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Table A.1: Responses to SA Scoping Report Consultation (November-December 2025) 

 

 
1 https://www.gov.uk/guidance/updates-to-national-flood-and-coastal-erosion-risk-information 
2 https://www.tcpa.org.uk/resources/new-national-flood-and-coastal-erosion-risk-information/ 

Consultee Comment 
Response/ Schedule of Changes to SA 
Scoping Report 

Environment 

Agency 

[In reference to Section 11.0 – Climatic Factors] Section 11.1.1. seeks to 

address flood risk matters in the Borough and highlights the high level of risk 

of flooding in Tamworth along with initiatives to help reduce the impacts and 

improve resilience. Reference is made to the Towns formal flood defence 

infrastructure and it should be noted that discussions are ongoing to improve 

the standard of these defences. We would expect this to be referenced and 

considered in the evidence base supporting the forthcoming Local Plan, 

specifically the Level 1 Strategic Flood Risk Assessment (SFRA). 

Referenced in Section 11.4 (page 99) of SA 

Scoping Report (Climatic Factors chapter) 

Environment 
Agency 

[In reference to Section 11.0 – Climatic Factors] Whilst section 11.4 (Data 
Gaps) highlights the need for a new Water Cycle Study we would also expect 

reference to the need for a Level 1 SFRA along with, potentially, a Level 2 

document should any allocated sites be promoted in area at flood risk. 

The need for a Level 2 SFRA has been 
referenced in Section 11.4 (page 99) of SA 

Scoping Report (Climatic Factors chapter). 

A Level 1 SFRA was undertaken in 

2024/2025. 

Environment 
Agency 

[In reference to Section 11.0 – Climatic Factors] We acknowledge the 
baseline data utilised in the flood risk section of this chapter. It should be 

noted that from 25 March 2025, new Flood Zones were produced for the 

Flood Map for Planning as part of the new National Flood Risk Assessment 

(NaFRA2). This update uses new national modelling alongside local models. 

You can find out more about our new national risk information for flooding 

and coastal erosion by visiting these web pages: New national flood and 

coastal erosion risk information - GOV.UK1 New national flood and coastal 

erosion risk information - Town and Country Planning Association2. 

Figure 11-2 in Section 11.1.1 (page 86) has 
been updated using the most recent data 

(GOV.UK), dated November 2025. 

Environment 

Agency 

[In reference to Section 11.0 – Climatic Factors] The extent of functional 

floodplain (Flood Zone 3b) should be identified as part of the SFRA. 

Identifying areas of functional floodplain in Tamworth will help the Plan to 

detect areas unsuitable for development, as well as areas where existing 

Referenced in Section 11.4 (page 99) of 

Scoping Report (Climatic Factors chapter) 
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3 https://www.gov.uk/guidance/flood-risk-assessments-climate-change-allowances 
4 https://www.local.gov.uk/planning-climate-change 
5 https://www.sustainabilitywestmidlands.org.uk/resources/west-midlands-climate-change-adaptation-plan-2021-2026/ 

Consultee Comment 
Response/ Schedule of Changes to SA 

Scoping Report 

development and infrastructure may not be sustainable in the long term. See 

paragraph 012 of the Flood Risk and Coastal Change section of the National 

Planning Practice Guidance (PPG). The PPG also refers to Environment 

Agency guidance on considering climate change in planning decisions which is 

available online3. It should be used to help planners, developers and advisors 

implement the National Planning Policy Framework (NPPF)'s policies and 

practice guidance on flood risk. It will help inform Flood Risk Assessments 

(FRA's) for planning applications, local plans, neighbourhood plans and other 

projects. 

Environment 

Agency 

[In reference to Section 11.0 – Climatic Factors] We are encouraging all 

Local Authorities to identify climate change as an overall Development Plan 

priority and to align policies with national net zero targets and mitigation 

policies. There is a statutory duty on LPAs to include policies in their Local 

Plans designed to tackle climate change and its impacts. Section 19 of the 

Planning and Compulsory Purchase Act 2004 states that ‘Local development 

plans must include policies designed to secure that the development of and 

use of land contribute to mitigation of and adaptation to climate change’. 

Revisions to the NPPF in 2021 include a requirement to promote a 

sustainable pattern of development, by mitigating climate change and adapting 

to its effects (para 11a). The NPPF also states (para 134) that enhanced local 

policies and government guidance on design should be given ‘significant 

weight’. To assist the following links (Planning Advisory Service and 

Sustainability West Midlands) offer support to help Councils plan for climate 

change and provide details of the West Midlands Climate Change Adaption 

Plan. Planning for Climate Change | Local Government Association4 West 

Midlands Climate Change Adaptation Plan 2021-2026 – Sustainability West 

Midlands5 I have also attached our West Midlands Area Climate Change 

Noted, no change to scoping information 

required 
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6 https://www.gov.uk/government/news/west-and-east-midlands-move-into-drought 

Consultee Comment 
Response/ Schedule of Changes to SA 

Scoping Report 

Guidance which may assist you moving forward and relates to a number of 

the key issues and questions raised within this consultation. 

Environment 

Agency 

[In reference to Section 11.0 – Climatic Factors] We support the paragraph 

(page 94) on water scarcity. Severn Trent Water supplies water for 

Tamworth and is classified as an area of serious water stress. Serious water 

stress is defined as the current or future household demand for water is a 

high proportion of the current effective rainfall which is available to meet that 

demand. In addition, the baseline could reference the West and East Midlands 

moving to drought status as of 15 July 2025, following the driest spring for 

132 years. More information about why we've moved to drought status can 

be found at West and East Midlands move into drought - GOV.UK6. 

Additional wording added to 11.1.3 (page 

94) of the Scoping Report (Climatic Factors 

chapter) to reflect suggestions made. 

Environment 

Agency 

[In reference to Section 11.0 – Climatic Factors] We recommend early 

liaison with the water companies to identify which sewage treatment works 

will serve future development, whether there is capacity in the network and 

when any infrastructure improvement projects are envisaged. This will help 

to inform sustainable development locations as well as any necessary phasing 

constraints for development. We would not wish to see any strategic 

allocations being located in areas that will not be served by mains foul 

drainage. 

Noted, no change to scoping information 

required. 

Environment 

Agency 

[In reference to Section 12.0 – Biodiversity, Geodiversity, Flora and Fauna] 

Along with habitat sites and their condition we welcome reference to 

watercourses in Tamworth Borough and their contribution to biodiversity. 

The Water Framework Directive (WFD) and the associated Humber River 

Basin Management Plan (RBMP’s) is also reflected in this section. Tamworth 

falls within the Tame Anker and Mease Management Catchment. WFD is the 

key driver for cross-cutting environmental improvements, not only for 

Water Quality but also for Biodiversity. Returning water courses to a more 

natural state can be achieved, even with heavily modified waterbodies such 

the canals and rivers in Tamworth. 

Noted, no change to scoping information 

required. 
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Consultee Comment 
Response/ Schedule of Changes to SA 

Scoping Report 

Environment 

Agency 

[In reference to Section 15.0 – Soils, Water and Minerals] We welcome the 

references to water company supply for water and sewerage services and 

description of Water Framework Directive status of waterbodies in 

Tamworth. This describes the water bodies at ‘poor’ status, heavily modified 

or artificial due to urbanisation. It's good this section mentions the pressures 

from contaminated land, urban runoff and treated sewage effluent. This 

should link to the context of seeking to improve failing waterbodies through 

appropriate mechanisms such as Sustainable Drainage Systems (SuDS) and 

improvements to watercourses (including new watercourses or opening up 

of culverted systems). 

Additional wording added to Section 15.1 

(page 120) of the Scoping Report (Soils, 

Water and Minerals chapter) 

Environment 

Agency 

Future development should help to facilitate the restoration of watercourses, 

such as deculverting of any watercourse within or on the boundary of a site, 

naturalising artificially engineered riverbank or beds, and providing an 

adequate riparian corridor in meeting flood risk, linked to RBMP and WFD 

objectives. 

Added a further decision-making 

consideration to support Objective 12 in 

the SA Framework (Table 17-1) (page 131). 

This additional consideration is [does the 

policy or option] "Restore watercourses to 

a more natural state?". 

Environment 

Agency 

With reference to the Water Framework Directive (WFD) we would expect 

you to continue to help address WFD failures through your role as planner, 

issuing ordinary watercourse consents and as land manager. All watercourses 

in the Plan area (and UK) are duty bound to reach Good Ecological Status or 

Potential (GES/GEP) by 2027 or as amended. It is essential that WFD is fully 

integrated into the Local Plan process and that all future development helps 

to address the issues that currently prevent the watercourse from achieving 

GES/GEP. WFD data is available from our Catchment Data Explorer tool at: 

http://environment.data.gov.uk/catchment-planning/RiverBasinDistrict/9 

Principal aquifers are designated as named groundwater bodies and these are 

also classified under WFD regulations. More information is available in the 

Tame Anker and Mease Abstraction Licensing Strategy 2022. 

Noted, no change to scoping information 

required 

Environment 

Agency 

The allocation of sites for development should take account of areas which 

have highest sensitivity in relation to these issues, including Source Protection 

Zone’s (SPZ’s). This is especially important in SPZ1, which represents the 

Added wording regarding SPZs to Section 

15.1 (page 120) (Soils, Water, Minerals 

chapter) of Scoping Report. A new figure 
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7 https://www.gov.uk/government/publications/groundwater-protection-position-statements 

Consultee Comment 
Response/ Schedule of Changes to SA 

Scoping Report 

most sensitive location. In considering groundwater vulnerability, and SPZ’s 

within the Plan area,  

we would recommend that reference be made to our Groundwater Position  

Statements (formally Groundwater Protection: Policy and Practice (GP3) 

guidance)7. 

has also been added (Figure 15-2) to show 

the location of SPZ, which are largely 

situated outside of the borough.  

 

The SA framework does not need updating. 

The existing Objective 9 Soils and Water 

Pollution decision making consideration 

"Maintain and improve surface water and 

groundwater quality?" is considered both 

proportionate and sufficient, given most of 

the borough does not contain any SPZs.  

Environment 

Agency 

Groundwater Vulnerability is an important consideration in parts of this area 

and further information is available in our CAMS documents. These are 

available at: https://www.gov.uk/government/collections/water-abstraction-

licensing-strategiescams-process 

Wording added to Section 15.1 (page 120) 

of Scoping Report (Soils, Water, Minerals 

chapter). 

An additional figure (Figure 15-2) has also 

been included in the Scoping Report to 

present data on source protection zones. 

Additional information in relation to 

groundwater vulnerability has been added 

to Section 15.1. 

Environment 

Agency 

Whilst not in the Town itself there is a Source Protection Zone to the west 

of Tamworth, on Tamworth Road. The zones are defined using models to 

estimate how long it will take for groundwater to travel below ground (any 

point below the water table) to the source (the point where water is taken). 

The area around the source needs protecting from potential pollution, 

therefore, these zones indicate an area very sensitive to pollution risks due 

to the proximity of drinking water sources. There is more information at 

Added wording regarding SPZs to Section 

15.1 (page 120) (Soils, Water, Minerals 

chapter) of Scoping Report and a new figure 

showing the location of SPZ, which are 

largely outside of the borough.  

 

The SA framework does not need updating. 

The existing Objective 9 Soils and Water 

Pollution decision making consideration 
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8 https://www.data.gov.uk/dataset/09889a48-0439-4bbe-8f2a-87bba26fbbf5/source-protection-zones-merged1 

Consultee Comment 
Response/ Schedule of Changes to SA 

Scoping Report 

Groundwater source protection zones (SPZs)Source Protection Zones 

[Merged] - data.gov.uk8. 

"Maintain and improve surface water and 

groundwater quality?" is considered 

sufficient, given most of the borough does 

not contain any SPZs.  

Environment 

Agency 

Section 15.4 (Data Gaps) states that a new Water Cycle Study (WCS) is 

likely to be commissioned in support of the Local Plan. It is imperative that 

this key piece of evidence is provided to ascertain whether there is sufficient 

availability of water supply and capacity to treat wastewater in both the 

network and wastewater treatment works for growth proposed both in the 

Borough. A Water Cycle Study should give Tamworth Borough Council clear 

recommendations for new developments and any policy requirements 

needed. We also welcome reference for the need for an updated 

Contaminated Land Inspection Strategy. 

Comments are noted. There are no changes 

to scoping information required. 

Environment 

Agency 

Section 16 - Waste: The West Midlands Resources Technical Advisory Body 

comprises of local authorities. This group looks at the available waste 

capacity across West Midlands and identifies where more infrastructure is 

required, so will be a valuable source of information for Tamworth when 

preparing its waste-related evidence base for the Local Plan. 

Comments are noted. There is no 

additional information available that has not 

already been included within the Scoping 

Report.  

Environment 

Agency 

17.0 - The Proposed SA Framework: Within Table 17.1 the proposed SA 

objectives use the wording 'minimise' several times, including the within 

objective 'SA11 Adaptation to Climate Change'. We recommend stronger 

wording be utilised to support the objectives. For example, 'reduction' of 

flood risk (SA12) is stronger as an objective and reflects national policy 

objectives instead of 'minimise.' The word 'minimise' implies 'minimal' action 

or 'doing the minimum' which is not what national policy or locally derived 

evidence base documents are likely to aim towards for the environment in 

Tamworth. Stronger active words (should, require, reduce, avoid) would 

promote better policy strength within the Local Plan when tested against 

these objectives. A review of terminology is recommended now against 

In line with suggestions, the language within 

the framework has been reviewed. Wording 

of the third decision making consideration 

relating to Objective 6 (inclusion of the 

word ‘meeting’) has been amended to 

strengthen it (page 130). No other changes 

have been considered necessary or 

proportionate.  
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Consultee Comment 
Response/ Schedule of Changes to SA 

Scoping Report 

existing policies, but as each evidence base document is produced (Water 

Cycle Study, Strategic Flood Risk Assessment) the objectives and other 

sections of Sustainability Appraisal should be refreshed in light of new local 

evidence (as an iterative process). This will ensure the emerging Local Plan is 

being appraised utilising the latest evidence base and its recommendations.  

Environment 

Agency 

The SA 11 sub-objectives reflect adaptation as a theme e.g. 'withstand future 

climate change' however, there's a major strategic step with regards to 'flood 

risk' which should be reflected in Tamworth’s objectives. There is a 

requirement (e.g. National Planning Policy Framework and sequential test) to 

ensure new developments are sited away from areas of fluvial flood risk. This 

initial step of avoidance will help increase the borough's resilience to climate 

change, as this reduces the likelihood of communities being affected by 

flooding, requiring emergency services or there being a need for local 

authority or private investment funding to protect properties or recover 

from flood risk. Tamworth’s SFRA will investigate the cumulative impact of 

developments on flood risk, and there's likely to be recommendations on 

achieving flood risk reductions and improvements e.g. flood storage areas, 

natural flood risk management. We have produced Climate Change Guidance 

for the West Midlands area which contains useful advisory information on 

this theme, with links to resources. This is attached with our response. 

Flood risk is sufficiently covered within the 

SA Framework including reducing flood risk 

and locating development away from areas 

at risk of fluvial flooding. No change is 

needed.  

Environment 

Agency 

Similarly, the sub-objectives of SA16 Waste use terms such as 'enhance,' 

'adequate' and 'encourage.' Our challenge is that there's a risk these become 

meaningless (too subjective) when appraising draft local plan policies or 

strategic sites if these aren't quantified or defined in some way. The 

alternative is to use stronger terms/wording such as 'require.' 

In line with suggestions, the language within 

the framework has been reviewed. Wording 

of the third decision making consideration 

relating to Objective 6 (inclusion of the 

word ‘meeting’) has been amended to 

strengthen it (page 130). No other changes 

have been considered necessary or 

proportionate.  

Environment 

Agency 

Circular economy principles are mentioned in one of the sub-objectives, but 

there should be a much stronger push towards achieving a circular economy. 

How much closer is Tamworth to being a circular economy, versus 

Comments are noted. The SA framework is 

considered appropriate given the scope of 

the local plan. 
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Consultee Comment 
Response/ Schedule of Changes to SA 

Scoping Report 

dependence on low-waste hierarchy processes e.g. landfill and waste 

incineration? Growing a circular economy means reducing reliance on new 

raw materials and transferring to a maximum utilisation of waste as a 

resource, recovering more waste material for economic reuse. This leaves 

less waste requiring disposal. Specific interventions are available to deliver a 

much more Circular Economy. Separating and sorting waste is only the first 

stage. It requires improved processing and manufacturing or refurbishment 

capacity to make use of recovered resources. However, there is no point 

collecting and processing recyclable materials if there is no demand for them. 

Therefore, how can Tamworth Borough Council help drive demand? For 

example, could demand for locally generated waste-derived resources be 

stimulated (such as through any public sector procurement contracts and if 

possible, preferentially specified in the construction of buildings)? Demand 

could be created by manufacturing industry in or near to Tamworth requiring 

materials that could be derived from the waste stream. This could include 

indigenous production of recycled packaging products to support 

Tamworth’s local engineering and fabrication sector, or in food production. 

The objectives and sub-objectives should be reviewed to see how effective 

they would be in helping to deliver a strong circular economy in Tamworth. 

Natural England Natural England has no specific comments to make on this SA scoping 

Consultation. However, Natural England notes the potential to export 

housing need to neighbouring authorities in Lichfield and North 

Warwickshire through the duty to co-operate process. It is advised that any 

allocations or policies which fall outside of the plan area must also be 

incorporated within the Sustainability Appraisal / Strategic Environmental 

Assessment and the Habitats Regulations Assessment. For further 

information please find attached Natural England’s Local Plan Advice Note. 

Noted, no change to scoping information 

required 

SCC Education [In reference to] Page 41 – The Education Map 6.6 is missing two primary 

schools Dunstall Park and The Garden Village 

Figure 6.6 (page 41) has been amended to 

now also show the two additional primary 

schools identified. The accompanying text in 
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Consultee Comment 
Response/ Schedule of Changes to SA 

Scoping Report 

Section 6.1.8 (page 40) has also been 

updated accordingly. 

SCC Education [In reference to] Page 42 – The first two paragraphs do not accurately reflect 

the discussion we had when we met with SLR Consulting and I am concerned 

may be misleading. I have suggested a possible amendment below: 

 

‘Over the last 10 years, Tamworth has experienced a steady increase in 

demand for school places as a result of development, in the north and east of 

the town, including development just over the Borough boundary in Lichfield 

to the north. Over the past five years the demand has been focussed on 

primary provision as it is recognised that the pressure on Secondary places 

can take 10 to 15 years to build as the younger pupils work through the 

school system. The child yield used to calculate pupil generation at primary 

level in Tamworth is slightly higher than for the majority other Staffordshire 

areas at 4.5% as housing developments in Tamworth have been shown to 

generate a higher number of pre-school and primary age children. Demand 

for secondary places is expected to increase over the longer term in the 

north of Tamworth. In addition, a number of Tamworth pupils access school 

places outside of Staffordshire at year 7, the majority of which attend 

Secondary schools in North Warwickshire. This has traditionally been in 

excess of 100 pupils each year, however numbers have been reducing and the 

latest available data for 2024/25 shows this had dropped to just under 80. 

Any pushback of Staffordshire pupils from these out of county schools would 

cause additional pressure on the availability of Secondary places in Tamworth.  

 

There is one primary school expected to be developed over the next 3 years, 

in line with the Arkall Farm development, which is situated just over the 

Tamworth Borough boundary in Lichfield. The new school will be situated 

within the development, and the opening date is dependent on the time taken 
for the various phases of the development to come forward. It is currently 

anticipated this school will open in September 2029’. 

