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1.0

Introduction

1.1

This Statement supports an application for outline planning permission on land
known as Rookery Farm, Watery Lane, Keresley, Coventry. The application seeks
approval for residential development, with associated access, landscaping and
drainage. The application is submitted on behalf of J G Gray Ltd, Gillitt Properties
Ltd and The Newcombe Estates Company Ltd (the applicants).

1.2

Access will be discharged in part at this outline stage. In addition, details relating to
tree retention/removal, landscape principles and recommended species, are also
submitted as part of this application. Full details of landscaping, and roads/footways
within the site, will be reserved for future approval, as are details of the layout, scale
and appearance of the development.

1.3

The purpose of this Statement is to set out the planning considerations and to outline
and explain the principles and concepts relating to the design and access elements
of the proposed development. It will demonstrate that the proposal is acceptable in
planning terms, having regard to the development plan and other material planning
considerations.

1.4

A number of supporting documents are submitted with the application, which should
be read in conjunction with this Statement, together with the submitted drawings.
These documents are:











Ecological Appraisal;
Flood Risk Assessment;
Sustainable Drainage Statement;
Transport Statement;
Phase 1 and Phase 2 Geo-Environmental Reports;
Noise Assessment;
Air Quality Assessment;
Archaeological Desk-Based Assessment and Geophysical Survey Report;
Energy & Sustainability Strategy; and
Pre-Development Tree Survey.

2.0

Site History

2.1

Historic maps of the site and the surrounding area (between 1846 and 1926) indicate
that the application site was one of a number of field parcels within a larger open
area of farmland to the north-east of Keresley. By 1899, Watery Lane appears on
the mapping, as does the pumping station to the south-east of the site. By 1944,
housing developments have appeared to the south-east and further south.

2.2

In terms of relevant planning history relating to this site, an application for the
erection of a horse shelter was approved in August 1993 – L/1993/0932 (Coventry ref
C/45032) refers. The field has been used as grazing land until fairly recently.

2.3

Historically, applications were submitted in 1956 and 1961 for residential
development, which were refused due to the rural Green Belt location and the
allocation of other sites for housing development which provided sufficient land to
meet local needs. There is very little detail on the Council’s online data base relating
to these applications (no drawings) but it appears that the site(s) in question may
have related to a wider area of land which may well have included the current
application site.

2.4

More recently, the site has been removed from the Green Belt and allocated for
residential development in the Coventry Local Plan 2016 (adopted in December
2017) as part of a much wider Sustainable Urban Extension (SUE) in Keresley. It is
separated from the main development parcels of the SUE by a recently-planted area
of woodland.

3.0

Location and Context

3.1

The application site is located approximately 5km north-north-west of the city centre
(as the crow flies) and lies within the Parish of Keresley. The site comprises 1.55 ha
(3.83 acres) of currently undeveloped, overgrown land fronting Watery Lane, from
which access is afforded (at the southern corner of the site). It is bounded by the
President Kennedy School & Community College campus to the north-east – the
recently constructed 3-storey school building dominates views towards this direction.
A Severn Trent pumping station and associated buildings/land are situated to the
south-east. To the south-west, residential properties face the application site along
Watery Lane, and to the north-west lies an area of woodland (known as Keresley
Jubilee Wood) which was planted to commemorate the Queen’s Diamond Jubilee in
2012. A temporary access road currently runs close to and in parallel with the northwest boundary as a haul road for recent redevelopment works at the school; this will
be removed when all works are fully complete (we are advised that this should
happen in the near future). A telecommunications mast is situated just beyond the
site boundary to the eastern corner, on land that is owned by the applicants but
excluded from the planning application. (See Figure 1 below).

Figure 1: Location Plan
3.2

The site relates to a single field, previously used for grazing, but now mostly
comprising unmanaged, species-poor grassland. It is bounded on all sides with
hedgerows (containing a number of gaps) and occasional trees. The former animal
shelter/storage area has been removed. The site slopes down from north to south
(generally) with a difference in levels of approximately 10m. There is currently no
footway along the site frontage, and much of the existing vegetation to this boundary
overhangs the edge of the highway.

3.3

The application site is bounded by development on three sides and would form a
logical extension to the existing urban fabric, whilst benefitting from the natural

environment of the adjacent woodland as it matures, to the north-west aspect.
Further to the north lie the industrial/warehouse buildings at Prologis Park. The wider
area, to the east and south particularly, is mainly characterised by residential
properties, and also contains a number of retail outlets, schools and community
buildings within walking and cycling distance.
3.4

Beyond Watery Lane, to the west, land has been allocated for residential
development in the Local Plan, primarily between Bennetts Road and Tamworth
Road, which constitutes the vast majority of the Keresley SUE. It is proposed that a
new road will be constructed through this area, to serve the new housing
development, as part of a wider north-west link road, which is expected to continue
eastward towards Prologis Park and the A444. A strip of land (which has not been
planted) has been reserved along the northern boundary of the Jubilee Wood area to
accommodate the road infrastructure at a future time.

3.5

The area within which the application site lies can therefore be summarised as urban
edge and primarily residential, with good access to facilities and public transport.

4.0

Application Proposals (including design and access considerations)
Proposed Use

4.1

The planning application proposes residential use of the site, which sits at the edge
of the existing urban area, nestling between existing development on three sides and
complementing the established residential properties along Watery Lane.

4.2

It is intended that the proposed dwellings will embrace the high quality setting
afforded by the adjacent woodland as it matures, as well as emerging design
guidance for the area.
Amount of Development

4.3

The submission seeks outline permission for up to 40 dwellings in a landscaped
setting. It is likely to provide a range of 2-5 bed properties, including affordable
housing as required by the City Council.

4.4

The overall site area is 1.55 ha (3.83 acres) which will include areas of public open
space and other infrastructure to serve the development (totalling 2,375 sqm, in
excess of 15% of the gross site area, based on the Indicative Masterplan layout).
This leads to a relatively low housing density of 26 dwellings per hectare (dph) based
on the gross area of the site, but would achieve a density of 30 dph based on the
indicative net area of the site. When garden areas are also factored in, 7,130 sqm of
the site would be green space i.e. 46% of the gross site area.
Layout

4.5

The proposed layout for the site will be determined at the reserved matters/full
application stage. The layout will need to consider the following factors:







adjacent land uses;
site constraints and opportunities;
the need to retain trees that have been identified for retention on the approved
drawings;
ecological interests and any recommended protection/mitigation measures;
sustainable drainage options;
design guidance for new residential developments (in particular the Council’s draft
Urban Extension Design Guide) and any other relevant Supplementary Planning
Documents/ Planning Practice Guidance and adopted planning policies.

