Hallam Land Management Ltd

Vision Document
Alvecote Place - Tamworth East
June 2015

“A proposal for a high quality sustainable development,
providing new homes, community facilities and green
infrastructure provision”

Draft First Issue
A
B
Text updates

SGL 12th June 2015
MST 15th June 2015
SGL 17th June 2015

BC 12th June 2015
BC 15th June 2015
BC 17th June 2015

This report is the property of FPCR Environment and Design Ltd and is issued on the condition it is not reproduced, retained or
disclosed to any unauthorised person, either wholly or in part without the written consent of FPCR Environment and Design Ltd.
Ordnance Survey material - Crown Copyright. All rights reserved. Licence Number: 100019980 (Centremapslive.com).
Aerial imagery © 2015 Microsoft Corporation
J:\6100\6186\LANDS\Plans\6186 Tamworth Vision Document.indd

The obelisk at Pooley Country Park

Introduction
This is a Vision Document prepared by Hallam Land Management Ltd
to support the proposal for a high quality residential led development
at Alvecote Place – Tamworth East

1.0

Introduction

Introduction
The Vision encompasses the emerging
application proposals for Alvecote Place - Phase
1 and the future long term development of the site
(Phase 2), which would deliver a new sustainable
neighbourhood for Tamworth of around 1300 new
homes.
• The site covers around 70.5ha of agricultural
land on the eastern edge of Tamworth, to the
west of the M42 motorway.
• The site lies within a very sustainable location
within the context of the established urban
area of Tamworth.
• The site lies adjacent to the former Tamworth
Golf Course, which is a proposed residential
allocation in the Tamworth Borough Local
Plan and is currently subject to an application
for 1,100 dwellings.
• The site is not subject to any environmental
designations.
• From the current evidence base that has
been prepared, there are no technical or
environmental issues that would preclude the
delivery of development upon the site.

Alvecote Place would readily deliver much needed
housing growth for the area (to include affordable
housing) together with a range of community
facilities to support modern sustainable living,
such as: primary education, local retail, health
care, open space, public transport, and walking
and cycling routes.
Hallam Land Management Ltd (HLM) are
promoting the land at Alvecote Place. HLM have
appointed a consultant team that have experience
of delivering sustainable development and this
comprises:
BWB Consulting - Water and Drainage
CgMs - Heritage and Archaeology
Cole Jarman - Noise & Vibration
Freeths LLP - Planning
FPCR Environment & Design Ltd Masterplanning, Landscape and Ecology
Waterman Infrastructure & Environment    

• It is considered that site is in an eminently
suitable location in which to establish a high
quality residential neighbourhood.
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See Figure 1
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Figure 1: Site Location Plan
N.T.S
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Aerial view across the site looking towards Tamworth

Illustrative Masterplan
Illustrates the potential layout and character of Alvecote Place in terms
of its streets, routes and spaces, and its landscape and greenspace.

Alvecote
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Figure 2: Illustrative Masterplan
N.T.S
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Detail view of the obelisk at Pooley Country Park

Planning Context
The Site sits within the administrative boundary of North Warwickshire
Borough Council, with the western boundary of the site also forming
the boundary between Tamworth Borough Council and North
Warwickshire Borough Council.

Planning Context

3.0

Planning Context
Tamworth Borough Council (TBC) is currently
preparing their new local plan which will set out
the policies and guidance for development up to
2031. A draft document has been submitted to the
Secretary of State for review, with an examination
in public scheduled for June 2015. One of the
           
to accommodate their full objectively assessed
housing need within their boundary.
          
can be found within Tamworth itself, but the
remaining 2,000, to meet the required housing
need, will need to be located in neighbouring
authorities. Both North Warwickshire Borough
 !"#$    %  
(LDC) make provision to provide 500 dwellings
each within their adopted Local Plans, with a
memorandum of understanding between the three
authorities that NWBC and LDC will endeavour to
accommodate the remaining 1000 dwellings.