Amendments made to wording of Section 

6.1.8 (page 41) of the Scoping Report 

(Population and Equalities chapter) to 

reflect the paragraph alterations suggested. 



Tamworth Local Plan 2022-2043  Interim SA Report: Regulation 18 (Appendices) 

 

13 

 

Consultee Comment 
Response/ Schedule of Changes to SA 

Scoping Report 

SCC Education [In reference to] Page 42 – Please could you consider renaming Figure 6-7 

either in the chart title or accompanying footnote to make it clear this is data 

from Gov.uk (not Staffordshire County Council) for the whole of 

Staffordshire (not just Tamworth) and that the data is forecast using 2022/23 

actuals? 

Suggested change made to the footnote and 

figure title in Section 6.1.8 (page 43) of the 

Scoping Report (Population and Equalities 

chapter). 

SCC Education [In reference to] Page 43 – paragraph 1, please could you consider amending 

the paragraph as below: ‘Where a new school or expansion to an existing 

school is proposed, these will be built as fully accessible. this will comply with 

accessibility regulations’ 

Suggested change made to wording in 

Section 6.1.8 (page 43) of the Scoping 

Report (Population and Equalities chapter) 

SCC Education 

SEND 

[In reference to] Page 43 [suggested changes to wording as follows]: 

Tamworth is seeing increased demand for Special Educational Needs (SEN) 

support, in both specialist schools and mainstream schools, in line with 

national trends. There are two specialist schools within the Borough, both of 

which are at capacity. The sixth forms at these schools are The High school 

is currently being expanded in order to accommodate increased pupil 

numbers to provide additional places for future cohorts. 

 

Tamworth’s 2025/26 SEN school capacity is just over 400 places. Tamworth’s 

current SEN school capacity, which is around 700 places, is expected to fall 

short by approximately 400 places by 2027. 

 

Suggested changes made to wording in 

Section 6.1.8 (page 43) of the Scoping 

Report (Population and Equalities chapter). 

SCC Education 

SEND 

[In reference to Page 43] Replace the below: 

 

Between 2020 and 2024, Educational, Health and Care (EHC) assessments 

have risen significantly across Staffordshire. The most common primary need 

among children with an EHCP in Tamworth is autism (24.8%), followed by 

speech, language and communication needs (24.7%). For children with SEN 

support, moderate learning difficulties (22.3%) are the most prevalent 

primary needs. Autism is most prevalent among males, and speech, language 

and communication needs are most prevalent among females. There are 

Amendments made to wording in Section 

6.1.8 (page 43) of the Scoping Report 

(Population and Equalities chapter) to align 

with wording suggested. 
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Consultee Comment 
Response/ Schedule of Changes to SA 

Scoping Report 

concerns that children with SEND are not achieving the same level of 

academic attainment as other children in Staffordshire 

 

With [the following suggested amended wording]: 

Between 2020 and 2024, Educational, Health and Care (EHC) assessments 

have risen significantly across Staffordshire. The most common primary need 

among children with an EHCP in Tamworth is speech, language and 

communication (27.8%), followed by autism (24.1%). Speech, language and 

communication needs are the most prevalent among both males and females. 

For children with SEN support, moderate learning difficulties (25.9%) are the 

most prevalent primary needs. 

 

The data above is from the SEN2 data collection January 2025, Education, 

health and care plans, reporting year 2025 - Explore education statistics - 

GOV.UK 

SCC Education 

SEND 

[In reference to Appendix B of the Scoping Report] In the table change 

“increase education facility provision for children with SEND” to “Increase 

capacity to provide education provision for children with SEND”. 

Suggested change made to wording in 

Appendix B (page 6) in relation to SA3 

Accessibility. 

SCC Education 

SEND 

[In reference to Appendix B of the Scoping Report]  

 

Please delete this: Demand for SEN support is rising, with a projected 

shortfall of 400 specialist school places by 2027/28? [and suggest replacing 

with] “Demand for SEND support is rising, with a projected shortfall of 400 

specialist school places by 2027/28”. 

 

[Also] replace “there is a need for more specialist schools and schools 

supporting pupils with complex learning difficulties” with “There is a need for 

more inclusive school environments to ensure all children/young people with 

SEND can be supported in the right place at the right time”. 

Suggested change made to wording in 

Appendix B (page 7) in relation to SA3 

Accessibility. Corresponding amendment 

also made in the SA Scoping Report 

 

Yes, suggested change made to Appendix B 

page 7. (SA Objective 3). Change also made 

in Scoping report SA Objective 3. 
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Consultee Comment 
Response/ Schedule of Changes to SA 

Scoping Report 

SCC Public Health For the fast-food outlet density indicator, although the value of the rate is 

lower in Tamworth compared to England, it can be described as ‘similar to’ 

England, due to the overlapping confidence intervals.  

Change made to analysis wording in Section 

7.1.5 (page 51) of Scoping Report (Health 

chapter). 

SCC Public Health The infant mortality figure ‘should be treated with caution’, given the small 

number of events that contribute to this statistic.   

Change made to analysis wording in Section 

7.1.9 (page 54) of Scoping Report (Health 

chapter). 

SCC Public Health For the emergency admissions due to self-harm, I would add the dates- that 

this is based on data between 2016/17 and 2020/21.  

Dates added as suggested to Section 7.1.9 

(page 54) of Scoping Report (Health 

chapter). 

SCC Public Health Would also add in the years for hospital admissions for those with a mental 

health diagnosis. 

Dates added as suggested to Section 7.1.9 

(page 55) of Scoping Report (Health 

chapter). 

SCC Public Health Life expectancy is slightly lower than England but is statistically ‘similar to’ 

England. 

Change made to analysis wording in Section 

7.1.2 (page 48) of Scoping Report (Health 
chapter). 

SCC Public Health For teenage conceptions – I think there may be an error here- I think 

it is maybe in the top 5 in the West Midlands? I’ve got the under 18 

conception rate as 19.4 per 1000 (similar to England) please can this be 

double-checked?  

Amendments made to data included in 

Section 7.1.9 (page 54) of Scoping Report 

(Health chapter). 

SCC Public Health Would suggest rewording the following to be more specific to the data that 

we have (e.g. GP recorded depression, self-harm admissions- not sure where 

the multiple psychiatric disorders bit has come from: Mental health issues are 

rising, increasing hospital admissions. Common conditions include 

anxiety, depression and multiple psychiatric disorders;  

Change made to wording in Section 7.1.9 

(page 54) of Scoping Report (Health 

chapter). 

SCC Public Health [In reference to Appendix A] Additionally, in Appendix A under the Health 

and Wellbeing strategy, I would highlight what the priorities are in the 

strategy with more info available under each of the priorities i.e.:  

 

Staffordshire Health and Wellbeing Board has drawn on local insight, 
considered current health and wellbeing need and determined the following 

as priorities for focused attention and action.  Under each priority area 

Change made to wording of Table 3 in 

Appendix A (page 23). 
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Consultee Comment 
Response/ Schedule of Changes to SA 

Scoping Report 

we identify the outcomes we want to achieve, the local community assets and 

partners we will work with. 

• Health in early life 

• Good mental health 

• Healthy weight 

• Healthy ageing 

SCC Public Health Under the SA framework section- I would add, does it ‘promote good health, 

including healthy behaviours’ to the point about does it promote active 

lifestyles. I would also add does it ‘address identified local health and 

wellbeing needs’ does it ‘prevent ill-health’ and does it ‘reduce health 

inequalities between communities’.  

Changes made to Table 17-1 (the SA 

Framework) in the Scoping Report (page 

130) and corresponding wording regarding 

SA Objective 4 in Appendix B. These 

changes involve incorporating 'promoting 

good health, including healthy behaviours’ 

with 'promoting active lifestyles', as well as 

adding 'does it reduce health inequalities 

between communities'.  

 

The suggested inclusion of ‘Does it prevent 

ill health' is not considered necessary to add 

and would not be practical to assess in the 

SA which is a strategic assessment. Similarly, 

the suggested addition of 'does it address 

identified local health and wellbeing needs' is 

considered too detailed for the SA. The 

latter would be more suitable to assess in a 

standalone health impact assessment of 

either the local plan or at the project level. 

In both of these cases, no amendments have 

therefore been made to the Scoping Report. 
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Appendix B: Sustainability Appraisal Framework 
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B.1 This appendix presents the detailed SA Framework in Table B.1. To demonstrate the continuous evolvement of the framework, changes resulting 

from stakeholder engagement are shown using red text and changes resulting from statutory consultee comments are shown in underlined text.  

 

Table B.1: Detailed SA Framework 

 

Proposed SA 

Objective  

Decision Making 

Considerations (Does the 

policy or option…?) 

Key Messages from PPP Review  Sustainability Issues identified in the SA 

Scoping Report 

SAO1 Economy: 

To deliver economic 

growth and support 

the creation of new 

businesses, whilst 

supporting the 

growth and retention 

of existing businesses 

• Protect and retain the right 

amount of land to address 

existing and new business and 

employment needs? 

• Encourage and support high 

value businesses that will 

enhance the local economy? 

• Promote economic 

regeneration opportunities? 

• Support the local economy to 

become more diverse and 

resilient? 

• Enables centres, including the 

town centre, to enhance their 

viability and vitality? 

• Support the visitor economy 

and leisure sector?  

• Support flexible working 

practices through the 

provision of digital 

infrastructure and 

connectivity? 

• Planning policies should set 

criteria for or identify strategic 

sites for local and inward 

investment and seek to address 

potential barriers to investment. 

• Planning policies should be 

flexible enough to accommodate 

needs not anticipated in the plan, 

allowing for new and flexible 

working practices.  

• Support economic growth and 

productivity across Tamworth, 

having regard to local policies for 

economic development and 

regeneration, particularly in 

Lower Gungate. 

• Promote a dynamic economy that 

encourages innovation and 

diversification. 

• Encourage the use of previously 

developed land.   

• Secure investment to deliver 

world class infrastructure and 

connectivity.  

• The projected loss in the young and working age 

population, as well as an ageing population, may 

have an impact on Tamworth’s ability to sustain 

the economy and workforce levels; 

• There are significant wage inequalities between 

men and women in the Borough, with average 

weekly earnings in 2024 higher for men 

compared to women; 

• There is a high reliance on micro businesses, 

which creates vulnerability in the instance of 

business death and job loss. There is a need to 

support small and medium-sized enterprises in 

the borough to improve business survival rates. 

• There is a need to provide more good 

quality units for start-ups, especially 

within the retail and industrial sectors, as 

well as office space for small and medium-

sized businesses, and large-scale 

warehousing and manufacturing space; 

• Only ¼ of residents work within the Borough, 

with the remaining commuting outside of the 

Borough to work. Greater employment 

opportunities that are appropriate for local 

people and their skills may encourage the 
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Proposed SA 

Objective  

Decision Making 

Considerations (Does the 

policy or option…?) 

Key Messages from PPP Review  Sustainability Issues identified in the SA 

Scoping Report 

• Provide a balanced mix of town 

centre uses across the Borough. 

• Regenerate Tamworth town 

centre and transform it into a 

vibrant centre. 

• Boost the visitor economy 

(including the tourism and 

nightlife economy). 

retention of Tamworth’s workforce, and lower 

levels of outward commuting;  

• There is a need to continue investing in 

Tamworth’s historic town centre, to ensure that 

it rebuilds its role as a sustainable local service 

and employment centre; 

• The town centre is facing rising vacancy rates, 

particularly within Ankerside Shopping Centre, 

due to out-of-centre retail pressures (e.g. 

Ventura Park) and shifting consumer habits to 

online shopping; 

• The viability and vitality of Tamworth’s centres 

must be protected and enhanced, and they need 

to be able to adapt to changing needs. 

• There is a need to support regeneration efforts 

within the town centre, including at Lower 

Gungate, in order to attract more people and 

improve viability; 

• There is a need to support and enhance the role 

that tourism plays in the economy; 

• There is a need to increase economic activity 

across the Borough;  

• The Borough has a constrained supply of new 

employment land, including retail floor space and 

large-scale manufacturing and warehouse space. 

It is therefore unlikely that significant new sites 

will be identified for employment, and that the 

focus is more likely to be on the redevelopment 

of existing sites; and 
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Proposed SA 

Objective  

Decision Making 

Considerations (Does the 

policy or option…?) 

Key Messages from PPP Review  Sustainability Issues identified in the SA 

Scoping Report 

• It is important that good digital connectivity is 

maintained to support growing businesses and 

remote working.   

SAO2 

Employment: 

To create greater 

employment 

opportunities and 

high value jobs for all 

across the Borough 

• Help to widen and diversify 

the local employment market? 

• Support the provision of high 

value local jobs? 

• Contribute to enhancing 

educational and training 

opportunities/skills? 

• Create jobs and prosperity. 

• Encourage long-term investment 

in economic capital, including 

infrastructure, skills and 

knowledge. 

• There is a need to reduce the number of 

unemployed residents and encourage them to 

re-enter the workforce, particularly working age 

residents in the Borough who are unemployed 

and have never worked; 

• Job density in the Borough is lower than county 

and national averages, suggesting that there are 

limited employment opportunities; 

• There are significant wage inequalities between 

men and women in the Borough, with average 

weekly earnings in 2024 higher for men 

compared to women; 

• A significant number of job vacancies in the 

Borough are low skilled and low wage. There is 

need for Tamworth’s economy to become more 

diverse and resilient, and attract higher wage 

industries into the Borough; 
• Employment in professional occupations in 

Tamworth is significantly lower than the regional 

and national average, and less than a quarter of 

Tamworth’s workforce is qualified to Level 4+. 

This highlights the Borough’s reliance on a 

relatively narrow range of industries and the 

need to diversify the local economy.  
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Proposed SA 

Objective  

Decision Making 

Considerations (Does the 

policy or option…?) 

Key Messages from PPP Review  Sustainability Issues identified in the SA 

Scoping Report 

• Employment in professional occupations in the 

Borough is significantly lower than the regional 

and national average, however the rates of 

employment in SOC Major Group 8-9 (process, 

plant and machine operatives, and elementary 

occupations) is approximately double that of the 

West Midlands and Great Britain; and 

• The proportion of Tamworth’s residents 

employed in catering, leisure, other service 

occupations, sales and customer services is 

relatively high compared to the regional and 

national averages. 

SAO3 

Accessibility: 

Improve local 

accessibility to 

education, 

healthcare, 

employment, 

community, 
recreational and 

cultural facilities 

• Ensure everyone has equitable 

access to local services and 

facilities, including: 

- Education facilities? 

- Health facilities? 

- Employment facilities? 

- Community facilities? 

- Recreation facilities? 

- Cultural facilities? 

• Protect and enhance existing 

facilities and services which 

meet local needs? 

• Deliver new facilities and 

services to meet an identified 

local need? 

• Ensure fair and equal access to 

services and support irrespective 

of race, religion, sex, age, sexual 

orientation, disability, gender 

reassignment, marriage and civil 

partnership, socio-economic 

status or pregnancy/maternity. 

• Ensure an integrated approach to 
housing and community facilities 

and services. 

• Improve social mobility and 

reduce social exclusion. 

 

• The population of the Borough will continue to 

increase disproportionately; Tamworth’s young 

and working age population (particularly 

between 18-25 years) is forecasted to fall, whilst 

the ageing population (aged 71 years and over) is 

predicted to continue rising. This will lead to a 

less socially balanced community, with greater 

levels of dependency;  
• An ageing population will place pressure on 

health and social care services, supported living, 

and accessibility standards in housing and public 

spaces;  

• Tamworth has lower educational attainment 

rates than the regional and national average; 

• There is high demand for primary school places 

in Tamworth, particularly in the north of the 
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Proposed SA 

Objective  

Decision Making 

Considerations (Does the 

policy or option…?) 

Key Messages from PPP Review  Sustainability Issues identified in the SA 

Scoping Report 

• Increase capacity to provide 

education provision for 

children with SEND to meet 

identified needs? 

• Ensure everyone has safe and 

convenient access to local 

services and facilities within a 

reasonable distance 

(appropriate to the type of 

facility)? 

• Ensure development is built to 

accessible and inclusive design 

standards to address the needs 

of a range of users, including 

those who are disabled, 

elderly, and families with 

children? 

Borough in line with recent housing 

development;  

• Demand for SEND support is rising, with a 

projected shortfall of 400 specialist school 

places by 2027/28. There is a need for more 

inclusive school environments to ensure all 

children/young people with SEND can be 

supported in the right place at the right time; 

and 

• There is a need for inclusive, well-designed 

developments that accommodate a shifting 

population structure and ensure equal access to 

services. 

SAO4 Health: 

Maintain and improve 

the mental and 
physical health and 

wellbeing of residents  

• Promote good health, 

including healthy behaviours 

and active lifestyles? 
• Reduce health inequalities 

between communities? 

• Support the mental health of 

residents? 

• Increase and/or improve 

access to health facilities and 

services? 

• Planning policies should aim to 

achieve healthy, inclusive and safe 

places. 

• Improve accessibility to health 

services. 

• Improve public health and 

wellbeing by providing effective 

support for mental and physical 

health issues. 

• Connect people with nature. 

• Increased development in Tamworth may place 

additional pressure on existing NHS 

infrastructure, particularly GP practices and 
hospital services.  There is a need to keep 

services accessible for all; 

• Life expectancy for both men and women is 

slightly lower than county and national averages; 

• Life expectancy is approximately 4 years lower 

for men and women in the most deprived areas 

of Tamworth compared to the least deprived 

areas; 
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Proposed SA 

Objective  

Decision Making 

Considerations (Does the 

policy or option…?) 

Key Messages from PPP Review  Sustainability Issues identified in the SA 

Scoping Report 

• Increase and/or improve 

access to green 

infrastructure/open space?  

• Encourage the protection of 

allotments and encourage the 

delivery of new spaces to grow 

food? 

• Encourage easy access to 

healthy food? 

 

• Deliver high quality open spaces 

that meet the needs of local 

residents and are accessible to all. 

• Promote healthier lifestyles and 

reduce obesity. 

• Increase the proportion of people 

regularly exercising by prioritising 

active travel in the design of new 

development. 

• Support all residents to live 

independently. 

• Levels of obesity and excessive weight in adults 

within the Borough are significantly higher than 

the national average. This is likely to contribute 

to issues such as poor oral health and diabetes;  

• Levels of excess weight and obesity in children 

are also high, which can lead to long-term health 

problems including poor psychological and 

emotional health. Healthy eating and physical 

activity subsequently needs to be promoted 

from an early age; 

• 1 in 4 adults and 1 in 3 children in the Borough 

are considered as inactive. There is subsequently 

a need to increase levels of physical activity and 

encourage healthier lifestyles; 

• Almost a fifth of the Borough identify 

themselves as disabled, which is higher than the 

county average; 

• Almost a fifth of the Borough identify 

themselves as disabled, which is higher than the 

national average; 

• Under-18 conception rates in the Borough 

remain above the national average; 

• There is a need to provide housing (new and 

existing) that is built to accessible and adaptable 

standards, so that where appropriate, people 

with disabilities can live comfortably and 

independently; 

• There is a need to support residents with 

disabilities in finding inclusive and accessible job 
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Proposed SA 

Objective  

Decision Making 

Considerations (Does the 

policy or option…?) 

