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1. Introduction 

1.1. Introduction 

1.1.1. Savills has been instructed by Legal & General to submit a Hearing Statement in response to Matter 4 

Issues 4a and 4b (all questions) of the Rugby Local Plan Examination. This statement, unless otherwise 

stated, specifically relates to the Wolvey Campus site, proposed allocation DS3.14.  

2. Matter 4 Issue 4A Questions 

2.1. Question 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:” 

2.2. Question 1a 

“Having regard to the benefits which may arise and the harm which may be caused, do 

‘exceptional circumstances’ exist to justify the alteration of Green Belt boundaries to allow 

residential development at the Main Rural Settlements?” 

2.2.1. At the heart of the National Planning Policy Framework (NPPF) is a presumption in favour of sustainable 

development1. Rugby Town is the primary settlement in the Borough, providing significant employment, 

retail, leisure, public transport and other services and facilities and thereby has a significant capacity for 

enabling the delivery of sustainable development to meet development needs for the next Plan period. 

Nevertheless the NPPF does not restrict development, or the achievement of sustainable development, to 

the main urban areas.  

2.2.2. The NPPF2 states that “to promote a strong rural economy, local and neighbourhood plans should: 

Promote the retention and development of local services and community facilities in villages”. The NPPF3 

also states that “to promote sustainable development in rural areas, housing should be located where it 

                                                           
1 Paragraph 14 – NPPF. 

2 Paragraph 28 – NPPF. 

3 Paragraph 55 – NPPF. 
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will enhance or maintain the vitality of rural communities. For example, where there are groups of smaller 

settlements, development in one village may support services in a nearby village…”.  

2.2.3. The NPPF therefore highlights the role that development can play in maintaining the vitality and viability 

of rural areas. The appropriate disbursal of the future development needs across the settlements of the 

Borough is important for the promotion of sustainable development in the Borough. The NPPF4 requires 

local planning authorities (LPAs) to ensure that the Local Plan is based on adequate, up-to-date and 

relevant evidence. The choice of the second tier MRS has been evidenced by the Rural Sustainability 

Study5. Development in these locations will assist with supporting the sustainability and maintenance of 

the existing services and support the local community.   

2.2.4. The NPPF6 recognises that when drawing up or reviewing Green Belt boundaries through the Local Plan 

process LPAs should take account of the need to promote sustainable patterns of development. As 

identified in proposed Policy GP2, there are 9no MRS in the Borough, out of which only 2no (Clifton upon 

Dunsmore and Dunchurch) are not in the Green Belt. In order to deliver the housing requirements of the 

Borough in a sustainable fashion there is a need to look at Green Belt locations at the MRS and therefore 

it is considered that ‘exceptional circumstances’ do exist to justify the alteration of Green Belt boundaries 

at MRS locations.  

2.2.5. However the Wolvey Campus site is a previously developed site in the Green Belt and therefore there is 

already justification provided through the NPPF7 for the redevelopment of this site without requiring its 

removal from the Green Belt, subject to the redevelopment not having a greater impact on the openness 

of the Green Belt and the purposes of including land within it than the existing development. Landscape 

evidence8 submitted to support previous representations for this site demonstrates that the site can be 

developed for a suitable residential development if retained in the Green Belt. Therefore it is recognised 

that it would not be necessary to demonstrate ‘exceptional circumstances’ for development on this site. 

                                                           
4 Paragraph 158 – NPPF.  

5 Rugby Borough Council Rural Sustainability Study (November 2015).  

6 Paragraph 84 – NPPF. 

7 Paragraph 89 – NPPF.  

8 Land at Wolvey Campus, Warwickshire Combined Green Belt Review and Landscape & Visual Appraisal (Prepared by EDP. November 2016. 

Report reference L_EDP3565_01) and Land at Wolvey Campus: Landscape Addendum (Report reference L_EDP3565_02a_July 2017). 

Included at Appendices 1 and 2 of this Hearing Statement.  
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2.2.6. Nevertheless the evidence9 also provides a clear indication that the site is entirely suitable for extraction 

from the Green Belt, without resulting in any adverse effects on Green Belt function, or on the local 

landscape character, or on the amenity of local visual receptors. It is therefore considered that there 

would be acceptable and beneficial grounds for releasing the site from the Green Belt, if considered 

appropriate to do so.  

2.3. Question 1b 

“Are the proposed MRS allocations necessary to meet the borough’s housing requirement and 

what would be their overall contribution to maintaining a deliverable 5 year housing land supply?” 

