
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
Tamworth Borough Council 
– Local Plan 2006-2031 
Delivery of Sustainable 
Urban Extensions 
 



Tamworth Borough Council – Local Plan 2006-2031 Delivery of Sustainable Urban Extensions  
2015 

Contents 
 

Section 1: Introduction 3 
Section 2: Emerging Local Plan Policy and Consultee Workshops (What and Where) 5 

Presubmission Local Plan Policy 5 
Consultee Workshops with MADE 12 

Section 3: Phasing and Viability (When and How) 13 
Phasing 13 
Whole Plan Viability Study 17 

Section 4: Conclusion 19 
Appendix 1: MADE SUE Design Workshop Reports and Development Frameworks  
Appendix 2: Site Promoter Indicative Masterplans  

 
 

 
 

Table 1 Infrastructure Summary for Sustainable Urban Extension Sites 6 
Table 2 Anker Valley Delivery Timeline 15 
Table 3 Golf Course Delivery Timeline 16 
Table 4 Dunstall Lane Delivery Timeline 17 

 
 
 

 2 
 



Tamworth Borough Council – Local Plan 2006-2031 Delivery of Sustainable Urban Extensions  
2015 

Section 1: Introduction 
1.1 The emerging Tamworth Borough Council (TBC) Local Plan makes three 

sustainable urban extension allocations. These strategic sites will make a moderate 
contribution to the land supply for the first 5 years of the plan and a significant 
contribution to the supply for years 6-10 and 11-15.  

1.2 Paragraph 47 of the NPPF requires local planning authorities to:  

 identify and update annually a supply of specific deliverable11 sites sufficient 
to provide five years worth of housing against their housing requirements 
with an additional buffer of 5% (moved forward from later in the plan period) 
to ensure choice and competition in the market for land. Where there has 
been a record of persistent under delivery of housing, local planning 
authorities should increase the buffer to 20% (moved forward from later in 
the plan period) to provide a realistic prospect of achieving the planned 
supply and to ensure choice and competition in the market for land;  

 identify a supply of specific, developable12 sites or broad locations for growth, 
for years 6-10 and, where possible, for years 11-15;  

The footnotes to the paragraph state that:  

11. To be considered deliverable, sites 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 five years and in particular that 
development of the site is viable. Sites with planning permission should be 
considered deliverable until permission expires, unless there is clear evidence that 
schemes will not be implemented within five years, for example they will not be 
viable, there is no longer a demand for the type of units or sites have long term 
phasing plans. 

12. To be considered developable, sites should be in a suitable location for housing 
development and there should be a reasonable prospect that the site is available 
and could be viably developed at the point envisaged. 

1.3 The Site Selection Paper (2014) establishes the suitability and availability of the 
sustainable urban extension sites. In order to meet the annualised housing target in 
the Local Plan in line with the guidance above it also needs to be demonstrated that 
the first phases of delivery on each allocation should be achievable within 5 years 
and should be viable. As the remainder of each development is required in years 6-
10 of the plan or later, there need only be a reasonable prospect that they could be 
viably developed. This paper goes as far as possible to demonstrate that each site is 
achievable in full, but a degree of uncertainty in later phases is acceptable.   

1.4 Before the withdrawal of the previous version of the Local Plan in 2013 the Inspector 
for the examination set out his concerns ahead of an exploratory meeting. 
Soundness issues set out in the document Summary of the Inspector’s Key 
Concerns related to ‘what will be delivered; where it will be delivered; when it will be 
delivered; and how it will be delivered through the Plan’. Paragraphs 12 and 13 of 
this document refer specifically to these concerns in relation to the strategic housing 
allocation at Anker Valley and the need for detail on constraints, proposals, 
infrastructure, milestones, phasing, funding and viability.  
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1.5 This paper is structured around answering those what, where, how and when 
questions in order to demonstrate the achievability and viability of the sustainable 
urban extensions at Anker Valley, the Golf Course and Dunstall Lane. Policies in the 
pre-submission Local Plan establish what is expected of the allocations in terms of 
housing numbers, design and infrastructure. These are elaborated in Section 2, 
which also explains how on-going master planning will determine where elements of 
the developments will be located. When and how matters will ultimately be 
determined by developers, infrastructure providers and the specific requirements of 
planning permissions and obligations. Nevertheless achievability is demonstrated in 
Section 3 by suggesting deliverable phasing of housing and infrastructure and 
looking at the viability evidence in support of the Local Plan.  

1.6 It is important to establish that this paper and appendices demonstrate one way in 
which the SUEs can be developed and that housing delivery and infrastructure 
timescales are indicative and based upon the most up to date information. The 
detailed phasing and delivery of housing and infrastructure on each site will be 
considered and determined in much greater detail when determining a planning 
application. In short, the paper only seeks to demonstrate how the SUEs are 
deliverable and developable over the plan period.   

1.7 The paper brings together the results of collaborative working with stakeholders 
including site promoters and statutory consultees that are described in other 
elements of the Local Plan evidence base, primarily the pre-submission Local Plan 
Site Selection Paper (2014), Sustainability Appraisal (2014) and Whole Plan 
Viability, Affordable Housing and CIL Study (2014) that have been available for 
scrutiny under public consultation. 
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Section 2: Emerging Local Plan Policy and Consultee 
Workshops (What and Where) 

Presubmission Local Plan Policy 
2.1 The emerging Local Plan seeks to secure the Council’s spatial vision for Tamworth’s 

future. The aspirations for the Borough and how it will have changed by 2031, 
contained in the vision, include the following: 

New house building will have responded to local need by increasing the supply of 
affordable housing, widening housing choice and preventing homelessness. 
Appropriate housing will have been built to meet the needs of an ageing 
population requiring specialist needs and support or care. The design of new 
housing and the adaptation and renovation of the existing housing stock will have 
created safer, greener and accessible living conditions in both the public and 
private sector. 

Sustainable urban extensions to the town will be created. These will have a mix 
of housing and community facilities where required, with excellent connectivity to 
the town centre and beyond. 

2.2 The vision will be delivered by Strategic Spatial Priorities, and the creation of 
sustainable urban extensions will contribute to a number of these: 

SP1 Making the most efficient and sustainable use of the Borough’s limited 
supply of land and recognising that an element of future development will 
be provided by neighbouring authorities. 
 

SP4 To facilitate the provision of convenient and accessible services and 
community infrastructure across the Borough, particularly in the most 
deprived neighbourhoods where initiatives that provide additional support, 
information and services to residents will be encouraged and supported. 
 

SP5 To provide a range of affordable, adaptable and high quality housing that 
meets the needs of Tamworth residents. 
 

SP7 To encourage active and healthier lifestyles by providing a network of high 
quality, accessible green and blue linkages and open spaces and formal 
indoor and outdoor recreation facilities that meet identified need and link 
neighbourhoods to each other and the wider countryside. 
 

SP9 To protect and enhance heritage assets by ensuring that proposals for 
change respect the historic character of the Borough including street 
layout, surviving historic buildings, street furniture, archaeology and open 
spaces. 
 

SP10 To create safe, high quality places that deliver sustainable neighbourhoods 
and reflect Tamworth’s small-scale and domestic character using a blend 
of traditional and innovative design techniques. 
 

SP12 To promote sustainable transport modes for all journeys by improving 
walking, cycling and public transport facilities throughout the Borough and 
to neighbouring areas and beyond. 
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2.3 The three sites are allocated by emerging Local Plan Policy HG2 Sustainable Urban 
Extensions. The policy also sets outs broad design and infrastructure requirements 
and how specific constraints on each site should be approached. The detail of 
development within the sustainable urban extensions and the type of housing, 
facilities and infrastructure will also be shaped by other policies throughout the 
emerging Local Plan. In general, policies in Chapter 5 of the Local Plan will 
determine the mix and density of housing; Chapter 6 will ensure a high quality of 
design and local environment and Chapters 7 and 8 will secure facilities and 
infrastructure. The Council has also worked with other members of the Tamworth 
Strategic Partnership to prepare an Infrastructure Delivery Plan, in Appendix B of the 
Local Plan. Where infrastructure needs have been identified they are itemised, 
prioritised and estimates are made for costs, funding sources and phasing. These 
include infrastructure needs relating to the sustainable urban extensions, including 
essential new primary schools and measures to provide suitable access. To some 
extent requirements have been further refined through discussions with site 
promoters and they will continue to be so.  

2.4 Table 1 summarises the infrastructure requirements for each of the sites and their 
priority for site delivery. All infrastructure items are necessary to make the 
development sustainable, including those classified as ‘other’. Some are classified 
as ‘essential’ because it is critical they are delivered before dwellings become 
available for occupation or within a certain limit of occupation. The timely delivery of 
essential infrastructure is a key consideration for achievability. 

Table 1 Infrastructure Summary for Sustainable Urban Extension Sites 

Infrastructure Item Priority for Delivery 

Anker Valley 

Green and Blue Infrastructure Linkages and Sustainable 
Drainage Systems – 

Mitigation is required to neighbouring local wildlife sites which 
could include buffer zones and planting of native species to 
create resilient ecological networks. Such network links are also 
required to the surrounding open countryside. Any features of 
nature conservation value such as watercourses or woodland 
should be appropriately buffered with planting of native species. 
Maintenance of ancient/diverse hedgerows and hedgerow trees 
are shown as high priority Staffordshire Biodiversity Action Plan 
(BAP) targets.   

Mitigation to the landscape character of the surrounding area 
can include careful landscaping, particularly at the edge of the 
site, so that it is compatible with the surrounding countryside. 

Risk of surface water flooding should be controlled by ensuring 
that surface water flow routes are managed within the site and 
also restrict the discharge of surface water to allowable 
discharge rates in accordance with discharge agreements with 
Severn Trent Water (if connecting to the public surface water 
sewer) or seek to reduce discharge rates towards Greenfield 
runoff rates. Maintenance and improvement of the quality and 
quantity of water in rivers and streams, and maintaining the 
quality of all natural existing channel features are also high 

Other 
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Infrastructure Item Priority for Delivery 

priority BAP targets in this area. 

Public Open Space with Play and Sports Provision – 

All residential development should be within walking distance of 
high quality public open space and where possible play and 
sports facilities. New on-site open space should be provided 
where this is not the case using a standard of 2.43 hectares per 
1000 population as a guide. Tamworth’s existing provision and 
needs are set out in the Recreational Open Space Review 
(2011) and the Joint Indoor and Outdoor Sports Strategy update 
paper (2014). This includes existing deficits of particular types of 
open space and facilities. 

Other 

Local Convenience Store / Centre – 

Convenience retail and other community facilities where market 
demand exists should be provided in a new local centre to 
reduce environmental and highways impacts of trips off site, 
allow for an inclusive local community and prevent 
oversubscription of existing facilities in the borough. 

Other 

New Primary School and Contributions to Secondary 
School – 

A 1 form entry primary school (6 out of the 7 classroom capacity 
would be to serve the site) is required on occupation of 50 
dwellings and an off-site contribution to expansion of secondary 
schools and further education centres. This is due to limited 
existing places in local schools and colleges. 

Essential 

Internal Pedestrian and Cycle Connectivity and Bus Stops -  

Development should be accessible by walking, cycling and 
public transport and proposals should prioritise access by these 
modes of transport above the private car, providing suitable 
access for all people and reducing the impact of travel on the 
environment. Opportunities should also be taken to improve 
access to wildlife and the countryside. 

Other 

Pedestrian and Cycle Link to Existing Urban Area to the 
West – 

Suitable access to Anker Valley for walking and cycling will 
require a new pedestrian footbridge over the Cross Country 
railway line which would enhance links to the rail station, town 
centre and education facilities, including the post-16 Academy. 
This need has been established through the outline planning 
application. 

Essential 

North Tamworth Local Transport Package –  

Development requires a contribution towards the scheme to 

Essential 
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Infrastructure Item Priority for Delivery 

ease operation of the heavily trafficked Gungate corridor. It will 
deliver improved traffic control to link signal controlled junctions 
and pedestrian facilities, increased junction capacity and traffic 
management. Bus connectivity improvements and extended 
pedestrian and cycling connectivity are also proposed.  

Golf Course 

Green and Blue Infrastructure Linkages and Sustainable 
Drainage Systems – 

Mitigation is required to neighbouring local wildlife sites and 
Alvecote Pools Site of Special Scientific Interest (SSSI), which 
could include buffer zones and planting of native species to 
create resilient ecological networks. Such network links are also 
required to the surrounding open countryside. Any features of 
nature conservation value such as watercourses or woodland 
should be appropriately buffered with planting of native species. 
A buffer will be required between the housing and the SSSI to 
reduce impacts from urban edge effects, such as invasive 
species, fly tipping, fire and predatory pets.   