4.6

A Framework Plan has been prepared in connection with the application proposals
which establishes the parameters within which development should take place. (See
Figure 2 below).

4.7

In addition, an Indicative Masterplan has been prepared for illustrative purposes, to
demonstrate how the site could potentially be developed, having regard to relevant
planning policies and guidance, and site-specific considerations. It should be noted
that this drawing is purely indicative and is submitted for information purposes
only; it does not constitute a formal element of the outline planning
application. (See Figure 3 below).

Figure 2: Framework Plan

Figure 3: Indicative Masterplan

Scale
4.8

The scale of the development will be determined later by the housebuilder within the
various constraints of the site, planning policies and guidance, and the parameters
set out within the outline planning permission. It is likely that the buildings will be
‘low-rise’ (2-3 storeys).
Appearance

4.9

The external appearance of the proposed dwellings will also be determined at the
detailed stage. It is expected, however, that elevational treatment will complement
the site’s setting, and the style of dwellings will take account of the Urban Extension
Design Guide referred to above, and below.
Access

4.10

Access to the application site by road will be gained from Watery Lane, which itself
connects to Penny Park Lane to the south-east, close to the junction with Beake
Avenue (leading south towards the city centre) and Parkville Highway (leading east
towards the A444 and onwards to junction 3 of the M6). To the north-west, Watery
Lane links to Bennetts Road, which leads north towards Keresley End, and further
afield to the north-west, in the direction of Birmingham.

4.11

The site has access to bus stops, on Penny Park Lane, Nunts Lane and Bennetts
Road, leading to the city centre and other areas of the city. Watery Lane is part of a
recognised cycle route.

4.12

Access into the site itself will be newly created, between the Severn Trent access (on
the same side of the carriageway) and the access into Hall Brook Road (on the
opposite side). A new stretch of footway will be provided, with dropped kerb crossing
points. The existing informal access in the southern corner of the site will be stopped
up. The internal road layout will be designed at the detailed stage; parking spaces
and manoeuvring areas will be provided in accordance with relevant standards and
guidance.

Indicative Masterplan

4.13

The Indicative Masterplan, submitted informally in support of the application,
has been informed by the draft Urban Extension Design Guide and associated
Appendix 1 which relates to masterplanning in the Keresley SUE. It seeks to create
a distinctive character commensurate with a smaller village-style development,
complementing the Arden landscape. Access is proposed from Watery Lane,
towards the southern end of the site, leading into a spine road with a clear hierarchy
of short lanes branching off, which in turn lead into private drives. The lanes and
drives are both designed as shared surfaces to promote a more pedestrian
environment and reduce the importance of cars. Changes in road surface materials
will further enhance the street hierarchy, defining boundaries between the public
spine road, semi-private lanes and private drives.

4.14

Junctions of lanes on the spine road are articulated with corner-turning houses,
giving active and animated frontages. Carefully placed houses create focal points at
changes in direction, and terminate views into the development. At the perimeter
edges of the site, the built form becomes more open and permeable and includes

incidental areas of open space in order to make the transition from urban to rural.
Towards the north-west boundary the building lines are gradually set back to allow
open views over Jubilee Wood and ensure a high quality interface with the natural
environment, in this urban edge location.
4.15

The development promotes groups of up to 10 houses, all outward facing to create
natural surveillance onto the access roads. Where possible, no back gardens are
“on show” and front doors face outward onto the streetscape. The arrangement,
together with the placement of gateway buildings at junctions and corners, will lead to
a legible layout that is easy and intuitive through which to navigate.

4.16

It is envisaged that the proposal will complement the western edge of the existing
residential area and provide a natural extension to the urban fabric.

5.0

Landscape
Existing Landscape

5.1

The existing site is an open grass field surrounded by established boundary hedges
with occasional trees. Hedges, which have generally become slightly overgrown,
consist principally of native species with a predominance of hawthorn. The existing
hedges provide good low level screening of the site from Watery Lane to the south
and from school buildings to the north-east.

5.2

A pre-development tree survey has been undertaken in accordance with
BS5837:2012; carried out by Ben Bennett Tree and Woodland Consultancy. Trees
and hedges, and their root protection areas, are shown on drawing no. 1856/18/01A
– Tree Constraints Plan, submitted as part of the planning application. Generally,
trees on the site have been identified as Category C (low quality) in the tree survey
report, with the exception of two oak trees (T4 and T5) on the Watery Lane frontage
and a single tree group (G15) in the centre of the south-east boundary.
Proposed Landscape

5.3

An Indicative Structural Landscape Concept (drawing no.1856/18/03) has been
prepared, which is included for illustrative purposes and shows the suggested
strategy for the landscape treatment on the site. Boundary trees and hedgerows are
generally to be retained and protected as shown on drawing no. 1856/18/02 - Tree
Retention, Removal and Protection Plan. This is in accordance with the
recommendations of the Draft Supplementary Planning Document (SPD) – Trees
and Development, Guidelines for Coventry. The position of the site access road has
been selected to enable retention of the two oak trees along the Watery Lane
frontage in line with the SPD’s recommendations. A section of hedgerow and one
tree will require removal for visibility, however these will be compensated for, by way
of new planting further into the site. Additional reinforcement planting is proposed to
the rear of the hedge, along the Watery Lane frontage, which will provide improved
screening. Planting is to be based upon mixed native shrub species which will
increase the overall habitat diversity on the site and be appropriate to the
surrounding landscape character.

5.4

Within the site existing boundary, hedges should be trimmed to promote and
maintain density. Existing trees should be managed in accordance with arboricultural
recommendations to ensure longevity. Additional tree and hedgerow planting should
be carried out using native species to fill gaps in boundaries and increase species
diversity.