2.3.1. The inclusion of MRS allocations will enable housing delivery to be brought forward during the first 5 

years of the Plan period (post adoption), during the expected initial period of delay in bringing forward 

development on the large strategic sites. In recognition of the requirements of the NPPF10, MRS 

allocations across the rural areas of the Borough, and away from the main concentration of development 

at Rugby Town, also assist with ensuring choice and competition in the market for land. It is considered 

that the Wolvey Campus site can deliver approximately 90 dwellings within the first 5 year period 

following the adoption of the Local Plan. 

2.4. Question 1c:  

“Are the proposed MRS allocations consistent with the spatial strategy and settlement hierarchy 

for the borough set out in policy GP2?” 

2.4.1. The proposed MRS allocations are all at settlements identified in the second tier of the Policy GP2 

settlement hierarchy. The supporting text for Policy GP211 identifies that MRS will have no threshold on 

the size of site that come forward within their settlement boundaries. However the amount of development 

cumulatively proposed at the MRS allocations is significantly less than it being directed towards Rugby 

Town and therefore is considered to accord with the spatial strategy for the Borough.  

                                                           
9 Land at Wolvey Campus, Warwickshire Combined Green Belt Review and Landscape & Visual Appraisal (Prepared by EDP. November 2016. 

Report reference L_EDP3565_01) and Land at Wolvey Campus: Landscape Addendum (Report reference L_EDP3565_02a_July 2017). 

Included at Appendices 1 and 2 of this Hearing Statement. 

10 Paragraph 47 - NPPF.  

11 Examination Document LP01 – Publication Local Plan paragraph 3.11.  
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2.4.2. However, as identified within Legal & General’s Matter 3A Hearing Statement, and discussed at the Part 

1 Hearings, the wording of Policy GP2 should be changed to state that “Development will be permitted 

within the existing boundaries of all Main Rural Settlements and on allocated sites”. This acknowledges 

that proposed suitable and sustainable MRS allocations that are not immediately contiguous with the 

existing settlement boundary of, and will therefore not be incorporated within the amended settlements 

boundary for, the MRS would still be consistent with the wording of Policy GP2. This is relevant for the 

Wolvey Campus site.  

2.4.3. It is considered that the broad quantum of development apportioned to Wolvey in Policy DS3 can be 

supported by the existing key services and facilities available in the village, but will also provide additional 

people, investment and increased spending power to support the ongoing vitality and viability of these 

services and facilities and the rural community as a whole. LP0112 also highlights that infrastructure and 

services will be available to support additional development at Wolvey. This is consistent with the 

approach to encouraging sustainable development in rural areas set out in the NPPF13. Additional 

housing development at Wolvey will also assist with meeting the housing needs of the rural population in 

this area.  

2.5. Question 1d 

“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 compared? Were appropriate 

criteria taken into account in deciding which sites to select? Was the assessment against those 

criteria robust?” 

2.5.1. LP10 2015 provides an initial assessment of each of the Strategic Housing Land Availability Assessment 

(SHLAA) promoted sites against a significant range suitability, availability and achievability criteria. The 

outcome of the 2015 SHLAA identified 3no Wolvey sites considered to be suitable, available and 

achievable (Refs S14/033, S14/011 and S14/019)14. The 2016 SHLAA update also considers 6no 

                                                           
12 Examination Document LP01 – Publication Local Plan Appendix 3 – Infrastructure Delivery Plan.  

13 Paragraph 55 – NPPF. 

14 Examination Document LP10 - Rugby Borough Council Strategic Housing Land Availability Assessment (SHAA) December 2015. Notably 

Appendix 6 and Appendix 8. 
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additional Wolvey sites (Refs S16050, S16039, S16005, 16063, S16064 and S16013)15, out of which only 

one site was considered suitable, available and achievable (ref S16064)16.  

2.5.2. Whilst the range of criteria used to assess sites through the SHLAA process is considered to be 

appropriate and robust, it should be noted that the outcome of the site appraisal for site ref S1603917 

does not reflect the up-to-date reality of the situation.  

2.5.3. In terms of suitability, the appraisal for S16039 highlights “Brownfield site in the Green Belt, not adjacent 

to settlement boundary but within reasonable walking distance of village services in Wolvey. Within area 

of high medium landscape sensitivity however site could be developed providing this is limited to existing 

boundaries of brownfield site. Site considered suitable for development”. 

2.5.4. In terms of availability, the appraisal for S160039 highlights: “intention to develop expressed by 

landowner, however site is in existing employment use. Lease and potential relocation of current occupier 

will affect availability of site. Development proposals would need to demonstrate change of use of site 

would not have detrimental impact on supply of employment land.” Due to these uncertainties at the time 

the 2016 SHLAA update was produced, the site was not considered to be available and therefore an 

achievability assessment was not carried out.  