Mitigation to the landscape character of the surrounding area 
can include careful landscaping, particularly at the edge of the 
site, so that it is compatible with the surrounding countryside. 

Sustainable Drainage Systems should ensure protection of the 
SSSI from runoff and contamination. Risk of surface water 
flooding should be controlled by ensuring that surface water flow 
routes are managed within the site and also restrict the 
discharge of surface water to allowable discharge rates in 
accordance with discharge agreements with Severn Trent Water 
(if connecting to the public surface water sewer) or seek to 
reduce discharge rates towards Greenfield runoff rates.  

Other  

& 

Essential (SuDS element 
for receiving bulk 
drainage from 
development parcels) 

 

Public Open Space with Play and Sports Provision – 

All residential development should be within walking distance of 
high quality public open space and where possible play and 
sports facilities. New on-site open space should be provided 
where this is not the case using a standard of 2.43 hectares per 
1000 population as a guide. Tamworth’s existing provision and 
needs are set out in the Recreational Open Space Review 
(2011) and the Joint Indoor and Outdoor Sports Strategy update 
paper (2014). This includes existing deficits of particular types of 
open space and facilities. 

Green space must be very carefully considered in terms of its 
ability to attract people who would otherwise visit the SSSI. Sites 
to attract dog walkers should provide safe off-road parking and a 
range of routes.  

Other 

Local Convenience Store / Centre – 

Convenience retail and other community facilities where market 

Other 
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Infrastructure Item Priority for Delivery 

demand exists should be provided in a new local centre to 
reduce environmental and highways impacts of trips off site, 
allow for an inclusive local community and prevent 
oversubscription of existing facilities in the borough. The centre 
may provide the opportunity to relocate an existing doctor’s GP 
surgery and extend the range of services offered.  

New Primary School and Contributions to Secondary 
School – 

A 2 form entry primary school to serve the site is required, 
available within the earliest phase of development, and an off-
site contribution to expansion of secondary schools and further 
education centres. This is due to limited existing places in local 
schools and colleges. 

Essential 

Internal Pedestrian and Cycle Connectivity and Bus Stops -  

Development should be accessible by walking, cycling and 
public transport and proposals should prioritise access by these 
modes of transport above the private car, providing suitable 
access for all people and reducing the impact of travel on the 
environment. Opportunities should also be taken to improve 
access to wildlife and the countryside. 

Creation of circular walks, connecting open spaces and the 
public rights of way network into the countryside close to the 
proposed settlement, can provide an attractive and convenient 
alternative to Alvecote Pools SSSI. Access management 
measures can include promotion of less sensitive areas to 
visitors, provision of interpretation and path enhancement in less 
sensitive areas (avoiding public rights of way which lead to the 
SSSI) and promotion of issues such as the need to keep dogs 
on leads. 

Other 

Second Road Access –  

Staffordshire County Council (SCC) Transport have advised that 
a second access is required due to the number of dwellings 
planned and this has been explored through preliminary 
transport work prepared in support of the pre-application 
consultation. The site already has a single access from Eagle 
Drive. 

Essential 

Off-site Glascote Road / Marlborough Way Roundabout 
Improvement – 

Preliminary transport assessment work in support of the pre-
application consultation has identified potential off-site impacts 
at this junction which should be mitigated by a junction 
improvement scheme. 

Other 

2 x Sewage Pumping Stations – Essential 
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Infrastructure Item Priority for Delivery 

Ground topography of the site suggests it will not be possible to 
connect via gravity into the existing network. This means it will 
require pumping. Council officers commissioning the planning 
application for the site have discussed the need with Severn 
Trent Water and a Sewer Capacity Study will finalise the exact 
requirements. 

Dunstall Lane 

Green and Blue Infrastructure Linkages and Sustainable 
Drainage Systems – 

Mitigation is required to neighbouring local wildlife sites which 
could include buffer zones and planting of native species to 
create resilient ecological networks. Such network links are also 
required to the surrounding open countryside. Any features of 
nature conservation value such as watercourses or woodland 
should be appropriately buffered with planting of native species. 
Maintaining ancient and diverse hedgerows /hedgerow trees 
and arable field margins are high priority BAP targets. 
Maintaining, enhancing and increasing water bodies 
/catchments, lowland wet grassland, reedbeds and wet 
woodlands are very high priority BAP targets.  

Mitigation to the landscape character of the surrounding area 
can include careful landscaping, particularly at the edge of the 
site, so that it is compatible with the surrounding countryside. 

Risk of surface water flooding should be controlled by ensuring 
that surface water flow routes are managed within the site and 
also restrict the discharge of surface water to allowable 
discharge rates in accordance with discharge agreements with 
Severn Trent Water (if connecting to the public surface water 
sewer) or seek to reduce discharge rates towards Greenfield 
runoff rates. Maintaining and improving the quality and quantity 
of water and quality of all natural existing channel features in 
relation to rivers and streams are very high priority BAP targets. 
Developed areas should incorporate sustainable drainage 
measures to control run off and these could include ponds and 
swales etc which may provide opportunities to incorporate 
biodiversity enhancements. 

Other 

Mitigation or compensation for loss of floodplain grazing 
marsh - 

UK BAP priority habitat covers a large portion of the site. 
Mitigation should reduce the net loss or impact to the ecological 
networks and priority species populations. This will require 
further assessment and exploration by the site promoter. 

Other 

Flood risk mitigation measures – 

A large part of the site area is located in Flood Zone 2. The 
detail of mitigation measures will be provided by a sites specific 

Essential 
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Infrastructure Item Priority for Delivery 

flood risk assessment to be prepared by the site promoter. 

Public Open Space with Play and Sports Provision – 

All residential development should be within walking distance of 
high quality public open space and where possible play and 
sports facilities. New on-site open space should be provided 
where this is not the case using a standard of 2.43 hectares per 
1000 population as a guide. Tamworth’s existing provision and 
needs are set out in the Recreational Open Space Review 
(2011) and the Joint Indoor and Outdoor Sports Strategy update 
paper (2014). This includes existing deficits of particular types of 
open space and facilities. 

Other 

Local Convenience Store / Centre – 

Convenience retail and other community facilities where market 
demand exists should be provided in a new local centre to 
reduce environmental and highways impacts of trips off site, 
allow for an inclusive local community and prevent 
oversubscription of existing facilities in the borough. 

Other 

New Primary School and Contributions to Secondary 
School – 

A 1 ½ form entry primary school to serve the site is required, 
available within the earliest phase of development, and an off-
site contribution to expansion of secondary schools and further 
education centres. This is due to limited existing places in local 
schools and colleges. 

Essential 

Internal Pedestrian and Cycle Connectivity and Bus Stops -  

Development should be accessible by walking, cycling and 
public transport and proposals should prioritise access by these 
modes of transport above the private car, providing suitable 
access for all people and reducing the impact of travel on the 
environment. Opportunities should also be taken to improve 
access to wildlife and the countryside. 

Other 

Pedestrian and Cycle Link to Broad Meadow and the 
Existing Urban Area to the North – 

Visography Tracc analysis carries out be SCC shows that 
improved pedestrian and cycle links at this location would 
significantly increase the accessibility of the site. This would 
allow access from the existing urban area to the new school on 
the site and access from the site to Lichfield Road Employment 
Area to the north. 

Other 

Second Road Access or Acceptable Equivalent Single 
Access Design – 

Essential 
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Infrastructure Item Priority for Delivery 

SCC Transport have advised that a second access is required 
due to the number of dwellings planned. Preliminary work 
submitted by the site promoter shows a design for a single dual 
carriageway access from Meadow Road / Ventura Park Road 
intended to act as two access points. 

 

Consultee Workshops with MADE  
2.5 The Local Plan establishes what should be delivered by development on each of the 

sustainable urban extension sites. In order to demonstrate where the elements of 
each extension could be appropriately situated, urban design workshops were held 
by the Council in summer 2014. All key statutory and non-statutory consultees were 
invited as well as other Council services and a range of professions and 
organisations were represented among the participants.  

2.6 The workshops were facilitated by an expert design panel provided by MADE 
(Midlands Architecture and the Designed Environment, the regional architecture 
centre) following site visits by the panel. The sessions involved site analysis, working 
up possible development frameworks in groups and some discussion of 
infrastructure phasing, facilitated by the panel (reports of the workshops and 
development frameworks are attached at Appendix 1).  

2.7 The output from the workshops has been used as the starting point for discussions 
with developers to translate the vision set by the Local Plan into detailed 
masterplans. They have been used to inform negotiations on the timing of delivery, 
described in the next section. The timing of infrastructure needs will also likely 
influence the layout of sites as they become further organised into phases of 
housing development that can fund the delivery of infrastructure in the right 
sequence. Indicative masterplans provided by developers are included for 
information at Appendix 2. 
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Section 3: Phasing and Viability (When and How) 

Phasing 
3.1 The timelines for each sustainable urban extension site in this section help to 

demonstrate the achievability of completion rates and infrastructure delivery required 
to deliver the Local Plan strategy. Sales rates and the business plans of developers 
will finalise project planning, so delivery rates in any given year cannot be accurately 
predicted and exact deadlines for infrastructure will be related to the level of 
completions. The delivery rates shown in the Local Plan trajectory and used here are 
therefore indicative and based on typical delivery rates for larger sites.  

3.2 The timelines, together with development frameworks and indicative developer 
master plans, do have the potential to be used to organise spatial phases of house 
building to support infrastructure delivery requirements. As noted by the site 
promoters for Dunstall Lane however, multiple spatial phases may be built out in 
parallel by several developers rather than each phase only following completion of 
another. 

3.3 Staffordshire County Council require a new Primary School on each of the SUEs. 
These schools are to be delivered in the first phases of delivery on each SUE. The 
County Council in principal have two general approaches to delivering new schools: 

 SCC take responsibility for building the school – an initial payment is 
received from the developer and then instalments are paid to SCC 
through the build out of the SUE. The details of this will be agreed on an 
individual basis in each S106. SCC would commission the construction of 
the school and recoup its initial investment via phased S106 payments 
from the developer. A contribution would be needed on or before 
commencement for design costs, planning application requirements and 
to start the build. 

 The developer agrees to build the school and that the construction is 
completed and the school transferred to the county within a pre-
determined timescale or number of houses completed. The School design 
and specifications would need to be agreed with SCC education before a 
planning application is submitted for the detailed design requirements. 
The developer would be required to obtain planning permission for the 
new school before commencing construction of any dwellings. 

The developer would be required to notify SCC in writing prior to submission of a 
detailed planning application which option they intend to implement. 

3.4 Discussions have been held with site promoters to discuss delivery timelines and the 
outcomes are shown in tables 2, 3 and 4. There is some variation with the 
assumptions of the promoters and those used in this paper and the Council have 
estimated the delivery for infrastructure where this information was not provided:  

Anker Valley  

 The site promoters have secured a committee resolution to grant outline 
permission subject to Section 106 negotiations. 
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 The promoter predicted milestones based on an earlier start on site but with 
only 5 dwellings completed in 2016, therefore the date has not been 
adjusted.  

 The promoter assumed a delivery rate of 50 dpa based on one developer on 
site. As it was not contested that the site could be divided with multiple 
developers building at the same time the delivery rate of 75 dpa from the 
Local Plan is retained.  

 The promoter set dates for completion of access and services, the primary 
school and the pedestrian bridge. The North Tamworth Local Transport 
Package implementation is already underway by SCC so completion is 
predicted in line with their plans. The remainder of the infrastructure is 
predicted towards end of the timeline without specific dates but should be 
delivered by the time entire site is complete. Individual elements of green 
infrastructure would be expected earlier within each parcel. 

Golf Course 

 Council officers responsible for site disposal are currently preparing an 
application for outline permission and are minded to secure infrastructure 
through planning obligations. Infrastructure provision may also be supported 
by conditional land sales and retention of land by TBC to deliver green 
infrastructure and a local centre and transfer of land for a primary school to 
SCC. 

 Milestones and dates for essential infrastructure, off-site highway works and 
the local centre were provided by Council officers commissioning the 
planning application. They assumed an earlier start date but more 
conservative milestones have been used in line with the trajectory as the golf 
course is a large site and added time for flexibility will allow for contingency. 
The delivery rate of 110 dpa for housing was agreed. 

 The remainder of the infrastructure is predicted towards end of the timeline 
without specific dates but should be delivered by the time entire site is 
complete. Individual elements of green infrastructure would be expected 
earlier within each parcel. 

 

Dunstall Lane 

 The site promoter is currently minded to secure an outline planning 
permission which allows the site to be developed as a series of parcels. This 
will allow phasing and for different house builders to work on different parts of 
the site at the same time. The promoter would carry out the preliminary 
infrastructure works (re-grading, access, ecological mitigation, flood risk 
mitigation) and retain control over the delivery of the major infrastructure 
required in association with the scheme to reduce risk and maintain delivery 
rates.   

