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1.0 INTRODUCTION 

 

1.1 This statement has been prepared on behalf of Brandon Estates Limited in response to 

the Inspector’s Questions for the following hearing session: Matter 4 – Non-Strategic 

Housing Allocations at Main Rural Settlements and Coton House (Policies DS3 and DS6).  

 

 1.2 Brandon Estates Limited have land interests at the Coventry Speedway site, Rugby Road, 

Binley Woods. A planning application has been validated on 16 January 2018 (ref. 

R18/0186) for the ‘Demolition of existing buildings and outline planning application for 

residential development of up to 137 dwellings (Use Class C3) including means of access 

from the Rugby Road, new open space and  associated infrastructure. All other matters 

reserved.’ A location plan is attached (Appendix 1). 

 

1.3 Submissions have been made at previous consultations on the draft Local Plan and these 

representations should be viewed in the context of previous comments.  
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2.0 MATTER 4 – NON-STRATEGIC HOUSING ALLOCATIONS AT MAIN RURAL SETTLEMENTS 

AND COTON HOUSE (POLICIES DS3 AND DS6) 

 

Issue 4a: Overall Soundness of the MRS Allocations 

1. Are the proposed residential allocations at the Main Rural Settlements (MRS) 

identified in Policy DS3 positively prepared, justified, effective and consistent with 

national policy? In particular: 

d. Was the process for the selection of the MRS site allocations robust? Was an 

appropriate range and selection of sites assessed and were reasonable alternatives 

considered? Were appropriate criteria taken into account in deciding which sites to 

select? Was the assessment against those criteria robust? 

 

2.1 These submissions as to the Local Plan being ‘unsound’ are made in the context of the 

omission of Brandon Stadium as a housing site within the Residential Allocation of Policy 

DS3. 

 

2.2 It is submitted that the site selection criteria has not adequately considered brownfield 

sites.  The Council has failed to respect core use land-use principle 8 of paragraph 17 of 

the National Planning Policy Framework which states planning should:  

‘encourage the effective use of land by reusing: and that has been previously developed 

(brownfield land), provided that it is not of high environmental value’ 

 

2.3 The Council has failed to assess appropriate alternative sites to ensure that the most 

sustainable sites come forward. The proposed allocation, Site DS3.6 (Land at Sherwood 
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Farm, Binley Woods), a greenfield site, flies in the face of planning policy when there is an 

available, suitable and deliverable brownfield site such as the former stadium. 

 

2.4 The site is not of high environmental value, and is devoid of any distinguishing 

environmental characteristics.  

 

2.5 The current government strategy to prioritise brownfield sites for housing is set out in 

Housing White Paper (2017). There are substantial environmental benefits in using 

brownfield land over greenfield land, particularly in creating the opportunity to preserve 

the best and most versatile agricultural land.  The Government’s intention is clear, the 

planning system should not restrict or prevent development on sustainable brownfield 

sites. 

 

2.6 It is submitted, for the reasoning set out below, that 'exceptional circumstances' justify 

the release of the Coventry Stadium site, from the Green Belt, in order to meet the 

housing needs of the Borough and including displaced housing growth from Coventry.  

 

2.7 The Framework (84) states: 'When drawing up or reviewing Green Belt boundaries local 

planning authorities should take account of the need to promote sustainable patterns of 

development.' 

  

2.8 Green Belt policy is subservient to the objective of securing sustainable development, and 

is not the master of sustainable development. Brandon Stadium is understood to be the 

largest brownfield site that is suitable for residential development, within the 

administrative area of Rugby Borough.  
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2.9 The Framework (89) allows for the  'complete redevelopment' of previously developed 

sites (brownfield) 'whether redundant or in continuing use (excluding temporary 

buildings), which would not have a greater impact on the openness of the Green Belt and 

the purposes for including land within it than the existing development.'  It is submitted 

that as a matter of Green Belt policy the redevelopment of the site for an amount of 

housing would not be regarded as being 'inappropriate' development in the Green Belt. 