2.5.5. Legal & General wishes to highlight that the fact that the Wolvey Campus site is currently in an 

employment use is not considered to present a significant constraint to the availability of the site for 

redevelopment. There is certainty that the lease of this site will expire, and the site will become vacant, 

within 3 years post adoption of the Local Plan (assuming adoption of the Local Plan occurs at the end of 

2018). This will happen under a legitimate commercial process and in accordance with the relevant 

provisions of the Landlord and Tenant Act. The existing occupier is fully aware of the commercial reality 

and has sufficient time to make arrangements and relocate the existing business and employment to an 

alternative location in the area and therefore avoid an overall loss of the employment use. There is 

therefore sufficient time for the demolition and build out of the site to take place within the last 2 years of 

the first 5 years of the Local Plan period, post adoption.  

                                                           
15 Examination Document LP10a - Rugby Borough Council Strategic Housing Land Availability Assessment (SHAA) Update September 2016 

Notably Appendix 2 and Appendix 4  

16 Site S16064 – Land West Of Coventry Road, Wolvey.  

17 Site S160039 – The Wolvey Campus, Leicester Road, Wolvey.  



 

 

Hearing Statement 

Rugby Local Plan Examination 

 

 

 

 

  

Legal & General   March 2018  6 

2.5.6. At the heart of the NPPF is a presumption in favour of sustainable development18. The NPPF19 

encourages the effective use of land by reusing land that has been previously developed and 

recognises20 the acceptability of redeveloping previously developed sites in the Green Belt. The NPPF 

also highlights that planning policies should avoid the long term protection of sites allocated for 

employment use where there is no reasonable prospect of a site being used for that purpose in the future 

and that applications for alternative uses should be treated on their merits having regard to market signals 

and the relative need for different land uses to support sustainable communities.  

2.5.7. The Wolvey Campus site is a previously developed site within the Green Belt and therefore the NPPF21 

already recognises the principle for redeveloping this site, irrespective of the Local Plan review process. 

Whilst this site is currently within an employment use, it is not identified as a Strategically Significant 

Employment Site for the Borough and is not one of the larger or more strategic sites reviewed through the 

Employment Land Study22. The Employment Land Study23 assumes that there will be a loss of 

employment land to alternative uses during the next Local Plan period and has built in an element of 

flexibility into the employment land forecasts to account for this. The Wolvey Campus site is not within a 

location where Rugby Borough Council is seeking to direct employment land (the focus of new allocations 

is within and on the edge of Rugby Town). This site also contains a number of office buildings which 

already benefit from the potential for change of use to residential development under permitted 

development rights.24 

2.5.8. In terms of market signals, please refer to the letter from Knight Frank25 submitted previously and 

enclosed again at Appendix 4, which highlights that following the departure of the occupier after the lease 

expiry, there would be little demand for employment sites of this type in this location. The letter states 

that: Wolvey is not a recognised commercial location; the site would not be an attractive location for 

industrial or logistics occupiers; the existing buildings are in poor state of repair and close to, or past, their 

economic lifespan as office accommodation and would not be attractive to new occupiers; the 

                                                           
18 Paragraph 14 - NPPF. 

19 Paragraph 17-8th bullet point and paragraph 111 – NPPF. 

20 Paragraph 89 - NPPF. 

21 Paragraph 89 – NPPF. 
22 Examination Document LP12: GL Hearn Rugby Borough Council Employment Land Study. Final Report (May2015). 

23 Examination Document LP12: GL Hearn Rugby Borough Council Employment Land Study. Final Report (May2015) – Chapter 6. 

24 The Town and Country (General Permitted Development) Order 2015 (As Amended) Part 3 Class O. 

25 Letter from Knight Frank (dated 10 November 2016) identifying the marketability and attractiveness of the site.  
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refurbishment or replacement of the existing buildings would not be a viable proposition; and that there 

has been a general move away from more rural locations to town centre and urban locations.  

2.5.9. Based on the above it is considered that residential development on the Wolvey Campus site would not 

have a detrimental impact on the supply of employment land in the Borough. Accordingly the SHLAA 

assessment of the site should be updated to show that the site is available and achievable. There is an 

identified need to accommodate residential development in the rural area and therefore the 

redevelopment of this site for residential use can play an important role in supporting sustainable local 

communities.  As a previously developed site in the Green Belt the NPPF also provides an opportunity for 

this site to come forward at any time and therefore it would be logical for this redevelopment opportunity 

to be in the main residential allocation for Wolvey within the next Local Plan period rather than being 

proposed in addition to a different (non-previously developed) significant residential allocation at Wolvey. 