The site sits within the administrative boundary
of NWBC. NWBC adopted their Core Strategy
in October 2014 and this sets out their housing
requirements (3650) for the period up to 2029
(including meeting 500 of Tamworth’s housing
demand).
The site is considered to be in an appropriate
location in which to deliver housing growth and
would be located alongside the allocated housing
land as part of the former Golf Course.
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Figure 3: Planning Context
N.T.S
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Planning Context

National Planning Policy
Framework
The NPPF sets out the purpose and role of
the planning system in contributing towards
sustainable development. It advocates a mix
of land uses within an area to minimise journey
lengths for employment, leisure, shopping,
education and other services (paragraph 37). It
also requires local planning authorities to ‘boost
the supply of housing’ (paragraph 47) and stresses
the importance of delivering a wide choice of high
quality homes which meet local needs (paragraph
50).
Paragraph 52 states that ‘the supply of new
homes can sometimes be best achieved through
planning for larger scale development, such as
new settlements or extensions to existing villages
and towns that follows the principles of Garden
Cities’.

3.0

Paragraph 73 goes on to say that new
development provides access to high quality open
space, sport and recreation. New development is
encouraged to take account of landform, layout,
building orientation, massing and landscaping
to minimise energy consumption (paragraph 96)
and paragraph 99 expects new development
to avoid increased vulnerability to the range of
impacts arising from climate change. In vulnerable
areas green infrastructure can provide suitable
adaptation measures.
The NPPF also seeks the conservation and
enhancement of the natural environment,
minimising impacts on biodiversity and providing
net gains where possible (paragraph 109).

Paragraph 56 stresses the importance of design
in built development. This is developed in the
National Planning Practice Guidance (NPPG),
which encourages the consideration of issues
such as local character (including landscape
 $           
network of greenspaces (including parks) and
public places and the development of cohesive
and vibrant neighbourhoods.
Paragraph 69 of the NPPF expects development
to facilitate social interaction and to create healthy
and inclusive communities. These aims can be
achieved by providing recreation opportunities,
space for residents to meet and by creating safe
and accessible environments.
Paragraph 70 looks to ensure the delivery of
community and recreational facilities and the
integration of housing, economic uses, community
facilities and services.

Figure 4: Tamworth Golf Course Masterplan (Feb 2015)
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View towards a localised high point within the site

Environmental
Considerations
The site covers an area of around 70.5ha of agricultural land on the
eastern edge of Tamworth. It comprises land between the established
urban area of Tamworth to the south and west, the M42 Motorway to
the east, and the Coventry Canal to the north.

N

Figure 5: Aerial Photograph
N.T.S
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Figure 6: Oblique Aerial Photograph
N.T.S
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4.0

Environmental
Considerations

Location & Local Context
The site covers an area of around
70.5ha of agricultural land on the
eastern edge of Tamworth.
The site forms two parcels of land
either side of Robey’s Lane which
runs centrally through the site,
connecting the small village of
Alvecote with the B5000 Tamworth
Road.

The eastern part of the site (which forms the
 '  $    *  
lies alongside the M42. It includes some perimeter
hedgerows and trees, but is largely devoid of any
  +  ;
The M42, which is a prominent urbanising
 <         
boundary. Beyond the M42 is the Coventry Canal,
the river Anker and the settlements of Polesworth
and Dordon.
The Coventry Canal, Alvecote Wood and Pooley
Country Park SSSI (which was formerly Pooley
Hall Colliery) lie to the north of the site. Further
north is the West Coast Railway Line, the
Alvecote Pools SSSI, and the villages of Alvecote
and Shuttington.
To the west of Robey’s Lane the Phase 2 land
   *       
of Woodhouse Farm and Priory Park Go-Karting
Circuit. Vegetation is limited to some mature trees
on a localised high point within the central part
      <    < 
<     ># * ;
Beyond the watercourse is the former Tamworth
Golf Course, which is now subject to a planning
application, and the urban area of Tamworth
which includes Amington Industrial Estate.
   *        
by tree cover and the Tamworth Road with the
residential area of Stoneydelph (Tamworth) lying
to the south.
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Environmental
Considerations

A

4.0

B

Modern development at Blackdown Road
D

M42 motorway
C

West Coast Railway Line

?  +  *  

E

Coventry Canal
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4.0

Environmental
Considerations

Landscape
Q     <   !  "<U
Landscape Character Assessment (2010), the
vast majority of the site lies within the large
Character Area of the ‘Tamworth Fringe Uplands’,
with its northern part within the ‘Anker Valley’
Character Area. The key characteristics of the
Tamworth Fringe Uplands are:
• “Gently undulating indistinct landform
• Predominantly open arable land with little tree
cover
• Fragmented landscape with a complex mix of
agricultural, industrial and urban fringe land
uses
•  
       
edges of Tamworth and Dordon and by large
scale modern industry at Kingsbury, and in the
       