 

2.10 In the context of the ‘harm’ as a matter of planning policy to the Green Belt, it is submitted 

that the proposed redevelopment has no greater impact on the openness of the Green 

Belt and the purposes for including land in the Green Belt (Framework Paragraph 80). No 

harm is identified to the purposes of Green Belt policy.  

 

2.11 The proposal does not result in any form of outward spread of built form within the Green 

Belt – but rather confines built form within the boundaries of the application site. In short 

form the proposed development will appear less built upon with a lower height and scale, 

an improved design quality and significant open space.  

 

2.12 With regards to the purpose of including land within the Green Belt, paragraph 80 of the 

Framework lists the five purposes the Green Belt serves:  

• “To check the unrestricted sprawl of large built-up areas;  

• To prevent neighbouring towns merging into one another;  

• To assist in safeguarding the countryside from encroachment;  

• To preserve the setting and special character of historic towns; and  
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• To assist in urban regeneration, by encouraging the recycling of derelict and other urban 

land.”  

 

2.13 Of the five purposes listed above, with regard to bullet points 1 and 2 the redevelopment 

of the site is not considered to constitute development which would result in the 

significant sprawl of the built-up area, nor would it result in the coalescence of 

neighbouring towns. Indeed, the development is of a brownfield site, and the adjoining 

residential properties lining the A428 and Speedway Lane to the south. The site cannot 

perform any role in checking the sprawl of the developed area as it is already developed 

land.  

 

2.14 With regards to bullet point 2, in terms of creating a robust boundary the site is well 

contained in views from the wider to the Green Belt and this will prevent neighbouring 

towns merging into one another.  

 

2.15 There is clearly a precedent for development on the site, with the urban character of the 

site being distinctly different from that of the wider Green Belt setting. Although the site 

is outside a defined urban area it cannot sensibly be regarded as countryside as it has 

already been built upon by substantial buildings.  

 

2.16 When considering the development of the site in relation to bullet point 3. Although it is 

acknowledged that the development will be in the countryside, the site is physically and 

visually separate from the wider countryside/ Green Belt setting, which is heavily 

influenced by the existing urban elements of the stadium and neighbouring residential 

properties.  
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2.17 It is considered that bullet point 4 is not applicable to the site.  

 

2.18 In terms of the purpose of bullet point 5, the development of the site is clearly in keeping 

with this, constituting the regeneration of what is at present a run-down brownfield site, 

which currently detracts from the character and quality of the immediate site context.  

 

2.19 It is noted in the Joint Green Belt Study 2015 (LP30) that the site is not covered by a land 

parcel but is contained within the boundary of Broad Area 2 and is adjacent to the eastern 

boundary of the BW1 Land Parcel.  

 

2.20 The site is a very small fraction of the Broad Area 2, the LP30  assessment did not consider 

the characteristics of the site. The LVA submitted with the planning application looks at 

the possible implications to the Green Belt as a consequence of the re-development of 

the Coventry Stadium, which concludes:  

 

“As stated, the Site at the eastern edge of Binley Woods, is covered by the West Midlands 

Green Belt policy. The fundamental aim of Green Belt policy is to prevent urban sprawl by 

keeping land permanently open. The WMJGBS does give a scoring for the performance of 

the large Broad Areas, as it does for the much more carefully studied Land Parcels.  

The description describes the role as checking the sprawl of Coventry from the west and 

Coventry from the east. The Site is developed – it contains and comprises the Coventry 

Stadium and its car park and access roads. The Site cannot perform any role in checking 

the sprawl of the developed area as it is already developed or brownfield land.  
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Land in the Green Belt does not have to be attractive. Green Belt is not a recognition of 

landscape value nor of natural beauty. When Green Belt boundaries are reviewed within 

the Local Plan process Government national policy, as set out in the NPPF, requires local 

planning authorities to define new boundaries clearly, using features that are readily 

recognisable and likely to be permanent.” 