2.5.10. Notwithstanding, the LPA also chose to undertake a further evidence base analysis of the 9no. Sites in 

Wolvey identified through the 2015 and 2016 SHLAA analysis process26. LP5O27 provides further detail 

for each site in relation to: the number of dwellings; site area; deliverability; Local Planning Policy 

designation; location; character and constraints; Green Belt and Landscape Character; accessibility (in 

terms of proximities to services and highways / site access); layout; and conclusion. The conclusion with 

respect to the Wolvey Campus site is that the site is considered suitable and is recommended for 

allocation, acknowledging that the site could be delivered within 5 years post adoption of the Local Plan.  

2.5.11. The sites and details included within LP5O were shared with the Wolvey Parish Council and were subject 

to consultation with parishioners prior to the commencement of consultation on the Publication Local 

Plan. The Wolvey Campus site and Land at Coventry Road, Wolvey28 were identified by the Parish 

Council as their preferred sites following this process and these sites are proposed to be carried forward 

into the emerging Neighbourhood Plan. 

2.5.12. Furthermore, the Sustainability Appraisal (SA) assessment for the potential site allocations (LP03) clearly 

sets out the assessment scores for each of the 9no potential alternative residential allocation options29 

                                                           
26 The 9no SHLAA sites are stated in paragraph 2.5.1 of this Statement. 

27 Examination Document LP5O:Wolvey Site Allocations Development Pack (25th May 2016). 

28 Land at Coventry Road, Wolvey – Site S14/011 
29 Examination Document LP03 – Rugby Borough Council Local Plan 2011-2013: Publication Draft Sustainability Appraisal Report (September 

2016). Summary Table 4.1 and Appendix 5.  
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and provides a pragmatic and comparable analysis based on the publically available information for each 

of the 18 SA objectives. LP03 also provides additional reasoning for why the unreasonable alternatives 

were not selected30.  The assessment scores resulting from applying this methodology clearly justifies the 

decision to allocate the Wolvey Campus Site31 within the Local Plan, given that the site achieved higher 

SA scores than any of the other potential alternative Wolvey sites.  

2.5.13. Based on the LPA’s evidence base and the information submitted through previous representations to 

support the promotion of the Wolvey Campus site. Legal & General concurs with the majority of the 

findings included within the SA assessment for the Wolvey Campus site.  However, Legal & General 

considers that a more robust  and positive position can now be provided for some of the SA objectives to 

reflect the outcome of more recent studies, which reinforces the decision by the LPA to allocate the 

Wolvey Campus site within the Local Plan. The proposed updated position is summarised within the table 

that was appended to the Matter 1B Statement and which has also been included at Appendix 3 of this 

statement. The key areas of improvement over and above the SA assessment scores shown by the 

summary table in Appendix 3 relate to biodiversity (SA16) and landscape (SA17). As shown in the 

summary table, no negative sustainability scores are anticipated in relation to the Wolvey Campus Site.  

2.5.14. Based on the above, the process for selecting the Wolvey MRS site allocations is considered to be robust 

and justified by the evidence base and the consultation process against reasonable alternatives. 

2.6. Question 1e 

“Is policy DS3 justified and affective in setting upper limits for the number of dwellings to be 

accommodated on each site?” 

2.6.1. Our client considers that it is not necessary or justified to limit the capacity of sites identified within Policy 

DS3. The NPPF32 identifies the need to "boost significantly the supply of housing." The NPPF also 

identifies the importance of planning for a mix of housing33, as well as optimising the potential of a site to 

accommodate development whilst responding to local character34. In this regard the emphasis should be 

                                                           
30 Examination Document LP03 – Rugby Borough Council Local Plan 2011-2013: Publication Draft Sustainability Appraisal Report (September 

2016) Appendix 7. 
31 Site Reference S16039. 

32 Paragraph 47 – NPPF. 

33 Paragraph 50 – NPPF. 

34 Paragraph 58 – NPPF. 
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placed on delivering an appropriate quantum of development on a site with regard to achieving an 

appropriate housing mix and taking account of local character and site constraints. Therefore, to avoid the 

potential for artificially constraining capacity, and to provide sufficient flexibility for delivering an 

appropriate housing mix, it is considered that site capacity figures should be quoted as an approximate 

capacity rather than upper limits. 