5.5

Proposed frontage landscape, in association with the necessary drainage attenuation
measures, should be used as an opportunity to introduce native marginal planting

and species-rich grassland to increase biodiversity. Species should be selected in
conjunction with the ecologist.
5.6

The detailed proposals for the development (to be prepared at the reserved matters
stage) will include additional areas of soft landscape and open space within the site.
The species used for these areas should reflect the structural landscape, including
native tree and shrub species as appropriate to further improve the ecological value
of the site.

5.7

Maintenance of the structural landscape proposals will be essential for the success of
the scheme, and in the first year after planting the site should be maintained by the
contractor implementing the scheme. Thereafter, maintenance should be carried out
by the housebuilder’s management team to ensure successful establishment.
Conclusion

5.8

It is envisaged that over time, the structural landscape proposed for the Rookery
Farm site will develop to improve screening, enhance habitat diversity and provide a
framework that will help to assimilate the development into its surroundings.

6.0

Pre-Application Discussions and Publicity

6.1

In line with national planning policies and practice guidance, members of the project
team have been liaising with the planning authority since April 2018, including a faceto-face meeting on 9 May 2018. During this time, the proposed scheme has evolved
in response to comments and suggestions from Officers, particularly in relation to the
extent of supporting information required.

6.2

The team has taken the advice on board and the scheme submitted for planning
permission incorporates the recommendations of Officers, who have confirmed that
the proposed development is acceptable in principle, in a letter dated 15 June 2018.
The letter also confirms that an application on this site “could be considered on its
own” as it is a very small parcel of land and physically separate from other parcels in
the SUE.

6.3

In accordance with policy requirements, the local community has been consulted on
the application proposals prior to formal submission. This took the form of a leaflet,
which included a copy of the Indicative Masterplan and associated explanatory text,
upon which comments were sought (see Figure 4 overleaf). The leaflet was
delivered on 3 October 2018 to 500 properties, which included the following
addresses:











6.4

Watery Lane (from Penny Park Lane to Yellowstone Close) inc STW premises;
Yellowstone Close;
Hall Brook Road;
Bantam Grove;
Brookford Avenue;
Elphin Close;
Albert Crescent
President Kennedy School, Rookery Lane;
Farm Close; and
Edward Road.

The leaflet was also sent to the following by email on the same day:





Bablake Ward Councillors;
Holbrook Ward Councillors;
Keresley Parish Council; and
Coventry City Council Planning Officers.

Comments were invited by 19 October 2018, thereby allowing over 2 weeks to
respond.
6.5

Replies were received from 7 properties, yielding a 1.4% response rate. 5 responses
came from properties in Watery Lane; 1 response was sent from Bantam Grove and
the remaining respondent did not state any address/road, describing himself simply
as ‘a resident of the area.’ A number of concerns and comments were made, which
are summarised below:

Figure 4: Consultation Leaflet
























the site is in the Green Belt, in a semi-rural area, and therefore should not be
developed;
too many houses are already proposed in the area;
no need for more houses in Watery Lane – currently 239 properties for sale in the
CV6 post code;
the development probably won’t include affordable housing;
small clusters of houses would be ok;
40 houses would be acceptable here if the plans for the remaining housing
proposed in the area ceased;
loss of view which has been enjoyed for many years;
loss of wildlife;
existing drainage problems will be made worse, with increased flooding;
Watery Lane is already busy – do not want additional traffic;
due to levels of traffic, the junction of Watery Lane and Penny Park Lane is
already at saturation point, especially at peak times, close to the school, and
associated parking issues;
traffic travels too fast on Watery Lane;
the proposed site access is in a dangerous location – would be better if sited
opposite the Hall Brook Road junction;
Watery Lane is quite narrow and residents park on-street – there would be a
safety issue with the proposed access road;
the access into the site would cause problems for those living opposite who need
to park their cars on the highway;
the area already suffers from dangerous and inconsiderate on-street parking,
from Yellowstone Close (overspill) and close to the junction with Hall Brook Road
– any new access would worsen problems, wherever it was located;
parking is already difficult in Watery Lane – some residents have needed to
surface their front gardens to provide off-street parking spaces;
there is no footpath on the north-east side of Watery Lane;
insufficient parking spaces shown on the Indicative Masterplan;
the temporary access road to the school has still not been removed, despite
completion of works – adding a further access would cause additional problems;
the development will have a negative effect upon privacy and will cause
disruption during construction;
local schools are already over-subscribed – more houses will make this worse.

6.6

The applicants have considered the representations, and have replied to each of the
respondents accordingly in a generic letter of response, picking up the points listed
above. A copy of the letter to residents is attached to this Statement as Appendix A.

6.7

None of the Ward Councillors that were consulted on the application have replied to
the applicants. Furthermore, the Parish Council has not responded to the proposals
to date; the proposed development is, however, referred to on the Parish Council’s
website, including a link to a copy of the consultation letter.

6.8

In any event, formal consultation will take place when the planning application is
registered, giving further opportunity to comment, to the local planning authority.

7.0

Planning Policy Considerations
National Planning Policy and Guidance

7.1

The (updated) National Planning Policy Framework (NPPF) was published in July
2018 and is based upon the principles of sustainable development, and indeed
contains a presumption in favour of such development. In relation to social
objectives, the NPPF refers to the need to support “strong, vibrant and healthy
communities, by ensuring that a sufficient number and range of homes can be
provided to meet the needs of present and future generations; and by fostering a
well-designed and safe built environment” [paragraph 8]. It also reiterates the
requirement for applications to be determined in accordance with the development
plan (unless material considerations indicate otherwise). In relation to decisionmaking, this means “approving development proposals that accord with an up-to-date
development plan without delay” [paragraph 11].

7.2

New development should be well-designed, having regard to the natural, built and
historic environment (and any relevant design policies/guidance). Additionally, it
should seek to improve biodiversity, minimise waste and work towards a low-carbon
economy. The NPPF also states that “decision-takers at every level should seek to
approve applications for sustainable development where possible” [paragraph 38].
Pre-application engagement is also encouraged.