  

2.21 If, notwithstanding the submissions made that the scheme is compliant with Green Belt 

policy, the view is formed that this proposal is to be regarded as being out-with the 

provision of Paragraph 89 of the Framework, such a circumstance is not determinative of 

the merits of the proposal. The Framework states ‘very special circumstances’ will not 

exist unless potential harm to the Green Belt by reason of inappropriateness and any 

other harm is clearly outweighed by other considerations (Paragraph 88).  

 

2.22 In the context of the ‘harm’ as a matter of planning policy to the Green Belt, it is submitted 

that the proposed redevelopment has no adverse impact upon the purposes for including 

land in the Green Belt (Framework, Paragraph 80). No harm is identified to the purposes 

of Green Belt policy. If it is considered that there is harm, it is contended that there are 

very special circumstances for the new housing in the Green Belt.  

 

2.23 First, delivering new housing to identified needs is a high priority for the Government. 

There is a significant undersupply of housing in the Borough, The Framework places 

emphasis on the need to significantly boost the supply of housing. This is an important 

material consideration and furthermore is a very special circumstance that justifies 

housing in the Green Belt. The need for the delivery of affordable housing in the Borough 

is a very important material consideration in favour of the application, and either the 
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affordable housing alone or on connection with housing need can constitute a very special 

circumstance to allow housing the Green Belt.  

 

2.24 In addition, the application will deliver the following significant benefits that constitute 

very special circumstances for allowing the application proposal:  

• The efficient redevelopment of derelict and unattractive brownfield site resulting 

in a visual enhancement of the site and the visual amenity of the area;  

• Improving the landscape in the Green Belt, the entire area will be improved 

through the creation of sensitive landscaping, planting and landscaping has been 

designed to improve biodiversity;  

• Creation of public open space including improved accessibility through the site, 

the public open space will be in excess of 6 hectares, which is an acceptable use 

in the Green Belt. The land is currently private, the open spaces would be secure 

for public recreation for future generations; and  

• The creation of a children’s play area.  

 

2.25 Coventry Stadium is one of the few large areas of ‘brownfield’ land within the Borough 

that have been considered in the SHLAA 2016 (LP10) for residential development. The 

single reason for exclusion of the site in the SHLAA is stated as being: ‘Not available as 

currently in use as a sports facility.’ 

 

2.26 This reason for exclusion is repeated in the September 2016 Sustainability Appraisal 

(LP03) (page 554). 
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2.27 Again in the Binley Woods Site Allocation Development Pack 2016 (addendum following 

Parish Council consultation in June 2016) (LP44), a reason for exclusion of the site is: 

 

“The site has a current occupier in the form of an elite level sports facility and replacement 

provision has not been resolved.”  

 

2.28 These conclusions are now factually incorrect. There are no occupational leases at 

Coventry Stadium as from the 1st January 2017 and the Coventry Speedway team has 

relocated to the Leicester Stadium. These circumstances are fundamentally different to 

the circumstances prevailing at the date of the SHLAA, Sustainability Appraisal, and Site 

Allocation Development Pack. 

 

2.29 On the evidence base (as summarised in the attached note, Appendix C) there is no 

realistic prospect of the former uses operating a viable venue at this site, nor a realistic 

propensity for an alternative recreational use.  

 

2.30 It is acknowledged that the allocation of this site for housing should have regard to 

national planning policy regarding 'existing open space, sports and recreational buildings 

and land' (Framework 74). The planning circumstances do not comprise the development 

for 'alternative sports and recreational provision' (third bullet point) or the replacement 

of facilities that amount to ‘equivalent or better provision in terms of quantity and quality 

in a suitable location' (second bullet point). The remaining criterion is an 'assessment has 

been undertaken which has clearly shown the open space, buildings or land to be surplus 

to requirements' (first bullet point). 
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2.31 Such an assessment requires using a 'proportionate evidence base' (Framework page 38) 

including considerations as to 'ensuring viability and deliverability'.  Paragraph 174 states: 

  

'Pursuing sustainable development requires careful attention to viability and costs in plan 

making and decision taking. Plans should be deliverable.' 