2.6.2. With specific focus on the Wolvey Campus site, Legal & General has commissioned a number of surveys 

relating to topography, underground culvert, trees, ecology and landscape. Further masterplanning has 

been undertaken to take account of key site constraints and opportunities that have been identified 

through these surveys and to take on board the feedback received from the Wolvey Neighbourhood Plan 

Advisory Group that the village needs smaller properties. This has resulted in the production of a more 

informed illustrative layout (ref PS05), which has been submitted previously and has also been included 

within Appendix 1 of this Statement. The reversed illustrative layout demonstrates that the site is 

considered capable of accommodating not only 85 dwellings (as currently identified within the Publication 

Local Plan) but that there is also potential for this site to accommodate approximately 90 dwellings. 

2.6.3. The combined Green Belt Review and Landscape and Visual Assessment commissioned by our client 

identifies that the site is capable of accommodating a scheme of approximately 90 dwellings within the 

existing landscape and visual context without compromising the openness of the surrounding Green Belt, 

through adherence to a number of development parameters35, so that there is not considered to be a 

Green Belt or landscape / visual need to limit their site to 85 dwellings.  

2.6.4. The proposed capacity of approximately 90 dwellings has been achieved through the inclusion of a 

mixture of lower density detached properties on the fringes of the site, to protect the existing character of 

the area, and a mixture of semi-detached and higher density (terraced and apartment) dwellings within 

the site. The layout retains the most significant trees and retains and enhances the majority of the existing 

boundary planting, whilst also incorporating area for open space, drainage, new tree planting and the 

partial reorientation and opening up the culvert. 

2.6.5. Based on the above it is proposed that the capacity of the Wolvey Campus Site stated within Local Plan 

Policy DS3.14 should be approximately 90 dwellings.  

                                                           
35 Land at Wolvey Campus, Warwickshire. Combined Green Belt Review and Landscape and visual appraisal. Prepared by EDP November 

2016. Report Reference L_EDP3565_o1. Section 4. Included at Appendix 1 of this Statement.  
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2.7. Question 2 

“Is policy DS6 justified and will it be effective in ensuring sustainable development at each of the 

proposed MRS site?” 

2.7.1. It is considered that the requirements of Policy DS6 are based on principles set out within the NPPF. 

Nevertheless it would be considered prudent for the 6th bullet point in Policy DS6 to include “subject to 

viability” wording in recognition of the need36 for development to remain viable and deliverable. The 

requirements of Policy DS6 can be accommodated at the Wolvey Campus site and will contribute to the 

achievement of a viable and sustainable development.  

3. Matter 4 Issue 4B Questions 

3.1. Question 1 

“Are the proposed 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?” 

3.2. Question 1a 

“The effect of development on the purpose of Green Belt, as set out in paragraph 80 of the NPPF”.  

3.2.1. LP3037 shows the Wolvey Campus as being within Green Belt Broad Area 1 rather than considered within 

a specific sub-parcel. However our client has commissioned a Green Belt Review38 in relation to the 

Wolvey Campus, which has been submitted with previous representations. The review includes an 

assessment of the site against the main purposes of Green Belt, which gives the site a score of 10/24 and 

identifies that39:  

                                                           
36 Paragraphs 173 and 174 – NPPF, 

37 Examination Document LP30 – Joint Green Belt Study. Coventry City Council, North Warwickshire Borough Council, Nuneaton and Bedworth 

Borough Council, Rugby Borough Council, Stratford-on-Avon District Council and Warwick District Council. Stage 1 Final Report for Coventry 

City Council, Nuneaton and Bedworth Borough Council, Rugby Borough Council and Warwick District Council. Prepared by LUC. June 2015.  

38 Land at Wolvey Campus, Warwickshire Combined Green Belt Review and Landscape & Visual Appraisal (Prepared by EDP. November 2016. 

Report reference L_EDP3565_01). Included at Appendix 1 of this Statement.  

39 Land at Wolvey Campus, Warwickshire Combined Green Belt Review and Landscape & Visual Appraisal (Prepared by EDP. November 

2016. Report reference L_EDP3565_01). Paragraph 2.19. Included at Appendix 1 of this Statement.  
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“rather than being a high functioning part of the Green Belt which contributes towards the main function of 

keeping land ‘permanently open’, it is an enclosed site which affords existing industrial and commercial 

development. This current situation only serves to extend an urbanising effect locally to the site at the 

existing periphery of the Wolvey settlement. The site does not afford public access and the wider 

intervisibility of the site is limited by the existing topography surrounding the site to the north east and 

east and to the south west on the outskirts of Wolvey (around St John The Baptist Church). The site is 

discernible from Leicester Road to the north of the site. Consequently, in this regard, EDP finds that the 

site is actually a very low functioning part of the Green Belt”. 