Key Messages from PPP Review  Sustainability Issues identified in the SA 

Scoping Report 

opportunities, and ensure that the disability 

employment rate is as high as possible in line 

with county rates;  

• Tamworth is within top five local authorities in 

England and Wales for under-18 conception 

rates; 

• Air pollution, specifically from PM2.5, 

significantly affects the health of residents in the 

Borough, especially among vulnerable groups; 

• Poor mental health is a notable issue in 

Tamworth, where rates of depression and 

self‑harm exceed both national and county 

averages;  

• Dementia prevalence is high in Tamworth, 

driven by risk factors such as ageing, obesity, 

smoking and diabetes; 

• There is a need to improve and increase the 

provision of residential care and nursing services 

for people living with dementia in Tamworth;  

• There are high levels of hospital admissions due 

to falls in those aged over 65. There is a need to 

improve the adaptability, quality and accessibility 

of homes, alongside the wider built 
environment; and 

• The needs of the ageing population will need to 

be considered and addressed, including greater 

demand for health and care services. 
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Proposed SA 

Objective  

Decision Making 

Considerations (Does the 

policy or option…?) 

Key Messages from PPP Review  Sustainability Issues identified in the SA 

Scoping Report 

SAO5 Quality of 

Life: 

Create safe and 

attractive places 

which contribute 

towards quality of life 

and community 

cohesion 

• Provide attractive and inclusive 

places which provide 

opportunities for communities 

to interact, including those 

with sensory and mobility 

issues? 

• Reduce opportunities for 

crime and promote feelings of 

safety? 

• Ensure that everyone has 

access to a range of facilities to 

meet their everyday needs? 

• Improve quality of and access 

to cultural heritage? 

• Ensure that everyone has 

access to a range of different 

types of outdoor space? 

• Ensure provision of private 

amenity space?  

• Reduce inequalities associated 

with deprivation across the 

Borough?  

• Provide opportunities for 

members of the community to 

mix and meet. 

• Tackle poverty and inequality. 

• Reduce crime and help residents 

feel safe. 

• Tamworth is particularly deprived with respect 

to education, health, and crime, and this is also 

evident in neighbouring authorities. Deprivation 

is most evident within Glascote Heath and 

Central Tamworth;  

• A large proportion of children in Tamworth 

experience income deprivation, leading to them 

falling below the poverty line; and 

• In line with national and regional trends, crime 

rates in Tamworth are increasing. There is a 

need for well-designed developments that assist 

in reducing opportunities for crime, lowering 

the fear of crime and promoting feelings of 

safety. 

SAO6 Housing: 

To deliver a range of 

housing sites and 

• Increase the delivery of homes 

built to accessible and 

adaptable standards?  

• Meet future housing need. The 

NPPF requires local authorities to 

use their evidence base to ensure 

• Tamworth is experiencing modest household 

growth; 
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Proposed SA 

Objective  

Decision Making 

Considerations (Does the 

policy or option…?) 

Key Messages from PPP Review  Sustainability Issues identified in the SA 

Scoping Report 

ensure everyone has 

access to high quality 

and affordable 

housing, which meets 

the needs of all 

residents 

• Improve the condition and 

sustainability of the existing 

housing stock to improve 

climate change resilience and 

living environment? 

• Contribute towards meeting 

housing need and deliver new 

homes? 

• Contribute towards meeting 

identified needs for all sections 

of society, including the 

provision of affordable homes 

and specialist homes? 

• Support all residents to live 

independently? 

• Ensure that an appropriate mix 

of dwelling size, type and 

tenure is provided? 

• Provide self-build and custom-

build housing opportunities? 

• Avoid the loss of, or other 

negative impact on, the 

Borough’s existing housing 

stock? 

that their Local Plan meets the 

full, objectively assessed needs for 

market and affordable housing in 

the housing market area, and is 

informed by agreements with 

other authorities, so that unmet 

need from neighbouring areas is 

accommodated where it is 

practical to do so and is 

consistent with achieving 

sustainable development, as far as 

is consistent with the policies set 

out in the NPPF, including 

identifying key sites which are 

critical to the delivery of the 

housing strategy over the plan 

period. 

• Ensure that housing growth 

requirements are accommodated 

in the most sustainable way.  

• Enable housing growth and 

deliver a mix of high-quality 

housing of varying size and tenure 

in order to meet local family 

housing needs.  

• Ensure there is an adequate 

number of affordable housing. 

• Tamworth’s land constraints mean that the 

Borough has limited land available for housing 

delivery. Tamworth will be unable to meet its 

housing need in full without support from 

neighbouring authorities; 

• There will be limited land available for major 

housing developments; there will subsequently 

be a greater reliance on smaller sites to deliver 

housing need, which may in turn increase 

pressure on existing infrastructure; 

• There is a need to meet the full range of housing 

needs across all of society. This includes needs 

for specific types and tenures of housing, across 

both market and affordable; 

• There is a need for continued improvement in 

the design, build quality and sustainability of new 

housing; 

• There has been an increase in privately rented 

housing, while ownership and social renting have 

declined; 

• The Borough’s existing housing stock is 

predominantly made up of semi-detached 

housing. New development subsequently 

provides the opportunity to further diversify the 

housing stock, and provide for a greater range of 

needs; 
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Proposed SA 

Objective  

Decision Making 

Considerations (Does the 

policy or option…?) 

Key Messages from PPP Review  Sustainability Issues identified in the SA 

Scoping Report 

• Reduce the number of empty 

homes. 

• Provide a mix of housing that will 

be attractive to older people and 

those with care needs, including 

new mixed tenure ‘care ready’ 

age designated housing. 

• Ensure there is an adequate 

supply of adapted households, 

specifically wheelchair user 

dwellings. 

• Reduce homelessness. 

• The supply of larger family-sized homes (4 or 

more bedrooms) is limited, contributing to 

overcrowding, particularly among households 

with children and multi-generational families; 

• The cost of housing in the Borough has 

increased at a higher rate than local earning, 

making it difficult for individuals to get onto the 

property ladder; 

• There is a need to provide more affordable 

housing, which must be appropriate to both the 

local housing market and income profile. 

Tamworth’s relatively limited land supply means 

that naturally, there is a greater reliance on 

minor development sites. These types of sites 

are not required by local policy to deliver any 

affordable dwellings; 

• Deprivation and housing stress are concentrated 

in areas with high levels of social housing; and 

• There will be a need for suitably designed 

housing to meet demands of an aging population; 

and 

• There is a demand for self-build and custom-

build housing in Tamworth. The Council should 

support the delivery of self-build and custom 

housebuilding sites, where opportunities for land 
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Proposed SA 

Objective  

Decision Making 

Considerations (Does the 

policy or option…?) 

Key Messages from PPP Review  Sustainability Issues identified in the SA 

Scoping Report 

arise and where such schemes are consistent 

with other planning policies. 

SAO7 Sustainable 

Travel: 

Reduce the need to 

travel and promote 

the use of sustainable 

travel modes 

including walking, 

cycling and public 

transport usage. 

• Encourage new development 

to be located within an 

accessible distance to facilities, 

services and, for example, jobs 

in order to reduce journey 

length/time and/or the need to 

travel? 

• Maximise access to public 

transport services by 

improving public transport 

connections to new and 

existing destinations?  

• Maximise opportunities for 

active travel (including walking 

and cycling) by improving and 

creating safe and secure active 

travel networks? 

• Make the fullest possible use of 

public transport and active travel 

(walking and cycling); make 

cycling and walking a natural 

choice for shorter journeys. 

• Encourage sustainable transport 

and reduce the need to travel.  

• Create places that are safe, 

secure and attractive which 

minimise the scope for conflicts 

between pedestrians, cyclists and 

vehicles. 

• Contribute to tackling climate 

change by developing and 

promoting low carbon travel 

choices. 

• Support the move to low 

emission vehicles. 

• Have an integrated, well managed 

and inclusive rights of way and 

access network. 

• Increased development within the Borough is 

contributing towards high levels of road 

congestion, particularly as there is a significant 

reliance on the petrol or diesel-fuelled private 

car as the main mode of transport within the 

Borough; 

• Frequent and short (less than 5km) journeys in 

particular are often carried out by private car, 

adding to congestion issues (particularly in the 

north of the Borough); 

• There is a need to ensure that strategic and 

local road networks can accommodate 

additional traffic generated from new 

development; 

• There is a need to ensure that the rail network, 

specifically key local routes, are protected; 

• There is a need to make sustainable travel 

options within the Borough more accessible and 

inclusive, in order to reduce reliance on the 

private vehicle; 

• Given the Borough’s compact nature, there is a 

need to encourage more walking and cycling 

journeys (particularly short journeys) to reduce 
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Proposed SA 

Objective  

Decision Making 

Considerations (Does the 

policy or option…?) 

Key Messages from PPP Review  Sustainability Issues identified in the SA 

Scoping Report 

• Local planning authorities should 

support the expansion of 

electronic vehicle networks. 

high levels of private car use and existing 

congestion issues; 

• There is a need to make improvements to safe 

and direct cycling routes across the Borough, in 

order to reduce level of severance across 

routes;  

• A large number of residents utilise private 

transport in the form of petrol or diesel cars to 

commute to work, as well as for travel for 

leisure activities; 

• The proportion of workers using sustainable 

transport mode to get to work can be 

improved;  

• The number EV charging points is not currently 

sufficient to meet the needs of residents; and 

• Uncertain growth in private car ownership could 

contribute to further air pollution, and 

associated impacts on climate, human health and 

biodiversity. 

SAO8 Air, Light 
and Noise 

Pollution: 

Minimise air, light and 

noise pollution and 

ensure that future 

• Maintain and improve air 
quality within the Borough? 

• Ensure that new and existing 

communities are not adversely 

affected by poor air quality? 

• Ensure that air quality is 
maintained or enhanced and that 

emissions of air pollutants are 

kept to a minimum. 

• Reduce air pollution 

contributions by developing and 

• Air quality issues may be exacerbating 
inequalities related to air pollution heath issues; 

• There are no AQMAs in the Borough, however 

monitoring is ongoing. while Tamworth 

currently meets national air quality standards, 
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Proposed SA 

Objective  

Decision Making 

Considerations (Does the 

policy or option…?) 

Key Messages from PPP Review  Sustainability Issues identified in the SA 

Scoping Report 

growth does not lead 

to the deterioration 

of environmental 

conditions 

• Minimise noise pollution, 

ensuring that sensitive 

receptors, including new and 

existing communities are not 

adversely affected by ambient 

noise? 

• Avoid exacerbating light 

pollution by keeping external 

lighting to the minimum 

required for safety and 

security?  

promoting low-carbon travel 

choices.   

• Minimise pollution and other 

adverse effects on the local and 

natural environment. 

• Limit the impact of light pollution 

from artificial light, and noise 

pollution from development, on 

local amenity and nature 

conservation.   

future housing and commercial growth could 

increase traffic and emissions;  

• There is significant reliance on the petrol or 

diesel-fuelled private car as the main mode of 

transport within the Borough;  

• Housing growth is likely to increase additional 

vehicle movements and this needs to be 

properly managed so that extra vehicles do not 

result in a significant deterioration of the local 

air quality;  

• There is the potential for adverse impacts on 

wellbeing if inappropriate new development is 

located near a major source of noise, including 

any existing or new major roads;  

• There is a need to reduce light pollution and 

restrict further intensification of light pollution 

from new developments; and 

• Air, noise and light pollution could be generated 

through construction works, as well as the 

development of new homes, in the Borough, 

resulting from growth proposed in the Local 

Plan.  

SAO9 Soils and 

Water Pollution: 

• Protect and maintain soil 

quality? 

• Prevent soil pollution?  

• Sustainably manage soils.  
• The soil is predominantly composed of loamy 

and clayey soils with high groundwater, which 

may limit agricultural productivity and drainage 
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Proposed SA 

Objective  

Decision Making 

Considerations (Does the 

policy or option…?) 

Key Messages from PPP Review  Sustainability Issues identified in the SA 

Scoping Report 

Minimise soils and 

water pollution and 

ensure that future 

growth does not lead 

to the deterioration 

of environmental 

conditions 

• Improve or remediate 

contaminated land? 

• Protect groundwater 

quality in source 

protection zones? 

• Maintain and improve 

surface water and 

groundwater quality? 

• Protect soil quality and avoid soil 

pollution, particularly during 

construction. 

• Prevent pollution of groundwater. 

• Ensure that water quality is 

improved or maintained where 

possible. 

• Ensure national and localised 

water quality and wastewater 

targets are met. 

• Promote the effective delivery of 

adequate water and wastewater 

infrastructure.  

• Improve water efficiency and 

minimise the amount of water 

lost through leakage. 

• Promote sustainable and water 

efficient development. 

in the small areas of agricultural land within the 

Borough;  

• New development could lead to increased soil 

compaction and erosion, particularly during the 

construction phase of development, which may 

increase flood risk; 

• Disruption to soils due to the construction 

phase of development will lead to the release of 

CO2, as well as impede the ability of the soil to 

sequester carbon; 

• All of the waterbodies within the Borough are 

currently achieving ‘moderate’ or ‘poor’ 

ecological status. Reasons for this include 

Sewage discharge, urban development, trade/ 

industry discharge, quarrying, and poor livestock 

management.  

• There is a need to improve water quality within 

the River Tame and River Anker catchments; 

and 

• Population growth will increase demand on 

already stressed water resources and waste 

treatment infrastructure. SuDS, water-efficient 

development and improvements to 

watercourses, including more naturalisation, are 

needed to manage future demand and climate 

change impacts. 

• There are areas of high and medium-high 

groundwater vulnerability within Tamworth. The 

areas surrounding the Source Protection Zone 
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Proposed SA 

Objective  

Decision Making 

Considerations (Does the 

policy or option…?) 

Key Messages from PPP Review  Sustainability Issues identified in the SA 

Scoping Report 

to the west of the town need to be protected 

from potential pollution due to the proximity to 

drinking water sources. 

SAO10 Minimising 

Contributions to 

Climate Change:  

Reduce emissions 

that contribute 

toward climate 

change and support 

the achievement of a 

net zero carbon 

Borough 

• Minimise carbon emissions 

from new developments, both 

in their construction and 

future use, through energy 

efficiency and sustainable use 

of materials? 

• Encourage the re-use of 

existing buildings? 

• Reduce carbon emissions of 

existing buildings? 

• Reduce the need to travel by 

private vehicle? 

• Support the shift towards use 

of electric and ultralow 

emissions vehicles (ULEVs)? 

• Encourage renewable energy 

generation or use of energy 
from renewable sources to 

minimise greenhouse house 

emissions? 

• Continue to cut greenhouse gas 

emissions in order to mitigate the 

climate emergency declared by 

Tamworth Borough Council. 

• Promote low carbon economies 

and adopt proactive strategies to 

mitigate carbon emissions in line 

with the Climate Change Act; 

achieve a 100% reduction by 

2050. 

• Increase resilience to climate 

change impact through the 

location, mix and design of 

development.  

• Reduce the need to travel and 

provide sustainable transport to 

help mitigate climate change by 

reducing emissions. 

• Support energy efficiency and 

other sustainability improvements 

(such as the re-use of buildings) in 

order to improve the resilience 

• New developments will need to incorporate 

low-carbon and renewable energy generation to 

minimise carbon emissions;  

• Solar is currently the main form of renewable 

energy generation in the Borough, however, 

other sources of renewable energy should be 

considered in order to support the Borough in 

its transition away from fossil fuels; and 

• Domestic and transport emissions from the 

combustion of fossil fuels are the main 

contributors of CO2 in the Borough. 
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Proposed SA 

Objective  

Decision Making 

Considerations (Does the 

policy or option…?) 

Key Messages from PPP Review  Sustainability Issues identified in the SA 

Scoping Report 

of homes and buildings to climate 

change. 

• Encourage the provision of 

renewable energy.  

SAO11 

Adaptation to 

Climate Change: 

Adapt to the effects 

of climate change 

including extreme 

weather and 

overheating and 

strengthen climate 

change 

• Ensure new development is 

designed to withstand future 

climate change (e.g. 

overheating, increased storm 

severity and to withstand 

extreme weather changes)? 

• Ensure surface and 

groundwater water resources 

are used efficiently? 

• Support adaptive water resource 

management to respond to 

climate change and increasing 

demand.  

• Maximise the potential of Green 

Infrastructure in providing climate 

change mitigation.   

• It is important to become more resilient to the 

wider effects of climate change through 

adaptation measures. New developments need 

to minimise vulnerability and provide resilience 

to climate change, including implementing 

adaptation measures in respect of rising 

temperatures, water scarcity and extreme 

weather events, particularly heavy 

rainfall/flooding and heat waves.  Working with 

communities to build local resilience is also 

essential, ensuring a coordinated response to 

climate-related challenges;   

• The extent to which the effects of climate 

change are experienced across the Borough is 

not equally distributed. Residents in Central 

Tamworth and Glascote Heath are most 
vulnerable to climate related heat. Measures to 

mitigate the effects of climate change should 

consider these inequalities; and  

• Green Infrastructure presents opportunities to 

address multiple issues through multifunctional 

spaces. 
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Proposed SA 

Objective  

Decision Making 

Considerations (Does the 

policy or option…?) 

Key Messages from PPP Review  Sustainability Issues identified in the SA 

Scoping Report 

SAO12 Flood Risk 

Minimise current and 

future flood risk 

• Reduce flood risk and 

ensure new development 

provides sustainable 

urban drainage? 

• Ensure new development 

is directed away from 

areas of fluvial flood risk? 

• Restore watercourses to 

a more natural state? 

• Improve flood awareness and 

emergency planning. 

• Include natural flood management 

(e.g. Sustainable Urban Drainage 

Systems) where possible to 

provide additional benefits to 

residents (such as biodiversity 

enhancement) compared to 

traditional hard engineered flood 

solutions. 

• Avoid development in areas of 

flood risk.  

• Fluvial and surface flooding present the greatest 

flooding risks in the Borough; 

• Residents in Central Tamworth and Glascote 

Heath are most vulnerable to flooding; and 

• New development will need to incorporate 

sustainable drainage systems to sustainably 

reduce flood risk. 

SAO13 

Biodiversity: 

Safeguard and 

enhance biodiversity 

and geodiversity and 

improve connectivity 

between functional 

habitats 

• Avoid adverse effects on 

internationally designated 

habitats sites? 

• Maintain and enhance nature 

conservation assets, including 

nationally and locally 

designated wildlife sites? 

• Achieve biodiversity net gain 
(BNG) in new developments? 

• Support habitat connectivity 

through linking existing and 

new functional habitats and 

creating an improved network 

• Identify, protect and enhance 

biodiversity and ecological 

corridors, including international, 

national and local designated sites 

(statutory and non-statutory), 

protected and priority species, 

habitats and wildlife networks. 

• Minimise impacts on biodiversity 

and provide net gains in 

biodiversity in line with NPPF and 

the Environment Act 2021.  

• Recognise the wider benefits of 

ecosystem services.  

• There are a range of nature conservation sites 

(statutory and non-statutory) within the 

Borough which require protection from 

development; 

• There is a need to ensure development includes 

habitat creation and enhancement with 

consideration of the wider landscape and 

ecological corridors; 

• The majority of waterbodies within the River 

Anker catchment achieved ‘Poor’ ecological 

status in 2022; 
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Proposed SA 

Objective  

Decision Making 

Considerations (Does the 

policy or option…?) 

Key Messages from PPP Review  Sustainability Issues identified in the SA 

Scoping Report 

of blue and green 

infrastructure across the 

Borough? 

• Improve non-designated 

habitat maintenance? 

• Protect sites of geological 

importance? 

•  

• Biodiversity creation and 

enhancement in and around 

development should be designed 

at the landscape level and led by 

local understanding. 

• Maintain and restore priority 

habitats, including lowland 

wood‑pasture and parkland, 

heathlands, wetlands, woodlands, 

rivers, and species‑rich farmland, 

to ensure future resilience. 