 The promoter assumed an earlier start on site date of 2016 but more 
conservative milestones are used here in line with the Local Plan trajectory. 
The rate of housing delivery of 70 dpa was agreed as an estimate. 
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 Delivery of the primary school was assumed along similar lines to Anker 
Valley (after occupation of 50 dwellings) and other infrastructure is estimated 
to be provided towards the end of the development timeline. 

Table 2 Anker Valley Delivery Timeline 
Essential Infrastructure 
Delivery 

Other Infrastructure 
Delivery 

Year Development 
Progress 

Provider Funding Provider Funding 

Units in 
Year 

2015 Outline Permission  
First Reserved 
Matters 

   

Access and Services 2016 Commencement 
Developer Developer 

  

North Tamworth Local 
Transport Package 

2017  

SCC Developers 
(S106) and 
Pinch Point 

 75 

Primary School  2018  
SCC Developer 

(S106) 
  

75 

Footbridge 2019  
 Developer/ 

SCC 
Developer 
(Planning 
Condition) 

75 

 2020  
  

75 

 

Green and Blue 
Infrastructure, 
Sustainable Drainage 
Systems, Open Space 
and Internal 
Connectivity 

2021  
  Developer Developer 

75 

 Local Centre 2022  
  Developer/ 

Retail 
Developer 

Developer/ 
Retail 
Investor 

75 

  2023 Completion 
    

50 
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Table 3 Golf Course Delivery Timeline 
Essential Infrastructure 
Delivery 

Other Infrastructure 
Delivery 

Year Development 
Progress 

Provider Funding Provider Funding 

Units in 
Year 

2015 Outline Permission    

2016 First Reserved 
Matters 

   

2017     
Second Access, 
Services & 
Sustainable Drainage 
Bulk System 

 2018 Commencement 

Developer Developer   

 

 2019  
 

 
  

110 

Primary School 
 

 2020  

SCC 
Education 
 

Developer 
(S106) 

  

110 

1 x Sewage Pumping 
Station 

 2021  

Developer/ 
Severn 
Trent 

Developer   

110 

 2022  
  

110 

1 x Sewage Pumping 
Station 

2023  

Developer/ 
Severn 
Trent 

Developer 

110 

 

Green and Blue 
Infrastructure, 
Sustainable Drainage 
Parcel Systems, Open 
Space and Internal 
Connectivity 

2024  
  Developer Developer 

110 

 Off-site Glascote Road 
/ Marlborough Way 
Roundabout 
Improvement 

2025  

  SCC 
Highways 

Developer 
(S106) 

110 

 2026  
  

110 

 

Local Centre 

2027  
  

110 

 2028 Completion 
  

TBC TBC 
investment 
for return 

110 
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Table 4 Dunstall Lane Delivery Timeline 
Essential Infrastructure 
Delivery 

Other Infrastructure 
Delivery 

Year Development 
Progress 

Provider Funding Provider Funding 

Units in 
Year 

2015 Outline Permission    

2016 First Reserved 
Matters 

   

2017 Commencement    
Second Access or 
Equivalent, Ecological 
Mitigation and Flood 
Risk Mitigation 

 2018  

Developer Developer   

70 

Primary School  2019  
 SCC Developer 

(S106) 
  

70 

  2020  
    

70 

 2021  

  

70 

 2022  

  

70 

 

Pedestrian and Cycle 
Link to North, Green 
and Blue Infrastructure, 
Sustainable Drainage 
Systems, Open Space 
and Internal 
Connectivity 2023  

  

70 

 2024  
  

Developer 
and SCC 

Developer 
(S106 in 
part) 

70 

 Local Centre 2025  
  

70 

 2026  
  

Developer/ 
Retail 
Developer 

Developer/ 
Retail 
Investor 

70 

  2027 Completion 
    

93 

 

Whole Plan Viability Study 
3.5 The timelines for each development go part of the way in showing how the housing, 

services and infrastructure for each site can be delivered. The remaining 
consideration at this stage is their viability to do so.  

3.6 Viability of the emerging Local Plan and the CIL charge proposed by the recent 
Preliminary Draft Charging Schedule consultation was tested at a high level in the 
Whole Plan Viability, Affordable Housing and CIL Study (2014) in line with the 
Harman guidance. The study included each of the sustainable urban extensions as 
residential development typologies tested. The testing assumed costs for essential 
infrastructure items to be funded through section 106 (schools, off-site highway 
works and flood defences) that had been identified during preparation of the draft 
Local Plan in addition to general opening up costs (such as spine roads, utilities, 
strategic landscaping/green infrastructure and drainage systems).  
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3.7 The results of viability testing indicate that with the imposition of Local Plan policies 
(in particular a 20-25% affordable housing requirement) and a CIL charge of up to 
£35 per square metre the developments on these sites remain viable. The results 
allowed a buffer to ensure that obligations and CIL are not charged to the margins of 
viability. 
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Section 4: Conclusion 
4.1 This paper has addressed the achievability of the sustainable urban extension sites 

in the emerging TBC Local Plan. It has been done in the context of soundness 
questions raised during the examination of the earlier withdrawn Local Plan about 
what, where, when and how delivery will happen. It has demonstrated that these 
questions can be answered through the requirements of policy for the sites, Council 
and developer-led urban design visions of the sites, indicative timelines and 
reference to the plan’s viability evidence. 

4.2 This paper is the result of an approach taken to involve stakeholders from the start 
to consider site issues as early as possible. The input of consultees has been sought 
from the initial technical consultation for site selection, draft and pre-submission 
Local Plan consultations, numerous meetings and collaboratively in urban design 
workshops. Developer input was sought by encouraging information submission at 
the developer intent stage for site selection and consultations and discussing site 
issues in meetings.  

4.3 The Council have allowed for flexibility in site delivery as far as possible given the 
constrained nature of Tamworth’s land supply. The policy requirements do not 
specify the design of required measures and the development framework maps 
show spatial options. This will allow incorporation of detailed site considerations 
through planning applications in final masterplans where developers can determine 
their approach to each requirement. In terms of timing, more conservative estimates 
of first completions are made than those of the site promoters. This will allow time in 
case of unexpected delays between permissions and housing delivery. 

4.4 As described in the supporting text to Policy HG2 in the emerging Local Plan, 
ensuring deliverability of the sites is an on-going process. The Council intend to 
arrive at agreed masterplans with developers and this is reflected in the policy. At 
present, site promoters are working pro-actively with the Council and applications 
are either in the process of being prepared or have been submitted. 
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Design Workshop Report 
Anker Valley 

Site:	   Anker	  Valley	  

Workshop	  Date:	   10	  September	  2014	  

Client:	   Tamworth	  Borough	  Council	  

Planning	  Status:	   Subject	  to	  outline	  planning	  application	  for	  535	  dwellings	  and	  a	  primary	  school	  

Panel	  Members:	   Annabel	  Keegan,	  Joe	  Holyoak,	  David	  Greenhill	  

Site	  Survey:	   Site	  visit	  by	  panel	  

1 Introduction 

1.1 MADE	   has	   been	   appointed	   by	   Tamworth	   Borough	   Council	   to	   undertake	   a	   series	   of	   Design	  
Workshop	  sessions	  for	  three	  key	  sites	  for	  sustainable	  urban	  extension	  (SUE)	  sites	  around	  the	  
Borough.	  	  	  

1.2 The	  third	  of	  these	  workshops	  was	  held	  at	  Tamworth	  Town	  Hall	  on	  11th	  September	  2014	  looking	  
at	  a	  site	  at	  Anker	  Valley.	  	  The	  site	  forms	  part	  of	  Tamworth’s	  Development	  Plan	  and	  is	  subject	  
to	  an	  outline	  planning	  application	  for	  535	  dwellings	  and	  a	  primary	  school.	  	  

1.3 The	   workshop	   session	   was	   facilitated	   by	   three	  members	   of	   the	  MADE	   expert	   design	   panel,	  
working	  with	  16	  delegates	  from different	  organisations	  including	  Staffordshire	  County	  Council	  
(Flooding,	   and	   Highways),	   Warwickshire	   Wildlife	   Trust,	   Sport	   England,	   and	   various	  
departments	  from	  Tamworth	  Borough	  Council.	  

1.4 The	   day	   consisted	   of	   an	   initial	   visit	   to	   the	   site	   for	   the	   panel	   members,	   followed	   by	   an	  
introduction	   to	   the	   site	   by	   Tamworth	   Borough	   Council.	   	   Attendees	   were	   then	   divided	   into	  
three	   groups	   for	   site	   analysis	   discussions,	   identifying	   site	   issues	   and	   constraints,	  
before	  working	  with	   the	  panel	  members	   to	  each	  develop	  a	  Development	  Framework	   for	   the	  
site.	  	  	  

1.5 The	  Development	  Framework	  produced	  was	  then	  presented	  by	  each	  group	  and	  taken	  away	  by	  
MADE	   to	   be	   summarised	   into	   this	   Design	   Workshop	   Report.	   	   This	   summary	   report	   and	  
accompanying	   plan	   could	   provide	   the	   format	   for	   future	   discussions	  with	   house	  builders	   and	  
form	  the	  basis	  of	  a	  vision	  for	  the	  site. 
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Photograph	  1	  –	  Design	  Workshop	  Session	  

 

2 Site Summary 

2.1 The	   site	   extends	   to	   approximately	   27	   hectares	   of	   land	  which	   is	   currently	   is	   agricultural	   use.	  	  
Anker	  Valley	  will	   form	  an	  urban	  extension	   to	   the	  north	  of	   the	  borough.	   	  Although	  physically	  
separated	  from	  the	  town	  by	  the	  rail	  network	  it	  should	  be	  well	  connected	  to	  Tamworth	  Town	  
Centre	  and	  Tamworth	  Railway	  Station.	  

2.2 The	   site	   has	   been	   identified	   for	   a	   number	   of	   years	   and	   has	   therefore	   been	   allocated	   in	  
subsequent	  Local	  Plans.	  The	  Tamworth	  Local	  Plan	  2001-‐2011	  allocates	  the	  site	  for	  800	  units.	  

2.3 The	  Draft	  Local	  Plan	  states	  that	  any	  development	  at	  Anker	  Valley,	  which	  will	  need	  to	  take	  into	  
consideration	   the	   character	   appraisal	   for	   Amington	   Hall	   Estate	   Conservation	   Area	   which	  
identifies	  its	  principal	  feature	  as	  being	  the	  setting	  of	  open	  countryside	  and	  woodland	  and	  the	  
long	  distance	  open	  rural	  and	  semi-‐rural	  views	  available	  from	  within	  its	  boundaries.	  	  

2.4 Local	  Plan	  Policy	  SP6	  sets	  out	  the	  following	  key	  information:	  

“(The	   site)	   will	   provide	   least	   500	   new	   dwellings	   and	   associated	   infrastructure	   as	   detailed	  
below:	  

• The	   development	   should	   minimise	   any	   visual	   impact	   on	   the	   nearby	   Amington	   Hall	  
Estate	  Conservation	  Area.	  

• Make	  use	  of	  and	  improve	  existing	  rights	  of	  way	  to	  the	  town	  centre	  and	  train	  station.	  

• Create	  pedestrian	  and	  cycle	  access	  to	  the	  existing	  urban	  areas,	  running	  east	  to	  west.	  

• On-‐site	   open	   space	   and	   green	   links	   to	   the	  Warwickshire	  Moor	   Local	  Nature	   Reserve	  
and	  the	  wider	  green	  infrastructure	  network,	  making	  use	  of	  the	  existing	  public	  footpath	  
network.	  
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Required	  Infrastructure:	  

• Local	  convenience	  store	  

• A	  new	  primary	  school	  or	  a	  significant	  contribution	  and	  land	  to	  facilitate	  development	  

• A	  contribution	  to	  secondary	  education	  provision	  

2.5 In	   addition	   the	   following	   transport	   related	  priorities	   have	  been	   agreed	   to	  deliver	   the	   spatial	  
strategy:	  

The	  Anker	  Valley	  Local	  Transport	  Package	  

• This	  will	   focus	  on	   linking	   traffic	   signals	   in	   the	  Aldergate	   /	  Upper	  Gungate	   corridor	   in	  
order	   to	   improve	   journey	   time	   reliability,	   reduce	   vehicle	   delays	   and	   accommodate	  
development	  of	  a	  new	  Post	  16	  Academy	  building	  at	  Queen	  Elizabeth’s	  Mercian	  School.	  
Facilities	   at	   the	  Academy	  will	   include	  walking	   and	   cycling	   links	   and	   vehicular	   access,	  
accompanied	  by	  a	  comprehensive	  School	  Travel	  Plan.	  Longer	  term	  development	  traffic	  
in	   the	   Anker	   Valley	   will	   be	   accommodated	   through	   capacity	   improvements	   at	   the	  
A513/B5493	   Fountains	   junction,	   sustainable	   transport	   provision	   and	   further	   car	  
parking	  capacity	  and	  access	  improvements	  at	  Tamworth	  rail	  station.	  A	  transport	  study	  
has	  been	  carried	  out	  to	  determine	  the	  traffic	  impact	  of	  development	  scenarios	  on	  the	  
Upper	  Gungate	  Corridor	   to	   identify	  what	   scale	  of	  development	   can	  be	  achieved	  and	  
the	  infrastructure	  required.	  