3.2.2. EDP also identifies that40: the site is considered in perceptual and locational terms to be part of the 

existing urban settlement, albeit on the periphery of Wolvey; whilst the Wolvey Campus site is located in 

close proximity to a small number of environmental designations, none of these designations either cover 

the site or are located in such proximity that they present a notable constraint upon it; and the site should 

be viewed favourably in sustainability terms due to the site’s location in proximity to a number of rights of 

way and roads, and being on the edge of Wolvey village within easy reach of the village centre.  

3.2.3. In terms of the consideration of whether the redevelopment of the Wolvey Campus site would adversely 

impact on the openness of the Green Belt it is necessary to review the existing built form on the site and 

how this compares to the proposed redevelopment. There is a considerable amount of built form present 

at the site. The property currently comprises 10 buildings and provides a mixture of offices, industrial, 

storage, training and staff facilities. There is also approximately 1.32 acres (0.94ha) of external storage 

on the site and a significant area of the remainder of the site is used for car parking. The majority of the 

site therefore contains buildings and hard surfacing.    

3.2.4. The footprints of the existing buildings (not including any storage containers) extend to approximately 

4,705sqm (GEA), providing approximately 7,615sqm (GEA) floorspace across a range of single storey 

and 2 storey buildings (3m-7.5m high). In terms of massing, the buildings cumulatively provide 24,610m3 

built form. The footprint and overall volume of the proposed residential dwellings is cumulatively expected 

to be comparable to, or even slightly less than, the existing position. The proposed development is 

therefore not considered to provide an adverse impact upon the openness of the Green Belt. 

                                                           
40 Land at Wolvey Campus, Warwickshire Combined Green Belt Review and Landscape & Visual Appraisal (Prepared by EDP. November 

2016. Report reference L_EDP3565_01). Paragraphs 2.20-2.26. Included at Appendix 1 of this Statement.  
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3.2.5. In this regard the proposal to allocate the Wolvey Campus site is considered to conform to national Green 

Belt policy.  

3.3. Question 1b  

“Whether the resulting Green Belt Boundaries would be clearly defined using physical features 

that are readily recognisable?” 

3.3.1. The principle for redeveloping the previously developed Green Belt Wolvey Campus site is already set 

out within the NPPF41. Therefore there is no absolute requirement for the Wolvey Campus site to be 

removed from the Green Belt to enable development to take place, as acknowledged by the proposal 

within the Publication Local Plan to retain this residential allocation within the Green Belt. However Legal 

& General contends that the site still could be removed from the Green Belt without compromising the 

function and openness of the surrounding Green Belt.  

3.3.2. As identified in the Green Belt Review42 the Wolvey Campus site contains defensible boundaries on all 

sides including native hedgerows and mature trees, robust tree belts, existing development and a road. 

There is already residential development along Leicester Road to the north, east and west of the site. The 

Review also identifies that there is little, if any, sense of openness across the site, due to the extent of 

existing development within the small size of the site, its containment on all sides and the inability to 

experience the openness. These existing boundaries are considered to be resilient to long term change 

and able to restrict further development sprawl.  

3.3.3. There is also an opportunity to incorporate further planting of native hedgerows and trees with landscape 

buffer planting of local appropriate species along the site’s boundaries to further limit intervisibility with the 

open countryside in this location.  

3.4. Question 1c 

“The effect of development on landscape character, heritage, biodiversity, agricultural land, flood 

risk, highway safety, infrastructure and facilities?” 

                                                           
41 Paragraph 89 – NPPF. 

42 Land at Wolvey Campus, Warwickshire Combined Green Belt Review and Landscape & Visual Appraisal (Prepared by EDP. November 

2016. Report reference L_EDP3565_01). Table EDP.21. Included at Appendix 1 of this Statement.  
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3.4.1. The wider consideration of whether the proposed allocations are justified by appropriate evidence and 

technical reporting when considered against the reasonable alternatives is considered in the response to 

Matter 4 Issue 4A Question 1d.  

3.4.2. In addition to the evidence base supporting the emerging Local Plan, Legal & General has commissioned 

and received a topographical survey, tree survey, culvert survey, combined Green Belt Review & LVA 

and subsequent addendum and an ecological survey (comprising Extended Phase 1 Survey and further 

Phase 2 surveys relating to Great Crested Newts and bats) for the site so far, along with a number of 

illustrative masterplans. The evidence base reporting has been used to influence the emerging illustrative 

masterplans for the site.  