• Create buffer zones around high-

quality habitats. 

• Maximise the potential of Green 

Infrastructure within urban and 

rural areas to reduce the impact 

of climate change and act as 

stepping stones within the 

ecological networks.  

• Protect and enhance natural 

greenspace with regards to its 

cultural and public connection, 

and its accessibility.  

• Maintain and enhance 

geodiversity through the 

• Potential effects on European designated 

Habitats Sites outside of the Borough needs to 

be considered; 

• There is need to ensure favourable management 

of protected sites within the Borough; 

• There is a need to increase resilience of nature 

in light of climate change. Green spaces should 

be joined up, particularly through use of the 

canal network, and water resources protected 

from damage;  

• There is a need to prioritise nature recovery 

across the Borough, in line with the emerging 

Staffordshire LNRS; and  

• There is a need to ensure that as much of the 

minimum target of 10% BNG is met within the 

Borough as possible. 
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Proposed SA 

Objective  

Decision Making 

Considerations (Does the 

policy or option…?) 

Key Messages from PPP Review  Sustainability Issues identified in the SA 

Scoping Report 

management of sites, areas and 

wider landscapes. 

• Increase recognition of our 

geodiversity in development 

policies. 

• Restore and enhance waterbodies 

to improve biodiversity. 

• Provide public education on 

biodiversity and the value of local 

habitats. 

SAO14 Historic 

Environment: 

Conserve and 

enhance the 

significance of 

heritage and 

archaeological assets 

and their settings 

• Conserve and enhance 

designated and non-designated 

heritage, cultural and 

archaeological assets, historic 

landscapes and features, and 

their settings? 

• Improve the condition of the 

historic environment including 

heritage at risk, through 

conservation and renewal 

efforts? 

• Maintain and enhance access 

to and understanding of 

heritage, cultural and 

archaeological assets and 

• Conserve and enhance the 

significance of international, 

national and local designated and 

non-designated heritage assets, 

including locally significant historic 

buildings and heritage assets and 

their settings. 

• Conserve and enhance historic 

character and local 

distinctiveness. 

• Improve the condition of heritage 

‘at risk’ in the Borough.  

• Maintain and enhance access to 

cultural heritage assets. 

• The cumulative impact of development 

proposals and associated infrastructure 

requirements is likely to be one of the most 

significant issues for the historic environment 

and special character of Tamworth; 

• Designated and non-designated heritage assets 

in the Borough, and their settings, could be 

negatively affected by new development which 

can erode the quality of the built environment 

and heritage features or sterilise or lead to the 

loss of existing heritage assets. A good 

understanding of heritage value will therefore be 

required; 

• Heritage assets are irreplaceable resource and 

need to be conserved in a manner that is 

appropriate to their significance; 
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Proposed SA 

Objective  

Decision Making 

Considerations (Does the 

policy or option…?) 

Key Messages from PPP Review  Sustainability Issues identified in the SA 

Scoping Report 

features for enjoyment and 

educational purposes? 

• Ensure that new development 

uses existing historic character 

and heritage significance to 

guide design? 

• Encourage heritage-led 

regeneration? 

• Encourage the re-use, 

retention and repair of historic 

assets? 

• Ensure development in or 

adjacent to Conservation Areas 

or Listed buildings (and their 

settings) respects their character 

and context and enhances the 

quality of the built environment. 

• Preserve and enhance the 

significance of Conservation 

Areas in Tamworth Borough.   

• Ensure that any alterations or 

repairs to traditional buildings 

preserve and where possible, 

improve the character and 

appearance of the building. 

• Promote the use of sustainable 

materials. 

• Protect the historic environment 

for the benefit of our own and 

future generations. 

• Maximise the economic and social 

impact of heritage and to ensure 

that current and future 

generations can enjoy and benefit 

from it.   

• Climate change is likely to be a significant issue 

for the historic environment, however the 

historic environment can play a vital role in 

climate change mitigation, through the reuse, 

retention and repair of historic assets; 

• There are two assets on the heritage at risk 

register, both of which are in poor condition;  

• Funding for enhancement and repair work of 

cultural heritage assets needs to be maintained; 

• There is a need to maintain and preserve 

cultural assets and access to cultural facilities;  

• There is an opportunity to enhance the setting 

of existing heritage assets or contribute to their 

preservation through sensitive design or 

appropriate repurposing;  

• There is an opportunity to improve the 

appearance of the town centre and encourage 

increased tourism rates through heritage led 

regeneration; and 

• The protection of the Borough’s cultural 

heritage remains a significant issue for many 

local residents, businesses and community 

groups. 

•  
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Proposed SA 

Objective  

Decision Making 

Considerations (Does the 

policy or option…?) 

Key Messages from PPP Review  Sustainability Issues identified in the SA 

Scoping Report 

SAO15 Landscape 

and Townscape:  

Protect and enhance 

local distinctiveness 

and landscape and 

townscape quality 

• Maintain and strengthen local 

landscape and townscape 

character and distinctiveness? 

• Avoid coalescence of 

settlements and/or urban 

sprawl? 

• Promote high quality design 

which successfully responds to 

its context such as edge of 

settlement or urban 

environments? 

• Improve the appearance 

landscape and/or townscape? 

• Safeguard natural landscape 

and townscape features such 

as trees and hedgerows? 

• Maintain and enhance the overall 

quality and diversity of landscape 

character across the Borough. 

• Seek to promote or reinforce 

local distinctiveness. 

• Protect and enhance valued 

landscapes, biological and 

geological conservation interests 

and soils.  

• Recognise the wider benefits 

from natural capital and 

ecosystem services. 

• Conserve and enhance the 

natural beauty of landscapes. 

• Seek to protect Green Belt 

across the Borough where 

possible. 

• A small proportion of the Borough is protected 

as Green Belt. Any loss of Green Belt would 

need to ensure that the remaining area still 

serves its purpose;  

• There are three different landscape character 

areas in the Borough, indicating the diversity in 

landscape types; and  

• Targeted investment and conservation efforts 

are being used to improve areas experiencing 

degradation and underuse. 

SAO16 Land 

Resources: 

Ensure the efficient 
use of land and 

mineral resources 

• Protect Best and Most 

Versatile (BMV) Agricultural 

Land? 

• Prioritise the development of 

previously developed, 

degraded, and/or under-used 

land? 

• Encourage the use of previously 

developed (brownfield) land. 

• Remediate land contamination.   
• Promote the efficient supply and 

use of minerals. 

• Tamworth is a small Borough which is 

comprised of predominantly urban land with 

small areas of Grade 2 and Grade 3 agricultural 
land on the edges of the Borough. Over time, 

the amount of available and suitable land for 

development will continue to decline, making it 

increasingly challenging to meet future needs. 
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Proposed SA 

Objective  

Decision Making 

Considerations (Does the 

policy or option…?) 

Key Messages from PPP Review  Sustainability Issues identified in the SA 

Scoping Report 

• Avoid the sterilisation of 

minerals resources and 

safeguard existing mineral 

resource areas? 

This will place increasing pressure on 

Tamworth’s small stock of greenfield land; and 

• There is a need to safeguard existing mineral 

resource areas. 

SAO17 Waste:  

Minimise the 

generation of waste 

and effectively 

manage waste that is 

created in line with 

the Circular 

Economy 

• Enable waste to be treated in 

line with circular economy 

principles (e.g. recycling, re-

using, composting)? 

• Require adequate waste 

separation facilities in new and 

existing developments in order 

to encourage more recycling? 

Support the circular use of the 

built environment by 

encouraging the repurposing 

and refurbishing of buildings, 

instead of demolition? 

• Safeguard existing waste 

management sites as key 

infrastructure for enabling 

circular economy practices?  

• Ensure the design and layout of 

new development supports 

sustainable waste management. 

• Manage waste in line with the 

waste hierarchy. 

• Meet national, regional and 

localised waste targets including 

those on landfill, reuse and 

recycling. 

• Provide protection to the local 

environment and residents, whilst 

ensuring the provision of waste 

management facilities in 

accordance with Government 

policy and society’s needs. 

• Encourage and support the 
Circular Economy where 

possible.  

• Promote the use of sustainable 

materials. 

• Local Authority Waste Collection (LAWC) 

includes landfill, recycling, composting and 

incineration; 

• Recycling rates for LAWC in Tamworth are 

below the national average; 

• Household recycling rates for LAWC in 

Tamworth decreased between 2015 and 2023, 

but increased during the 2023-24 financial year;  

• The quantity of household waste produced in 

Tamworth is greater than the national average; 

• In order to implement the circular economy, 

new developments need to ensure that there is 

adequate space for waste separation; and  

• To support the waste hierarchy, buildings should 

be repurposed and demolition waste should be 

recycled where possible. 
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C.1 Introduction 
 

C.1.1 The purpose of this appendix 

 

• The following appendix sets out the methodology used to assess the reasonable alternative sites 

considered at the advanced Regulation 18 stage of the emerging TBLP. It also presents the detailed 

appraisal of each site against the 17 SA Objectives in Appendix B. 
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C.2 Appraisal Assumptions 
 

C.2.1 Distances for Services and Facilities 

 

• A number of appraisal assumptions refer to accessibility from site options to services and facilities. 

There are a number of pieces of research that give a variety of recommended distances for 

walking. The Chartered Institution of Highways and Transportation (CIHT) categorises distances 

into ‘desirable, ‘acceptable’ and ‘preferred maximum’, depending on the location and the purpose 

of the trip. 

 
Table C.2.1: CIHT Walking Distances 
 

 
Town Centres (m) 

Commuting, School 

and Sight-Seeing (m) 
Elsewhere (m) 

Desirable 200 500 400 

Acceptable 400 1,000 800 

Preferred Maximum 800 2,000 1,200 

 

• For the purposes of this appraisal, all distances are measured as the straight-line distance from the 

edge of the site option to the receptor in question. 

 

• It is recognised that many journeys to services and facilities will not be made in a straight line. 

When applying the CIHT distances for the appraisal of site options, a 10% buffer has therefore 

been applied to reflect the likely difference between theoretical and realistic travel distances. This 

is considered a reasonable approach, and professional judgement will be used when applying these 

distances. This includes instances where specific access constraints exist, such as physical barriers. 

 
• In line with Table C.2.1, the distances used in the appraisal will vary depending on the type of 

service or facility which is the end destination and the mode of transport. The following distances, 

adjusted in accordance with the buffer, are therefore assumed: 

 

i. A 720m distance for Tamworth town centre, as well as its supporting network of 

local centres. 

 

ii. A 450m distance to a bus stop, as it is assumed that many people are unlikely to be 

prepared to walk much further and then catch a bus to their destination. 

 

iii. A 1,800m distance to a train station, as it is assumed that people will be willing to 

walk further to reach a node that offers longer-distance journeys. 

 

iv. A 450m distance to cycle routes, on the assumption that links to cycle routes are 

likely to use road carriageways. 

 
C.2.2 Other Distances 

 

• A number of SA Objectives require the assessment of distances between each site and other 

relevant receptors that inform likely sustainability implications, including ecological sites, heritage 

assets and watercourses. 



Tamworth Local Plan 2022-2043  Interim SA Report: Regulation 18 (Appendices) 

 

45 

 

 

• Thresholds and assumptions regarding these distances are defined in the relevant topic-specific 

methodologies, which are set out in Section C.3. 

 

C.2.3 Sites with Planning Permission 

 

• Several residential site options identified for appraisal at this stage of the SA have either planning 

permission or an extant resolution to grant permission. These include: 

 

(a) Site H18: Co-Op Filling Station 

Granted planning permission (0206/2021) in 2024 for eleven dwellings. 

 

(b) Site H22: Land South of Ashby Road 

Resolution to grant planning permission (0018/2025) for up to 200 dwellings, on-site 

facilities and public open space, subject to the completion of a Section 106 Agreement. 

 
(c) Site H30: Tamworth College 

Granted outline planning permission (0363/2023) in 2025 for up to 123 dwellings, an 80-

bed care home and public open space. 

 

• Permitted sites are included in the SA for completeness and to ensure consistent appraisal across 

all site options. They are assessed proportionately, without repeating detailed work undertaken 

through the planning process.  

 

• While many sustainability matters have already been assessed through the planning process, the 

SA provides a proportionate, high-level review to record the site’s baseline performance against 

the SA objectives. This ensures that all sites, permitted or otherwise, are considered on a 

consistent basis within the plan-making context. 

 

• Where planning permission secures mitigation that addresses an identified SA issue, this is noted 

as evidence that mitigated is feasible and likely to be delivered. However, the SA scoring reflects 

the sites inherent characteristics, and effect scores are retained accordingly. 
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C.3 Site Appraisal Methodology 
 

• The following section sets out the methodology used in the Interim SA Report for the appraisal of 

site options. 

 

• For each SA objective, specific assessment criteria have been defined and have been applied to the 

site-level appraisals set out in Section C.4. This section also identifies the SA objectives that have 

been scoped out of site appraisals at this stage. 

 

• Assumptions and limitations relevant to the particular topic areas are noted and should be taken 

into account when interpreting the assessment findings. 

 

C.3.1  SAO1: Economy 

 

Assessing the impact on employment uses and economic growth 

 

• Where redevelopment of a site would involve the loss of an employment use which is 

currently active, a negative effect is anticipated. Consideration has been given to the likely 

scale of the loss and scored accordingly. 

 

• In instances where the current employment use has already been re-provided elsewhere 

within the borough, or redevelopment of the site would depend on the ability to re-provide 

the use elsewhere within the borough, scores will be adjusted accordingly. 

 

• Where the land was previously in economic use, but is currently vacant, the likely effects of 

its redevelopment on SAO1 have been assessed as negligible (0). 

 

• Where the current baseline is unknown, for example the extent or the extent or intensity 

of active use, a degree of uncertainty will exist. This will be particularly relevant for the 

borough’s stock of agricultural land.  

 

• Where redevelopment of the site would be for employment purposes, sites have been 

scored positively. Consideration has been given to the likely scale of the gain and scored 

accordingly. 

 

• Regeneration sites are assumed to score positively due to their likely effects on the town 

centre economy. A degree of uncertainty (?) reflects the exact nature of uses not being 

known until a later stage. 

 

C.3.2  SAO2: Employment 
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SAO2 has been screened out of the assessment at this stage. 
 

• It is assumed that all employment site options have the potential to generate new 

employment opportunities by virtue of their proposed use. However, in the absence of 

detailed proposals, the nature and value of these opportunities cannot be meaningfully 

differentiated at this stage of the assessment. For residential site options, the location of 

development is not expected to materially influence the quantity and quality of 

employment opportunities. 

 

• Accordingly, the effects of all of the site options on this SA objective will be assessed as 

negligible (0). 

 

C.3.3  SAO3: Accessibility 

 

Assessing accessibility to locations that offer a range of local services and facilities 

 

• The following proximity-based criteria will be applied consistently to all sites as the standard 

approach for assessing accessibility. At this stage of assessment, all proximities will be 

measured in a straight line from the closest edge of the site. 

 

• During the appraisal process, if any site-specific factors emerge (such as major physical 

barriers to access) that would significantly present the standard criteria from providing an 

accurate reflection of sustainability performance, these circumstances will be clearly 

recorded and scores adjusted accordingly. 

 
• In addition to this, there may be other factors relevant to SAO3 which cannot necessarily 

be quantified by proximity. To ensure consistent assessment, the scoring assumptions 

regarding these additional considerations are discussed below. 

 

Proximity-based criteria for residential site options: 
 

++ The site option is located within 720m of a centre and a key employment area 

+ The site option is located within 720m of either a centre or a key employment area 

- The site option is not located within 720m of either a centre or a key employment area 

-- The site option is not located within 720m of either a centre or a key employment area. 

 

Additional considerations and assumptions: 

 

• Distances are based on CIHT evidence.  

 

• The location of residential development sites will influence the achievement of this objective 

by determining how easily residents would be able to access a range of local services and 

facilities. 

 

• Tamworth’s current hierarchy of centres provides an indication of where a range of services 

and facilities are concentrated. This includes Tamworth town centre and its supporting 

network of local centres. It is recognised that these locations are not the exclusive locations 
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for local provision, however proximity to these areas is considered to provide a comparable 

assessment of accessibility to a wider number of services and facilities. 

 
• Proximity to education facilities has not been assessed at this stage of the appraisal, with 

further capacity and modelling information required to truly determine likely effect. If this 

becomes available, this will be incorporated in a later stage of plan-making. 

 

• Tamworth is also supported by a network of key employment areas, which are designated 

in the current local plan. 

 

• Where development of a site would involve the delivery of a large scheme, it has been 

assumed that it could potentially incorporate the provision of new services. However, at 

this stage it is also assumed that the extent or specifics of delivery, and as such the relative 

benefits, is uncertain (?). 

 

C.3.4  SAO4: Health 

 

Assessing accessibility to places and spaces that support better health 

 

• The following proximity-based criteria will be applied consistently to all sites as the standard 

approach for assessing health impacts. At this stage of assessment, all proximities will be 

measured in a straight line from the closest edge of the site. 

 

• During the appraisal process, if any site-specific factors emerge (such as major physical 

barriers to access) that would significantly present the standard criteria from providing an 

accurate reflection of sustainability performance, these circumstances will be clearly 

recorded and scores adjusted accordingly. 

 

• In addition to this, there may be other factors relevant to SAO4 which cannot necessarily 

be quantified by proximity. To ensure consistent assessment, the scoring assumptions 

regarding these additional considerations are discussed below. 

 

Proximity-based approach for residential site options: 
 

++ The site option is located within 720m of a healthcare facility, 720m of an area of open 

space, sports and recreation facility, and 450m from at least one public right of way 

+ The site option is located within 720m of either a healthcare facility, 720m of an area of 

open space, sports and recreation facility, or 450m from at least one public right of way 

- The site option is located more than 720m from a healthcare facility, 720m from an area 

of open space, sport and recreation facility, and more than 450m from a public right of 

way. 

 

Proximity-based approach for employment site options: 
 

++ The site option is within 720m walking distance of an area of open space, sport and 

recreation, and 450m of at least one public right of way 

+ The site option is either within 720m walking distance of an area of open space, sport 

and recreation, or 450m of at least one public right of way 
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- The site option is more than 720m walking distance of an area of open space, sport and 

recreation and more than 450m of at least one public right of way 

 

Additional considerations and assumptions: 

 

• Distances are based on CIHT assumptions. 

 

• Residential sites that are within walking distance of existing healthcare facilities and areas or 

features which promote physical activity (such as open spaces or sports and recreation 

facilities) will ensure that residents have good access to healthcare services and are 

provided with opportunities for healthy lifestyle choices.  

 

• This is also applicable to employment sites, which will ensure that employees have access to 

these types of places and spaces outside of working hours and during breaktimes. A 

separate approach has been produced to reflect the lower importance placed on healthcare 

facilities, as it is assumed that employees who do not live within the borough will access 

healthcare facilities elsewhere. 

 

• If sites come forward within an area of open space or a site which currently accommodates 

an outdoor sports facility, it is recognised that this use may be lost as a result of 

development. Where site options contain such features, a significant negative (--) effect will 

be recorded. In such circumstances, sites may therefore be recorded as having an overall 

mixed effect. 
 

• If a site is likely to incorporate new healthcare facilities, open space or sports facilities, this 

will be scored in accordance with the proximity-based approach outlined above. It should 

be noted that the degree or nature of this provision is inherently unknown at this stage. 

 

• Public rights of way (PRoW) can vary widely in length, function and the destinations they 

connect. Where applicable, the appraisal will consider not just the distance to the nearest 

PRoW, but the actual level of connectivity and degree of likely impact it would have upon 

health. 

