rail bridges through Alvecote. Both Warwickshire 

and Staffordshire County Councils agree that additional traffic arising from the 

development is most unlikely to use this route as the greater “desire” route is into 

Tamworth and /or to the A5 and the M42 – in other words to the south. They 

therefore both consider that the existing traffic lights here at the bridges will be 

adequate to control increased flows and that through monitoring, the timing of 

those lights may have to be extended in order to act as a deterrent. Clearly the 

opportunity for physical road improvements here is virtually non-existent and thus 

the traffic light control is the only measure that is being suggested to mitigate 

additional traffic – in other words it can be used to deliberately add in significant 

delay. Officers are currently discussing this in more detail with the County Council. 

The reason for this is to establish whether the modelling undertaken has under-

estimated the amount of traffic that will want to travel north from the application 

site to the A453, to Junction 11 of the M42 and thus to the M1. Additionally, the 

new employment site at Junction 11 should be factored into that modelling. 

 

• Secondly, there is concern about the three canal bridges in Polesworth – at the 

Tamworth Road, Grendon Road and Market Street. These are narrow and have 

noticeable vertical alignments. They presently act as “pinch-points”.  However, 

there is very little if any room for their widening or re-alignment. Moreover, they are 

all non-designated local heritage assets. Officers are in discussion with the County 

Council as to how to deal with these features. 

 

• Finally, officers are looking to the County Council to give greater clarity to its 

request for  footpath and cycleway improvements in order to provide sustainable 

and safer routes to local schools as well as to similar links to the residential 

development now underway on the site of the former Tamworth golf course. 

Officers will provide more information on these three matters when the case is reported 
for determination. 
 

d) Schools and Health Facilities 

The Warwickshire and Staffordshire County Councils acting as the Local Education 
Authorities have agreed a Statement of Common Ground in respect of assessing the 
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education requirements arising from this substantial residential development. In short, 
they agree that the provision of a two-form entry primary school with early years provision, 
in the first phase of the development at the southern end of the application site and 
delivered by the developer would be supported, in lieu of primary school contributions. 
Members will be aware that a primary school was also included in first phases of the 
former Tamworth golf course site which is located closer to the northern portion of the 
current application site. In respect of Secondary and post-16 provision, the contributions 
would be directed primarily to the Warwickshire County Council for improvements at 
Polesworth School with sufficient monitoring written into any Agreement such that 
contributions could be redirected to Staffordshire secondary schools.  
 
Officers will be meeting County Council representatives in order to ensure that the early 
provision of the Primary School in the first phase, if the application is approved, is fully 
resourced. 
 
Similarly, the Warwickshire North and the South Staffs CCG’s have agreed a level of 
contribution which they will then be used to enhance and improve existing facilities. The 
George Eliot NHS Trust has also requested a contribution.  No other NHS Trust has done 
so. It is understood that the lack of response from other Trusts follows a similar pattern 
for residential planning applications in Tamworth.   
 

e) Recreation/ Open Space 

Members will have seen from the illustrative Master Plan – Appendix B - that there is a 
substantial amount of recreational, play areas, amenity areas, woodlands and allotments 
all included in the overall proposal. Indeed, this amounts to just over 50% of the total 
application site. This now includes additional land that has been added since the original 
submission in order to accord with the Council’s adopted guidelines and requirements. 
All parties agreed that this provision should be made on-site rather than there being 
contributions to enhance existing provision. Sport England does not object given the 
compliance with the Council’s overall published strategy.  
 
