
 

 
 

Tamworth Local Plan Examination 
 

Hearing Statement 
 
5.2: Are the specific housing sites identified in Policy 
HG1 justified & deliverable within the Plan period? 
 
Tamworth Golf Course Site 
 
 

May 2015 

 

 
 



 
Tamworth Local Plan Examination Hearing Statement 
5.2: Are the specific housing sites identified in Policy HG1 justified & deliverable within the Plan period? 
Tamworth Golf Course Site 
 

 
 

Notice 

This document and its contents have been prepared and are intended solely for Tamworth Borough Council’s 
use in relation to the Tamworth Local Plan Examination. 

Atkins assumes no responsibility to any other party in respect of or arising out of or in connection with this 
document and/or its contents. 

This document has 13 pages including the cover. 

Document history 

Job number: 5129583.330 Document Ref: Tamworth Local Plan Hearing (5.2) 

Revision Purpose description Originated Checked Reviewed Authorised Date 

1 Draft Report L Thorne - A Muir A Muir 12/05/2015 

2 Final Report L Thorne - A Muir A Muir 21/05/2015 

  



 
Tamworth Local Plan Examination Hearing Statement 
5.2: Are the specific housing sites identified in Policy HG1 justified & deliverable within the Plan period? 
Tamworth Golf Course Site 
 

 
 

Contents 

5.2 Are the Specific Housing Sites Identified in Policy HG1 Justified and Deliverable   1 

within the Plan Period? 

  

Tamworth Golf Course 

- Justified             1 

- Deliverable            2  

 

Appendices 
 

Appendix 1: Extract from Table 4.3 of Tamworth Borough Council Site Selection Paper 2014 

Appendix 2: Tamworth Golf Course Site Illustrative Masterplan 

 



 
Tamworth Local Plan Examination Hearing Statement 
5.2: Are the specific housing sites identified in Policy HG1 justified & deliverable within the Plan period? 
Tamworth Golf Course Site 
 

1 
 

5.2: Are the Specific Housing Sites Identified in Policy HG1 justified and deliverable within the 

Plan Period? 

 

Tamworth Golf Course 

 

Justified  

 

1.1 It is considered that the allocation of the Tamworth Golf Course Site (TGCS) as a Sustainable Urban 

Extension (SUE) is appropriate and justified as part of the overall housing land allocation strategy within 

the Tamworth Borough when considered against the reasonable alternatives.  

 

1.2 The Tamworth Borough Council Site Selection Paper (SSP) carried out in October 2014 systematically 

assessed potential housing sites to deem their suitability for residential development. The assessments 

built upon the existing evidence base and national planning policy and were carried out alongside site 

specific technical consultations, the Sustainability Appraisal (SA), Whole Plan Viability Assessment 

(WPV), Level 2 Strategic Flood Risk Assessment (SFRA) and updates to the Infrastructure Delivery 

Plan (IDP). This level of assessment has been undertaken to ensure that the most sustainable policy 

options are chosen, mitigation of potential adverse impacts is provided and that proposed allocations 

are considered alongside reasonable alternatives. 
 

1.3 The SSP identified the TGCS as suitable for residential development and therefore listed it as a 

proposed allocation. The Site was subject to a Technical Consultation. This consultation was undertaken 

with a range of statutory bodies and infrastructure providers and considered broad criteria in relation to 

effects on water courses, ground conditions, sewerage, water and flood risk, nature conservation, 

landscape and heritage assets, highways and transport, loss of sport facilities, impacts on education 

provision, impacts on the greenbelt, noise and air pollution, mineral resources, fire safety and public 

rights of way. The relevant extracts from Table 4.3 of the Site Selection Paper, which provides a 

summary of the technical consultation responses for the TGCS is provided as Appendix 1. The Site was 

also subject to an initial SA before being assessed in relation the type and achievability of mitigation 

measures required to ensure that the site was suitable and development achievable. The Site was then 

subjected to a Sequential Test (as part of the Tamworth Level 2 SFRA).  