 

• If a number of sites are allocated in close proximity of one another, this could lead to 

existing healthcare facilities becoming overcrowded. If at any point information becomes 

available regarding the capacity of existing healthcare facilities, this will be taken into 

account in the SA process where relevant.  

 

C.3.5  SAO5: Quality of Life 

 

SAO5 has been screened out of the assessment at this stage. 

 

• The effects of all site options on safety and community cohesion will largely be determined 

by detailed proposals, including the arrangement and design of buildings, public realm and 

open spaces. The perception of safety, particularly at night, will additionally be influenced by 

lighting. 
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• These measures will be addressed at the planning application stage and do not form part of 

this assessment. Accordingly, the effects of all the site options on this SA objective will be 

assessed as negligible (0). 
 

• The proximity of site options to services and facilities may help to address issues of social 

interaction and community cohesion. However, these issues are considered under SAO3 

and SAO4. 

 

C.3.6  SAO6: Housing 

 

Assessing the impact on housing stock and delivery 

 
• The following threshold-based criteria will be applied consistently to all sites as the standard 

approach for assessing impacts on housing stock and delivery.  

 

• In addition to this, there may be other factors relevant to SAO6 which cannot necessarily 

be quantified into thresholds. To ensure consistent assessment, the assumptions regarding 

these additional considerations are discussed below. 

 

Threshold-based approach for all uses: 
 

++ 
Site option has the capacity to deliver a significant net gain in housing (of ten dwellings 

or more) 

+ 
Site option has the capacity to deliver a minor net gain in housing (of between one and 

nine dwellings) 

+/- 
It is uncertain whether development of the proposed site option would result in a net 

change in housing provision or insufficient information is available 

0 
Development of the site option would not impact housing provision. This includes any 

employment site options. 

- 
Development of the site option would likely result in a minor net decrease in housing 

(of between one and nine dwellings) 

-- 
Development of the site option would likely result in a significant net decrease in 

housing (of ten dwellings or more) 

 

Additional considerations and assumptions: 

 

• At this stage of plan-making, it is assumed that all residential-led development options will 

have a positive effect on achieving this objective due to the nature of development. 

 

• Thresholds for a ‘significant’ and ‘minor’ net gain in housing have been set in consideration 

of Tamworth’s context. This includes the limited supply of available and suitable land, its 

constrained geography, and the significant housing need increase generated by the revised 

standard method. 

 

• The above approach considers the impact of the anticipated capacity and use of each site. 

The more detailed elements of SAO6 relating to achieving quality and an inclusive/adaptable 

mix will be addressed at the planning application stage and secured through the relevant 
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policies of the plan. Where a site option already benefits from planning permission, any 

available information on these matters will be noted within the appraisal. 

 

C.3.7  SAO7: Sustainable Travel 

 

Assessing accessibility of the site by sustainable travel modes 

 

• The following proximity-based criteria will be applied consistently to all sites as the standard 

approach for assessing sustainable travel. At this stage of assessment, all proximities will be 

measured in a straight line from the closest edge of the site. 

 

• During the appraisal process, if any site-specific factors emerge (such as major physical 

barriers to access) that would significantly present the standard criteria from providing an 

accurate reflection of sustainability performance, these circumstances will be clearly 

recorded and scores adjusted accordingly. 
 

• In addition to this, there may be other factors relevant to SAO7 which cannot necessarily 

be quantified by proximity. To ensure consistent assessment, the scoring assumptions 

regarding these additional considerations are discussed below. 

 

Proximity-based approach for all uses: 
 

++ 
Site option is within 1.8km of a railway station and within 450m of a bus stop and/or 

cycle route and/or public right of way 

+ 
Site option is more than 1.8km from a railway station but within 450m of a bus stop 

and/or cycle route and/or public right of way 

- 
Site option is more than 1.8km from a railway station and more than 450m from a bus 

stop, cycle route and public right of way 

 

Additional considerations and assumptions: 

 

• Distances are based on CIHT evidence. 

 

• The proximity of residential and employment sites to public transport links and sustainable 

travel routes will affect the extent to which residents and workers are able to make use of 

non-car-based modes of transport to access their needs, such as services, facilities and job 
opportunities. It is noted that the actual use of sustainable transport modes will depend on 

people’s behaviour. 

 

• It is possible that new transport links, such as bus routes or cycle paths, may be provided as 

part of larger-scale development but this cannot be assumed. 

 

• Where there are significant barriers to being able to access a transport node or route 

within a reasonable distance, such as the need to cross a major highway or railway line, this 

will be reflected in the appraisal. 

 

• It is assumed that people would generally be willing to travel further to access a railway 

station than a bus stop. It is also recognised that many cyclists will travel on roads as well as 
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dedicated cycle routes, and the extent that people choose to do so will depend on factors 

such as the availability of cycle storage facilities at their end destination, which are not 

determined by the location of sites. How safe or appealing particular roads are for cyclists 
can also not be determined at this stage. However, the proximity of site options to existing 

cycle routes can be taken as an indicator of how likely people are to cycle to and from a 

development site. 

 

C.3.8  SAO8: Air, Light and Noise Pollution 

 

SAO8 has been screened out of the assessment at this stage. 

 

• The impact of a site option on light and noise pollution will depend largely on the design and 

layout of any scheme that comes forward, which it is not possible to assess at this stage. 

 

• In respect of air quality, Tamworth does not have any Air Quality Management Areas 

(AQMAs). 

 

• It is assumed that development proposals would result in an increase in traffic and thus 

traffic-related air pollution. Both existing and future site end users would be exposed to this 

change in air quality, and this is likely to contribute towards cumulative effects on air quality. 

At this stage of the assessment, it is uncertain the extent to which each site option could 

potentially increase air pollution in the immediate wider area, particularly as a result of 

transport-related pollutants. Effects on sustainable transport use are considered separately 

under SA objective 7. 

 

• On account of the above, all sites will have a negligible (0) impact on this objective. 

 

C.3.9  SAO9: Soils and Water Pollution 

 

SAO9 (i) Assessing the impact on watercourses and water quality 

 

• The following proximity-based criteria will be applied consistently to all sites as the standard 

approach for assessing impacts on watercourse quality. At this stage of assessment, all 

proximities will be measured in a straight line from the closest edge of the site. 

 

• During the appraisal process, if any site-specific factors emerge that would significantly 

present the standard criteria from providing an accurate reflection of sustainability 

performance, these circumstances will be clearly recorded and scores adjusted accordingly. 

 

• In addition to this, there may be other factors relevant to SAO9 which cannot necessarily 

be quantified by proximity. To ensure consistent assessment, the scoring assumptions 

regarding these additional considerations are discussed below. 

 
Proximity-based approach for all uses: 

 

0 Site option is located over 200m from a watercourse 



Tamworth Local Plan 2022-2043  Interim SA Report: Regulation 18 (Appendices) 

 

53 

 

- Site option is located within 200m of a watercourse 

 

Additional considerations and assumptions: 

 

• The pollution indicators for soil and water include receptors of pollution that might affect 

future levels of environmental pollution. Any distances included are estimates to assist with 

the aim of flagging up issues for consideration in more detail later in the plan-making 

process. 

 

• The context of the separation between the site and the watercourse will be considered, and 

sites scored accordingly where relevant. 

 

• There are no Source Protection Zones (SPZs) within Tamworth. The nearest SPZ lies to 

the west of the borough on Tamworth Road, with only a marginal extent of its Zone 3 

catchment extending into Tamworth’s northwestern tip. As this limited coverage does not 

intersect with any sites under consideration, its influence on the appraisal is negligible. A 

specific assessment approach for SPZs has therefore not been included. 

 

SAO9 (ii) Assessing the impact on ground conditions, including soils 

 

+/? The site option is located on land which is highly likely to be contaminated and it is likely 

that development will remediate the site. 

0 The site option is not located on land which is likely to be contaminated and therefore 

opportunities for remediation are unlikely to exist. 

 

• Redevelopment offers a positive opportunity to remediate potentially contaminated sites. 

 

• Land contamination is generally associated with previous commercial use. Sites are assumed 
to have likely positive effects where the existing use gives rise to potential contamination 

and could potentially be remediated. In all cases, a degree of uncertainty (?) exists as the 

exact baseline is unknown. 

 
• Generally, no likely significant effects are anticipated on greenfield sites (0). Potential for 

contamination and subsequent remediation is considered unlikely, but these will be assessed 

on a case-by-case basis. 

 
• In some instances, a site may be classified as brownfield, but the use of the site is not 

anticipated to give rise to risks of contamination (0). In all cases, a degree of uncertainty (?) 

will exist as the exact baseline is ultimately unknown. 

 

• Adverse impacts are expected for options which would result in a net loss of agriculturally 

valuable soils. The impact of sites on agricultural land is assessed in SAO16. 

 

C.3.10  SAO10: Minimising Contributions to Climate Change 
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SAO10 has been screened out of the assessment at this stage. 

 

• Whilst new development will inevitably lead to an increase in greenhouse gas emissions, the 
location of individual site options will not have a direct effect on the causes of climate 

change. Instead, effects will largely depend on the detailed proposals for sites, including their 

construction and design, which would be influenced by policies in the emerging TBLP and 

details submitted at the planning application stage. The extent to which the location of site 

options would facilitate the use of sustainable modes of transport in place of cars is 

considered separately under SAO7.  

 

• The likely effects of all site options on this objective are therefore negligible (0). 

 

C.3.11  SAO11: Adaptation to Climate Change 

 

SAO11 has been screened out of the assessment at this stage. 

 

• The location of development will not affect the achievement of this objective as effects will 

depend largely on the detailed proposals for sites and their design, which would be 

influenced by policies in the emerging TBLP and details submitted at the planning application 

stage. The effects of site options on flood risk in the borough is considered separately under 

SAO12. 

 

• The likely effects of all site options on this objective are therefore negligible (0). 

 

C.3.12  SAO12: Flood Risk 

 

Assessing flood risk vulnerability 

 

• The following proximity-based criteria will be applied consistently to all sites as the standard 

approach for assessing flood vulnerability. At this stage of assessment, all proximities will be 

measured in a straight line from the closest edge of the site. 

 

• During the appraisal process, if any site-specific factors emerge that would significantly 

present the standard criteria from providing an accurate reflection of sustainability 

performance, these circumstances will be clearly recorded and scores adjusted accordingly. 

 

• In addition to this, there may be other factors relevant to SAO12 which cannot necessarily 

be quantified by proximity. To ensure consistent assessment, the scoring assumptions 

regarding these additional considerations are discussed below. 

 
Proximity-based approach for all uses: 

 

0 Site option is entirely or mainly within a low-risk flood area (FZ1).  

- Site option is entirely or mainly within a medium-risk flood area (FZ2). 

-- Site option is entirely or mainly within Flood Zone 3a or Flood Zone 3b. 
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Additional considerations and assumptions: 

 

• The potential effects of new development on SAO12 will depend to some extent on its 
design, which cannot be assessed at this stage. Where appropriate, a degree of uncertainty 

(?) is identified. 

 

• Sites that are on greenfield land are expected to have a minor negative effect (-), whilst sites 

that are on brownfield land are expected to have a negligible effect (0).  

 

• The scores for SAO12 adopt a risk-based approach which is reflective of national policy. 

Therefore, any score will reflect the most adverse effect identified. For example, a site 

which lies within Flood Zone 3a and brownfield land would score a significant negative (--) 

overall. 

 
• Several areas of the borough benefit from flood defences. Where this applies to an 

otherwise negatively scoring site, their presence is noted in the appraisal. At this stage, it is 

not possible to equate whether the relevant flood defences would provide sufficient 

mitigation (?), and this will instead be assessed in more detail through the Level 2 SFRA. 

 

• At this interim stage, the scoring system is only a guide designed to provide a mechanism 

for comparing locations and potential impacts at a strategic level. The plan-making and SA 

process is iterative and it may be necessary to obtain greater detail beyond this initial 

assessment phase. A Level 2 SFRA is currently being prepared as part of the evidence base 

for the emerging TBLP, which will help to inform the next stage. 

 

C.3.13  SAO13: Biodiversity 

 

Assessing impact on biodiversity or geodiversity value 

 

• The following proximity-based criteria will be applied consistently to all sites as the standard 

approach for assessing potential biodiversity impact. At this stage of assessment, all 

proximities will be measured in a straight line from the closest edge of the site. 

 

• During the appraisal process, if any site-specific factors emerge that would significantly 

present the standard criteria from providing an accurate reflection of sustainability 

performance, these circumstances will be clearly recorded and scores adjusted accordingly. 

 

• In addition to this, there may be other factors relevant to SAO13 which cannot necessarily 

be quantified by proximity. To ensure consistent assessment, the scoring assumptions 

regarding these additional considerations are discussed below. 

 
Proximity-based approach for all uses: 

 

0/? The site option is more than 1km from a designated biodiversity or geodiversity site.  

-/? 
The site option is between 250m and 1km from a designated biodiversity or geodiversity 

site.  
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--/? 
The site option contains or is within 250m of a nationally or locally designated 

biodiversity or geodiversity site.  

 

Additional considerations and assumptions: 

 

• The impact of site options on biodiversity and geodiversity will depend in part on both the 

design of the development and the incorporation of mitigation. Both of these are uncertain 

(?) at this stage of assessment. 

 

• Although the approach focuses on nationally or locally designated sites, the assessment 

should also consider the presence of other natural features on the site. The presence of 

existing trees and hedgerows could have a negative effect if their siting means it’s likely that 

removal or disturbance would be necessary to accommodate development. These features 

themselves are also important for wildlife and habitat creation. The likelihood of retention 

will also be considered. 

 

• Site options within or including a green space could have a minor negative effect on 

biodiversity, although this is uncertain (-/?), depending on whether the area of land that 

would be lost to development has biodiversity value. 

 
• There may be circumstances which reduce the potential risk to ecological receptors, even if 

the straight-line distance falls within the above remits. This includes the existing use of the 

site, nature of redevelopment, and the degree of physical separation that exists. 

 

C.3.14  SAO14: Historic Environment 

 

Assessing impacts on the historic environment 

 

• The following proximity-based criteria will be applied consistently to all sites as the standard 

approach for assessing the impact on the historic environment. At this stage of assessment, 

all proximities will be measured in a straight line from the closest edge of the site. 
 

• During the appraisal process, if any site-specific factors emerge that would significantly 

present the standard criteria from providing an accurate reflection of sustainability 

performance, these circumstances will be clearly recorded and scores adjusted accordingly. 

 

• In addition to this, there may be other factors relevant to SAO14 which cannot necessarily 

be quantified by proximity. To ensure consistent assessment, the scoring assumptions 

regarding these additional considerations are discussed below. 

 

Approach for site assessment of all uses: 

 

+ 

The site option could potentially enhance a heritage asset or, where applicable, its 

setting. This includes Nationally Listed Buildings, Scheduled Monuments, Conservation 

Areas and Archaeological Sites. 



Tamworth Local Plan 2022-2043  Interim SA Report: Regulation 18 (Appendices) 

 

57 

 

0 

The site option is not considered likely to affect the setting or character of a heritage 

asset. This includes Nationally Listed Buildings, Scheduled Monuments, Conservation 

Areas and Archaeological Sites. 

- 

The site option falls within a Conservation Area or considered to fall within its setting 

or coincides with an archaeological site. For nationally listed buildings and Scheduled 

Monuments, a site option will score a minor negative if it is located within their wider 

setting. 

-- 
The site option coincides with, is located adjacent to, or could significantly impact the 

setting of either a nationally listed building or a Scheduled Monument. 

 

Additional considerations and assumptions: 

 

• The appraisal will consider both designated and non-designated heritage assets, as well as 

conservation areas. If a site option is likely to affect more than one asset, these will be listed 

separately. The above approach is not entirely applicable to each type of asset. A significant 

negative effect is only applicable to potential adverse effects on the highest designations of 

assets. 

 

• Impacts on heritage assets will be largely determined by the specific layout and design of 

development proposals, as well as the nature and significance of the heritage asset. 

 

• It is assumed that where a designated heritage asset coincides with a development proposal, 

the designated heritage asset will not be lost as a result of development (unless otherwise 

specified). 

 
• Where a site currently performs poorly or detracts from the historic environment, it is 

recognised that redevelopment could contribute positively to the significance and setting of 

nearby heritage assets (+ or ++). However, this will largely be dependent on detailed design 

proposals which would come forward at a later stage (/?). 

 
• Degree of physical and visual separation will be considered between the site and any nearby 

assets. 

 

C.3.15  SAO15: Landscape and Townscape Quality 

 

Assessing the impact on landscape and townscape quality 

 

• The following threshold-based criteria will be applied consistently to all sites as the standard 

approach for assessing the impact on landscapes specifically.  

 

• In addition to this, there may be other factors relevant to SAO15 which cannot necessarily 

be quantified into thresholds. This includes impacts on townscape, where relevant. To 

ensure consistent assessment, the assumptions regarding these additional considerations are 

discussed below. 

 

Threshold-based approach for all uses: 
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++ 

Low Sensitivity: The characteristics of the landscape are robust and are able to 

accommodate development without significant character change; thresholds for 

significant change are very high. The development would relate well to the landscape 

character 

+ 

Low-medium sensitivity: Characteristics of landscape are resilient to change and are able 

to absorb development in many situations without significant character change; 

thresholds for significant change are high. Many aspects of the development would relate 

to landscape character 

0 

Development is not located within the natural landscape, by being within a built-up area 

or an area which consists entirely of man-made landscape features. The development 

would not affect the natural landscape 

- 

Medium-high sensitivity: Characteristics of landscape are vulnerable to change and 

development can be absorbed only in limited situations without significant character 

change; thresholds for significant change are low. Few aspects of the development would 

relate to landscape character 

-- 

High sensitivity: Characteristics of landscape are very vulnerable to change and are 

unable to accommodate development without significant character change; thresholds 

for significant change are very low. The development conflicts directly with landscape 

character 

 

Additional considerations and assumptions: 

 

• The effects of new development on the character and quality of Tamworth’s landscape will 

depend in part on its design and layout, which are uncertain at this stage of assessment. 

Therefore, all effects will be to some extent uncertain at this stage. 

 

• The Council is currently preparing a Landscape Character Assessment Update to help 

inform judgements on the possible impact that development may have on the landscape. 

Until that point, SAO15 (i) will be scored via a high-level assessment. 

 

• It is important that potential sites for development would support the built character, 

appearance and quality of Tamworth. Assessments will consider the current role and 

function of a site, for example amenity space or a vacant/derelict plot, and how this would 
be affected by development. There are opportunities for both detraction and enhancement, 

with some of this dependent on design. The impact could take a variety of forms and a 

positive weighting will be applied where developments would lead to an improvement in the 

overall quality of the townscape or landscape. 

 

• Across SAO15, the appraisal will reflect the type of development (i.e. residential or 

employment) being considered. 

 

• Anything that scores positively for opportunity to enhance townscape or character – e.g. 

redevelopment of an existing use – will have an element of uncertainty (?) to it due to the 

unknown nature of design. 

 

C.3.16  SAO16: Land Resources 
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SAO16 (i) Assessing the efficiency of land use by type 

 

• The following threshold-based criteria will be applied consistently to all sites as the standard 
approach for assessing the efficiency of land use.  

 

• In addition to this, there may be other factors relevant to SAO16 (i) which cannot 

necessarily be quantified into thresholds. To ensure consistent assessment, the assumptions 

regarding these additional considerations are discussed below. 