• Unifying presence of the M42 motorway,
which passes through within a planted cutting
• Network of busy roads in and around Tamworth
•      ! 
urban land uses with no or low trimmed
hedges and few hedgerow trees
• Pockets of permanent pasture in small
 !       "
and Whateley
• Former mining activity has created several
large spoil tips, now reclaimed but remain
sparsely vegetated, the large tip south of the
 
 #$    !      
• Open internal views contained within wider
landscape by peripheral settlement, woodland
and landform, although there are longer views
across the Tame Valley from the western edge
of the area”
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The site and the wider landscape
are not subject to any landscape
quality designation at either a
national or local, which is generally
considered to be a key factor that
determines landscapes of high
quality.
• The site comprises two intensively farmed
 *   <    
hedges, scattered mature trees and some
perimeter vegetation along the watercourse
   Y; Z      
rare or unusual landscape features and is
generally representative of the landscape
character areas in which it sits.
• Aside from Robey’s Lane there is no public
access within or across the site, with the site
containing no public bridleways or footpaths.
• Alvecote Wood, the Coventry Canal and
Pooley Country Park-which are features of
landscape value-lie outside the site and from
part of the surrounding wooded context to the
north.
• The identity and character of the settlements
of Polesworth and Dordon would not be
      * + 
the site. The settlements are separated by a
combination of the wooded river Anker and
the Coventry Canal, and more markedly by
the M42 Motorway.

Environmental
Considerations

• Opportunities in which to gain clear open
views of the site are limited and effectively
comprise localised views from Robey’s Lane
 <       [ 
views for motorists from the M42.
• Whilst there is higher ground in the wider
landscape to the north near Shuttington,
or to the south at Dordon, the site forms a
distant and minor component of the view,
observed within the context of the urban area
of Tamworth.
•  Y     * [ 
the site’s landscape character. The urban area
of Tamworth together overhead electricity
pylons that cross the western edge of the site
   * [;
• Overall, the site is considered to be of
limited landscape value and one that is
potentially tolerant of change and one that
< *      
and enhancement. It is considered that the
site could absorb high quality development
<         
and visual harm.

4.0

The Concept Masterplan (ﬁgure
15) delivers an extensive a
green infrastructure framework
that would conserve the site’s
limited landscape features and,
moreover, would establish a
variety of new landscape habitats
such as broadleaved, woodland,
hedgerows, ponds, accessible
greenspace and walking and
cycling routes that would provide
biodiversity
and
recreational
enhancement.
This includes delivering a perimeter
landscape of habitats which would
provide an appropriate design
response with regard to the site’s
relationship with Alvecote Wood,
the Coventry Canal and Pooley
Country Park.
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Environmental
Considerations

Pooley Country Park SSSI

1

]<     ^*_  
plan)

     '    `   

The Site

2

]<   <  ^*_        `    $
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Environmental
Considerations

4.0

M42

Alvecote Wood

Robey’s Lane
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4.0

Environmental
Considerations

Topography
• The surrounding landscape is generally
undulating in its character with gently rising
slopes and some small localised rises above
the lower lying river Anker, which lies to the
north and east of Tamworth.
• In brief terms, the eastern part of the site
(Phase 1), and indeed much of the surrounding
landform, gently slopes away from the urban
edge of Tamworth down the to the Coventry
Canal.
• The land to the west of Robey’s Lane (Phase
2) falls from the urban edge and then rises to
form a small rounded knoll. There is a further
localised rise beyond the Canal at Pooley
Country Park, which is the former spoil heap
of the Pooley Colliery.
• The majority of the urban area of Tamworth,
and indeed the settlements of Polesworth
and Dordon, are located on rising slopes and
higher land above the Anker Valley and this is
a characteristic feature of the local settlement
pattern.
The
masterplanning
process
and urban design strategies successfully
address landform character through the
considered disposition of built uses and green
infrastructure provision.
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Noise
• The noise climate in the vicinity of the site will
be examined in detail, to ensure that a suitable
and appropriate level of noise mitigation is
integrated into the design proposals. Building
fabric design together with land use and
landform planning, distance separation and
unit orientation will form part of this noise
control strategy.
• For Phase 1 land, particular attention will be
given to the assessment and control of noise
  *      Y  
the noise that may be associated with the
Priory Park Go-Karting facility.