 

1.4 The technical consultation for the TGCS identified primarily physical and environmental constraints 

which can either be designed around and incorporated into new development or potential impacts 

mitigated against. The SA identified that the major positive impacts associated with the development of 

the Site would be the provision of a significant amount of required housing. The major adverse impacts 

identified by the SA related to the loss of the golf course and potential biodiversity impacts. Overall, the 

TGCS as a single allocation is of a sufficient size to incorporate strategic green infrastructure to buffer 

and connect the identified ecological sites. Post mitigation, the potential adverse impacts of losing a 

disused and surplus sports facility and potential impacts on biodiversity would be far outweighed by the 

benefits of meeting a substantial part of the housing requirement for the Borough with associated 

community facilities.  

 

1.5 It is clear from the inclusion on the TGCS in the SSP that the Site has been assessed in an appropriate 

and consistent manner which demonstrates the clear justification of the site allocation when considered 

against reasonable alternatives and using proportionate evidence to compare such alternative sites.  

 

1.6 It should be noted that there is no requirement to systematically rank the proposed allocations as their 

combined capacity is not sufficient to meet the objectively assessed requirements of the Tamworth 

Borough. Therefore all of the Sites considered suitable as proposed allocations are proposed in the 

Submission Local Plan.  
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Deliverable 

 

1.7 In determining the deliverability of the TGCS over the plan period to 2031, consideration must be given 

to suitability, availability and achievability of the Site, including whether there exist any constraints to 

development and the ability to overcome them. The comments made below in respect of availability, 

suitability and achievability take into account the criteria set out within the updated DCLG Planning 

Practice Guidance (PPG) (March 2014) and Paragraph 47 of the NPPF.  

 

 Availability 

 

1.8 The Site is owned and controlled in its entirety by Tamworth Borough Council (TBC) and is available for 

residential development. The Site has been disused since October 2014 and is both surplus to the 

Council’s requirements and financially unviable for continued use as a golf course. The previous sports 

facility on the Site is therefore considered to already be lost. The Tamworth Golf Course Needs 

Assessment (July 2014) demonstrates that at present there is insufficient use or demand for use to 

maintain the existing golf course function and that alternative golf courses with capacity for new 

members are available locally. An Outline Planning Application was made by TBC Regeneration Team 

in February 2015 for the following: 

 

‘Demolition of clubhouse and construction of up to 1,100 dwellings, primary school, local community 

centre, parking, comprehensive green infrastructure comprising community woodland, community park, 

extension to local nature reserve, formal and informal open spaces, footpaths, cycleways, water areas 

(including enhancement to existing ponds and creating a sustainable urban drainage system) 

landscaping and vehicular access.’ 

 

1.9 This demonstrates a very high level of confidence that the Site is readily available for residential 

development with TBC intent on disposing of the Site to market following a successful grant of Outline 

Planning Permission. A copy of the illustrative Masterplan submitted with the Outline Planning 

Application is attached as Appendix 2. At the time of writing this Statement, the technical consultee 

responses received in respect of the pending OPA do not identify any impediment to delivery of the 

proposed development. A Holding Objection, placed on the application by Highways England (HE), is 

currently being negotiated through technical discussion between TBC and HE. It should be noted that 

this post submission discussion was agreed with HE in January 2015 as a proactive and sensible 

approach to resolving outstanding issues.  

 

Suitability  

 

1.10 The Site is located on the eastern edge of the defined Tamworth Urban Area and would represent a 

logical urban extension to that edge of the Borough. The previous use of the Site as a golf club does not 

constitute previously developed land although elements of the use, i.e. the club house and associated 

infrastructure (parking, access roads etc.) do. Residential development on this Site would therefore 

primarily represent the development of a Greenfield site.  

 

1.11 The Site is located within Flood Zone 1 which represents a low risk from flooding. The NPPF classified 

residential development as a ‘more vulnerable’ use of land which is considered to be a compatible 

development within Flood Zone 1. Opportunities exist on Site to incorporate Sustainable Drainage 

Systems.  