There will however need to be a contribution to indoor sports provision.  In this regard a 
figure has been agreed in line with the Council’s adopted Guidelines. However, the 
Tamworth Borough Council has also requested a contribution as it considers that some 
of the “indoor” provision may be better used in the town. Officers are presently reviewing 
the position, both to seek a solution and in order to ensure that there is no double-counting 
in the respective contribution requests.  
 

f) Affordable Housing 

Similarly, in respect of affordable housing provision, there has been a request from the 
Tamworth Borough Council that any new housing approved here should in the main, 
accommodate affordable housing needs arising from Tamworth’s local requirements. 
Further discussion between relevant officers continues. However, the overall provision of 
affordable housing for the whole site is yet to be determined. Relevant Development Plan 
policy will require 40% provision, but the applicant has indicated at submission that this 
could not be achieved. He submitted a Viability Appraisal with the application but this was 
in the knowledge that this would need revision, as he did not know the final level of 
contributions that would be sought either in a Section 106 Planning Agreement, or the 
costs involved with off-site highway improvements under Agreements made under the 
Highways Act. That initial Appraisal is being reviewed and once updated and submitted, 
it will be referred to the District Valuer (“DV”) for scrutiny. Members will be aware that 
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because of the scale of this proposal and the length of its “build-out” period, the DV will 
be requested to review the applicant’s appraisal with monitoring reviews in place to 
assess values at appropriate phases in the course of completing the development.  
 
The issue of affordable provision also needs to be seen in the context of the recent 
Government proposals for “First Homes” which has been out for consultation in the last 
few months.  This widens the range of such provision. As yet, as explained above, the 
applicant has not put forward an affordable housing “package” and once known, this will 
be subject to further discussion with relevant officers both here and in Tamworth.    
 

g) Alvecote Wood 

There has been a significant amount of concern expressed about the impact of the 
proposals on the Ancient Woodlands of Alvecote and Betty’s Wood just beyond the 
eastern edge of the application site. The Wood fronts Robeys Lane.  The overriding 
concern here is about the potential impact on the bio-diversity value of these designated 
assets from trespass – either human or by dogs and cats. Officers have been involved 
with the owner of the Woods, the applicant and the Warwickshire Wildlife Trust in order 
to establish what can be done in the event of a grant of planning permission.  Because of 
the scale of the overall proposal there would be “space” within the application site to 
provide a substantial landscaped buffer zone on the west side of Robey’s Lane.  This 
buffer of around 90 metres (including Robeys Lane) is shown on the Master Plan at 
Appendix B and would be in excess of national guidance. This particular area could be 
the subject of a planting and management plan agreed with the respective Wildlife 
Agencies in order to ensure that there is no trans-boundary ecological impact and that 
appropriate natural barriers are included so as to restrict trespass.   
 

h) Wider Context 

Given the two substantial housing allocations in the Emerging Local Plan in this part of 
the Borough   - H13 as here for 1270 dwellings and H7 on the east side of Polesworth 
and Dordon for 2000 dwellings – Members are reminded of the Infrastructure Delivery 
Plan that runs alongside the Emerging Plan. This has been prepared in partnership with 
a wide number of Agencies in order to establish the starting point for considering levels 
of new infrastructure necessary to deliver all of the proposals in the Local Plan. It was 
submitted to the Secretary of State with the Emerging Local Plan. In this way, there is a 
co-ordinated approach to overall infrastructure delivery. As such the various matters 
raised above are all in-line with that Delivery Plan and they do not prejudice the level or 
scope of provision for the remaining allocated site H7.   
 
Recommendation 
 
That the report be noted and a that further report be referred to the Board to outline 
progress on the matters raised prior to determination. 



5/124 
 



5/125 
 



5/126 
 



5/127 
 



5/128 
 



5/129 
 



5/130 
 



5/131 
 



5/132 
 



5/133 
 



5/134 
 



5/135 
 



5/136 
 



5/137 
 



5/138 
 



5/139 
 



5/140 
 



5/141 
 



5/142 
 



5/143 
 



5/144 
 



5/145 
 



5/146 
 



5/147 
 



5/148 
 



5/149 
 



5/150 
 



5/151 
 



5/152 
 



5/153 
 



5/154 
 



5/155 
 



5/156 
 



5/157 
 



5/158 
 



5/159 
 



5/160 
 



5/161 
 



5/162 
 



5/163 
 



5/164 
 



5/165 
 



5/166 
 



5/167 
 



5/168 
 



5/169 
 

 
 



5/170 
 

 
 

  