N

Figure 7: Topography Plan
N.T.S
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4.0

Environmental
Considerations

Heritage
An initial review has established that the site
contains no designated heritage assets.
The Scheduled remains of Alvecote Priory and
Dovecote are located 100m to the northeast of the
site (Phase 2 land). The remains of the Dovecote
and Priory are also both Grade II Listed Buildings
in their own right.
There are two non-designated heritage assets
recorded within the northern part of the Phase
2 land. Both are undated cropmarks interpreted
     *   
Modern parliamentary enclosure.
There are no designated or non-designated
heritage assets located within or in close proximity
to the Phase 1 land.
Beyond the M42 to the east is a Grade II* listed
building (Poole Hall) and a little further to the
east is the Polesworth Conservation Area which
is focussed on lower ground near the river Anker
crossing.
From the available sources there would be no
heritage issues to constrain development upon
the site. The Concept Masterplan provides a
responsive and sensitive design approach to
take into account the surrounding heritage assets
which includes the Scheduled remains of the
Alvecote Priory & Dovecote
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Figure 8: Designations
N.T.S
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4.0

Environmental
Considerations

Trafﬁc and Movement
Access to the site would be taken via Tamworth
Road, by way of a new roundabout junction. The
location of the site access is yet to be determined
and would be agreed with the relevant highway
authorities. The access would however, be
delivered within the sites frontage and / or highway
extents. Tamworth Road is an urban access and
distributor road that provides access between the
village of Polesworth and Tamworth.
The site is strategically well located for access
to the local and wider highway network. The site
lies within approximately 4km of Junction 10 of
the M42 which provides access to the east and
westbound A5 and the M42 in both directions. The
existing highway network can be seen in Figure 9.

Origin/destination statistics from Census data
provides a useful indication as to where people
are likely to travel to/from for work purposes.
Census data for the local area, extracted from
documentation submitted for the allocated
housing land on the former Golf Course, indicates
that journeys to work are predominantly to
Tamworth, North Warwickshire and Birmingham
(see plan below). Following a review of the data,
approximately 4% of trips associated with the
proposed development would travel to / from
Polesworth village, with the remaining 96% of trips
travelling west towards Tamworth and dispersing
over the local highway network.
Routing from the site to these destinations would
likely impact upon the following junctions and
further detailed analysis of these junctions would
be required to support a planning application. The
methodology for this work would be agreed with
the respective highway authorities (Staffordshire
County Council / Warwickshire County Council
/ Highways England) and submitted within a
detailed Transport Assessment:
• 5000 Glascote Road / B5080 Pennine Way
Roundabout;
• M42 Junction 10 Roundabout and Slip
Roads;
• A5 Entry/Exit slip roads;
• A5 / Marlborough Way Roundabout;
• Marlborough Way / Glascote Road
Roundabout;
• Glascote Road / Silver Link Road
Roundabout; and
• Glascote Road / Mercian Way Roundabout.
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Figure 9: Highway Network
N.T.S
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Environmental
Considerations

Sustainable Movement
Existing bus stops are conveniently located on
Tamworth Road providing frequent services
      !    
Leicester, Hinckley, Atherstone and Tamworth.
   *   *   ~ 
4 miles east of Tamworth Railway Station which
provides frequent services to Nottingham, London
Euston, Birmingham New Street and Cardiff.
Staffordshire County Council’s Tamworth cycle
     ^*_     +
cycle route linking to the local cycle network
within Tamworth, which includes cycle paths,
on-carriageway cycle lanes, signed cycle routes
and canal towpaths providing access to areas of
<  {     * ;
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A number Public Rights of Ways are located
within the vicinity of the site for leisure purposes
or walking to local amenities within the urban area
of Tamworth.
Using the most direct pedestrian and cycle
routes both to the urban centre and to the railway
station, making use of the signed on and offroad cycle network, the proposed residential, are
approximately 4km from Tamworth town centre
and the Railway Station. Whilst local amenities
are accessible by sustainable modes and these
           
retail centre, library, health centre and pharmacy.
The site location therefore offers a very realistic
opportunity for future residents to travel to and
from the new development by non-car modes. By
doing so, the development would fully accord with
the relevant planning policies which emphasis
the need to locate developments where there is a
realistic and reasonable expectation that services
and facilities may be accessed by travel modes
other than the private car.