7.3

National Planning Practice Guidance (NPPG) is a web-based resource that brings
together planning guidance on numerous planning topics in one place. It was
originally published in March 2014, and adds further context to the NPPF in relation
to the practical application of planning. It replaces previous Government Circulars
relating to planning guidance and process, and is a material consideration in planmaking and decision-taking, notwithstanding its status as guidance only. It is
updated from time to time as necessary.
Local Planning Policy
Coventry Local Plan

7.4

The Coventry Local Plan (CLP) was adopted on 6 December 2017, and now
constitutes the development plan for Coventry (together with the City Centre Area
Action Plan (CCAAP), which has also been prepared and was adopted at the same
time). Together, these documents will guide development proposals until 2031,
alongside the NPPF, NPPG, Supplementary Planning Documents and other relevant
considerations.

7.5

In terms of overall levels of development growth and the Duty to Co-operate, the
Council has identified the quantum of housing need, and the extent to which this can
be accommodated within the city’s administrative boundary. Policy DS1: Overall
Development Needs, indicates that the objectively assessed housing need for the
Plan period (2011-2031) is at least 42,400 additional homes. It is not possible to
deliver this number of new dwellings within the city boundary and as such, a
significant proportion will need to be delivered in neighbouring authority areas within
the Housing Market Area (HMA). The Policy provides for a minimum of 24,600
additional homes to be delivered within the city boundary during the Plan period.
This level of delivery is reaffirmed in Policy H1: Housing Land Requirements.

7.6

Policy H2: Housing Allocations, sets out the sites to be allocated for residential
development and associated sustainable development principles. In particular, it
states that “the urban extension proposals at Keresley and Eastern Green are to be
brought forward in full accordance with comprehensive Masterplans and in
accordance with the Council’s Urban Extension Design Guidance SPD.” The
Keresley SUE is anticipated to deliver 3,100 homes during the Plan period. The
Policy sets out a number of requirements for the SUE, including the protection of
Jubilee Wood.

7.7

Policy DS4 of the CLP refers to masterplan principles, both on a general level and,
in particular, in relation to the two SUEs and the cross-boundary employment hub at
Whitley/Baginton. Policy DS4 (Part A) – General Masterplan Principles, refers
(inter alia) to phasing, delivery, design, integration, infrastructure and sustainability.
Specifically, it requires that “all new masterplans should be informed by consultation
with existing communities in adjoining areas” (prior to submission of a planning
application). Policy DS4 (Part C) – Keresley SUE Specific Masterplan Principles,
sets out detailed requirements for the SUE, to be considered in addition to the
general principles in Part A. Those which are generally relevant to the Rookery Farm
site include:
“i
iv

v

incorporate the recommendations of the Council’s SUE Design Guidance
SPD; [……]
establish a comprehensive green and blue infrastructure corridor focused
around the Ancient Woodlands, Hounds Hill and the Hall Brook. This corridor
should run north-south between the Burrow Hill Fort to the north and the
Jubilee Woodland to the south east;
identify clear access points to the site……”

7.8

In terms of generic housing considerations, Policies H3, H4, H6 and H9 are relevant
to this planning application. Policy H3: Provision of New Housing, states that new
residential development must provide a high quality residential environment, which,
inter alia, will include “safe and appropriate access, adequate amenity space and
parking provision and be safe from environmental pollutants such as land
contamination, excessive noise and air quality issues.”

7.9

Policy H4: Securing a Mix of Housing, refers to the mix of general market housing
in order to contribute towards a balance of house types and sizes across the city,
whilst recognising that such mix cannot always be achieved, due to site constraints
and/or viability. Policy H6: Affordable Housing, requires that new residential

schemes of 25 dwellings or more, or more than 1ha, will be expected to
provide 25% of all dwellings as affordable homes. The split of tenure of
affordable dwellings depends upon the existing concentration of such
dwellings. The application site falls within post code area CV6 2, which
requires a provision split of 12.5% social/affordable rental and 12.5%
intermediate housing.
7.10

Policy H9: Residential Density, considers the density of housing development in
terms of efficient use of land, whilst ensuring compatibility with the quality, character
and amenity of the surrounding area. It states that “Developments on Greenfield
sites should achieve a minimum of 30 dwellings per hectare (net).” The supporting
text to this Policy refers to the need to have regard to amenity space, landscaping

and appropriate onsite infrastructure. To this end, a percentage of the site should
remain undeveloped (at least 15% of the gross site area on sites below 2ha).
7.11

A number of CLP policies are of general relevance to the application proposals,
relating to sustainability, design, heritage, green environment, accessibility and
environmental management. These are summarised below.

7.12

Policy DS3: Sustainable Development Policy, refers to the presumption in favour
of sustainable development contained in the NPPF, and states that “Planning
applications that accord with the policies in the Coventry Local Plan (and, where
relevant, with policies in supporting plans) will be approved without delay, unless
material considerations indicate otherwise.”

7.13

Policy DE1: Ensuring High Quality Design, requires that all developments respect
and enhance their surroundings, and meet a number of key principles. These
include:
 context and local distinctiveness;
 protection of important views and the historic environment;
 high quality design with longevity, which is adaptable to changing conditions
and maximises the use of the site;
 responding to climate change and adopting sustainable and low carbon
construction principles; and
 conservation/ restoration/ enhancement of biodiversity.
The explanation for this policy states that “opportunities to reflect existing materials
and characteristics as part of new developments should be the starting point of any
design proposals.”

7.14

Policy HE2: Conservation and Heritage Assets, states that development
proposals will be supported where they preserve / enhance the historic environment,
with particular reference to Listed Buildings, Conservation Areas, Scheduled Ancient
Monuments/ archaeological sites, and Registered Parks and Gardens. In particular,
proposals should aim to sustain and reinforce the special character and
distinctiveness of the historic elements of Coventry, including (at paragraph 7c of the
policy) “the wider Arden rural environment on the fringe of the city comprising fieldsystems, ancient woodlands and commons which developed over centuries;
interspersed with a mix of settlements, farmsteads and smallholdings.”

7.15

Policy GE3: Biodiversity, Geological, Landscape and Archaeological
Conservation, sets out a number of expectations in relation to the protection,
enhancement and/or restoration of protected and non-protected sites of biodiversity
or geological value. Whilst all development proposals should seek to avoid negative
impacts on existing biodiversity, it is acknowledged that this may not be feasible, and
in such cases mitigation measures should be identified. If these are not possible on
site, then any loss should be offset elsewhere as a compensatory measure, in
exceptional circumstances.