3 Site Opportunities and Constraints 

3.1 The	  following	  bullet	  points	  are	  a	  summary	  of	  the	  site	  opportunities	  and	  constraints	  which	  were	  
identified	  during	  the	  workshop	  session:	  

• Subject	  to	  an	  outline	  planning	  application	  for	  535	  dwellings	  and	  a	  primary	  school	  

• Currently	  in	  agricultural	  use,	  with	  area	  of	  high	  quality	  agricultural	  land	  on	  part	  of	  site	  

• Physically	   adjacent	   to	   the	   town	   centre	   and	   existing	   urban	   area,	   but	   accessibility	   is	  
currently	  very	  poor.	  	  

• Remains	  of	  disused	  railway	  and	  bridge	  traverse	  the	  site	  

• Western	  site	  boundary	  formed	  by	  the	  Birmingham	  to	  Derby	  railway	  line	  –	  noise	  issues	  

• Landscaping	  –	  visual	  impact	  –	  looking	  in	  and	  looking	  out	  

• Number	  of	  mature	  trees	  and	  hedgerows,	  and	  existing	  streams	  /	  drains	  located	  on	  site	  

• Amington	  Hall	  Conservation	  Area	  	  

• River	  Anker	  –	  ecology	  and	  flood	  issues	  
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• Warwickshire	  Moor	  –	  biodiversity	  value	  and	  common	  land	  

4 Development Framework 

4.1 The	   conclusions	   of	   the	   workshops	   regarding	   specific	   elements	   of	   the	   development	   are	   as	  
follows	  (please	  refer	  to	  the	  attached	  diagram):	  

Access	  

4.2 The	  current	  planning	  application	  provides	  access	  to	  the	  proposed	  development	  via	  the	  B5493	  	  
Ashby	  Road	  by	  way	  of	  the	  following	  access	  points:	  	  

• A	  roundabout	  to	  the	  north	  of	  the	  development	  site	  (primary	  access);	  and	  	  

• A	  priority	  junction	  to	  the	  north	  west	  of	  the	  development	  site	  (secondary	  access).	  	  

4.3 In	   addition	   the	   proposed	   development	   incorporates	   opportunities	   for	   sustainable	   transport	  
modes	   including	   the	   provision	   of	   a	   footbridge	   across	   the	   Birmingham	   to	   Derby	   railway	   line	  
linking	   the	   development	   with	   the	   town	   and	   its	   amenities,	   and	   the	   existing	   footpath	   to	   the	  
south	  towards	  the	  town	  centre	  and	  railway	  station.	   	   In	  addition	  there	   is	  potential	   to	   link	  the	  
site	  east	  across	  the	  River	  Anker	  to	  the	  existing	  footpath	  networks,	  existing	  playing	  fields	  and	  to	  
Warwickshire	  Moor.	  

4.4 Utilising	  the	  approved	  access	  roundabout,	   the	  workshop	  groups	  agreed	  that	  a	  central	   ‘spine’	  
road	  should	  be	  created	  from	  which	  development	  could	  be	  radiated.	  	  All	  agreed	  that	  the	  central	  
spine	  could	  also	  be	  linked	  to	  the	  southern	  tip	  of	  the	  site	  in	  order	  to	  provide	  an	  opportunity	  for	  
a	  new	  station	  car	  park	  /	   improved	  station	  access	   from	  the	  site	  and	  that	  given	  the	  significant	  
benefit	   of	   connecting	   the	   site	   to	   Tamworth	   station,	   that	   the	   borough	   council	   should	  
commission	  a	  separate	  study	  to	  look	  at	  the	  viability	  /	  potential	  for	  improvements.	  	  	  	  

Photograph	  2	  –	  View	  from	  Tamworth	  station	  platform	  looking	  towards	  site	  (potential	  for	  link	  
to	  existing	  platform	  access	  staircase?)	  
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Housing	  

4.5 The	  masterplan	  should	  seek	  to	  provide	  a	  mixture	  of	  2,	  3	  and	  4	  bedroom	  homes	  to	  meet	  the	  
local	  housing	  need.	  	  The	  site	  should	  provide	  a	  range	  of	  densities	  with	  higher	  densities	  located	  
along	   the	   central	   spine	  and	   close	   to	   the	   school	   and	   local	   centre.	   	   Lower	  densities	   should	  be	  
situated	  on	  the	  eastern	  /	  rural	  edge.	  	  	  

4.6 Two	   contrasting	   approaches	   to	   designing	  with	   the	   site	   topography	  were	   put	   forward	   at	   the	  
workshop;	   either	   minimising	   development	   of	   the	   high	   knoll	   on	   site;	   or	   creating	   a	   ‘hill	  
settlement’	  where	  development	  is	  focussed	  on	  the	  high	  knoll	  and	  radiating	  out	  in	  the	  style	  of	  
an	  Italian	  hill	  town.	  

4.7 If	   the	   crown	   of	   the	   hill	   was	   left	   undeveloped	   and	   retained	   as	   public	   open	   space,	   there	   is	  
opportunity	  to	  create	  a	  folly	  on	  the	  east-‐west	  visual	  axis	  to	  Amington	  Hall.	  	  This	  technique	  was	  
used	   in	   the	   18th	   Century	   and	   could	   create	   a	   viewing	   point	   for	   views	   from	   the	   site	   and	   focal	  
point	  for	  views	  in	  to	  the	  site.	  

4.8 All	  groups	  felt	  that	  development	  parcels	  should	  radiate	  from	  a	  central	  spine	  road	  /	  boulevard,	  
which	  should	  be	  tree	  lined	  and	  form	  a	  key	  pedestrian	  /	  cycle	  link	  through	  the	  site.	  	  This	  route	  
would	   connect	   to	   a	   series	   of	   perimeter	   blocks,	   with	   a	   high	   degree	   of	   permeability	   for	  
pedestrians	  and	  cyclists,	  linking	  to	  the	  new	  footbridge	  over	  the	  railway	  line.	  	  The	  central	  spine	  
road	  /	  boulevard	  should	  have	  a	  strong	  built	  frontage	  and	  contribute	  to	  the	  creation	  of	  a	  high	  
quality	  public	  realm.	  	  	  

4.9 These	   links	  also	  present	  an	  opportunity	  to	  create	  SUDs	  corridors,	  which	  provide	  drainage	  for	  
the	  site	  and	  link	  with	  the	  wider	  green	  network	  surrounding	  the	  site.	  

4.10 The	   structure	   of	   the	   residential	   area	   to	   the	   west	   of	   the	   site	   and	   the	   significant	   barriers	  
presented	   by	   the	   railway	   lines	  make	   it	   difficult	   to	   create	   connections	   to	   the	   existing	   street	  
network.	  	  It	  is	  therefore	  essential	  that	  the	  development	  framework	  maximises	  opportunities	  to	  
connect	   to	   existing	   public	   rights	   of	   way	   (PROW)	   and	   encourages	   walking	   and	   cycling,	   by	  
creating	  a	  connected	  grid	  of	  streets	  within	  the	  site.	  	  	  A	  connected	  network	  of	  streets	  could	  also	  
allow	  for	  a	  bus	   loop	  to	  be	  created	  within	  the	  site.	   	  Creating	  connected	  streets	  as	  opposed	  to	  
cul-‐de-‐sacs	  will	  help	  to	  encourage	  walking	  and	  cycling	  for	  shorter	  journeys	  and	  all	  streets	  and	  
dedicated	   routes	   through	   the	   public	   open	   spaces	   should	   be	   designed	   to	   be	   both	   pedestrian	  
and	   cycle	   friendly.	   	   Routes	   within	   the	   public	   open	   space	   could	   include	   circulatory	   trails	   for	  
leisure	  use	  and	  potential	  for	  an	  outdoor	  gym	  /	  picnic	  site.	  

Primary	  school	  	  

4.11 The	  masterplan	  for	  the	  site	  will	  need	  to	  include	  for	  the	  provision	  of	  a	  new	  primary	  school	  and	  
associated	  playing	  fields	  (approximately	  1.3	  ha	  in	  size).	  	  Two	  potential	  locations	  for	  the	  primary	  
school	   were	   put	   forward	   by	   the	   groups;	   either	   locating	   the	   school	   at	   the	   heart	   of	   the	  
development	   site	   adjacent	   to	   the	   proposed	   pedestrian	   footbridge;	   or	   locating	   it	   on	   the	  
northern	  site	  boundary	  close	  to	  the	  proposed	  site	  access	  roundabout.	  
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4.12 Both	  locations	  have	  merit,	  but	  on	  balance	  the	  groups	  favoured	  a	  central	  location	  close	  to	  the	  
footbridge	  where	  access	  by	   sustainable	  modes	  could	  be	  maximised,	   including	  maximising	  on	  
connectivity	   to	  the	  existing	  bus	  routes	  which	  serve	  Perrycrofts.	   	   It	  was	  also	   felt	   that	  because	  
there	   is	   no	   scope	   to	   improve	   the	   narrow	   footway	   at	   the	   railway	   bridge	   on	   Ashby	   Road,	   a	  
central	  location	  where	  a	  safer	  pedestrian	  /	  cycle	  crossing	  of	  the	  railway	  line	  could	  be	  provided	  
is	  preferable.	  

Local	  centre	  /	  convenience	  store	  	  

4.13 In	  addition	  to	  the	  proposed	  535	  dwellings	  and	  primary	  school	  the	  current	  planning	  application	  
makes	  provision	  for	  a	  small	  convenience	  store	  (up	  to	  450m2).	  

4.14 Delegates	  discussed	  the	  optimum	  location	  for	  the	  proposed	  local	  centre	  and	  agreed	  that	  there	  
were	   two	   potential	   locations;	   either	   located	   on	   the	   northern	   site	   boundary	   close	   to	   the	  
proposed	   roundabout	   due	   to	   the	   potential	   for	   passing	   trade;	   or	   adjacent	   to	   the	   proposed	  
pedestrian	  footbridge	  to	  link	  it	  with	  the	  adjacent	  residential	  neighbourhood.	  	  There	  are	  strong	  
arguments	  for	  both	  locations	  and	  delegates	  agreed	  that	  the	  siting	  of	  the	  local	  centre	  should	  be	  
subject	  to	  a	  more	  detailed	  viability	  assessment.	  

Open	  space	  

4.15 The	   Anker	   Valley	   site	   benefits	   from	   a	   fantastic	   landscape	   setting	   and	   long	   distance	   views	  
eastwards	  towards	  Amington	  Hall	  and	  across	  the	  River	  Anker	  and	  Warwickshire	  Moors.	  

4.16 Given	  the	  landscape	  and	  visual	  sensitivity	  of	  the	  site	  the	  groups	  felt	  that	  it	  was	  important	  that	  
landscape	   design	   plays	   a	   key	   role	   in	   the	   development	   of	   the	   site	  masterplan,	   and	   that	   the	  
developers	  should	  work	  with	  the	  topography	  of	  the	  site	  and	  also	  create	  a	  green	  buffer	  on	  the	  
eastern	   site	   boundary	  with	   ‘green	   corridors’	   extending	   into	   the	   site	   to	   help	  minimise	   visual	  
impact	  on	  the	  conservation	  area.	  	  In	  addition	  new	  structural	  planting	  on	  the	  eastern	  boundary	  
to	  protect	  views	  from	  the	  conservation	  area	  is	  considered	  to	  be	  desirable.	  
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5 Phasing 

5.1 During	  the	  course	  of	  the	  workshop	  delegates	  gave	  consideration	  to	  the	  potential	  site	  phasing.	  	  
The	  bullet	  points	  below	  provide	  a	  brief	  summary	  of	  the	  proposals:	  

Phase	  1	  

• Site	  access	  off	  Ashby	  Road	  

• Primary	  school	  

• Northern	  section	  of	  central	  spine	  road	  	  

• Low	  /	  medium	  density	  residential	  parcels	  

• Northern	  POS	  and	  potential	  allotments	  

Phase	  2	  

• Pedestrian	  footbridge	  over	  railway	  line	  

• Local	  centre	  

• Central	  residential	  development	  parcels	  

• Central	  POS	  

Phase	  3	  

• Southern	  residential	  parcels	  	  

• Potential	  railway	  /	  station	  plaza	  
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6 Summary and Conclusions 

6.1 This	   report	   provides	   a	   summary	   of	   the	   workshop	   held	   at	   Tamworth	   Town	   Hall	   on	   11th	  	  
September	   2014	   looking	   at	   a	   site	   at	   Anker	   Valley.	   	   The	   site	   has	   extant	   outline	   planning	  
permission	   for	   535	   dwellings,	   a	   primary	   school	   and	   local	   centre	   with	   access	   via	   a	   new	  
roundabout	  and	  secondary	  priority	  junction	  off	  Ashby	  Road.	  