 

Approach for site assessment of all uses: 

 

++ 
The site option is predominantly or wholly (>75% PDL) made up of previously 

developed land. This land is capable of efficient reuse or intensification. 

+ The site option is mixed, but predominantly previously developed land (25-74% PDL).  

0 
The site option is mixed, but predominantly greenfield land (0-24% PDL). Although 

greenfield, the land is of low environmental or agricultural value. 

- The site is wholly greenfield, of environmental, landscape or functional value. 

 

Additional considerations and assumptions: 

 

• In accordance with national policy, an effective use of land should prioritise the re-use of 

previously developed land over the use of undeveloped land. 

 
• Sites will be scored according to the proportion of previously developed land that they 

contain. Sites that are wholly previously developed should receive a significant positive 

score, whilst sites that are wholly greenfield should receive a negative score. Sites of a 

mixed nature should be scored accordingly. 

 
• Where land which is predominantly previously developed but has constraints or offers 

limited intensification potential will score a minor positive (+).  

 

SO16 (ii) Assessing the value of agricultural land 

 

• The following threshold-based criteria will be applied consistently to all sites as the standard 

approach for assessing the value of land proposed for development.  

 

• In addition to this, there may be other factors relevant to SAO16 (ii) which cannot 

necessarily be quantified into thresholds. To ensure consistent assessment, the assumptions 

regarding these additional considerations are discussed below. 

 

Threshold-based approach for all uses: 

 

+ The site option is located on urban or non-agricultural land 

0 The site option is classified as poor quality agricultural land (Grade 4 or 5)  

- The site option includes an area of land less than 20ha of Grade 1, 2 or 3 ALC land 

-- Site option includes an area of land over 20ha of Grade 1, 2 or 3 ALC land 
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Additional considerations and assumptions: 

 

• The distinction between severity of loss of Grade 1,2 or 3 agricultural land, including site 
area, is taken from definitions set by Natural England9. 

 

• Where ALC has already been developed, a negligible effect (0) has been identified. 

 

SAO16 (iii)     Assessing the impact on mineral resources 
 

• The following threshold-based criteria will be applied consistently to all sites as the standard 

approach for assessing impacts on mineral resources.  

 

• In addition to this, there may be other factors relevant to SAO16 (iii) which cannot 

necessarily be quantified into thresholds. To ensure consistent assessment, the assumptions 

regarding these additional considerations are discussed below. 

 

Threshold-based approach for all uses: 

 

0 The site option does not coincide with a Mineral Safeguarding Area 

- The site option coincides to an extent with a Minerals Safeguarding Area 

 

Additional considerations and assumptions: 
 
• There are no further assumptions in relation to SAO16 (iii). 

 

C.3.17  SAO17: Waste 

 

SAO17 has been screened out of the assessment at this stage. 

 

• While all new development will inevitably involve an increase in waste generation, it is 

assumed that all are likely to offer sustainable waste management or recycling practices. 

However, the impacts of new development on waste generation and recycling will not be 

determined by its location. Effects will ultimately depend on factors such as waste 

management policies, processes and facilities available in and around the borough. All of 

which cannot be determined at this strategic level of assessment. 

 

• Accordingly, all site options will have a negligible (0) impact on this SA objective at this 
stage of the assessment. 

 

 

 

 

 
9 https://www.gov.uk/government/publications/agricultural-land-assess-proposals-for-development/guide-to-assessing-
development-proposals-on-agricultural-land 
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C.4 Housing Site Assessments 
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H1: Norris Bros 

 

Detailed Assessment of Likely Effects: 

 

SA Objective Score Commentary Potential Mitigation/Enhancement 

SAO1 

Economy 
- 

The site is currently occupied entirely for commercial purposes. 

Residential redevelopment of the site would involve the loss of these 

existing businesses and the use of the land for employment purposes. 

The loss of existing employment uses is an 

unavoidable consequence of allocating the site for 

housing. However, wider economic policies 

SHLAA Ref: 18/001 Site H1: Norris Bros Capacity: 20 

Site Description: 

The site is an existing housing allocation in the current local plan. It comprises previously developed land, currently occupied by a car showroom, 

repair garage and associated hard standing, together with two separate E-Class units fronting Lichfield Street. The site is located within Tamworth 

town centre and is surrounded by a varied mix of residential and main town centre uses. Vehicular access is taken from Lichfield Street.  

Summary of Likely Effects: 
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within the emerging TBLP will continue to 

support and promote economic growth across 

the borough. 

SAO2 

Employment 
0 

For residential site options, the location of development is not 

anticipated to materially influence the quantity and quality of 

employment opportunities. Accordingly, the effect of the site option 

on this SA objective is assessed as negligible. 

 

SAO3 
Accessibility 

++ 

The site benefits significantly from its town centre location, with a 

varied range of services, facilities and employment opportunities 

located within a short and convenient distance. The site also benefits 

from the town centre’s good multimodal connectivity, enabling 
potential access to additional services across the wider borough. Two 

strategic employment areas are also located within close proximity, 

further strengthening overall accessibility.  

 

SAO4 

Health and 

Wellbeing 

++ 

The site performs well in supporting healthy, active lifestyles. It is well 

situated in terms of access to outdoor spaces and healthcare facilities, 

benefitting from its town centre location. It is in close proximity to 

the Castle Grounds, which is an extensive area of multifunctional 

open space offering leisure, recreation and cultural opportunities. The 

site is also around 300m from a PRoW, providing access to wider 

areas of open space and to Broad Meadow LNR. The site’s town 

centre location benefits from strong connectivity to the cycle 

network, offering additional opportunities for physical activity. 

 

SAO5 

Quality of Life 
0 

The effects of the site option on safety and community cohesion will 

largely be determined by detailed proposals, which will be addressed 

at the planning application stage and are outside the scope of this 

assessment. As these factors cannot be distinguished at this stage, the 

effect of the site option on this SA objective is assessed as negligible. 

Related considerations on access to services are addressed under 

SAO3 and SAO4. 
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SAO6 

Housing 
++ The site is anticipated to deliver 20 dwellings, making a positive 

contribution to delivering housing needs. 
 

SAO7 

Sustainable 

Travel 

++ 

The site benefits significantly from the multimodal connectivity of the 

town centre, with a range of sustainable transport options available in 

close proximity and high concentration. Numerous bus stops are 

located within a reasonable walking distance, ranging in route and 

frequency. The site is approximately 800m from Tamworth Station. It 

is also within close proximity (300m) to a well-connected PRoW and 
is closely located to a number of well-connected cycle routes. Access 

to a range of good quality sustainable transport modes is likely to help 

reduce reliance on the private vehicle. 

In considering the scale of development, no 

enhancement measures have been identified. 

Provision of sustainable travel facilities within any 

future development will be managed through the 
emerging policies of the TBLP. 

SAO8 

Air, Light and 

Noise Pollution 

0 

The impact of the site option on air, light and noise pollution depends 

largely on future scheme design, which cannot be assessed at this 

stage. While development is inevitably expected to increase traffic 

and associated air pollution, the scale of change for individual sites is 

uncertain. The site option is therefore assessed as having negligible 

effects on this objective. Related effects on sustainable transport are 

considered separately under SAO7. 

 

SAO9 

Soils and 

Water 

Pollution  

(i) 0 
The closest watercourse is the River Tame, approximately 230m 

away. Given its proximity, it is not anticipated that development of 

the site will have any significant impacts. 

 

(ii) +/? Brownfield site with potential to address any on site contamination 

through redevelopment, although the exact baseline is unknown. 

Further investigation required to establish the 

extent of contamination baseline. 

SAO10 

Minimising 

Contributions to 

Climate Change 

0 

Whilst new development will inevitably lead to an increase in 

greenhouse gas emissions, the location of individual site options will 

not have a direct effect on the causes of climate change. Effects will 

largely depend on the detailed proposals for sites, including their 

construction and design, which would be influenced by policies in the 

emerging TBLP and details submitted at the planning application stage. 
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The effect of the site option on this SA objective is assessed as 

negligible. Related sustainable travel considerations are addressed 

separately under SAO7. 

SAO11 

Adapting to 

Climate Change 

0 

The location of development will not affect the achievement of this 

objective as effects will depend largely on the detailed proposals for 

sites and their design, which would be influenced by policies in the 

emerging TBLP and details submitted at the planning application stage. 

The effect of the site option on this SA objective is assessed as 
negligible. The related effects of site options on flood risk in the 

borough is considered separately under SAO12. 

 

SAO12 
Flood Risk 

0 The entirety of the site falls within Flood Zone 1, which has the 
lowest risk of fluvial flooding. 

 

SAO13 

Biodiversity 
0/? 

The exact baseline of any on-site biodiversity is unknown, although it 
is noted that the site is previously developed and predominantly 

dominated by hardstanding. The site lies relatively close to designated 

ecological receptors (Broad Meadow LNR and SBI at around 260m, 

and Bole Bridge SBI at around 580m). Although proximity to sensitive 

sites is noted, the land is already in active commercial/industrial use. 

Given this baseline and the relatively modest scale of development 

proposed, effects on nearby designations are likely to be negligible, 

although exact impacts are unknown at this stage. 

Baseline conditions may need to be confirmed 
through a proportionate ecological survey at the 

planning application stage. If required, 

development should incorporate appropriate 

measures to ensure any potential adverse effects 

are mitigated. These requirements would be 

secured through the relevant policies of the 

emerging TBLP. 

SAO14 

Historic 

Environment 

+/-- 

Redevelopment has the potential to affect the significance and setting 

of designated heritage assets. The site lies within Tamworth town 

centre, which is considered the borough’s historic core, and sits 

within close proximity of a number of listed buildings. It also contains 

110 Lichfield Street, a Grade II listed building, and the majority of the 

site falls within the Town Centre Conservation Area. Should 

designated assets be retained, given the existing use of the site, 

redevelopment offers opportunities to better reveal and enhance 

their significance.  

Retention of on-site heritage assets and 

integration into wider scheme. Sensitive design, 

including materials, massing and layout, which will 

be managed through the policies of the TBLP. 
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SAO15 

Landscape and 

Townscape 

+/? 

The site currently makes a limited contribution to the wider 

character of the area due to the low-level and set-back nature of its 

existing development. Redevelopment provides an opportunity to 

enhance the townscape through high-quality design and improved 
integration with the surrounding streetscape. 

Redevelopment should seek to maximise the 

site’s prominent position on Lichfield Street to 

deliver positive streetscape enhancements. 

Higher density residential development should 

complement the existing character, and its design 

would need to be considerate of the surrounding 
built form, nearby heritage assets and wider 

historic core. Much of this will be secured 

through the policies of the emerging TBLP. 

SAO16  

Land 
Resources 

(i) ++ The site is wholly previously developed land, capable of efficient 

reuse. 

Given its location, look to optimise the density of 

the site. 

(ii) + The site is wholly located on ‘urban’ land in line with ALC.  

(iii) -/? The entirety of the site falls within a Minerals Safeguarding Area 

(MSA). 

Further work is required to establish the exact 

baseline for the site. Potential for safeguarding or 

prior extraction may need to be considered. 

SAO17 

Waste 
0 

While all new development will inevitably involve an increase in waste 

generation, it is assumed that all are likely to offer sustainable waste 

management or recycling practices. However, the impacts of new 

development on waste generation and recycling will not be 
determined by its location. Effects will ultimately depend on factors 

such as waste management policies, processes and facilities available in 

and around the borough – all of which cannot be determined at this 

strategic level of assessment. The effect of the site option is therefore 

assessed as negligible. 

 

H2: Ashlands Farm 

SHLAA Ref: 18/002 Site H2: Ashlands Farm Capacity: 119 

Site Description: 
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The site comprises a large greenfield parcel currently in agricultural use. Located to the north of Tamworth, the site forms part of a wider collection 

of land parcels situated to the south of Ashby Road.  

Summary of Likely Effects: 
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Detailed Assessment of Likely Effects: 

 

SA Objective Score Commentary Potential Mitigation/Enhancement 

SAO1 

Economy 
-/? 

The site comprises agricultural land, but it is unclear the extent or 

intensity to which the land is in active use for these purposes. The 

potential loss of agricultural activity cannot therefore be confirmed. 

The loss of an existing agricultural use is an 

unavoidable consequence of allocating the site for 

housing, however, wider economic policies within 

the emerging TBLP will continue to support and 

promote economic growth across the borough. 

SAO2 

Employment 
0 

For residential site options, the location of development is not 

anticipated to materially influence the quantity and quality of 

employment opportunities. Accordingly, the effect of the site option 

on this SA objective is assessed as negligible. 
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SAO3 

Accessibility 
-- 

Access to local services and facilities is poor. There are no services 

or facilities within the immediate or wider vicinity, and the town 

centre (1.4km away) provides the nearest concentration of 

provision. Accessibility is further constrained by the absence of 

nearby bus services and the reliance on Ashby Road, which does 

not offer a safe or convenient means of reaching facilities on foot or 
by bicycle. A PRoW provides partial connection towards the town 

centre and Tamworth Station, but this is not likely to offset the 

site’s wider limitations. As a result, access to services and facilities is 

likely to be highly dependent on the private vehicle, and reliance on 

a single access route raises concerns regarding the sustainability and 

resilience of future travel patterns, particularly given the long-

established pressure at Fountain Junction. The site also lies near to 

the Anker Valley SUE and its limited range of on-site services. 

Although this proximity is noted, the lack of safe and convenient 

route via Ashby Road would make accessing this by means other 

than private vehicle unfeasible. 

There is the potential to explore a coordinated 

delivery between H2, H3 and H8. An integrated 
approach may support the delivery of small-scale 

on-site facilities. However, without significant 

improvements to both the highway and public 

transport network in the north of Tamworth, the 

delivery of on-site facilities would not likely be 

sufficient to mitigate the scale of negative effect on 

accessibility. 

SAO4 

Health and 

Wellbeing 

+/- 

The site is anticipated to have mixed performance in supporting 

healthy and active lifestyles. The scale of the site means that some 

form of open space provision is likely to be incorporated into any 

future development, although its type and quality remain uncertain. 

A PRoW crosses the site, offering potential active travel within the 

development and into the surrounding greenfield landscape, 

including onward connection to Moor Lane and the Anker Valley 

Sports Complex. While proximity to a sports and recreation facility 

is noted, accessing it via this route would require a considerable 

detour beyond what many users would consider reasonable. There 

are no other sustainable access options that provide a reasonable or 

direct connection, and the nature of the PRoW means that it may 

not feel safe or convenient for all users at all times of the day. 

There are no healthcare facilities within a reasonable distance, and 

reaching the nearest services would likely require vehicular access 

A site of this scale offers an opportunity to deliver 

enhanced health benefits through multifunctional 

green infrastructure and potential improvements to 

active travel. High-quality delivery will be achieved 

through the policies of the emerging TBLP. 
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via Ashby Road and Fountain Junction, an area already subject to 

well-known highway pressures. More generally, the potential for 

increased vehicular usage associated with the site gives rise to 

potential negative impacts of increased traffic and associated 

emissions on health. 

SAO5 
Quality of Life 

0 

The effects of the site option on safety and community cohesion will 

largely be determined by detailed proposals, which will be 

addressed at the planning application stage and are outside the 
scope of this assessment. As these factors cannot be distinguished 

at this stage, the effect of the site option on this SA objective is 

assessed as negligible. Related considerations on access to services 

are addressed under SAO3 and SAO4. 

 

SAO6 

Housing 
++ The site is anticipated to deliver 119 dwellings, making a positive 

contribution to meeting overall housing need. 

There is the potential to explore a coordinated 

delivery between H2, H3 and H8. Collectively, 

these could deliver a more significant scheme. In 

respect of adjoining H22, the resolution to grant 

planning permission is noted. 

SAO7 

Sustainable 

Travel 

- 

Two bus stops lie within 450m of the site, associated with the 

Arkall Farm development in neighbouring Lichfield. However, the 

absence of pedestrian or dedicated cycle routes along Ashby Road 

means these stops cannot be accessed safely or conveniently by 

sustainable modes. Tamworth Station is located around 1.3km away, 

but access would face the same constraints if it was reliant on 

Ashby Road. Beyond Ashby Road, there is also a lack of formal cycle 

routes within a reasonable distance. Two PRoW run through the 

site and converge centrally. One provides an extensive and well-

connected route towards Tamworth town centre and Tamworth 

Station, while the other links to Moor Lane and wider open land, 

including the Anker Valley Sports Facility. Despite these routes, the 

site remains predominantly disconnected from the wider sustainable 

travel network, with a risk that future residents are likely to rely on 

There is potential for coordinated delivery 

between H2, H3 and H8 to support improved, 

integrated rather than isolated pedestrian and cycle 

connections. Ideally, this would be complemented 

by a bus route serving Ashby Road, but this would 

require significant highways upgrades to deliver 

accessibly. Ultimately, even a coordinated approach 

would not likely fully address existing or anticipated 

highways pressures in the north, with wider 

strategic highways improvements and sustainable 

travel measures needed to achieve meaningful 

mitigation of the anticipated negative effect. 

 



Tamworth Local Plan 2022-2043  Interim SA Report: Regulation 18 (Appendices) 

 

70 

 

private vehicle. This would add to pressure in an area which is 

already experiencing notable highways issues. 

In respect of adjoining H22, the resolution to grant 

planning permission is noted and this should be 

considered in line with the above. 

SAO8 

Air, Light and 

Noise Pollution 

0 

The impact of the site option on air, light and noise pollution 

depends largely on future scheme design, which cannot be assessed 

at this stage. While development is inevitably expected to increase 

traffic and associated air pollution, the scale of change for individual 

sites is uncertain. The site option is therefore assessed as have 
negligible effects on this objective. Related effects on sustainable 

transport are considered separately under SAO7. 

 

SAO9 

Soils and 

Water 

Pollution  

(i) -/? 

The southern boundary of the site adjoins the River Anker. Given 

its proximity, redevelopment introduces a potential risk for water 

quality to be negatively impacted, although such risks are generally 

capable of being mitigated. Proximity to the watercourse should 

also be considered in line with SAO13. 

The potential level of risk to the adjoining 
watercourse is not yet defined and would need to 

be better understood at the planning application 

stage. Depending on the level of risk identified, an 

appropriate buffer zone and proportionate SuDS 

measures could be incorporated to help manage 

run-off and protect water quality if required. This 

would be managed through the relevant policies of 

the emerging TBLP. 

(ii) 0 Greenfield site is currently in agricultural use. Potential for 

contamination and/or remediation is unlikely. 
 

SAO10 

Minimising 

Contributions to 

Climate Change 

0 

Whilst new development will inevitably lead to an increase in 

greenhouse gas emissions, the location of individual site options will 

not have a direct effect on the causes of climate change. Effects will 

largely depend on the detailed proposals for sites, including their 

construction and design, which would be influenced by policies in 

the emerging TBLP and details submitted at the planning application 

stage. The effect of the site option on this SA objective is assessed 

as negligible. Related sustainable travel considerations are addressed 

separately under SAO7. 
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SAO11 

Adapting to 

Climate Change 

0 

The location of development will not affect the achievement of this 

objective as effects will depend largely on the detailed proposals for 

sites and their design, which would be influenced by policies in the 

emerging TBLP and details submitted at the planning application 

stage. The effect of the site option on this SA objective is assessed 

as negligible. The related effects of site options on flood risk in the 
borough is considered separately under SAO12. 

 

SAO12 

Flood Risk 
0 

The majority of the site (77.3%) falls within Flood Zone 1, which has 
the lowest risk of fluvial flooding. The remaining land falls within 

Flood Zones 3a and 3b, concentrated along the southern boundary 

where the site adjoins the River Anker. Most of this is Flood Zone 

3b, covering approximately one fifth (21.1%) of the total site area.  