7.16

Similarly, Policy GE4: Tree Protection, requires development proposals to avoid the
loss of trees where possible, replace trees that need to be removed and ensure that
existing trees worthy of retention are sympathetically incorporated into the overall
design of the scheme.

7.17

Policy AC1: Accessible Transport Network, expects development proposals to
integrate with existing transport networks by a choice of transport modes. Policy
AC3: Demand Management, refers to Transport Assessments, and the need for
parking provision in accordance with standards set out in Appendix 5 of the CLP.
Policy AC4: Walking and Cycling and Policy AC5: Bus and Rapid Transit,
require new developments to have safe and convenient access to walking and
cycling routes and the bus network. It is expected that development sites will have
access to a bus stop within 400m, with a regular service pattern of at least two buses
an hour serving the city centre.

7.18

Policy EM1: Planning for Climate Change Adaptation, requires all developments
to be designed to be resilient to, and adapt to the future impacts of, climate change.
This can be achieved by including design and construction measures that mitigate
against rising temperatures, optimising the use of multi-functional green
infrastructure, incorporating water efficiency measures and minimising vulnerability to
flood risk, including the use of Sustainable Drainage Systems (SuDS). Further
details are set out in the following policies:







Policy EM2: Building Standards
Policy EM3: Renewable Energy Generation
Policy EM4: Flood Risk Management
Policy EM5: Sustainable Drainage Systems (SuDS)
Policy EM6: Air Quality
Policy EM7: Waste Management.

Supplementary Planning Documents & Guidance
Design Guidance for New Residential Development SPG
7.19

The Council’s residential design guidance was published in 1991 but is still referred
to in considering applications for new residential proposals. It can be viewed as a
generic document for ‘standard’ housing, but some of the principles contained within
it are of relevance, although they need to be taken in context.
Urban Extension Design Guide (draft)

7.20

The Council published the above document in August 2018 for consultation.
Appendix 1 of the Guide contains a document relating to an Indicative Keresley
Masterplan. The purpose of the guidance is to inform the sustainable and high
quality delivery of development within the city’s Ancient Arden landscape area. It
updates previous guidance on Ancient Arden (1995), and encompasses the SUE
allocations at Keresley and Eastern Green. It is intended to provide a guide for new
development in the area in terms of design and delivery.

7.21

The Indicative Masterplan submitted informally in connection with the planning
application has been informed by the draft SPD, as referred to in chapter 4 above.
Delivering a More Sustainable City SPD

7.22

This SPD was published in January 2009 and is relevant to the consideration of the
proposed development. Its key aim is to increase the overall sustainability of

developments. It is referred to in detail in the Energy & Sustainability Statement,
submitted in support of the planning application.
Car and Cycle Parking Standards (CLP Appendix 5) and Coventry Connected SPD
(draft)
7.23

The Council’s parking standards (updated January 2018) are based on two distinct
zones, namely the city centre and the outer city. The level of car parking on sites
within the outer city will be determined in accordance with the criteria set out in Table
1 of the document, and justified within Transport Statements/ Assessments as
appropriate. For residential developments, the requirements will depend upon the
number of bedrooms per dwelling. A similar approach is taken to cycle parking.

7.24

The above document is referred to in the draft ‘Coventry Connected’ SPD, which was
published for consultation in August 2018. Its purpose is to provide more detailed
and prescriptive guidance on the accessibility policies outlined in the Local Plan,
including the information required to be submitted with planning applications, in
relation to transport matters.

7.25

Further consideration of the above guidance and standards is included in the
Transport Statement.
Air Quality SPD (draft)

7.26

This SPD was also published in August 2018 for consultation and seeks to support
measures to mitigate against and improve air quality impacts on new developments.
It aims to simplify the consideration of air quality impacts, focus on incorporation of
mitigation at design stage and provide clarity to developers. It also provides technical
guidance.

7.27

Further consideration of the SPD is included in the Air Quality Assessment submitted
as part of the outline planning permission.
Trees and Development Guidelines for Coventry SPD (draft)

7.28

Published in July 2018, this document provides a guide to the preservation and
protection of trees during development works through the planning system, with the
aim of leading to an improved approach to the retention and planting of trees, thus
contributing to sustainable development in the city. It sets out the procedures and
design criteria necessary to ensure the successful integration of existing trees, and
the planting of new trees, into development proposals.

7.29

The SPD is referred to in Section 5 of this Statement.

8.0

Summary of Environmental Considerations

8.1

A number of environmental reports have been submitted in support of the planning
application. Full details are contained in those reports; a brief overview of the main
findings and conclusions is set out below.
Ecology

8.2

An ecological appraisal was undertaken in August 2017 (updated October 2018)
which included an extended Phase 1 habitat survey and a desk-based study. The
information gathered from this assessment has informed the conclusions relating to
the intrinsic ecological value of the site and any constraints on development.

8.3

A single statutory designated site is located within 10 km of the application site
boundary (Ensor’s Pool Special Area of Conservation) which was designated for its
population of white-clawed crayfish. Surveys undertaken over recent years have,
however, confirmed that the species is no longer present. There are no perceived
development impacts on this site. There are a number of non-statutory designated
sites (Ecosites and Local Wildlife Sites) within 1km, however the impacts on these
sites are also considered to be insignificant.

8.4

The survey area is largely of low ecological value and comprises a single field
compartment of species-poor unmanaged grassland, bound by native hedgerows on
all aspects which are considered of moderate value under the Hedgerow Evaluation
Grading System (HEGS). None are classed as ‘important’ in accordance with the
Hedgerow Regulations 1997. All of the hedgerows are considered to be a Habitat of
Principal Importance under the NERC Act 2006 due to their native species
dominance.