 

1.12 There are some physical limitations to the development of the Site but these are not constraints which 

cannot be overcome subject to appropriate, layout, design and mitigation. These relate to existing 

infrastructure (electricity pylons, associated overhead lines and an oil pipeline), potential ground 

contamination as a result of historic use and the need to protect existing waterbodies (Alvecote Pools), 

BAP priority habitats and protected trees/woodland in the interest of nature and landscape conservation. 

Assessments undertaken as part of the Outline Planning Application process demonstrate that the Site 



 
Tamworth Local Plan Examination Hearing Statement 
5.2: Are the specific housing sites identified in Policy HG1 justified & deliverable within the Plan period? 
Tamworth Golf Course Site 
 

3 
 

could be developed without risk of water pollution, ground contamination and emissions to air. These 

assessments include: 

 

 Water Environment and Flood Risk Assessment; 

 Geology, Contaminated Land and Soils Assessment; 

 Air Quality Assessment; 

 Noise and Vibration Assessment; 

 Ecological Assessment; 

 Landscape and Visual Impact Assessment; and 

 Cultural Heritage Assessment.  

 

1.13 Access to the Site is currently available via Eagle Drive, which links to Mercian Way, a principal bus 

route. This route could be used to access a new residential development on the Site. As demonstrated 

in the outline planning application there are also opportunities to provide a further access to the Site 

directly from Mercian Way to the north. Opportunities exist to provide pedestrian and cycle routes 

through the Site.  

 

1.14 Potential impacts on landscape features, nature conservation and cultural heritage assets are not 

considered to be significant and do not represent a barrier to development on the Site subject to the 

implementation of appropriate mitigation measures. Significant interest within or adjacent to the Site at 

present include the existing ponds (Alvecote SSSI), the Tamworth Golf Course Local Wildlife Site (LWS) 

and protected trees and woodland. Also adjacent to the Site, significant interest includes a Local Nature 

Reserve (Hodge Lane LNR) and the Coventry Canal. Wide ranging opportunities exist to extend and 

enhance existing landscape and nature conservation features on Site, including the extension and 

enhancement of the existing LNR and LWS and the creation of community woodland, parkland and 

open space. All of this would allow for the creation of new habitat to meet BAP priorities. 

 

1.15 The scale and physical characteristics of the Site means that, subject to appropriate design and layout, 

the Site could be developed without significant detriment to the amenities of surrounding residential and 

commercial properties. Significant landscape planting could create a ‘green buffer’ between existing 

properties and new development ensuring that any visual, noise, traffic and other impacts from new 

residential development are minimised. It is recognised that a development of the scale proposed would 

give rise to additional traffic which may have some impacts on residential amenity. However, a Transport 

Assessment, undertaken as part of the Outline planning application process, demonstrates that the local 

highway network could adequately accommodate the likely level of traffic created by the development 

of the Site.  

 

Achievability 

 

1.16 Subject to Outline Planning Permission being successfully achieved on the Site within the next 6 months, 

TBC would then seek to enter into an agreement to sell the Site to a housing developer as soon as 

possible. Allowing for a generous lead in period for the granting of Reserved Matters consent and the 

subsequent discharge of planning conditions (say 2 years), it is realistic that development on Site could 

be well underway within the next 5 years. It is the intention of TBC that development will commence on 

Site by 2018. This timeframe is considered adequate to enable the Site to be developed out in its entirety 

well within the Plan period and would ensure that the Site meets the deliverability criteria of the NPPF.  

 

 

1.17 A Site of this nature, located on the edge of the urban area with an attractive rural transitionary setting 

would be extremely attractive to the market in terms of developers and buyers alike. A successful grant 

of Outline Planning Consent would serve to de-risk the Site for prospective developers. By ensuring that 

all site conditions and restrictions are known and appropriate mitigation is identified, prospective 

developers can have confidence with regards to development costs. A delivery rate of approximately 

110 dwellings per annum is considered to be achievable for the site based on typical annual house 
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builder rates). It is therefore considered that confidence can be had in the attractiveness of the Site to 

the market and the phased development and sale of dwellings on the Site over the period identified.  
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Appendix 1: Table 4.3 – Tamworth Borough Council Site Selection Paper 
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