N

Figure 10: Sustainable Movement
N.T.S
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4.0

Environmental
Considerations

Ecology
The site is not covered by
any statutory or non-statutory
ecological designation.
Alvecote Woods (Local Wildlife Site) lies adjacent
to the site and forms an ancient and seminatural woodland. Alvecote Pools Site of Special
{   Z  {{{Z$      *
the Coventry Canal. Full regard will be had to
these features to ensure that a sensitive and
appropriate design approach is adopted.

Alvecote Pools

Alvecote Woods

The site comprises two large intensively farmed
*   <      
improved grassland, two ponds and vegetation
around the site perimeter. Hedgerows contain
some native species but are typically fragmented
in their character. Tree cover is limited to
boundary planting near Tamworth Road, the
narrow watercourse that forms the westernmost
boundary and along Robey’s Lane.
Extensive surveys for protected surveys have
been carried out across the site and the local
;  + +       
         
bulk of the site that is proposed for development
is of limited nature conservation value.
The design strategy will include the conservation
of ecological habitats such as the watercourse,
hedgerows and mature trees, together with
an opportunity to deliver extensive and varied
habitats in which to maximise biodiversity, such as
new broadleaved woodland, hedges, trees, ponds
and wetland areas and grassland meadows.
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Figure 11: Ecological Designations

Environmental
Considerations

4.0

Flood Risk & Drainage
The site lies to the north-east of Tamworth and
 <  + Q Q$ [ 
            U
 [+ [  ;; <    ' 
therefore appropriate for residential development.
 Q   <  [    
areas of risk, but these are relatively narrow
and appear to follow existing ditch systems and
valley lines. Further investigation and survey
of these areas will be undertaken and the
development layout will account for and retain
these natural drainage paths wherever necessary.
The eastern part of the site (Phase 1 land) is
on high ground that falls toward the north and
naturally drains toward an existing ditch system
approximately 500m to the north-east toward
Pooley Country Park. The western land parcel
(Phase 2) is also on high ground, with a central
area that falls in part to the east, west and northern
site boundaries. There are further existing ditch
systems shown on OS maps on the far side of
Robey’s Lane draining to the east and also
along the western site boundary draining toward
the canal and River Anker to the north of site.

In relation to foul drainage whilst further
investigations and consultations with Severn
Trent Water are required it is not anticipated that
this will prove prohibitive for a development of this
size and nature. Given the topography of the site
a pumping station may be required to achieve a
connection to the existing adopted foul network.

Summary of Environmental
Issues
• The site and the wider area are not subject to
landscape quality designations.
• The site contains no designated heritage
assets
•         
and the main bulk of the site, that is proposed
for development, is of limited conservation
value
• Appropriate noise mitigation measures can be
adopted to deal with noise emanating from the
M42 and Go-Kart circuit
• The site can be readily accessed

Sustainable Drainage Systems (SuDS) in the form
of porous paving to private driveways, vegetated
swales and attenuation basins will be included
throughout the development and the layout will
be developed to accommodate a wide range of
SuDS from the outset. These features will provide
a minimum three-stage treatment train such as to
protect the quality of the downstream receiving
water bodies. The attenuation storage within the
SuDS features will also off-set the impact of new
impermeable areas by limiting runoff from the
   < ~        
excess runoff volumes back and releasing at
controlled low rates to the existing ditch system.

•    *     *  
close to Tamworth.
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View towards the site from the obelisk at Pooley Country Park

Design Evolution
The masterplanning process has been guided by technical and
environmental work.

Design Evolution

5.0

Design Approach
The design approach has followed a step-bystep iterative process to create an attractive well
designed concept masterplan. This has included
     
• movement, connectivity and access;
• landscape and ecology;
• heritage and conservation;
• water and drainage;
• services, noise and vibration; and
• urban design and placemaking.