8.5

Amongst the records of notable and protected species within 1km of the survey area
are six bat species, great crested newt (GCN) and numerous bird species:


Bats – the majority of the survey area is considered to provide low value
habitat for bats. The boundary habitats are of greater value, providing
opportunity for commuting and foraging. Due to the small size of the site and
likely retention of the hedgerows, it is highly unlikely that the site provides a
significant resource for the local bat population, and as a result bat transect
surveys will not be required in this instance. In addition, no potential roosting
sites are present within the site boundary;



Great Crested Newts – the site provides some, albeit limited, terrestrial
habitat for commuting and foraging GCN. No ponds are located within the
survey boundary or within 500m, therefore the presence of this species is not
considered a constraint to development;



Birds – the hedgerows and trees provide potential nesting habitat for birds,
these habitats are largely to be incorporated within the development
proposals, although minor losses will occur to facilitate access into the site.
Any removal required should be undertaken outside of the bird breeding
season (March to August).

No further evidence of, or potential for protected or notable species was recorded on
site and as a result, no further surveys (other than those discussed above) will be
required.
8.6

A Biodiversity Offsetting assessment has been undertaken to determine the impact of
the development within the site boundary. This assessment has demonstrated that
proposals for the site will result in a minor negative change, however it is considered
that the replacement habitats proposed will be of greater value to wildlife comprising
species-rich grassland, SuDS pond and additional native tree/shrub planting. A
summary of the assessment is included as Appendix 1 to the Ecological Appraisal
report.
Flood Risk

8.7

The application site is located wholly within Flood Zone 1 (low probability of flooding).
The nearest river to the site is the River Sowe, which lies approximately 1.8km to the
north-east. Other sources of flood risk assessed include pluvial flooding which was
found to pose a low risk, and sewers, groundwater and reservoirs, which were all
considered to pose a residual low risk.

8.8

Minor mitigation measures are nonetheless recommended, such as raising floor
levels 150mm above external levels, where feasible, which will address the low flood
risk from pluvial sources. External levels should also be arranged to direct overland
flows away from buildings and towards positively drained areas. As the site will
result in an increase in impermeable area, the accompanying Sustainable
Drainage Statement includes a drainage strategy drawing, based on sustainable
drainage principles, to manage surface water runoff from the development in such a
way to ensure that flood risk is not increased elsewhere.

8.9

In compliance with the requirements of NPPF, and subject to the mitigation measures
proposed, the development could proceed without being subject to significant flood
risk. Moreover, the development will not increase flood risk to the wider catchment
area as a result of suitable management of surface water runoff discharging from the
site. Further details are contained within the submitted Flood Risk Assessment
document.
Drainage

8.10

In accordance with good practice, the surface water drainage design for the new
development has considered sustainable drainage solutions, in order to provide
adequate capacity so as not to adversely impact upon flood risk, and associated
implications.

8.11

The site is located within a Source Protection Zone 1 and as such, drainage via
infiltration is not a viable option, in order to prevent groundwater contamination.
There are no existing watercourses in the vicinity which would be suitable for the site
to discharge to and this method is therefore not achievable. As the development
proposals require a restricted runoff rate, it will be necessary to provide attenuated
storage to balance the excess volume in a safe manner within the site. For the
purpose of this outline application, it is proposed that a combination of underground
geocellular storage and an attenuation pond will accommodate all of the necessary
storage. However, it may be possible to redistribute a portion of the storage within

other drainage components during the detailed design of the development, for
example within the pipe network or included SuDS features such as swales, filter
strips or permeable surfacing.
8.12

It is proposed to discharge the runoff from the development at a rate equivalent to the
mean annual flow rate (QBAR) under greenfield conditions with a 20% reduction.
Therefore, provision for long term storage is not required. An attenuation pond is to
be proposed to the south-western public open space area, in order to provide an
open SuDS feature through which all site runoff is proposed to pass through,
providing benefits for water quality purposes. The use of trapped gullies and catch
pit manholes are recommended to be utilised, providing additional treatment within
potential pollutant areas such as car parking spaces. Permeable paving should also
be considered at the detailed design stage.

8.13

It is proposed that foul water flows discharge to the Severn Trent public combined
sewer network within Watery Lane. The site levels indicate that a gravity fed
connection to the public network is achievable.

8.14

As the submitted Sustainable Drainage Statement supports an outline planning
application, the level of detail included is commensurate with such application, and
further consideration of the proposals will therefore be required at the detailed
planning stage.
Highways and Transport

8.15

The submitted Transport Statement (TS) asserts that the application site is located
within an accessible location for sustainable modes of travel. There are public
transport connections provided within 500m walking distance of the site to the local
surrounding areas and the city centre. There is a range of amenities and community
facilities within easy walking and/or cycling distance.

8.16

Access to the proposed development has been designed in accordance with the
Manual for Streets (MfS) Guidance. A Road Safety Audit of the access proposals
has also been undertaken; the results of this, and the subsequent design response,
are reproduced within Appendix 3 of the TS.

8.17

The level of parking provision for both vehicles and bicycles is yet to be confirmed for
the proposed development. However, the final level of parking provision for each
mode will be in accordance with Coventry City Council parking standards (as set out
in SPD) at the detailed design stage.

8.18

It has been calculated that the proposed development is forecast to generate 27 twoway vehicle movements during the morning peak hour and 30 during the evening
peak hour. Due to the low number of extra trips generated, it is considered that the
development will not have an adverse impact on the surrounding highway network,
and hence no detailed junction modelling is required.

8.19

Overall, it is concluded that the proposed development accords with the principles of
the NPPF, MfS and local highways SPD, and as such there should be no objection to
the planning application on transport grounds.

Ground Conditions
8.20

Phase 1 and Phase 2 Geo-environmental assessments have been undertaken, to
develop a scope of works, investigate, and assess ground conditions at the site. The
Phase 1 report provides a preliminary geo-technical assessment, following a desk
study and conceptual modelling. Phase 2 relates to a full geo-technical investigation
including ground conditions, ground gas, and risk assessments in connection with
human health, controlled waters and environmental liability.

8.21

Ground conditions encountered at the site confirmed the published geology of topsoil
overlying the Keresley Member (sandstone) which is classified as a Principal Aquifer.
Potable groundwater abstraction boreholes are located adjacent to the east of the
site, as part of the pumping station operated by Severn Trent Water Limited. No
groundwater was encountered during the investigation.