6.2 This	   report	   and	   accompanying	   Masterplan	   Framework	   provide	   a	   summary	   of	   the	  
masterplanning	   principles	   discussed	   by	   the	   delegates.	   	   The	  masterplan	   framework	   does	   not	  
provide	   a	   capacity	   assessment	   for	   the	   site,	   but	   attempts	   to	   provide	   a	   workable	   framework	  
taking	  into	  consideration	  the	  key	  constraints	  to	  development	  provided	  by	  Tamworth	  Borough	  
Council	  which	   can	   be	   used	   to	   facilitate	   future	   discussions	  with	   house	   builders	   and	   form	   the	  
basis	  of	  a	  vision	  for	  the	  site.	  
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7 Attendance List 

Name	   Organisation	  

Charlotte	  Green	   Tamworth	   Borough	   Council	   &	   Staffordshire	   County	  
Council	  –	  Public	  Health	  

Ian	  Owen	   Tamworth	  Borough	  Council	  –	  Street	  Scene	  

Patrick	  Jervis	   Lichfield	  District	  Council	  

Kezia	  Taylerson	   English	  Heritage	  

Alistair	  Bishop	   Staffordshire	  County	  Council	  –	  Transport	  and	  Highways	  

Will	  Spencer	  	   Staffordshire	  County	  Council	  –	  Transport	  and	  Highways	  

Julia	  Banbury	   Staffordshire	  County	  Council	  –	  Landscape	  	  

Becky	  Clarke	   Environment	  Agency	  -‐	  Planning	  

Tracey	  Doherty	   Environment	  Agency	  -‐	  Biodiversity	  

Andrew	  Eden	   Environment	  Agency	  -‐	  Flood	  Risk	  

John	  Gunn	   Council	  –	  Development	  Management	  

Richard	  Stewart	  
	  	  

Tamworth	   Borough	   Council	   –	   Development	  
Management	  

Matthew	  Bowers	   Tamworth	   Borough	   Council	   –	   Head	   of	   Planning	   and	  
Regeneration	  

Andy	  Ruck	   Tamworth	  Borough	  Council	  –	  Development	  Plans	  

Anna	  Priestley	   Tamworth	  Borough	  Council	  –	  Development	  Plans	  	  

Jane	  Parry	  	   Tamworth	   Borough	   Council	   –	   Development	   Plans	   &	  
Conservation	  

Joe	  Holyoak	   MADE	  –	  Panel	  Member	  

Annabel	  Keegan	   MADE	  –	  Panel	  Member	  

David	  Greenhill	  	   MADE	  –	  Panel	  Member	  

David	  Tittle	   MADE	  –	  Chief	  Executive	  
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Design Workshop Report 
Tamworth SUE - Tamworth Golf Course 

Site:	   Tamworth	  Golf	  Course	  

Workshop	  Date:	   29	  July	  2014	  

Client:	   Tamworth	  Borough	  Council	  

Planning	  Status:	   Proposed	  SUE	  allocation	  in	  Local	  Plan	  

Panel	  Members:	   Annabel	  Keegan,	  Joe	  Holyoak,	  David	  Greenhill	  

Site	  Survey:	   Site	  visit	  by	  panel	  

1 Introduction 

1.1 MADE	   has	   been	   appointed	   by	   Tamworth	   Borough	   Council	   to	   undertake	   a	   series	   of	   Design	  
Workshop	  sessions	  for	  three	  key	  sustainable	  urban	  extension	  (SUE)	  sites	  around	  the	  Borough.	  	  	  

1.2 The	   first	   of	   these	  workshops	  was	   held	   at	   Tamworth	   Town	  Hall	   on	   29th	   July	   2014	   looking	   at	  
Tamworth	  Golf	   Course.	   	   The	   site	   is	   proposed	   in	   the	  Draft	   Local	   Plan	   as	   a	   Sustainable	  Urban	  
Extension	  for	   1,100	  new	  homes.	   Extensive	   consultation	   has	   already	   been	   undertaken	   on	   the	  
local	  plan,	  and	  this	  information	  was	  provided	  by	  the	  Council	  for	  use	  during	  the	  workshop.	  

1.3 The	   workshop	   session	   was	   facilitated	   by	   three	  members	   of	   the	  MADE	   expert	   design	   panel,	  
working	  with	  21	  delegates	  from different	  organisations	  including	  Staffordshire	  County	  Council	  
(Flooding,	   and	   Highways),	   Warwickshire	   Wildlife	   Trust,	   Sport	   England,	   and	   various	  
departments	  from	  Tamworth	  Borough	  Council.	  

1.4 The	   day	   consisted	   of	   an	   initial	   visit	   to	   the	   site	   for	   the	   panel	   members,	   followed	   by	   an	  
introduction	   to	   the	   site	   by	   Tamworth	   Borough	   Council.	   	   Attendees	   were	   then	   divided	   into	  
three	   groups	   for	   site	   analysis	   discussions,	   identifying	   site	   issues	   and	   constraints,	  
before	  working	  with	   the	  panel	  members	   to	  each	  develop	  a	  Development	  Framework	   for	   the	  
site.	  	  	  

1.5 The	  Development	  Framework	  produced	  was	  then	  presented	  by	  each	  group	  and	  taken	  away	  by	  
MADE	   to	   be	   summarised	   into	   this	   Design	   Workshop	   Report.	   	   This	   summary	   report	   and	  
accompanying	   plan	   could	   provide	   the	   format	   for	   future	   discussions	  with	   house	  builders	   and	  
form	  the	  basis	  of	  a	  vision	  for	  the	  site. 
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Photograph	  1	  –	  Design	  Workshop	  Session	  

 

2 Site Summary 

2.1 The	   site	   extends	   to	   approximately	   57	   hectares	   and	   is	   situated	   on	   the	   eastern	   edge	   of	   the	  
borough	  up	  to	  the	  administrative	  boundary	  with	  North	  Warwickshire.	  	  The	  site	  is	  a	  former	  18-‐
hole	  golf	  course,	  which	  closed	  on	  1st	  October	  2014.	  

2.2 	  It	  is	  bounded	  to	  the	  west	  by	  the	  existing	  built	  up	  area,	  comprising	  a	  mixture	  of	  residential	  and	  
employment	  uses.	   	   There	   is	   currently	   a	   single	  point	  of	   access	   to	   the	   golf	   course	   along	  Eagle	  
Drive,	  which	  is	  located	  roughly	  in	  the	  centre	  of	  the	  western	  site	  boundary.	  	  

2.3 Local	  Plan	  Policy	  SP6	  sets	  out	  the	  following	  key	  information:	  

“(The	  site)	  will	  provide	  at	   least	  1,100	  new	  dwellings	  and	  associated	  infrastructure	  as	  detailed	  
below:	  

• Development	   must	   take	   into	   consideration	   the	   existing	   oil	   pipeline	   and	   electricity	  
pylons	  and	  adhere	  to	  guidelines	  for	  development.	  

• Two	   points	   of	   vehicular	   access	  must	   be	   established	   onto	  Mercian	  Way.	   The	   existing	  
access	   to	   the	   golf	   club	   along	   Eagle	   Drive	   is	   suitable	   for	   one,	  with	   a	   second	   point	   of	  
access	  coming	  directly	  onto	  Mercian	  Way	  south	  of	  the	  Woodland	  Road	  –	  Mercian	  Way	  
roundabout.	  

• Development	  must	  avoid	  any	  impact	  on	  the	  nearby	  Alvecote	  Pools	  SSSI	  and	  mitigation	  
should	  ensure	  there	  is	  no	  waste	  or	  run-‐off.	  

• Development	   should	   take	   into	   consideration	   the	   Hodge	   Lane	   Local	   Nature	   Reserve,	  
which	  could	  be	  achieved	  through	  wildlife	  areas,	  additional	  planting	  of	  native	  species	  to	  
provide	  a	  buffer	  and	  green	  linkages	  by	  pedestrian	  or	  cycleway.	  
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• On-‐site	  open	  space	  and	  green	  links	  to	  the	  Hodge	  Lane	  Local	  Nature	  Reserve,	  Coventry	  
Canal	  and	  the	  wider	  green	  infrastructure	  network.	  

Required	  Infrastructure:	  

• Primary	  school	  

• Contribution	  to	  secondary	  school	  provision	  

• Local	  convenience	  store	  

• Open	  space	  

3 Site Opportunities and Constraints 

3.1 The	  following	  bullet	  points	  are	  a	  summary	  of	  the	  site	  opportunities	  and	  constraints	  which	  were	  
identified	  during	  the	  workshop	  session:	  

• An	  oil	  pipeline	  traverses	  eastern	  edge	  of	  site	  

• Electricity	  pylons	  traverse	  the	  eastern	  edge	  of	  site	  	  

• 1	  in	  100	  year	  surface	  flooding	  covers	  areas	  of	  site	  

• The	  south-‐western	  corner	  of	  site	  subject	  to	  land	  raising	  as	  a	  result	  of	  use	  of	  landfill	  in	  
re-‐profiling	  of	  the	  golf	  course	  

• An	   area	   of	   coal	   referral	   is	   located	   immediately	   to	   the	   north	   of	   Eagle	   Drive	   on	   the	  
western	  site	  boundary	  

• An	   area	   of	   special	   biological	   importance	   is	   located	   adjacent	   to	   north-‐eastern	   site	  
boundary	  	  

• A	  local	  nature	  reserve	  is	  located	  adjacent	  to	  the	  north-‐western	  site	  boundary	  
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4 Development Framework 

4.1 The	   conclusions	   of	   the	   workshops	   regarding	   specific	   elements	   of	   the	   development	   are	   as	  
follows	  (please	  refer	  to	  the	  attached	  diagram):	  

Access	  

4.2 The	  workshop	  sessions	  concluded	   that	   the	  best	  points	   to	  gain	  access	   to	   the	   site	  was	  via	   the	  
existing	   golf	   course	   access	   off	   Eagle	   Drive	   and	   via	   a	   second	   access	   off	  Mercian	  Way	   to	   the	  
south	  of	  the	  existing	  roundabout	  with	  Woodland	  Road.	  	  	  

4.3 The	  two	  points	  of	  access	  would	  be	   linked	  by	  a	  central	   spine	   road,	  which	  would	  also	  act	  as	  a	  
public	   transport	   corridor	   through	   the	   site.	   	   Existing	   bus	   services	   on	  Mercian	  Way	   could	   be	  
diverted	  through	  the	  site	  to	  serve	  the	  future	  SUE.	  

4.4 In	  addition	  the	  groups	  agreed	  that	  it	  would	  be	  desirable	  to	  consider	  the	  feasibility	  of	  gaining	  a	  
third	   point	   of	   access	   in	   the	   southern	   section	   of	   the	   site.	   	   The	   viability	   of	   gaining	   access	   off	  
Sandy	  Way	  via	  the	  existing	  depot	  site	  owned	  by	  the	   local	  authority	  was	  discussed	  and	   it	  was	  
agreed	  that	  this	  would	  be	  a	  significant	  benefit	  if	  achievable.	  

Housing	  

4.5 In	  order	  to	  allow	  for	  development	  of	  1,100	  houses	  the	  groups	  calculated	  at	  an	  average	  density	  
of	  40	  dph	  only	  50%	  of	  the	  57	  ha	  available	  would	  need	  to	  be	  developed.	  	  This	  would	  allow	  for	  
significant	   areas	   of	   the	   site	   to	   be	   protected	   for	   ecological	   and	   landscape	   mitigation,	   flood	  
mitigation	  and	  as	  public	  open	  space.	  	  In	  addition,	  the	  groups	  felt	  the	  site	  may	  also	  be	  a	  suitable	  
site	  for	  the	  provision	  of	  an	  Extra	  Care	  facility	  (subject	  to	  local	  need).	  	  Given	  the	  constraints	  of	  
the	   site,	   it	  was	  agreed	   that	  developing	  on	  approximately	  50%	  of	   the	  available	   site	  would	  be	  
achievable.	  