The evolution of the masterplan has derived from
responding to the site and its context and, in
particular, those features within and around the
site. This includes:
• conserving the watercourse, existing vegetation
and habitats, as part of comprehensive green
infrastructure framework;
• responding to the landform with regard to
the location of built development and the
arrangement of the street and development
block pattern;
• establishing a perimeter landscape of new
habitats that provide an appropriate transition
with the wider countryside, to include
additional woodland to protect and enhance
Alvecote Wood and new greenspace along
watercourse corridor; and
• to utilise and appropriately upgrade Robey’s
Lane to form the principal access and main
street for the development.
The following plans illustrate the principles and
strategies that have informed the masterplanning
for Alvecote Place (Phase 1), alongside the
masterplanning for the long term development
across the wider site (Phase 2).
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Figure 12: Green Infrastructure
N.T.S
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Proposed avenue tree
planting

N

Figure 13: Movement
N.T.S
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Figure 14: Development Parcels
N.T.S
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Residential dwellings
fronting on to open space

Design Evolution

5.0
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View towards the obelisk at Pooley Country Park from Robey’s Lane

Design Vision
Alvecote Place encompasses a Design Vision. This is the foundation
of the urban design process and helps to deliver good design and
placemaking through to the detailed design stage.

Design Vision

6.0

The Vision
1. To
ensure
that
the
Proposed
Development responds and relates to
the site and its landscape and urban
edge context with a well-considered
masterplan in terms of the arrangement,
location and type of land uses;
2. To create a self-contained sustainable
neighbourhood with a range of dayto-day facilities for the new residential
community, that allows for local
shopping, primary and pre-school
education, employment, health care,
leisure and community facilities, open
space and sport;
3. To locate the new built development
within an extensive green infrastructure
framework which conserves existing
habitats and also delivers ecological and
recreational enhancements through new
landscape habitats and areas of open
space;
4. To create a connected layout of
functional and well-designed streets
which provide safe movement for all
users with a particular emphasis on the
ease of movement for pedestrians and
cyclists;

5. To establish a high quality residential
environment of attractive streets that are
overlooked and enclosed by buildings;
6. Interspersing the development with
areas of accessible greenspace, street
trees and ‘pocket parks’;
7. To create identity and character with
the use of a descending hierarchy of
streets and the introduction of ‘keynote
buildings’, feature squares, avenues
and crescents, as well encouraging a
varied built form of quality materials and

8. To include a broad range and mix of new
dwellings that allow for modern living
with the provision of affordable housing,
‘starter’ homes, larger family dwellings
and potential retirement living/extra
care;
9. To draw inspiration from examples
of local character and vernacular in,
and around, Tamworth and the local
villages. Particular regard will be paid,
for example, to building form and scale,
~      ;
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Figure 15: Concept Masterplan
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Design Vision

6.0

The Design Vision, as expressed through the Concept Masterplan and the
Illustrative Masterplan, illustrates the development’s proposed: layout and
character of its streets and routes; its urban form and the scale of buildings
and spaces; its landscape and greenspace characteristics; and its visual
appearance.

Introduction
The Concept Masterplan and proposes to deliver
development of around up to 1300 dwellings, a
local centre, a primary school, open space and
green infrastructure in two distinct phases.
The proposed application involves Phase 1
comprises approximately 24.3ha of land of which
14ha is proposed for residential development to
deliver up to 500 dwellings. Access is proposed
from the south via the B5000 Tamworth Road.
The proposals will evolve to deliver a scheme
that will provide a broad range of quality housing,
including affordable housing.
   <  [ < 
North Warwickshire’s policy requirement of
a meaningful gap between Tamworth and
<   %  <    
      +  
from these settlements on the east side of the
M42. The M42 provides a clear boundary for any
‘gap’ and development west of the motorway will
not adversely impact on the settlement identity of
either Polesworth of Dordon, either visually or in
terms of movements and activity associated with
the development.

Primary School
A new school will be sensitively sited to sit at the
heart of the site, integrating fully with local facilities
and linking effectively with the development’s
Green Infrastructure and street network.
Local Centre
Tamworth East offers the opportunity to provide
a range and mixture of community facilities and
*     ~  +  
wider area. This could include retail, employment,
healthcare, leisure and extra care facilities.
Green Infrastructure
A “ground up” iterative approach to the masterplan
for Tamworth East will ensure that development
is responsive to the natural characteristics of
the site and works to reinforce and, moreover,
enhance local landscape character and ecology.
This includes new woodland and accessible
greenspace around the perimeter of the site.
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Figure 16: Illustrative Masterplan
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Potential Attenuation
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