3.4.3. In terms of landscape character LP3543 identifies that the Wolvey Campus is in a Land Cover parcel that 

has medium to high sensitivity to housing development but that site S16039 (Wolvey Campus) could be 

(re) developed for housing subject to this being limited to the existing developed site. The commercial 

premises are considered to relate more to the settlement than the wider agricultural farmed areas and are 

an “urbanising influence on an otherwise rural area”. The Study also identifies that great care must be 

taken to ensure that views from the Listed cottages and their setting are not detrimentally affected by the 

development. Critically however it should be noted that the LP35 Study does not identify any ‘in principle’ 

landscape constraints which would prevent the redevelopment of the site for new residential 

development.  

3.4.4. The additional landscape work commissioned by Legal & General44 identifies that due to a combination of 

limited intervisibility and few sensitive receptors (in either landscape or visual terms), the potential effects 

resulting from redevelopment of the site would be confined to the site itself and the immediate local area; 

being largely defined by the local main road and a small number of adjoining residential dwellings. Further 

landscaping measures included within any redevelopment scheme for the site can also provide targeted 

mitigation, where necessary.  

3.4.5. The additional landscape work commissioned by Legal & General45 also highlights that the emerging 

masterplan for the site demonstrates that the proposed redevelopment proposal can incorporate 

                                                           
43 Examination Document LP35 – Warwickshire County Council Landscape Sensitivity Study (August 2016)  

44 Land at Wolvey Campus, Warwickshire Combined Green Belt Review and Landscape & Visual Appraisal (Prepared by EDP. November 2016. 

Report reference L_EDP3565_01). Chapter 3. Included at Appendix 1 of this Statement.  

45 Land at Wolvey Campus: Landscape Addendum (Report reference L_EDP3565_02a_July 2017). 
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additional areas of planting, including a significant standoff between new dwellings and the existing Listed 

Buildings and targeted mitigation that will facilitate the greater integration of the site into the wider 

landscape. The work concludes that a redevelopment proposal will have a less impacting effect than the 

current commercial use of the site, with a less urbanising, incongruous effect. It should however be noted 

that redeveloping an existing site will also minimise the impact of new development on the landscape 

setting of Wolvey village.  

3.4.6. The Grade II Listed ‘Three Roofs Cottage’ is located on the north eastern edge of the site. The 

redevelopment of the site is not considered to significantly alter the setting of this heritage asset. There is 

an opportunity to further mitigate the impact of a redevelopment proposal on this heritage asset through 

the inclusion of additional boundary planting and the illustrative masterplan submitted to support the 

proposal demonstrated that this can be achieved. 

3.4.7. The NPPF46 highlights the need to consider the benefits of the best and most versatile agricultural land 

and to favour poorer quality agricultural land over higher quality agricultural land where significant 

development of agricultural land is deemed to be necessary. The redevelopment of the site will not 

involve built development on any agricultural Land, in contrast to the other potential Wolvey development 

sites, which are all identified as being grade 3 agricultural land47. 

3.4.8. The majority of the site is located within flood zone 1. A small area along the south western edge of the 

site is located within flood zone 3a and 3b. It is proposed that this area is excluded from the residential 

development area and the illustrative masterplan submitted to support the proposal demonstrated that 

this can be achieved.  

3.4.9. In terms of site access, the majority of existing employees do not live locally / in Wolvey village and 

therefore the site already generates a significant traffic impact as a result of the vehicle movements of 

employees, visitors and delivery vehicles. The site can (in)formally accommodate car parking for circa 

c350 vehicles. The Highway Authority has no objection to this proposed allocation and considers that 

residential use would provide some betterment to the highway network with a reduction in access 

arrangements for the site48. Legal & General recognises that the proposal may have an impact upon the 

double roundabout junction between the B4109/B4065/Hall Road/The Square and therefore this junction 

                                                           
46 Paragraph 112 - NPPF. 

47 Examination Document LP50 : Wolvey Site Allocations Pack (25th May 2016). 

48 Examination Document LP50 : Wolvey Site Allocations Pack (25th May 2016). 
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will be assessed through subsequent planning application proposals and would be prepared to provide a 

mitigation scheme, secured by legal agreement, if necessary.   

3.4.10. The Green Belt Review & LVA survey and subsequent addendum have been through previous 

representations, along with the latest illustrative masterplan for approximately 90 dwellings. A (November 

2016 Knight Frank) employment letter, which provided views on the marketability and attractiveness of 

the site to the commercial market, has also been submitted with previous representations. 

3.4.11. The ecological survey undertaken for the site highlights that there are no statutory designations within the 

site and none nearby that will be materially affected by the proposals and with the inclusion of a suitable 

drainage strategy, there are no non-statutory designations that will be materially affected by the 

proposals. The majority of the site is considered to be of negligible intrinsic ecological value.  