4.6 The	   groups	   agreed	   that	   utilising	   the	   existing	   access	   off	   Eagle	   Drive	   allows	   an	   arc	   of	  
development	  to	  be	  created	  linking	  up	  to	  a	  second	  point	  of	  access	  off	  Mercian	  Way.	  	  This	  allows	  
the	  creation	  of	  a	  central	  spine	  road	  from	  which	  a	  development	  grid	  can	  be	  created.	  	  	  

4.7 Development	   parcels	   would	   be	   focussed	   around	   the	   central	   spine,	   with	   the	   first	   phases	   of	  
development	  around	  the	  existing	  access	  off	  Eagle	  Drive	  and	  then	  linking	  to	  the	  new	  access	  off	  
Mercian	  Way.	  

4.8 The	   structure	   of	   the	   residential	   area	   to	   the	   west	   of	   the	   site	   makes	   it	   difficult	   to	   create	  
connections	   to	   the	   existing	   street	   network.	   	   It	   is	   therefore	   essential	   that	   the	   development	  
framework	  helps	  to	  create	  a	  secure	  back-‐to	  back	  relationship	  with	  existing	  development	  to	  the	  
west,	   maximises	   opportunities	   to	   connect	   to	   existing	   public	   rights	   of	   way	   (PROW)	   and	  
encourages	   walking	   and	   cycling,	   by	   creating	   a	   connected	   grid	   of	   streets	   within	   the	   site.	  	  	  
Creating	   connected	   streets	   as	   opposed	   to	   cul-‐de-‐sacs	   will	   help	   to	   encourage	   walking	   and	  
cycling	   for	   shorter	   journeys	   and	   all	   streets	   and	   dedicated	   routes	   through	   the	   public	   open	  
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spaces	  should	  be	  designed	  to	  be	  both	  pedestrian	  and	  cycle	  friendly.	  	  Routes	  within	  the	  public	  
open	  space	  should	  include	  circulatory	  trails	  for	  leisure	  use.	  

4.9 Opportunities	   for	  connecting	   the	  site	   to	   the	  existing	  canal	   towpath	   to	   the	  north	  and	  beyond	  
should	   be	   investigated,	   including	   the	   potential	   for	   a	   new	  bridge	   over	   the	   canal	   close	   to	   the	  
alignment	  of	  the	  old	  bridge	  and	  adjacent	  to	  the	  oil	  pipeline.	  	  	  

Primary	  school	  

4.10 All	  groups	  concluded	  that	  the	  best	  location	  for	  the	  primary	  school	  was	  at	  the	  centre	  of	  the	  site	  
off	  Eagle	  Drive	  on	  the	  development	  spine	  route.	  An	  alternative	  location	  on	  the	  eastern	  side	  of	  
the	  site	  also	  off	  Eagle	  Drive	  was	  considered,	  although	  this	   location	  may	  be	  more	  constrained	  
due	  to	  surface	  water	  flooding	  and	  ecological	  habitats.	  	  	  

4.11 Locating	  the	  school	  at	  the	  heart	  of	  the	  development	  site	  would	  enable	  good	  pedestrian	  /	  cycle	  
links,	   bringing	   the	   school	   within	   an	   800m	  walking	   catchment	   of	   a	   large	   number	   of	   existing	  
residential	  areas.	  	  Good	  vehicular	  links	  via	  Eagle	  Way	  /	  Mercian	  Way	  would	  also	  allow	  it	  to	  be	  
linked	  to	  any	  future	  public	  transport	  corridor.	  

4.12 The	  school	  site	  could	  also	  be	  linked	  to	  the	  public	  open	  space	  backing	  on	  to	  either	  Sandy	  Way	  
(over	  the	  area	  of	  raised	  land)	  or	  within	  the	  easement	  zone	  required	  for	  the	  overhead	  cables.	  	  
The	   school’s	   playing	   fields	   could	   sit	   between	   the	   school	   building	   and	   public	   open	   space	  
providing	  options	  for	  shared	  use	  of	  sports	  facilities.	  	  

Photograph	  2	   –	  Design	  Precedent	  –	  Primary	   school	   linked	   to	   central	  open	  space,	   Lightmoor,	  
Telford	  
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Local	  centre	  /	  convenience	  store	  	  

4.13 The	  groups	  discussed	  a	  two	  potential	  locations	  for	  the	  local	  centre	  /	  convenience	  store.	  	  It	  was	  
agreed	   that	   in	   order	   to	   be	   financially	   viable	   the	   local	   centre	   would	   need	   to	   be	   sited	   in	   a	  
location	  which	  is	  accessible	  to	  both	  the	  SUE	  itself	  and	  the	  wider	  area.	  	  	  

4.14 The	  first	  location	  discussed	  was	  immediately	  adjacent	  to	  the	  northern	  site	  access	  off	  Mercian	  
Way,	  thus	  maximising	  potential	   for	  passing	  trade	  and	  at	  a	  point	  central	  to	  both	  the	  new	  and	  
existing	  residential	  areas.	  	  Whist	  this	  was	  considered	  a	  good	  location,	  there	  was	  some	  concern	  
that	  this	  would	  bring	  it	  too	  close	  to	  the	  existing	  local	  facilities	  located	  off	  Woodland	  Road.	  	  	  

4.15 An	  alternative	  location	  off	  Eagle	  Way	  was	  discussed,	  which	  would	  allow	  the	  local	  centre	  to	  be	  
linked	  to	  the	  proposed	  primary	  school,	  creating	  an	  opportunity	  for	  a	  mixed-‐use	  centre	  to	  the	  
development.	   	   The	   groups	   discussed	   local	   centre	   precedents	   at	   Upton,	   Northamptonshire	  
where	   the	   new	   primary	   school	   is	   located	   adjacent	   to	   the	   local	   centre	   separated	   by	   a	   SUDs	  
corridor.	  

Photograph	  3	  –	  Design	  Precedent	  –	  Oxley	  Woods	  local	  centre,	  Milton	  Keynes	  

	  

Photograph	  4	  –	  Design	  Precedent	  –	  Oxley	  Woods	  primary	  school,	  Milton	  Keynes	  
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Open	  space	  

4.16 The	  protection	  of	  ecologically	   important	   sites	   that	  border	   the	  golf	   course	  was	  a	  key	  point	  of	  
discussion.	   	   There	   is	   an	   opportunity	   to	   create	   a	   significant	   area	   of	   open	   space	   within	   the	  
development	  site	  that	  could	  complement	  the	  existing	  Alvecote	  Pools	  Site	  of	  Special	  Scientific	  
Interest	  (SSSI)	  and	  Site	  of	  Biological	  Importance	  (SBI)	  adjacent	  to	  the	  canal.	  

4.17 There	   is	  an	  opportunity	   to	  create	  a	  new	  area	  of	  public	  open	  space,	  which	  wraps	  around	   the	  
proposed	  development	  and	  creates	  a	  green	  buffer	  to	  the	  open	  countryside	  beyond	   including	  
allotments,	  grass	  and	  water	  meadows	  and	  wetland	  areas,	  which	  could	  significantly	  contribute	  
to	  the	  flood	  risk	  management	  strategy	  for	  the	  site.	  	  	  

4.18 A	  continuous	  green	  corridor	  linking	  the	  SBI	  and	  local	  nature	  reserve	  (LNR)	  off	  Chandlers	  Drive	  
is	  proposed	  wrapping	  around	   the	  northern	  and	  eastern	   site	  boundaries.	   	   The	  green	   corridor	  
would	   provide	   a	  mixture	   of	   grass	   and	  water	  meadows	  with	   habitat	   for	   great	   crested	   newts	  
with	  wetland	  area	  adjacent	  to	  the	  canal.	  	  

4.19 The	  open	  space	  would	  then	  wrap	  around	  the	  site	  linking	  to	  the	  primary	  school	  and	  proposed	  
playing	   fields.	   The	   open	   space	   would	   then	   continue	   into	   the	   southern	   tip	   of	   the	   site.	   	   In	  
addition	  a	  pedestrian	  /	  cycle	  route	  across	  the	  local	  nature	  reserve	  to	  the	  bridge	  at	  Hodge	  Lane	  
should	  also	  be	  provided.	  

4.20 The	  open	  space	  would	  also	  create	  a	  visual	  and	  noise	  buffer	  to	  the	  employment	  area	  on	  Sandy	  
Way	  and	  to	  help	  deal	  with	  changes	   in	   levels.	   	  Residential	  development	  to	  the	  east	  and	  north	  
can	  provide	  a	  strong	  edge	  to	  the	  park.	  	  
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5 Phasing 

5.1 During	  the	  course	  of	  the	  workshop	  delegates	  gave	  consideration	  to	  the	  potential	  site	  phasing.	  	  
The	  bullet	  points	  below	  provide	  a	  brief	  summary	  of	  the	  proposals:	  

Phase	  1	  

• Site	  access	  off	  Mercian	  Way	  and	  modifications	  to	  existing	  access	  off	  Eagle	  Drive	  

• Central	  spine	  road	  connecting	  site	  accesses	  

• Medium	  density	  residential	  parcels	  

• High	  density	  residential	  adjacent	  to	  local	  centre	  

• Construction	   of	   local	   centre	   (to	   be	   completed	   by	   private	   sector	   –	   land	   allocation	   in	  
masterplan)	  

• Optional	  Extra	  Care	  	  

Phase	  2	  

• Continuation	  of	  central	  spine	  road	  into	  southern	  portion	  of	  site	  

• Primary	  school	  and	  playing	  fields	  

• Medium	  density	  residential	  parcels	  

• Southern	  and	  eastern	  public	  open	  space	  

Phase	  3	  

• Continuation	  of	  central	  spine	  road	  into	  northern	  portion	  of	  site	  

• Medium	  and	  low	  density	  residential	  parcels	  

• Grasslands	  and	  water	  meadows	  

• Public	  open	  space	  bordering	  canal	  

• Wetland	  area	  

• Potential	  allotments	  
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6 Summary and Conclusions 

6.1 This	  report	  provides	  a	  summary	  of	  the	  workshop	  held	  at	  Tamworth	  Town	  Hall	  on	  29th	  July	  2014	  
looking	   at	   Tamworth	   Golf	   Course.	   	   The	   site	   is	   proposed	   in	   the	   Draft	   Local	   Plan	   as	   a	  
Sustainable	  Urban	  Extension	  for	  1,100	  new	  homes.	  	  

6.1.1 This	   report	   and	   accompanying	   Masterplan	   Framework	   provide	   a	   summary	   of	   the	  
masterplanning	   principles	   discussed	   by	   the	   delegates.	   	   The	  masterplan	   framework	   does	   not	  
provide	   a	   capacity	   assessment	   for	   the	   site,	   but	   attempts	   to	   provide	   a	   workable	   framework	  
taking	  into	  consideration	  the	  key	  constraints	  to	  development	  provided	  by	  Tamworth	  Borough	  
Council	  which	   can	   be	   used	   to	   facilitate	   future	   discussions	  with	   house	   builders	   and	   form	   the	  
basis	  of	  a	  vision	  for	  the	  site.	  
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7 Attendance List 

Name	   Organisation	  

David	  Hughes	  	   Staffordshire	  County	  Council	  –	  Flood	  Risk	  

Geoff	  Evenson	   Staffordshire	  County	  Council	  –	  Transport	  and	  Highways	  

Will	  Spencer	   Staffordshire	  County	  Council	  –	  Transport	  and	  Highways	  

Richard	  Wheat	   Warwickshire	  Wildlife	  Trust	  

Sarah	  McGrandle	   Tamworth	   Borough	   Council	   –	   Head	   of	   Environmental	  
Management	  

Charlotte	  Green	   Tamworth	   Borough	   Council	   &	   Staffordshire	   County	  
Council	  –	  Public	  Health	  	  

Kate	  Dewey	   Staffordshire	  Wildlife	  Trust	  

David	  Hunter	   Tamworth	  Borough	  Council	  –	  Planning	  and	  Regeneration	  

Graham	  Kemp	   Tamworth	  Borough	  Council	  –	  Environmental	  Health	  

Tracey	  Brotherton	   Staffordshire	  County	  Council	  –	  School	  Organisation	  

Mark	  Parkinson	   Staffordshire	   County	   Council	   –	   Economic	   Development	  
and	  Planning	  Policy	  

Pete	  Smith	   Tamworth	   Borough	   Council	   –	   Head	   of	   Community	  
Development	  

Mike	  Dittman	  	   North	  Warwickshire	  Borough	  Council	  –	  Forward	  Plans	  	  

Becky	  Clarke	   Environment	  Agency	  

Tracey	  Doherty	  	   Environment	  Agency	  	  

Hazel	  Morgan	  	   Tamworth	  Borough	  Council	  –	  Housing	  	  

Anna	  Smith	   Tamworth	  Borough	  Council	  –	  Development	  Control	  	  

Alex	  Roberts	   Tamworth	  Borough	  Council	  –	  Development	  Plan	  Manager	  

Andrew	  Ruck	   Tamworth	  Borough	  Council	  –	  Development	  Plans	  

Jane	  Parry	   Tamworth	   Borough	   Council	   –	   Development	   Plans	   and	  
Conservation	  

Annabel	  Keegan	   MADE	  –	  Panel	  Member	  

Joe	  Holyoak	   MADE	  –	  Panel	  Member	  

David	  Greenhill	  	   MADE	  –	  Panel	  Member	  

Bianca	  Fowler	   MADE	  
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Design Workshop Report 
Dunstall Lane  

Site:	   Dunstall	  Lane	  

Workshop	  Date:	   12	  August	  2014	  

Client:	   Tamworth	  Borough	  Council	  

Planning	  Status:	   Proposed	  SUE	  allocation	  in	  Local	  Plan	  

Panel	  Members:	   Annabel	  Keegan,	  Joe	  Holyoak,	  David	  Greenhill	  

Site	  Survey:	   Site	  visit	  by	  panel	  

1 Introduction 

1.1 MADE	   has	   been	   appointed	   by	   Tamworth	   Borough	   Council	   to	   undertake	   a	   series	   of	   Design	  
Workshop	  sessions	  for	  three	  key	  sites	  for	  sustainable	  urban	  extension	  (SUE)	  sites	  around	  the	  
Borough.	  	  	  