8.22

The investigation did not identify the presence of any significant contamination at the
site which would require remedial or mitigation measures regarding a risk to human
health or controlled waters (or any other relevant receptor) and no further
assessment or remediation is deemed necessary at this time. Should evidence of
contamination be found during development that had not previously been identified
during the site investigation, work should cease in the immediate area and the
environmental consultant notified.

8.23

Shallow spread foundations with lightly loaded ground bearing floor slabs are
anticipated to be a suitable foundation solution for the site. Full details of the
assessments and recommendations are contained in the Phase 2 report.
Noise

8.24

The existing noise environment is dominated by road traffic on Watery Lane, with
additional contributions from fixed plant associated with the telecommunications mast
to the east and operations at Prologis Park to the north.

8.25

A noise survey was undertaken in September 2018 and the results were assessed in
accordance with current standards and guidance, in consultation with the City
Council. The assessment indicates that with appropriate consideration of mitigation
measures (including the provision of suitable acoustic fencing adjacent to the mast
fixed plant, and glazing and ventilation to the facades facing directly onto Watery
Lane and the fixed plant) an acceptable level of protection could be afforded to future
noise-sensitive receptors on the site.

8.26

For rooms with no angle of view onto the road or the fixed plant, it is likely that
internal noise levels will be achieved with open windows.

8.27

Based on the results of the assessment, it has been demonstrated that the site is
suitable for residential development. To this end, the proposed development will be
acceptable on noise grounds, and noise need not be a determining factor in the
granting of any outline planning permission for the proposed use.

Air Quality
8.28

The whole of Coventry has been declared an Air Quality Management Area (AQMA)
in respect of annual mean nitrogen dioxide concentrations. To this end, an air quality
assessment has been undertaken in connection with the proposed development.
Due to data unavailability in the vicinity of the proposed development, the applicants
have carried out diffusion tube monitoring over a 3-month period, at the application
site and on nearby roads, in line with the Council’s requirements.

8.29

A qualitative construction phase assessment was undertaken and measures were
recommended for inclusion in a future Dust Management Plan to minimise emissions
during construction activities. With the implementation of these mitigation measures,
the impact of construction phase dust emissions is considered to be ‘not significant’
in accordance with relevant air quality guidance.

8.30

A detailed operational phase road traffic emissions assessment was undertaken to
consider the impact of development-generated traffic on local air quality and predict
pollutant concentrations at the proposed development site. The impact of the
proposed development on air quality is considered to be ‘negligible’ in accordance
with relevant air quality guidance.

8.31

Pollutant concentrations were also predicted across the proposed development site.
Concentrations of nitrogen dioxide and particulate matter were all predicted to be
below the relevant air quality objectives and therefore the site is considered to be
suitable for the proposed residential use with regard to air quality.

8.32

On the above basis, it is concluded that the proposals accord with policy guidance,
and the grant of planning permission should not be precluded on air quality grounds.

Archaeology
8.33

The application site lies within the Ancient Arden landscape, which is an area of
known archaeological significance. Whilst there will be a change from agricultural to
residential land use, the area surrounding the application site has already lost its
historic setting, following the continuing construction of residential estates and other
developments, such as that recently constructed at the President Kennedy School
and the nearby Prologis employment park to the north. To this end, the proposed
development is likely to have a low impact on its immediate setting.

8.34

The site was originally part of the Rookery Farmland estate. Following a period of
horse grazing since the early 1990s, it is now redundant. Whilst the site is
overgrown, it is still defined by hedgerows and trees along its boundaries, which
should be retained as far as possible.

8.35

The Historic Environment Record (HER) for Coventry indicates that there is low
potential for Roman or Prehistoric remains to be discovered during development of
the application site, but there is moderate to high potential for medieval and postmedieval remains within the assessment area. As the field has remained
undeveloped until the present day, any archaeology found on the site could
potentially be well-preserved. In such circumstances, further archaeological
investigation (such as a watching brief during ground works) would be
recommended.

8.36

Notwithstanding the above, and subsequently to the preparation of the initial
archaeological assessment referred to above, a recent geophysical survey of the site
in October 2018 did not reveal any anomalies of archaeological origin.
Energy & Sustainability

8.37

An Energy and Sustainability Strategy has been compiled and submitted in support
of the planning application. It provides a framework, at this outline stage, which sets
out the predicted energy consumption for the site, domestic water consumption and
electric car charging points. This allows flexibility for delivery at detailed design
stage, whilst complying with relevant planning policy.

8.38

The energy strategy for the site follows the energy hierarchy, with a focus on passive
design to reduce the incumbent energy prior to applying low or zero carbon
technologies. A target of 10% of the regulated and unregulated energy demand of
the houses on the site should be delivered through low or zero carbon technologies,
which may include shower waste heat recovery systems, PV panels or solar thermal
panels.

8.39

The development will incorporate sustainable design features, the details of which
will be determined at the reserved matters stage.

9.0

Appraisal of the principle of Residential Development

9.1

The application proposal represents an opportunity for a high quality, sustainable
development to be delivered, which will contribute towards a strong and vibrant
community, both for present and future generations. The application site is identified
for housing development in an up-to-date Local Plan, it is eminently suitable for
development and the proposed scheme accords with Local Plan policies, taking into
account the need/demand for such development whilst respecting the local context.
It is therefore considered to be in conformity with the strategic aims and objectives of
the NPPF, as well as CLP Policy DS3 and the principal housing policies H1 and H2.

9.2

The application site was promoted as a stand-alone housing site through the SHLAA
process and at various stages of the Local Plan, as it evolved. The site adjoins the
existing urban edge of Keresley, with development on three sides, and a maturing
woodland area to the remaining boundary. Notwithstanding the considerable
physical separation of the site from the main SUE area, the Council has chosen to
incorporate Rookery Farm and, concomitantly, the Jubilee Wood within the SUE. It is
therefore acknowledged by the applicants that the principles set out in CLP Policy
DS4 in relation to the Keresley SUE are a material consideration for this planning
application (to varying degrees). It is, however, equally recognised by Council
officers that the Rookery Farm site constitutes a very small proportion of the SUE
area and is physically separate (and somewhat remote) from the principal housing
areas; as such, whilst some of the policy requirements will be relevant, the
application will be considered on its own merits. To put this application into context,
the number of dwellings expected to be delivered on the application site amounts to
just over 1% of the anticipated total for the overall SUE.