  

2.32 It is further evident that the stadium is dilapidated and requires extensive investment to 

bring the facilities up to a modern standard of accommodation.   

 

2.33 Speedway at Coventry Stadium is no longer a viable use of the premises. A new use has 

to be sought. The overall public interest lies in favour of re-utilising this large brownfield 

site for housing to contribute towards meeting the housing needs of the Borough, and 

the displaced housing needs of Coventry. 

 

2.34 The new planning circumstances of Coventry Stadium has not been properly evaluated 

prior to the Plan being submitted for Examination.  Therefore, the Council has failed to 

assess appropriate alternative sites to ensure that the most sustainable sites come 

forward. 

 

2.35 The Local Plan fails the test of soundness in that the brownfield site at Coventry Stadium 

has not been assessed properly. It is counter intuitive, and contrary to planning policy, to 

favour a greenfield site over a brownfield site that is available and deliverable. The Draft 

Local Plan should be found unsound if it were to proceed with the draft allocation (Site 

DS3.6) at Binley Woods when there is an alternative deliverable brownfield site at 
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Coventry Stadium. The Planning Inspector is requested to allocate this site as a more 

sustainable and policy compliant site to the greenfield land. 

 

2.36 It is unclear what action the Council has taken in respect of the additional information 

submitted in the 2016 and 2017 Draft Local Plan consultation. The Sustainability Appraisal 

must take account of all the information available when assessing alternative options in 

taking the Local Plan forward. It is unclear whether all the information submitted in the 

submission Local Plan document was taken into account, which brings uncertainty as to 

whether the Sustainability Appraisal is legally sound.  

 

Summary 

 

2.37 The attached illustrative layout plan (Appendix 2) shows the principles for redeveloping 

the site for some 137 dwellings which will provide a balance of house types including 

affordable housing. It is considered that this site could commence delivery of new homes 

in 2019 and would be developed within a period of 5 years. The site would make a 

significant contribution towards the deliverable housing needs of the Borough.  

 

2.38 Meeting development needs for housing at a sustainable location which comprises a large 

scale brownfield site which has no future as a recreational facility amount to 'exceptional 

circumstances' for the release of this land from the Green Belt. The site is not of high 

environmental value, and is devoid of any distinguishing environmental characteristics. 

Paragraph 110 of the Framework states: 
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“In preparing plans to meet development needs, the aim should be to minimise pollution 

and other adverse effects on the local and natural environment. Plans should allocate land 

with the least environmental or amenity value, where consistent with other policies in this 

Framework.” 

  

2.39 Coventry Stadium has no prospect of a viable resumption for speedway or stock-car racing 

over the long term. It is considered appropriate for the Local Plan to settle the future use 

of this site. The absence of forward planning for this large area of redundant land and 

premises which is well connected to the main highway network, would not serve the 

wider public interest. The dilapidation of the premises will continue to occur giving rise to 

an air of dereliction and decay. The 'do nothing scenario' in the context of this 

development plan cannot be regarded as responsive planning to changed planning 

circumstances. 

 

Issue 4b: Site Specific Issues for the MRS and Coton House allocations 

1. Are the proposed residential allocations at the Main Rural Settlements identified in 

Policy DS3 justified as the most appropriate sites when considered against the 

reasonable alternatives and would they be consistent with national policy, with 

particular regard to the following for each site: 

c. The effect of development on landscape character, heritage, biodiversity, agricultural 

land, flood risk, highway safety, infrastructure and facilities? 