1.2 The	  second	  of	  these	  workshops	  was	  held	  at	  Tamworth	  Town	  Hall	  on	  12th	  August	  2014	  looking	  
at	   a	   site	   at	   Dunstall	   Lane.	   	   The	   site	   is	   allocated	   in	   the	   Local	   Plan	   as	   a	   Sustainable	  Urban	  
Extension	  for	  approximately	  700	  new	  homes.	  	  

1.3 The	   workshop	   session	   was	   facilitated	   by	   three	  members	   of	   the	  MADE	   expert	   design	   panel,	  
working	  with	  15	  delegates	  from different	  organisations	  including	  Staffordshire	  County	  Council	  
(Historic	  Environment	  and	  Highways),	  Environment	  Agency	  and	  River	  Trust,	  Sport	  England,	  and	  
various	  departments	  from	  Tamworth	  Borough	  Council.	  

1.4 The	   day	   consisted	   of	   an	   initial	   visit	   to	   the	   site	   for	   the	   panel	   members,	   followed	   by	   an	  
introduction	   to	   the	   site	   by	   Tamworth	   Borough	   Council.	   	   Attendees	   were	   then	   divided	   into	  
three	   groups	   for	   site	   analysis	   discussions,	   identifying	   site	   issues	   and	   constraints,	  
before	  working	  with	   the	  panel	  members	   to	  each	  develop	  a	  Development	  Framework	   for	   the	  
site.	  	  	  

1.5 The	  Development	  Framework	  produced	  was	  then	  presented	  by	  each	  group	  and	  taken	  away	  by	  
MADE	   to	   be	   summarised	   into	   this	   Design	   Workshop	   Report.	   	   This	   summary	   report	   and	  
accompanying	   plan	   could	   provide	   the	   format	   for	   future	   discussions	  with	   house	  builders	   and	  
form	  the	  basis	  of	  a	  vision	  for	  the	  site. 
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Photograph	  1	  –	  Design	  Workshop	  Session	  

 

2 Site Summary 

2.1 The	   site	  extends	   to	  approximately	  38	  hectares	  of	   land	   to	   the	   south-‐west	  of	   Tamworth	   town	  
centre.	   	   The	   site	   is	   currently	   agricultural	   land	   and	  has	   been	  put	   forward	   to	   the	  Council	   as	   a	  
potential	  housing	  site	  to	  be	  considered	  by	  the	  Council	  as	  part	  of	  the	  local	  plan	  process.	  	  	  

2.2 By	   virtue	   of	   its	   relative	   isolation	   and	   physical	   separation	   from	   the	   centre	   of	   Tamworth,	   it	   is	  
difficult	  to	  fully	  integrate	  the	  site	  with	  the	  existing	  urban	  area;	  as	  such	  it	  is	  important	  that	  any	  
future	  development	  of	   the	  site	  creates	  a	  mini-‐community	  with	   its	  own	   identity	  and	  sense	  of	  
place.	  	  	  

2.3 Local	  Plan	  Policy	  SP6	  sets	  out	  the	  following	  key	  information:	  

“(The	   site)	  will	   provide	   at	   least	   700	   new	   dwellings	   and	   associated	   infrastructure	   as	   detailed	  
below:	  

• The	   development	   should	   have	   regard	   to	   the	   Hopwas	   Conservation	   Area	   in	   Lichfield	  
District	  and	  the	  two	  listed	  bridges	  within	  Tamworth.	  

• The	   site	   is	   located	   near	   to	   the	   River	   Tame	   and	   Broad	   Meadow	   SBI	   (in	   process	   of	  
becoming	  an	  LNR)	  any	  development	  should	  ensure	  there	  is	  no	  adverse	  impact	  on	  these	  
features.	  The	  site	   is	  also	  within	  close	  proximity	  to	  the	  Birmingham	  and	  Fazeley	  Canal	  
which	   is	   an	   ecological	   corridor	   so	   any	   potential	   impact	   must	   be	   taken	   into	  
consideration.	  

• Appropriate	   landscaping	   and	  on-‐site	  open	   space	   should	  be	  provided	   to	   link	  with	   the	  
river	   and	   canal	   corridors,	   flood	   plain	   and	   wider	   Green	   Infrastructure	   network.	   In	  
addition	  to	  this	  the	  existing	  ancient	  hedgerows	  should	  be	  retained	  and	  site	  design	  and	  
layout	  should	  take	  the	  landscape	  character	  into	  consideration.	  
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• Two	  points	  of	  vehicular	  access	  must	  be	  established	  

• There	   is	   a	   public	   right	   of	   way	   through	   the	   site	   and	   appropriate	   mitigation	   must	   be	  
taken	  to	  ensure	  the	  route	  remains.	  

Required	  Infrastructure:	  

• A	  new	  primary	  school	  and	  contributions	  to	  secondary	  school	  

• Pedestrian	   and	   cycle	  way	   access	   to	   nearby	   employment	   and	   retail	   areas	   and	   to	   the	  
town	  centre	  

• Local	  convenience	  store	  

3 Site Opportunities and Constraints 

3.1 The	  following	  bullet	  points	  are	  a	  summary	  of	  the	  site	  opportunities	  and	  constraints	  which	  were	  
identified	  during	  the	  workshop	  session:	  

• Currently	  in	  agricultural	  use	  

• Part	  of	  site	  has	  planning	  permission	  for	  11	  hectares	  (gross)	  for	  a	  mix	  of	  B1,	  B2	  and	  B8	  
employment	   class	   uses.	   	   Partially	   implemented	   –	   part	   of	   flood	   defence	   has	   been	  
completed	  

• The	  northern	  edge	  of	  the	  site	  is	  Flood	  Zone	  3b,	  and	  considered	  functional	  floodplain.	  	  

• Large	  areas	  of	  the	  site	  are	  Flood	  Zone	  2.	  

• Opportunity	  to	  retain	  and	  reuse	  existing	  farm	  buildings.	  

• The	  site	  is	  located	  to	  the	  south	  of	  Hopwas	  Conservation	  Area	  in	  Lichfield	  District.	  	  

• The	  existing	  canal	  bridges	  to	  the	  south	  of	  the	  site	  are	  listed	  (Tamworth).	  

• The	   site	   is	   located	   near	   to	   the	   River	   Tame	   and	   Broad	   Meadow	   SBI	   (in	   process	   of	  
becoming	  an	  LNR).	  

• Access	  to	  the	  site	  is	  very	  constrained.	  	  	  

• Potential	  tourism	  opportunity	  –	  access	  to	  river	  and	  canal	  (Central	  Rivers	  Initiative)	  
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4 Development Framework 

4.1 The	   conclusions	   of	   the	   workshops	   regarding	   specific	   elements	   of	   the	   development	   are	   as	  
follows	  (please	  refer	  to	  the	  attached	  diagram):	  

Flood	  mitigation	  strategy	  

4.2 Information	  provided	  by	  the	  Environment	  Agency	  shows	  that	  the	  edge	  of	  the	  development	  site	  
for	  Dunstall	  Lane	  is	  Flood	  Zone	  3b,	  and	  considered	  functional	  floodplain.	  Large	  areas	  are	  also	  
classed	  as	  Flood	  Zone	  2	  and	  are	  subject	  to	  surface	  water	  flooding.	  	  As	  such	  the	  EA	  highlighted	  
concerns	  about	  developing	  past	  the	  flood	  zone	  2	  boundary,	  and	  stated	  that	  they	  would	  have	  to	  
object	   in	   principal	   to	   any	   development	   (apart	   from	   water	   compatible	   development)	   within	  
flood	   zone	   3b	   (the	   functional	   floodplain).	   	   Any	   inappropriate	   development	   (i.e.	   apart	   from	  
water	  compatible	  development)	  should	  not	  be	  permitted.	  	  

Table	  1	  –	  EA	  Flood	  risk	  vulnerability	  and	  flood	  zone	  ‘compatibility’	  table	  

	  

Flood	  Risk	  Vulnerability	  Classification	  

Flood	  Zones	  

Essential	  
infrastructure	  

Highly	  
vulnerable	  

More	  	  	  
vulnerable	  

Less	  	  	  	  	  
vulnerable	  

Water	  
compatible	  

Zone	  1	   ✓	   ✓	   ✓	   ✓	   ✓	  

Zone	  2	   ✓	  
Exception	  Test	  

required	  
✓	   ✓	   ✓	  

Zone	  3a	  †	  
Exception	  Test	  
required	  †	  

✗	  
Exception	  Test	  

required	  
✓	   ✓	  

Zone	  3b	  *	  
Exception	  Test	  
required	  *	  

✗	   ✗	   ✗	   ✓*	  

Key:	  

✓	  Development	  is	  appropriate	  

✗	  Development	  should	  not	  be	  permitted	  

†	  In	  Flood	  Zone	  3a	  essential	  infrastructure	  should	  be	  designed	  and	  constructed	  to	  remain	  
operational	  and	  safe	  in	  times	  of	  flood	  

*	  In	  Flood	  Zone	  3b	  (functional	  floodplain)	  essential	  infrastructure	  that	  has	  to	  be	  there	  and	  has	  
passed	  the	  Exception	  Test,	  and	  water-‐compatible	  uses,	  should	  be	  designed	  and	  constructed	  to:	  

• remain	  operational	  and	  safe	  for	  users	  in	  times	  of	  flood	  

• result	  in	  no	  net	  loss	  of	  floodplain	  storage	  

• not	  impede	  water	  flows	  and	  not	  increase	  flood	  risk	  elsewhere	  
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4.3 Each	   of	   the	   groups	   understood	   flood	   risk	   to	   be	   the	   main	   consideration	   for	   potential	  
development	   on	   site,	   with	   each	   group	   putting	   forward	   different	   potential	   strategies	   for	  
addressing	  the	  flood	  constraints	  of	  the	  site.	  

4.4 A	  number	  of	  these	  strategies	  were	  ruled	  out	  by	  the	  Environment	  Agency	  (EA)	  at	  the	  workshop	  
session,	  precluding	  the	  use	  of	  a	  causeway	  to	  protect	   the	  site	   from	  flood	  due	  to	  downstream	  
implications	  for	  Tamworth	  and	  precluding	  the	  use	  of	  elevated	  structures	  within	  the	  flood	  plain.	  	  
The	  use	  of	  elevated	  /	  stilted	  structures	  is	  only	  permitted	  by	  the	  EA	  for	  replacement	  dwellings	  
which	   are	   already	   located	   within	   floodplain.	   	   However,	   potential	   developers	   may	   wish	   to	  
commission	   more	   detailed	   studies	   to	   make	   a	   case	   to	   the	   Environment	   Agency	   that	   these	  
options	  should	  be	  considered.	  

Access	  

4.5 Access	  to	  the	  Dunstall	  Lane	  site	  is	  problematic.	   	  The	  existing	  outline	  consent	  for	  employment	  
use	   takes	   access	   via	   the	   existing	  Meadow	   Road	   industrial	   estate.	   	   Information	   provided	   by	  
Staffordshire	  County	  Council	  highways	  indicate	  that	  this	  estate	  road	  is	  not	  adopted	  and	  as	  such	  
may	  not	  be	  suitable	  for	  access.	  	  	  