Given its limited extent and location at the site’s 

periphery, it is likely feasible for development to 

avoid land affected by FZ3a. 

SAO13 

Biodiversity 
-/? 

The site comprises undeveloped agricultural land with low levels of 

trees and vegetation. These are likely to support habitats of some 

ecological value, although the precise baseline is unknown. 

Redevelopment would result in the loss of greenfield land and some 

vegetation, with internal field-boundary features potentially 

challenging to retain, while boundary vegetation may be capable of 

incorporation into a future layout. The site borders the River 

Anker, and a small, peripheral part of the site overlaps with the 

River Anker BAS, indicating locally important habitats and species. 

Although the overlap is minimal and impacts may be avoidable 

through layout and buffering, development would occur adjacent to 

the river corridor and therefore, there is potential for indirect 

effects. Three further ecological receptors are located within 1km 

of the site (Warwickshire Moor SBI at 520m, Amington Hall 

Fishponds SBI at 960m, and Brindley Drive SBI at 975m). 

Retention of boundary vegetation where feasible, 

and avoidance of the River Anker BAS through site 

layout and design. Baseline conditions will need to 

be confirmed through a proportionate ecological 

survey at the planning application stage. If required, 

development should incorporate appropriate 

measures to mitigate any potential adverse effects, 

and where appropriate, deliver opportunities for 

ecological enhancement. These requirements 

would be secured through the relevant policies of 

the emerging TBLP. 

 

 

SAO14 

Historic 

Environment 

-/? 

The eastern boundary of the site falls approximately 190m from the 

edge of the Amington Hall Conservation Area, separated only by a 

further agricultural land parcel. Given its degree of separation, the 

site is likely visible from parts of the Conservation Area, indicating 

Further work to establish the baseline and 

likelihood of significant effects is required. Should 

an adverse effect on the nearby Conservation Area 

be anticipated, this can only be minimised rather 
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potential for effects on its wider setting. Further work is required 

to establish the likelihood of significant effects, but if any adverse 

effects did exist there would likely be limited scope to meaningfully 

reduce any impacts. Proximity to Amington Hall (Grade II listed 

building) and Arkall Farmhouse (Grade II listed building) are noted. 

than fully addressed. Measures such as natural 

screening, a heritage-led design and layout, and 

appropriate building height and massing would help 

to would help to reduce the development’s impact 

on its setting. These would be achieved through 

the relevant policies of the emerging TBLP. 
Although these approaches would reduce the 

severity of effects, they would not remove the 

fundamental change to the site’s open character. 

 

Given that H2 lies alongside H3, and H8, the 

potential effects of developing all or a combination 

of sites on the conservation area should be 

considered cumulatively to reflect the combined 

effect on its setting. In respect of adjoining H22, 

the resolution to grant planning permission is 

noted. 

SAO15 

Landscape and 

Townscape 

-- 

The site is one of the few remaining larger undeveloped areas 

within an otherwise urbanised borough, contributing to the 

landscape character and sense of openness in the north of 

Tamworth. Although it lies close to recent examples of significant 

residential development around Ashby Road, it remains distinct as a 

sizeable open area. Development of 119 dwellings would introduce 

a substantial area of built form into currently open land, resulting in 

a clear change to the surrounding character. Effects on landscape 

character and visual amenity would be challenging to mitigate. 

The anticipated negative effect on landscape 

character and visual amenity can only be minimised 

rather than fully addressed. Measures such as the 

retention of existing vegetation, a landscape-led 

design and layout, the use of appropriate materials 

and the integration of green infrastructure would 

help to would help to soften the visual impact of 

development. These would be achieved through 

the relevant policies of the emerging TBLP. 

Although these approaches would reduce the 

severity of effects, they would not remove the 

fundamental change to the site’s open character. 

 

Given that H2 lies alongside H3, and H8, the 

potential effects of developing all or a combination 
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of sites on landscape character should be 

considered cumulatively to reflect the combined 

change to the surrounding landscape. In respect of 

adjoining H22, the resolution to grant planning 

permission is noted. 

SAO16  

Land 

Resources 

(i) -- The site is wholly greenfield land that is of both environmental and 

landscape value. 
 

(ii) - In accordance with ALC, the entirety of the site is classified as 

Grade 2 agricultural land. 

Allocation for housing would result in an 

unavoidable and permanent loss of BMV land. 

Where possible, layout should minimise the extent 

of BMV affected. 

(iii) -/? The site is predominantly covered by a Mineral Safeguarding Area 

(MSA). This designation affects around 85% of the site. 

Further work is required to establish the exact 

baseline for the site. Potential for safeguarding or 
prior extraction may need to be considered. 

SAO17 

Waste 
0 

While all new development will inevitably involve an increase in 

waste generation, it is assumed that all are likely to offer sustainable 
waste management or recycling practices. However, the impacts of 

new development on waste generation and recycling will not be 

determined by its location. Effects will ultimately depend on factors 

such as waste management policies, processes and facilities available 

in and around the borough – all of which cannot be determined at 

this strategic level of assessment. The effect of the site option is 

therefore assessed as negligible. 

Not applicable. No likely significant effects are 

anticipated. 
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H3: Ashlands Farmhouse 

SHLAA Ref: 18/003 Site H3: Ashlands Farmhouse Capacity: 32 

Site Description: 

The site comprises a large greenfield parcel currently in agricultural use with an associated farmhouse building. Located to the north of Tamworth, the 

site forms part of a wider collection of land parcels situated to the south of Ashby Road. 

Summary of Likely Effects: 
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Detailed Assessment of Likely Effects: 

 

SA Objective Score Commentary Potential Mitigation/Enhancement 

SAO1 

Economy 
-/? 

The site comprises agricultural land, but it is unclear the extent or 

intensity to which the land is in active use for these purposes. The 

potential loss of agricultural activity cannot therefore be confirmed. 

The loss of an existing agricultural use is an 

unavoidable consequence of allocating the site for 

housing, however, wider economic policies within 

the emerging TBLP will continue to support and 

promote economic growth across the borough. 
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SAO2 

Employment 
0 

For residential site options, the location of development is not 

anticipated to materially influence the quantity and quality of 

employment opportunities. Accordingly, the effect of the site option 

on this SA objective is assessed as negligible. 

Not applicable. No likely significant effects are 

anticipated. 

SAO3 

Accessibility 
-- 

Access to local services and facilities is poor. There are no services 

or facilities within the immediate or wider vicinity, and the town 

centre (1.4km away) provides the nearest concentration of 

provision. Accessibility is further constrained by the absence of 
nearby bus services and the reliance on Ashby Road, which does not 

offer a safe or convenient means of reaching facilities on foot or by 

bicycle. The site is close to a PRoW which provides partial 

connection to the town centre and Tamworth Station, but this is 

not likely to offset the site’s wider limitations. As a result, access to 

services and facilities is likely to be highly dependent on the private 

vehicle, and reliance on a single access route raises concerns 

regarding the sustainability and resilience of future travel patterns, 

particularly given the long-established pressure at Fountain Junction. 

The site also lies near to the Anker Valley SUE and its limited range 

of on-site services. Although this proximity is noted, the lack of safe 

and convenient route via Ashby Road would make accessing this by 

means other than private vehicle unfeasible. 

There is the potential to explore a coordinated 

delivery between H2, H3 and H8. An integrated 

approach may support the delivery of small-scale 

on-site facilities. However, without significant 

improvements to both the highway and public 

transport network in the north of Tamworth, the 

delivery of on-site facilities is unlikely to be 

sufficient in mitigating the likely scale of negative 

effect on accessibility. 

SAO4 

Health and 

Wellbeing 

+/- 

The site is anticipated to perform both positively and negatively in 

supporting healthy, active lifestyles. A PRoW lies approximately 80m 

south of the site, which is associated with H2. This offers potential 

active travel within the development and into the surrounding 

greenfield landscape, including onward connection to Moor Lane and 

the Anker Valley Sports Complex. While proximity to a sports and 

recreation facility is noted, accessing it via this route would require 

a considerable detour. There are no other sustainable access 

options that provide a reasonable or direction connection, and the 

nature of the PRoW means that it may not feel safe or convenient 

There is the potential to explore a coordinated 

delivery between H2, H3 and H8. An integrated 

approach may support the delivery of small-scale 

on-site facilities and a meaningful delivery of open 

space. 
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for all users at all times of the day. There are no healthcare facilities 

within a reasonable distance, and reaching the nearest services 

would likely require vehicular access via Ashby Road and Fountain 

Junction, an area already subject to well-known highway pressures. 

More generally, the potential for increased vehicular usage 

associated with the site gives rise to potential negative impacts of 
increased traffic and associated emissions on health. The scale of the 

site means that meaningful open space provision is unlikely to be 

incorporated into any future development. 

SAO5 

Quality of Life 
0 

The effects of the site option on safety and community cohesion will 

largely be determined by detailed proposals, which will be addressed 

at the planning application stage and are outside the scope of this 

assessment. As these factors cannot be distinguished at this stage, 

the effect of the site option on this SA objective is assessed as 

negligible. Related considerations on access to services are 

addressed under SAO3 and SAO4. 

Not applicable. No likely significant effects are 

anticipated. 

SAO6 

Housing 
++ The site is anticipated to deliver 32 dwellings, making a positive 

contribution to the borough’s housing need. 

There is the potential to explore a coordinated 

delivery between H2, H3 and H8. Collectively, 

these could deliver a more significant scheme. 

SAO7 

Sustainable 

Travel 

-- 

The site has limited access to sustainable travel options. There are 

no bus stops within a 450m radius of the site, and although the 

nearest stops associated with the Arkall Farm development lie 

further north, the absence of pedestrian or dedicated cycle routes 

along Ashby Road means these stops cannot be accessed safely or 

conveniently by sustainable modes. Tamworth Station is located 

around 1.6km away, but access would face similar constraints if it 

was reliant on Ashby Road. A PRoW lies approximately 80m south 

of the site, although access through adjoining Site H2 would be 

required and as such access is not guaranteed. The benefits 

associated with this PRoW, including access to the town centre and 

station, could be more securely attained should the sites be bought 

There is potential for coordinated delivery 

between H2, H3 and H8 to support improved, 

integrated rather than isolated pedestrian and cycle 

connections. It would also offer all other sites the 

benefit of the direct PRoW access contained 

within Site H2. Ideally, these active travel 

measures would be complemented a bus route 

serving Ashby Road, but this would require 

significant highways upgrades to deliver accessibly. 

Ultimately, even a coordinated approach would 

not fully address existing or anticipated highways 

pressures in the north, with wider strategic 



Tamworth Local Plan 2022-2043  Interim SA Report: Regulation 18 (Appendices) 

 

77 

 

forward together. The site’s disconnection from the wider 

sustainable travel network would likely increase reliance on private 

vehicles to access key services, facilities and destinations. This would 

add to pressure in an area which is already experiencing notable 

highways issues, and likely undermine the achievement of SAO7 by 

increasing car dependency and associated transport impacts. 

highways improvements and sustainable travel 

measures needed to achieve meaningful mitigation 

of the anticipated negative effect. 

 

SAO8 

Air, Light and 

Noise Pollution 

0 

The impact of the site option on air, light and noise pollution 

depends largely on future scheme design, which cannot be assessed 
at this stage. While development is inevitably expected to increase 

traffic and associated air pollution, the scale of change for individual 

sites is uncertain. The site option is therefore assessed as have 

negligible effects on this objective. Related effects on sustainable 

transport are considered separately under SAO7. 

Not applicable. No likely significant effects are 

anticipated. 

SAO9 

Soils and 

Water 

Pollution  

(i) 0 
The closest watercourse is the River Anker, approximately 330m 

away. Given its proximity, it is not anticipated that development of 

the site will have any significant impacts. 

Should H2, H3 and H8 be pursued together, the 

effect on SAO9 would need to be reassessed. 

(ii) 0 Predominantly greenfield site currently in agricultural use. Potential 

for contamination and/or remediation is unlikely. 

Not applicable. No likely significant effects are 

anticipated. 

SAO10 

Minimising 

Contributions to 

Climate Change 

0 

Whilst new development will inevitably lead to an increase in 

greenhouse gas emissions, the location of individual site options will 

not have a direct effect on the causes of climate change. Effects will 

largely depend on the detailed proposals for sites, including their 

construction and design, which would be influenced by policies in 

the emerging TBLP and details submitted at the planning application 

stage. The effect of the site option on this SA objective is assessed 

as negligible. Related sustainable travel considerations are addressed 

separately under SAO7. 

Not applicable. No likely significant effects are 

anticipated. 

SAO11 0 The location of development will not affect the achievement of this 

objective as effects will depend largely on the detailed proposals for 

Not applicable. No likely significant effects are 

anticipated. 
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Adapting to 

Climate Change 

sites and their design, which would be influenced by policies in the 

emerging TBLP and details submitted at the planning application 

stage. The effect of the site option on this SA objective is assessed 

as negligible. The related effects of site options on flood risk in the 

borough is considered separately under SAO12. 

SAO12 

Flood Risk 
0 The site is entirely within Flood Zone 1, which has the lowest risk 

of fluvial flooding. 

Not applicable. No likely significant effects are 

anticipated. 

SAO13 

Biodiversity 
-/? 

The site comprises predominantly undeveloped agricultural land 

with limited tree and vegetation cover. These are likely to support 

habitats of some ecological value, although the precise baseline is 

unknown. Development would result in the loss of greenfield land, 
but much of the existing tree and vegetation cover is located along 

the Ashby Road boundary and could potentially be retained within a 

future layout. Three ecological receptors lie within 1km of the site 

(River Anker BAS at 310m, Warwickshire Moor SBI at 830m, and 

Amington Hall Fishponds SBI at 990m), indicating ecological 

sensitivity in the wider landscape. However, given the site’s current 

use and likely scale of development, significant direct or indirect 

effects on these designations are unlikely. 

Seek to retain existing tree cover along the Ashby 

Road boundary where feasible. Baseline conditions 

will need to be confirmed through a proportionate 
ecological survey at the planning application stage. 

If required, development should incorporate 

appropriate measures to mitigate any potential 

adverse effects, and where appropriate, deliver 

opportunities for ecological enhancement. These 

requirements would be secured through the 

relevant policies of the emerging TBLP. 

SAO14 

Historic 

Environment 

-/? 

The eastern boundary of the site falls approximately 190m from the 

edge of the Amington Hall Conservation Area, separated only by a 

further agricultural land parcel. Given its degree of separation, the 

site is likely visible from parts of the Conservation Area, indicating 

potential for effects on its wider setting. Further work is required to 

establish the likelihood of significant effects, but if any adverse 

effects did exist there would likely be limited scope to meaningfully 

reduce any impacts. Proximity to Amington Hall (Grade II listed 

building) and Arkall Farmhouse (Grade II listed building) are noted. 

Further work to establish the baseline and 

likelihood of significant effects is required. Should 

an adverse effect on the nearby Conservation Area 

be anticipated, this can only be minimised rather 

than fully addressed. Measures such as natural 

screening, a heritage-led design and layout, and 

appropriate building height and massing would help 

to would help to reduce the development’s impact 

on its setting. These would be achieved through 

the relevant policies of the emerging TBLP. 

Although these approaches would reduce the 
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severity of effects, they would not remove the 

fundamental change to the site’s open character. 

 

Given that H3 lies alongside H2, and H8, the 

potential effects of developing all or a combination 

of sites on the conservation area should be 
considered cumulatively to reflect the combined 

effect on its setting. In respect of adjoining H22, 

the resolution to grant planning permission is 

noted. 

SAO15 

Landscape and 

Townscape 

- 

The site is one of the few remaining larger undeveloped areas within 

an otherwise urbanised borough, contributing to the landscape 

character and sense of openness in the north of Tamworth. 

Although it lies close to recent examples of significant residential 

development around Ashby Road, it remains distinct as a sizeable 

open area. Development of 32 dwellings would introduce a 

considerable area of built form into currently open land, resulting in 

a change to the surrounding character. Effects on landscape 

character and visual amenity would be challenging to mitigate. 

The anticipated negative effect on landscape 

character and visual amenity can only be minimised 

rather than fully addressed. Measures such as the 

retention of existing vegetation, a landscape-led 

design and layout, the use of appropriate materials 

and the integration of green infrastructure would 

help to would help to soften the visual impact of 

development. These would be achieved through 

the relevant policies of the emerging TBLP. 

Although these approaches would reduce the 

severity of effects, they would not remove the 

fundamental change to the site’s open character. 

 

Given that H3 lies alongside H2, and H8, the 

potential effects of developing all or a combination 

of sites on landscape character should be 

considered cumulatively to reflect the combined 

change to the surrounding landscape. In respect of 

adjoining H22, the resolution to grant planning 

permission is noted. 
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SAO16  

Land 

Resources 

(i) -- The site is wholly greenfield land that is of both environmental and 

landscape value. 
 

(ii) - In line with ALC, the entirety of the site is classified as Grade 2 

agricultural land. 

Allocation for housing would result in an 

unavoidable and permanent loss of BMV land. 

Where possible, layout should minimise the extent 

of BMV affected. 

(iii) 0 The entirety of the site does not fall within a Mineral Safeguarding 

Area (MSA). 

Not applicable. No likely significant effects are 

anticipated. 

SAO17 

Waste 
0 

While all new development will inevitably involve an increase in 

waste generation, it is assumed that all are likely to offer sustainable 

waste management or recycling practices. However, the impacts of 

new development on waste generation and recycling will not be 

determined by its location. Effects will ultimately depend on factors 
such as waste management policies, processes and facilities available 

in and around the borough – all of which cannot be determined at 

this strategic level of assessment. The effect of the site option is 

therefore assessed as negligible. 

Not applicable. No likely significant effects are 

anticipated. 

 
 

 

 

H4: Land Adjacent to Dunstall Farm SUE 

SHLAA Ref: 18/004 Site H4: Land Adjacent to Dunstall Farm SUE Capacity: 40 

Site Description: 

Greenfield site which lies adjacent to the Dunstall Lane SUE, forming part of the functional floodplain associated with the River Tame. 

Summary of Likely Effects: 



Tamworth Local Plan 2022-2043  Interim SA Report: Regulation 18 (Appendices) 

 

81 

 

S
A

O
1
 

E
co

n
o
m

y 

S
A

O
2
 

E
m

p
lo

ym
e
n
t 

S
A

O
3
 

A
cc

e
ss

ib
ili

ty
 

S
A

O
4
 

H
e
al

th
 a

n
d
 W

e
llb

e
in

g 

S
A

O
5
 

Q
u
al

it
y 

o
f 
L
if
e
 

S
A

O
6
 

H
o
u
si

n
g 

S
A

O
7
 

Su
st

ai
n
ab

le
 T

ra
ve

l 

S
A

O
8
 

A
ir

, 
L
ig

h
t 

an
d
 N

o
is

e
 P

o
llu

ti
o
n
 

S
A

O
9
 

So
ils

 a
n
d
 W

at
e
r 

P
o
llu

ti
o
n
 

S
A

O
1
0
  

C
lim

at
e
 C

h
an

ge
 M

it
ig

at
io

n
 

S
A

O
1
1
  

C
lim

at
e
 C

h
an

ge
 A

d
ap

ta
ti
o
n
 

S
A

O
1
2
 

F
lo

o
d
 R

is
k
 

S
A

O
1
3
 

B
io

d
iv

e
rs

it
y 

S
A

O
1
4
 

H
is

to
ri

c 
E
n
vi

ro
n
m

e
n
t 

S
A

O
1
5
 

L
an

d
sc

ap
e
 a

n
d
 T

o
w

n
sc

ap
e
 

S
A

O
1
6
 

L
an

d
 R

e
so

u
rc

e
s 

S
A

O
1
7
 

W
as

te
 

i ii i ii iii 

0 0 ++ ++ 0 ++ + 0 -/? 0 0 0 --/? --/? 0 - -- 0 -/? 0 

 

Detailed Assessment of Likely Effects: 

 

SA Objective Score Commentary Potential Mitigation/Enhancement 

SAO1 

Economy 
0 Redevelopment of the site would not involve the loss of any 

employment uses. 
 