 

2.40 The proposed allocation, Site DS3.6 (Land at Sherwood Farm, Binley Woods), is a 

greenfield site located in the Green Belt. 
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2.41 The Binley Woods Site Allocation Development Pack 2016 (LP44), although 

recommending the site for allocation sets out several constraints relating to the 

development of the site, including: 

• a line of mature tree (some with Tree Preservation Orders in place) separate the site 

from the road; 

• the parcel is considered to have a high and medium sensitivity to development 

providing a sufficient buffer is provided between any development and the ancient 

woodland of New Close Woods. 

 

2.42 The layout plans included in LP44 do not demonstrate whether the visibility splays on the 

proposed access impact on TPOd trees and there is no buffer shown the ancient 

woodland.  It is therefore not clear whether the effect of development on landscape 

character, heritage, biodiversity, agricultural land, flood risk, highway safety, 

infrastructure and facilities has been assessed. 

 

2.43 The application submission for the Coventry Stadium site demonstrates that the site is 

available, suitable, deliverable and viable for development. 

 

2.44 The proposed residential allocations at Binley Woods has therefore not been justified as 

the most appropriate site when considered against the reasonable alternatives. 
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Appendix C 

 

A Viability Statement was submitted in support of the planning application in summary 

this states: 

 

1. There was a history of closures and reopening of greyhound racing until Coventry Dogs 

Limited, which held a lease granting rights to hold racing events at the stadium, had its 

license revoked in February 2014 due to incurring significant financial losses over 

consecutive years. The company was subsequently dissolved in December 2015.  

 

2. There are no licence holders proposing to hold motor racing events at the stadium, and 

there is no active greyhound racing licence, which leaves Coventry Stadium without an 

operational purpose.  

 

3. The Applicant has received several enquiries from parties interested in either acquiring or 

operating Coventry Stadium since its original purchase. The applicant has willingly 

engaged with these parties. Based on correspondence provided by the applicant, to date 

none of the parties seeking to re-use the facilities have demonstrated a credible business 

case or professional team to operate the stadium or have failed to provide suitable 

evidence of funds to either operate or acquire the subject site and premises.  

 

4. The Viability Statement analyses the historic and forecasted financial trading at the 

subject premises. The statement concludes:  
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5. “The applicant has instructed a firm of specialist chartered surveyors to prepare an up to 

date building condition survey and assessment of capital costs to bring Coventry Stadium 

back into use. This confirms a practical necessity for significant capital expenditure to 

restore the subject premises to an appropriate standard for trading following the 

substantial damage incurred since November 2016.  

The costs are substantial. Due to the modest (best case) stadium operating margin any 

loan to meet the refurbishment costs would require an elongated repayment period that 

far exceeds typical commercial loan terms available for this purpose (prior to accounting 

for interest payments).  

In the unlikely event that full funding was secured, the interest payments required to 

service the debt would substantially exceed the annual operating margin as a result, 

Coventry Stadium would be running at an operating loss prior to making any allowance 

for capital repayments, depreciation, taxation and any owner’s return. This is not 

sustainable and would lead to a swift breach of loan covenants.  

In light of this forecast it is considered highly improbable that the applicant (as owner), or 

any other commercial investor, developer or operator, would consider the return on 

capital expended in investing in the refurbishment works to return Coventry Stadium to 

operation as sufficient to justify the financial risk involved.  

Moreover, there are no licence holders willing to hold motor racing events at the stadium, 

and there is no active greyhound racing licence, which leaves Coventry Stadium without a 

business case for reopening or operational purpose.  

Based upon the information available, there is no plausible commercial basis upon which 

Coventry Stadium would now be reopened.”  
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6. On the evidence base, there is no realistic prospect of the former uses operating a viable 

venue at this site. Furthermore, on the evidence submitted, there is no realistic 

propensity for an alternative recreational use. An effective use of this site should be 

settled in the wider public interest. In the absence of a beneficial use of the site, the site 

will be prone to dilapidation, deterioration and anti-social behaviour.  

 

 