9.3

It was agreed at the pre-application stage that a Framework Plan would be prepared
as part of the planning application, to establish the development parameters,
supported by an indicative masterplan. As set out in section 6 of this Statement,
public consultation has been undertaken with the local community, in the form of a
leaflet that included the masterplan. Whilst the masterplan is purely illustrative at this
outline stage, it has incorporated the guidance contained in the Council’s draft Urban
Extension Design Guide (and Appendix 1 relating to Keresley) and takes account of
the interface with the Jubilee Wood. The application also seeks approval for the
access point into the site at this stage. As such, the proposal accords with the
provisions of Policy DS4. The final scheme will be worked up at the reserved
matters/full application stage, but will be expected to be of high design quality in
accordance with the principles set out in Policy DE1.

9.4

In line with Policy H3, the indicative masterplan has responded to the need to provide
a high quality residential environment, with safe means of access, parking provision
and amenity space. It indicates a mix of housing types and sizes, including 25%
affordable homes, as required by Policies H4 and H6. As referred to earlier in this
Statement, housing density equates to 26 dph (gross). Policy H9 requires greenfield
sites to achieve a minimum density of 30 dph (net). The indicative net site area
would generate a density of approximately 30 dph, in line with this policy. Whilst this
is at the lower end of the spectrum, it is considered suitable given the urban edge
location and the woodland interface. The indicative site layout also meets the Local
Plan requirement for at least 15% of the gross site area to remain undeveloped, to
achieve an acceptable balance of development and green space, in the interests of a
high quality environment, as referred to in the supporting text to Policy H9.

9.5

In view of the site’s location at the edge of the wider Ancient Arden area, an
Archaeological Desk-Based Assessment (DBA) has been undertaken, in accordance
with the provisions and expectations of Policy HE2. The DBA has demonstrated that
the proposed development will have no adverse impact upon archaeology, setting or
the landscape character of the area. As such, it is considered that the proposed
development is acceptable in principle; further archaeological investigation should be
undertaken (watching brief) as any remains found on site could be well-preserved.

9.6

Whilst the application site is considered to be of low ecological value generally, it is
inevitable that the proposed development of this greenfield site will result in a loss of
value, as confirmed by a biodiversity offsetting assessment. Notwithstanding, a
number of mitigation measures are proposed, to reduce the potential loss, including
new habitats of greater wildlife value. In allocating the site within the Local Plan, the
acceptability of its development is implicit, in principle, as is the ability to deal with
biodiversity mitigation, bearing in mind the provisions of Policy GE3 and the
opportunities to enhance wildlife within the wider SUE.

9.7

Most of the existing trees and hedges on the site are to be retained and new tree and
shrub planting will take place as part of the development scheme, using suitable
native species to help integration within the existing landscape and improve
biodiversity. In preparing the indicative landscape concept plan, consideration has
been given to the provisions of Policy GE4 of the Local Plan (Tree Protection) and
the advice contained in draft SPD relating to trees and development.

9.8

The application site is accessible by a choice of transport modes. Its location
enables it to take advantage of a range of amenities and community facilities within
easy walking or cycling distance. A Transport Statement (including a safety audit)
has been submitted with the planning application, as summarised in paragraphs 8.15
– 8.19 above. As this is an outline planning application, parking levels are yet to be
determined, however they will comply with the Council’s standards. CLP Policies
AC1, AC3, AC4 and AC5 are therefore considered to be complied with. The TS has
demonstrated that a low number of additional trips will be generated as a result of the
proposed development, which will not have an adverse impact upon the surrounding
highway network.

9.9

The Energy & Sustainability Strategy promotes a sustainable approach to
development design and addresses the key sustainability topics highlighted in the
‘Delivering a More Sustainable City’ SPD. It refers to matters such as materials and
waste, ground conditions, water, transport, noise and air quality, consistent with the
Environmental Management policies of the CLP referred to in paragraph 7.18 above.

9.10

In relation to the environmental considerations of flood risk and drainage, noise and
air quality, and ground conditions, as summarised in section 8 above, there will be no
adverse impacts (mitigation will be required in some areas) as a result of the
proposed development. In particular, the site is not considered to be at risk from
flooding, and use of SuDS will help to reduce surface water run-off. Mitigation
measures are proposed to reduce potential noise and air quality impacts.

9.11

In view of the above, it is considered that the application proposal is in accordance
with the strategic aims and objectives of the NPPF and local planning policy, as well
as supplementary planning guidance. It will contribute towards housing needs, and
the accessible location will allow residents of and visitors to the site to take
advantage of non-car modes of travel, including walking, cycling and public transport.

10.0

Conclusion

10.1

This application for outline planning permission proposes a sustainable housing
development of a site that has been allocated for residential use. It has taken on
board the advice provided by officers at the pre-application stage, including the
various environmental and technical assessments requested. The submitted
Indicative Masterplan demonstrates how a high quality development could be
achieved, bearing in mind the relevant policies of the Local Plan and associated
supplementary guidance.

10.2

Notwithstanding its inclusion in the SUE, this urban edge site relates far more to the
existing built-up area of Keresley and is physically detached from the main housing
areas of the SUE. Given its ‘independence’, officers have agreed that the site should
be considered as a stand-alone site. Nonetheless, the policies and provisions set out
in relation to the SUE have been taken into account, insofar as they are relevant to
this application.

10.3

Being situated at the edge of the built-up area, the site lies in close proximity to local
amenities and is accessible by a choice of transport means. The development will
not have an adverse impact upon the surrounding highway, due to the low level of
extra car trips anticipated. With mitigation, no adverse environmental effects are
expected to be generated by the development, during construction or at the
operational stage.

10.4

Consultation with the local community generated very little interest, with a response
rate of 1.4% of those properties notified.

10.5

In summary the proposal is accessible, sustainable and deliverable; it contributes
towards housing need and accords with the relevant planning policy considerations
and guidance, as set out in the adopted Local Plan and the NPPF.

10.6

It is therefore concluded that the development proposed is acceptable in view of local
and national planning aspirations, and in all other respects. As such it is respectfully
requested that outline planning permission be granted.

APPENDIX A

Letter to Residents dated 31 October 2018