4.6 The	  alternative	  point	  of	  access	  would	  be	   to	  utilise	   the	  existing	  access	  via	  Dunstall	   Lane	   from	  
Bonehill	  Road.	  	  Dunstall	  Lane	  is	  a	  narrow	  (approx.	  4m)	  country	  lane,	  which	  is	  bounded	  on	  both	  
sides	  by	  mature	  trees	  and	  hedgerows.	  In	  addition	  part	  of	  the	  route	  is	  subject	  to	  flooding.	  

4.7 The	  preferred	   solution	   (subject	   to	  deliverability)	  would	  be	   to	  provide	  a	   link	  off	   the	  Meadow	  
estate	   roundabout	   and	   run	   an	   east-‐west	   link	   parallel	   to	   Dunstall	   Lane.	   	   A	   loop	   would	   be	  
created	  within	   the	   site	  which	  would	   provide	   access	   for	   buses.	   	   Dunstall	   Lane	   could	   then	   be	  
downgraded	   along	   part	   of	   its	   length	   to	   a	   pedestrian	   and	   cycle	   link	   with	   access	   to	   existing	  
residential	  properties.	  

4.8 The	  groups	  agreed	  that	  access	  to	  Dunstall	  Lane	  from	  the	  west	  of	  the	  site	  is	  also	  desirable,	  but	  
acknowledged	  that	  traffic	  management	  measure	  may	  have	  to	  be	  introduced	  to	  ensure	  that	  too	  
much	  traffic	  is	  not	  routed	  through	  Hopwas.	  

4.9 Setting	   aside	   the	   concerns	   in	   relation	   to	   land	   ownership	   and	   deliverability	   of	   the	   section	   of	  
access	   road	  within	  Meadow	   Industrial	   Estate	   the	   groups	   set	   out	   the	   following	   development	  
framework:	  

Mix	  of	  uses	  

4.10 Taking	   into	   consideration	   the	   information	   provided	   by	   the	   Environment	   Agency,	   two	   of	   the	  
group	  masterplans	  presented	  at	  the	  workshop	  were	  considered	  by	  the	  EA	  representative	  to	  be	  
incompatible	  with	  the	  flood	  risk	  associated	  with	  the	  site.	  	  As	  such	  the	  development	  framework	  
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which	  has	  been	  prepared	  to	  accompany	  this	  report	  sets	  out	  the	  options	  which	  are	  considered	  
viable	  from	  a	  flood	  risk	  perspective.	  

4.11 All	  groups	  agreed	  that	  the	  site	  would	  benefit	  from	  a	  mixture	  of	  land	  uses,	  and	  has	  the	  potential	  
to	  accommodate	  both	  residential	  and	  employment	  use,	  and	  that	  there	  is	  an	  opportunity	  to	  use	  
additional	  employment	  uses	  to	  provide	  a	  buffer	  to	  the	  existing	  employment	  use	  off	  Meadow	  
Road.	  	  Any	  employment	  use	  on	  the	  site	  should	  be	  of	  a	  significantly	  smaller	  scale,	  in	  the	  form	  of	  
smaller	  starter	  units	  or	  B1/B2	  uses.	  	  In	  addition,	  the	  groups	  felt	  the	  site	  may	  also	  be	  a	  suitable	  
site	  for	  the	  provision	  of	  an	  Extra	  Care	  facility	  (subject	  to	  local	  need).	  

Housing	  

4.12 As	   highlighted	   above,	   only	   water	   compatible	   development	   is	   considered	   appropriate	   within	  
flood	  zone	  3b	  (the	  functional	  floodplain).	  	  As	  a	  result	  all	  residential	  development	  parcels	  have	  
been	  located	  outside	  of	  this	  area.	  

4.13 Given	  the	  considerable	  constraints	  presented	  by	  the	  site,	  the	  groups	  agreed	  that	  achieving	  700	  
homes	  as	  allocated	  in	  the	  Local	  Plan	  would	  be	  problematic	  and	  that	  a	  figure	  closer	  to	  500	  units	  
maximum	  was	  likely.	  	  	  

4.14 Development	  would	  be	  located	  off	  a	  central	  spine	  which	  would	  follow	  an	  alignment	  adjacent	  
to	   Dunstall	   Lane,	   which	   would	   be	   retained	   and	   downgraded	   along	   most	   of	   its	   length	   to	   a	  
pedestrian	  /	  cycle	   route	  and	   large	  numbers	  of	  existing	   trees	  and	  hedgerows	  along	  this	   route	  
could	   therefore	   be	   retained.	   	   The	   spine	   road	   would	   reduce	   in	   status	   as	   it	   continues	   west	  
through	  the	  site	  and	  serves	  fewer	  dwellings.	  

Local	  centre	  /	  convenience	  store	  	  

4.15 There	  is	  an	  opportunity	  to	  reuse	  the	  existing	  Dunstall	  Farm	  house	  and	  associated	  outbuildings	  
located	  adjacent	  to	  the	  canal	  as	  a	  local	  centre	  and	  possible	  public	  house.	  	  	  

4.16 Reusing	   Dunstall	   Farm	   House	   would	   allow	   the	   opportunity	   to	   link	   the	   local	   centre	   with	   a	  
potential	   marina	   (subject	   to	   need)	   or	   moorings,	   maximising	   its	   waterside	   location	   on	   the	  
Birmingham	  and	   Fazeley	  Canal.	   	   The	   groups	   felt	   that	   a	   local	   centre	   in	   this	   location	   could	  be	  
linked	   to	   local	   craft	  workshops	  and	  a	  public	  house	  /	   restaurant	   to	  create	  a	  creative	   /	   leisure	  
hub	  adjacent	  to	  the	  canal.	  	  	  

Primary	  school	  and	  contribution	  to	  secondary	  school	  provision	  

4.17 A	  number	  of	  potential	   locations	  for	  the	  primary	  school	  were	  discussed	  at	  the	  workshop,	  and	  
three	   potential	   locations	   are	   shown	   on	   the	   accompanying	   development	   framework.	   	   The	  
proposed	   locations	  would	   enable	   the	   school	   a	   strong	   presence	   at	   the	   heart	   of	   the	   site	   and	  
could	  allow	  the	  school	  playing	  fields	  to	  be	  linked	  to	  a	  wider	  public	  open	  space	  within	  the	  flood	  
zone.	  	  	  
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4.18 The	  downgrading	  of	  Dunstall	   Lane	  would	  also	  allow	   for	  a	  pedestrian	  and	  cycle	   friendly	   front	  
entrance	  to	  the	  school	  to	  be	  created.	  

Open	  space	  

4.19 Given	  the	  flood	  constraints	  of	  the	  site,	  the	  areas	  within	  flood	  zone	  3b	  have	  been	  allocated	  as	  
public	  open	  space	  /	  playing	  fields,	  creating	  a	  buffer	  between	  the	  developed	  areas	  and	  the	  River	  
Tame	  corridor.	  

4.20 Playing	   fields	   /	   open	   space	   are	   considered	   to	   be	   water	   compatible	   uses	   as	   outlined	   in	   the	  
Environment	  Agency	  compatibility	  table	  shown	  as	  Table	  1	  above.	  

Pedestrian	   and	   cycle	  way	   access	   to	   nearby	   employment	   and	   retail	   areas	   and	   to	   the	   town	  
centre	  

4.21 The	  groups	  felt	  that	  there	  was	  an	  opportunity	  to	  link	  the	  site	  with	  the	  residential	  areas	  to	  the	  
north	   of	   the	   River	   Tame	   via	   the	   existing	   bridge	   at	  Oxbridge	  Way.	   	   It	   is	   understood	   that	   the	  
bridge	  would	  require	  significant	  upgrades	  to	  be	  considered	  appropriate	  for	  pedestrian	  access,	  
but	  still	  agreed	  that	  this	  would	  be	  a	  desirable	  connection.	  	  In	  addition,	  maximising	  connections	  
with	  the	  existing	  canal	  towpath	  network	  is	  desirable.	  
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5 Phasing 

5.1 During	  the	  course	  of	  the	  workshop	  delegates	  gave	  consideration	  to	  the	  potential	  site	  phasing.	  	  
The	  bullet	  points	  below	  provide	  a	  brief	  summary	  of	  the	  proposals:	  

Phase	  1	  

• Site	  access	  off	  Meadow	  Road	  industrial	  estate	  

• Central	  spine	  road	  	  

• Medium	  density	  residential	  parcels	  

• Optional	  employment	  development	  	  

• Alternative	  Primary	  School	  site	  (commences	  in	  Phase	  2)	  

Phase	  2	  

• Continuation	  of	  central	  spine	  road	  off	  Dunstall	  Lane	  to	  access	  northern	  portion	  of	  site	  

• Primary	  school	  and	  playing	  fields	  

• Medium	  density	  residential	  parcels	  

• North	  eastern	  public	  open	  space	  

Phase	  3	  

• Local	  centre	  /	  optional	  public	  house	  and	  extra	  care	  

• Continuation	  of	  central	  spine	  road	  into	  western	  portion	  of	  site	  

• Medium	  and	  low	  density	  residential	  parcels	  

• Public	  open	  space	  bordering	  northern	  site	  boundary	  

• Potential	  allotments	  
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6 Summary and Conclusions 

6.1 This	   report	   provides	   a	   summary	   of	   the	   workshop	   held	   at	   Tamworth	   Town	   Hall	   on	   12th	  	  
August	  2014	  looking	  at	  a	  site	  at	  Dunstall	  Lane.	  	  The	  site	  is	  proposed	  in	  the	  Draft	  Local	  Plan	  as	  a	  
Sustainable	  Urban	  Extension	  for	  approximately	  700	  new	  homes.	  	  

6.1.1 This	   report	   and	   accompanying	   Masterplan	   Framework	   provide	   a	   summary	   of	   the	  
masterplanning	   principles	   discussed	   by	   the	   delegates.	   	   The	  masterplan	   framework	   does	   not	  
provide	   a	   capacity	   assessment	   for	   the	   site,	   but	   attempts	   to	   provide	   a	   workable	   framework	  
taking	  into	  consideration	  the	  key	  constraints	  to	  development	  provided	  by	  Tamworth	  Borough	  
Council	  which	   can	   be	   used	   to	   facilitate	   future	   discussions	  with	   house	   builders	   and	   form	   the	  
basis	  of	  a	  vision	  for	  the	  site.	  
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7 Attendance List 

Name	   Organisation	  

Charlotte	  Green	   Tamworth	   Borough	   Council	   &	   Staffordshire	   County	  
Council	  –	  Public	  Health	  

Maggie	  Taylor	   Sport	  England	  –	  Planning	  	  

Will	  Spencer	   Staffordshire	  County	  Council	  –	  Transport	  and	  Highways	  

Sarah	  McGrandle	   Tamworth	   Borough	   Council	   –	   Head	   of	   Environmental	  
Management	  

Ian	  Dickinson	   Canal	  and	  River	  Trust	  –	  Planning	  

Matthew	  Bowers	   Tamworth	   Borough	   Council	   –	   Head	   of	   Planning	   &	  
Regeneration	  

Becky	  Clarke	   Environment	  Agency	  -‐	  Planning	  

Geoff	  Evenson	   Staffordshire	  County	  Council	  –	  Transport	  and	  Highways	  

Jane	  Parry	  	   Tamworth	   Borough	   Council	   –	   Development	   Plans	   &	  
Conservation	  

Debbie	  Taylor	   Staffordshire	  County	  Council	  –	  Historic	  Environment	  

Deborah	  Casey	   Tamworth	   Borough	   Council	   –	   Housing	   Strategy	   and	  
Regeneration	  

Oliver	  Dove	   Lichfield	   District	   Council	   –	   Development	   Plan/Economic	  
Development	  

Tracey	  Doherty	  	   Environment	  Agency	  -‐	  Biodiversity	  

John	  Gunn	   Tamworth	  Borough	  Council	  –	  Development	  Management	  

Anna	  Priestley	   Tamworth	  Borough	  Council	  –	  Development	  Plans	  	  

Joe	  Holyoak	   MADE	  –	  Panel	  Member	  

Annabel	  Keegan	   MADE	  –	  Panel	  Member	  

David	  Tittle	   MADE	  –	  Chief	  Executive	  

David	  Greenhill	  	   MADE	  –	  Panel	  Member	  
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Appendix 2: Site Promoter Indicative Masterplans 

 

1. Anker Valley 

2. Golf Course 

3. Dunstall Lane 
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