3.4.12. The site is considered likely to support small numbers of a range of species and is likely to be of no more 

than Local value to them. The site is also likely to support low numbers of common and widespread 

breeding birds in the trees and small numbers of foraging badger and hedgehog, a small assemblage of 

foraging and commuting bats and low numbers of common and widespread reptiles (particularly grass 

snake) in the vegetation on the southern boundary. The boundaries of the site provide suboptimal 

terrestrial habitat for the populations of Great Crested Newt (GCN) identified near to the site, but the 

majority of the rest of the site provide negligible terrestrial habitat and a GCN licence would not be 

required.  

3.4.13. Mitigation measures can also be incorporated into the construction and operational phases, which would 

include measures to prevent adverse impacts on the adjacent Wolvey Rush Pastures during construction. 

On this basis, EDP considers that the scheme is capable of compliance with relevant legislation and 

planning policy for the conservation of the natural environment at all levels. 

3.5. Question 1d 

“The relationship of the site to the existing settlement and its accessibility to local services and 

facilities?” 
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3.5.1. Whilst the site is not immediately contiguous with the existing Wolvey settlement boundary, it is in close 

proximity to it and accessible to it via road, pavement and public footpath. LP5049 demonstrates that the 

Wolvey Campus site is within walking distance, along pavements or public footpaths, of all existing village 

services, as follows: 

 Distance to Service (metres) 

SITE REF 
Village 
Hall 

Convenience 
Shop 

Primary 
School 

Surgery 
Post 
Office 

Bus Stop 

S16039 590 510 860 610 510 610 

3.5.2. It should be noted that the Wolvey Campus site is also adjacent to the Wolvey Wetland Reserve (Wolvey 

Rush Pasture), which has public access, as well as being adjacent to a public right of way, and is within 

810m from the nearest amenity open space.  

3.6. Question 1e:  

“The evidence to support the site’s "deliverability" as defined in footnote 11 of the NPPF?” 

3.6.1. NPPF paragraph 47 requires LPA's to identify and update annually a supply of specific deliverable sites 

sufficient to provide five years with of housing against their housing requirements. Footnote 11 states that 

"to be considered deliverable, site should be available now, offer a suitable location for development now, 

and be achievable with a realistic prospect that housing will be delivered on the site within 5 years and in 

particular that the development of the site is viable." 

3.6.2. Notwithstanding the fact that the Wolvey Campus site is not currently on the market, the site is already 

generating significant interest from housebuilders. As identified in paragraph 2.55 of this statement, the 

lease of the site will expire, and the site will become vacant, in sufficient time to enable the demolition and 

build-out of the site to take place within the last 2 years of the first 5 years of the plan period, post-

adoption. Legal & General is confident that planning permission will be granted and a housebuilder will be 

signed up ready to construct development to meet these timeframes.  

3.6.3. A site does not need to already have (outline) planning permission to be deemed to be deliverable. 

Indeed none of the sites promoted around Wolvey currently have planning permission for residential 

development. Therefore there will be a delay in commencement on any of these potential sites whilst 

                                                           
49 Examination Document LP50 – Wolvey Site Allocations Development Pack (25th May 2016).  
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planning permission and reserved matters approval are gained. Legal & General has already held pre-

application discussions with the LPA during 2016 and 2017 and proposes to undertake further pre-

application discussions during 2018, with an expectation of outline planning permission being granted in 

2019 (i.e. following the adoption of the Local Plan) and reserved matters being granted in 2020/2021.   

3.6.4. The fact that there is currently a tenant on the Wolvey Campus site therefore does not hinder the ability of 

planning permission to be granted on, and for a housebuilder to complete development on this site within 

the first 5 years of the plan period post–adoption. Availability is therefore not considered to present a 

constraint to the deliverability of the site. The site, as shown through the SHLAA evidence base, and is 

highlighted through Legal & General’s Hearing Statements, is deemed to be entirely suitable for 

residential development. Furthermore; in terms of viability, as identified in response to issue 4b question 

1f, the redevelopment of the site for residential use is considered to be viable. The Wolvey Campus site is 

therefore put forward as a ‘deliverable’ site.   

3.7. Question 1f 

“Their viability having regard to the provision of any infrastructure, affordable housing and other 

policy requirements?” 

3.7.1. An initial viability assessment has been undertaken for the site, which includes the Local Plan target of 

20% affordable housing on previously developed land. The assessment highlights that the redevelopment 

of the site would be viable at the current time.  

3.8. Question 2:  

“Is the proposed allocation at Coton house (DS3.1) justified and consistent with national policy, 

particularly in respect of its effect on the setting of Coton House, agricultural land and landscape 

character?” 

3.8.1. No comment.  
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