SAO2 

Employment 
0 

For residential site options, the location of development is not 

anticipated to materially influence the quantity and quality of 

employment opportunities. Accordingly, the effect of the site option 

on this SA objective is assessed as negligible. 

 

SAO3 

Accessibility 
++ 

The site performs well in terms of access to local services and 

facilities. It is located within a reasonable distance of the edge of the 

town centre, which provides a range of services, facilities and 

employment opportunities. The location benefits from reasonable 

access by sustainable means, with established walking and cycling 

routes and public transport options available within the surrounding 
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area. Two of Tamworth’s strategic employment areas are also 

situated within a reasonable distance, offering additional access to 

employment and services. 

SAO4 

Health and 
Wellbeing 

++ 

The site performs well in supporting healthy, active lifestyles. To a 

great extent, the site is surrounded by open space which forms part 

of Tamworth’s functional floodplain. Designated open space is located 

within close proximity (100m) but is separated from the site by the 

River Tame. The closest PRoW falls approximately 60m from the 
site, offering further opportunities for active travel. The site also falls 

within a reasonable walking distance of the town centre and Ventura 

Retail Park, which collectively offer a wide range of healthcare 

facilities.  

Given its positioning, the site could seek to 

maximise active travel linkages to surrounding 

open space. This would be delivered through the 
policies of the emerging TBLP. 

SAO5 

Quality of Life 
0 

The effects of the site option on safety and community cohesion will 

largely be determined by detailed proposals, which will be addressed 

at the planning application stage and are outside the scope of this 

assessment. As these factors cannot be distinguished at this stage, the 

effect of the site option on this SA objective is assessed as negligible. 

Related considerations on access to services are addressed under 

SAO3 and SAO4. 

 

SAO6 

Housing 
++ The site is anticipated to deliver 40 dwellings, making a positive 

contribution to meeting overall housing need. 
 

SAO7 

Sustainable 

Travel 

+ 

The site has moderate access to sustainable travel options, with 

several bus stops within a 450m radius and a PRoW located 60m 

away. A well-connected cycle route can be accessed by travelling 

through the adjacent SUE, which offers opportunities for sustainable 

travel to a range of destinations, including the town centre, 

employment areas, out of centre retail, and extensive areas of open 

space. Tamworth Station is approximately 1.9km from the site. While 

the site is otherwise well-placed to deliver a range of sustainable 
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travel opportunities, the distance to the station may partially limit 

uptake of more sustainable modes of travel. 

SAO8 

Air, Light and 

Noise Pollution 

0 

The impact of the site option on air, light and noise pollution depends 

largely on future scheme design, which cannot be assessed at this 

stage. While development is inevitably expected to increase traffic 

and associated air pollution, the scale of change for individual sites is 

uncertain. The site option is therefore assessed as have negligible 

effects on this objective. Related effects on sustainable transport are 
considered separately under SAO7. 

 

SAO9 

Soils and 

Water 

Pollution  

(i) -/? 

The site is located 40m from an unnamed, minor river and 80m from 

the River Tame. Given its proximity and lack of physical barrier, 

development introduces a potential risk for water quality to be 

negatively impacted, although such risks are generally capable of being 

mitigated. 

The potential level of risk to the nearby 

watercourse is not yet defined and would need to 
be better understood at the planning application 

stage. Depending on the level of risk identified, 

proportionate SuDS measures could be 

incorporated to help manage run-off and protect 

water quality if required. This would be managed 

through the relevant policies of the emerging 

TBLP. 

(ii) 0 Wholly greenfield site. Potential for contamination and/or 

remediation is unlikely. 
 

SAO10 

Minimising 

Contributions to 

Climate Change 

0 

Whilst new development will inevitably lead to an increase in 

greenhouse gas emissions, the location of individual site options will 

not have a direct effect on the causes of climate change. Effects will 

largely depend on the detailed proposals for sites, including their 

construction and design, which would be influenced by policies in the 

emerging TBLP and details submitted at the planning application stage. 

The effect of the site option on this SA objective is assessed as 

negligible. Related sustainable travel considerations are addressed 

separately under SAO7. 
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SAO11 

Adapting to 

Climate Change 

0 

The location of development will not affect the achievement of this 

objective as effects will depend largely on the detailed proposals for 

sites and their design, which would be influenced by policies in the 

emerging TBLP and details submitted at the planning application stage. 

The effect of the site option on this SA objective is assessed as 

negligible. The related effects of site options on flood risk in the 
borough is considered separately under SAO12. 

 

SAO12 

Flood Risk 
--/? 

The site is almost entirely affected by high flood risk. Approximately 
99.7% of the land lies within Flood Zone 3, including a substantial 

proportion within Flood Zone 3b. Only 0.3% lies within Flood Zone 

2. Given this extent, development would be unable to avoid areas of 

high flood risk, and with current flood protection measures, the 

predominance of Flood Zone 3b represents a major constraint.  

There are flood defences in the surrounding 
vicinity, however it is not possible to equate 

whether these would provide sufficient, or any, 

degree of mitigation. Suitability for development 

will need to be considered in the forthcoming 

Level 2 SFRA.  

SAO13 

Biodiversity 
--/? 

The site comprises entirely undeveloped green space with no tree 

cover and only limited natural vegetation. Although the ecological 

baseline is unknown, the land is still likely to support habitats of some 

value. Broad Meadow LNR and SBI lie approximately 100m to the 

north of the site. The site is separated from these ecological 

receptors by the River Tame, which may provide some ecological 

linkage while limiting the potential for direct effects. 

Baseline conditions will need to be confirmed 

through a proportionate ecological survey at the 

planning application stage. If required, 

development should incorporate appropriate 

measures to mitigate any potential adverse 

effects, and where appropriate, deliver 

opportunities for ecological enhancement. These 

requirements would be secured through the 

relevant policies of the emerging TBLP. 

SAO14 

Historic 

Environment 

0 

Although designated heritage assets exist in the wider area, the 

intervening urban fabric provides a high degree of physical and visual 

separation. As a result, the scale and nature of the proposed 

development are unlikely to give rise to meaningful effects on their 

significance or setting. 

 

SAO15 

Landscape and 

Townscape 

- The site lies within a functional floodplain and contributes to the 

sense of openness along the river corridor. Although it sits on the 

The anticipated negative effect on landscape 

character and visual amenity can only be 

minimised rather than fully addressed. Measures 
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edge of the Dunstall Lane SUE, development of the site would still 

reduce this extent of openness.  

such as a landscape-led design and layout, the use 

of appropriate materials and the integration of 

boundary treatments would help to would help to 

soften the visual impact of development. These 

would be achieved through the relevant policies 

of the emerging TBLP. Although these approaches 
would reduce the severity of effects, they would 

not remove the fundamental change to the site’s 

open character. 

SAO16  
Land 

Resources 

(i) -- The site is wholly greenfield land that is of landscape value.  

(ii) 0 

In line with ALC, the majority of the site (97.6%) is classified as Grade 

4 agricultural land, with the remainder Grade 3. Given the extent and 

distribution of the Grade 3 land, it is considered reasonable to 

record a likely negligible effect. 

Given the limited extent of Grade 3, it would be 

possible for layout to minimise the extent of BMV 

affected should the Grade 3 be assessed as higher 

quality. 

(iii) -/? The entirety of the site falls within a Mineral Safeguarding Area 

(MSA). 

Further work is required to establish the exact 

baseline for the site. Potential for safeguarding or 
prior extraction may need to be considered. 

SAO17 

Waste 
0 

While all new development will inevitably involve an increase in waste 

generation, it is assumed that all are likely to offer sustainable waste 
management or recycling practices. However, the impacts of new 

development on waste generation and recycling will not be 

determined by its location. Effects will ultimately depend on factors 

such as waste management policies, processes and facilities available 

in and around the borough – all of which cannot be determined at 

this strategic level of assessment. The effect of the site option is 

therefore assessed as negligible. 
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H5: Land off Tamworth Road and Wigford Road 

SHLAA Ref: 18/007 Site H5: Land off Tamworth Road and Wigford Road Capacity: 611 

Site Description: 

The site comprises a large greenfield parcel on the south-western edge of the borough, adjoining existing residential development around Dosthill. 

The land appears to be in a mix of agricultural and recreational use. Vehicular access is likely to be achievable from Tamworth Road. The entire site 

falls within the Green Belt, forming part of the wider Green Belt designation. 

Summary of Likely Effects: 
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Detailed Assessment of Likely Effects: 

 

SA Objective Score Commentary Potential Mitigation/Enhancement 

SAO1 

Economy 
-/? 

It appears that the site is partially comprised of agricultural land, but 

it is unclear the extent or intensity to which the land is in active use 

for these purposes. The potential loss of agricultural activity cannot 

therefore be confirmed. 

The loss of an existing agricultural use is an 

unavoidable consequence of allocating the site for 

housing, however, wider economic policies within 
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the emerging TBLP will continue to support and 

promote economic growth across the borough. 

SAO2 

Employment 
0 

For residential site options, the location of development is not 

anticipated to materially influence the quantity and quality of 

employment opportunities. Accordingly, the effect of the site option 

on this SA objective is assessed as negligible. 

 

SAO3 

Accessibility 
++ 

The site performs well in terms of access to local services, facilities 

and employment opportunities. Although it is not located in close 

proximity to the town centre, it does lie in close proximity to a 

designated local centre that provides a good range of day-to-day 

services and facilities. The site also benefits good access by 
sustainable travel modes, with a range of active travel and public 

transport routes available nearby. The Tame Valley Strategic 

Employment Area is located nearby, offering additional access to 

jobs and services. Given the scale of proposed development, on-site 

facilities are also likely to be delivered as part of any scheme, 

although their scale and nature is unknown. 

Enhancement measures will be secured through 

the relevant policies of the emerging TBLP. This 
includes incorporating active travel routes that 

serve any on-site provision and connect to the 

wider active travel network, supporting access to 

nearby services and facilities. 

SAO4 

Health and 

Wellbeing 

++/-- 

Several healthcare facilities and a sports facility lie within a 

reasonable walking distance. A PRoW also runs through the site, 

offering direct opportunities for active travel within and beyond the 

boundary. Although there are extensive examples of accessible open 

spaces within its direct periphery, a northern portion of the site is 

designated as open space which is used for a wide range of 

recreational purposes. This area could be at risk of loss from 

redevelopment, although given its positioning, it may be able to be 

retained as part of any layout, however this is unknown at this stage. 

Seek to incorporate designated open space into 

any future site layout to minimise risk of loss. 

SAO5 

Quality of Life 
0 

The effects of the site option on safety and community cohesion will 

largely be determined by detailed proposals, which will be addressed 

at the planning application stage and are outside the scope of this 

assessment. As these factors cannot be distinguished at this stage, 
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the effect of the site option on this SA objective is assessed as 

negligible. Related considerations on access to services are 

addressed under SAO3 and SAO4. 

SAO6 

Housing 
++ The site is anticipated to deliver 611 dwellings, making a significant 

contribution to housing need. 
 

SAO7 

Sustainable 
Travel 

++ 

The site is well connected to the sustainable travel network. Eight 

bus stops lie within a 450m radius of the site, including two on the 

site boundary where access could feasibly be created. A PRoW runs 

through the site, supporting greater active travel opportunities. 

Wilnecote Railway Station is around 750m away. A well-connected 

cycle route adjoins the site on Tamworth Road, which offers 
opportunities for sustainable travel to a range of destinations, 

including the town centre, canal network and various areas of open 

space. The potential delivery of on-site facilities further reduces the 

need to rely on private vehicles for daily needs.  

Enhancement measures will be secured through 

the relevant policies of the emerging TBLP. This 

includes providing active travel routes within the 

development and supporting sustainable modes 

through site layout and design. Ensure links extend 
beyond the site to the wider network by providing 

connections to Tamworth Road and/or Wigford 

Road, securing onward access to established 

routes and public transport nodes.  

SAO8 

Air, Light and 

Noise Pollution 

0 

The impact of the site option on air, light and noise pollution 

depends largely on future scheme design, which cannot be assessed 

at this stage. While development is inevitably expected to increase 

traffic and associated air pollution, the scale of change for individual 

sites is uncertain. The site option is therefore assessed as having 

negligible effects on this objective. Related effects on sustainable 

transport are considered separately under SAO7. 

 

SAO9 

Soils and 

Water 

Pollution  

(i) -/? 

An unnamed, minor river runs through the northern portion of the 

site, whilst a small section of the site’s southern boundary adjoins 

the River Tame. Given its proximity, redevelopment introduces a 

potential for direct effects on water quality. 

The potential level of risk to both the enclosed and 

adjoining watercourse is not yet defined and would 

need to be better understood at the planning 

application stage. Depending on the level of risk 

identified, retaining existing riparian vegetation, 

providing an appropriate buffer zone and 

incorporating proportionate SuDS measures could 

help manage run-off and protect water quality if 
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required. This would be managed through the 

relevant policies of the emerging TBLP. 

(ii) 0 Wholly greenfield site. Potential for contamination and/or 

remediation is unlikely. 
 

SAO10 

Minimising 

Contributions to 

Climate Change 

0 

Whilst new development will inevitably lead to an increase in 

greenhouse gas emissions, the location of individual site options will 

not have a direct effect on the causes of climate change. Effects will 

largely depend on the detailed proposals for sites, including their 

construction and design, which would be influenced by policies in 

the emerging TBLP and details submitted at the planning application 

stage. The effect of the site option on this SA objective is assessed 
as negligible. Related sustainable travel considerations are addressed 

separately under SAO7. 

 

SAO11 

Adapting to 

Climate Change 

0 

The location of development will not affect the achievement of this 

objective as effects will depend largely on the detailed proposals for 

sites and their design, which would be influenced by policies in the 

emerging TBLP and details submitted at the planning application 

stage. The effect of the site option on this SA objective is assessed 

as negligible. The related effects of site options on flood risk in the 

borough are considered separately under SAO12. 

 

SAO12 

Flood Risk 
0 

Just under a quarter (23.7%) of the site is affected by flood risk to 

some degree, with much of the risk area categorized as Flood Zone 

3 (16.5%). The extent of flood risk is located predominantly along 

the western boundary, with such spatial concentration meaning that 

it may be possible for development to avoid the affected areas.  

Given the concentration of higher-risk areas along 

the western edge, the scale of development should 

allow these areas to be predominantly avoided 

through a sequential layout. 

SAO13 

Biodiversity 
--/? 

The site comprises wholly undeveloped greenfield land and contains 

dispersed areas of tree/natural vegetation cover as well as several 

sensitive ecological receptors. The northern part of the site is 

designated as open space and overlaps to a degree with both 

Scale of development means it is likely feasible to 

incorporate on-site designations into site layout. 

Baseline conditions will need to be confirmed 

through a proportionate ecological survey at the 
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Dosthill Park SBI and LNR. At one corner, the site also adjoins the 

Dosthill Quarries SBI and lies near further ecological receptors, 

including Dosthill Church Quarry LoGS (at 50m) and Dosthill 

Quarry Grassland BAS (at 230m). Such a significant scale of 

development would introduce high potential for habitat loss, 

fragmentation and disturbance, particularly where development 
coincides with designated sites. Although the scale of the site may 

provide some opportunity for a layout that retains the most 

sensitive habitats and incorporates ecological buffers and green 

infrastructure, the extent to which this can be achieved is uncertain 

at this stage. 

planning application stage. If required, development 

should incorporate appropriate measures to 

mitigate any potential adverse effects, and where 

appropriate, deliver opportunities for ecological 

enhancement. These requirements would be 

secured through the relevant policies of the 
emerging TBLP. 

SAO14 

Historic 

Environment 

-/? 

The site lies around 150m from the Dosthill Conservation Area and 

its associated Grade II listed buildings. Although substantial tree and 

vegetation cover provides a strong sense of natural separation, the 

introduction of such a significant development on what is currently 

an open greenfield site has the potential to alter aspects of the 

Conservation Area’s setting. Further assessment of effects will be 

required in the next stage of plan-making. 

Further site-specific work is required to establish 

the likelihood of any negative effects. Should a 

negative effect on the Conservation Area be likely, 

this can only be minimised rather than fully 

addressed. Measures such as natural screening, a 

heritage-led design and layout, and appropriate 

building height and massing would help to would 

help to reduce the development’s impact on its 

setting. These would be achieved through the 

relevant policies of the emerging TBLP. Although 

these approaches would reduce the severity of 

effects, they would not remove the fundamental 

change to the site’s open character. 

SAO15 

Landscape and 

Townscape 

-- 

The site comprises a large area of undeveloped greenfield land 

forming part of Tamworth’s designated Green Belt. More broadly, it 

represents one of the few remaining extensive open areas within an 

otherwise predominantly urban borough. Development of 611 

homes would introduce a substantial addition of built form, resulting 

in the marked reduction in openness and a significant change to 

existing landscape character. Given the scale of development and 

The anticipated negative effect on landscape 

character and visual amenity can only be minimised 

rather than fully addressed. Measures such as the 

retention of existing vegetation, a landscape-led 

design and layout, the use of appropriate materials 

and the integration of green infrastructure would 

help to would help to soften the visual impact of 
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the current baseline, notable adverse effects on landscape character 

and visual amenity are likely, and mitigation would be limited in its 

ability to fully offset these changes.  

development. These would be achieved through 

the relevant policies of the emerging TBLP. 

Although these approaches would reduce the 

severity of effects, they would not remove the 

fundamental change to the site’s open character. 

SAO16  
Land 

Resources 

(i) -- The site is wholly greenfield land of environmental and landscape 

value. 
 

(ii) 0 

The site is apportioned between ‘urban’ (26.3%) and lower quality 

Grade 4 agricultural land (73.7%) classification. Urban land is 

concentrated around the south of the site and the periphery 

bordering Tamworth Road. 

 

(iii) -/? 

The site is covered by various Mineral Safeguarding Areas (MSAs). 

Much of this is a general MSA, with a smaller proportion designated 
as an MSA specifically for coal and fireclay. The site also falls near 

several minerals assets which are concentrated in the south of 

Tamworth, with the exact effects of development on these 

designations is unknown at this stage. 

Further work is required to establish the exact 

baseline for the site. Potential for safeguarding or 
prior extraction may need to be considered. In 

respect of proximity to minerals sites, further 

investigation is required to establish if likely 

significant effects exist. 

SAO17 

Waste 
0 

While all new development will inevitably involve an increase in 

waste generation, it is assumed that all are likely to offer sustainable 

waste management or recycling practices. However, the impacts of 

new development on waste generation and recycling will not be 

determined by its location. Effects will ultimately depend on factors 

such as waste management policies, processes and facilities available 

in and around the borough – all of which cannot be determined at 

this strategic level of assessment. The effect of the site option is 

therefore assessed as negligible. 
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H6: Millfield House 

SHLAA Ref: 18/009 Site H6: Millfield House Capacity: 11 

Site Description: 

Situated off the Lichfield Road, the site accommodates a large industrial building with associated hardstanding. The land adjoins the River Tame along 

its rear boundary. In conjunction with H12, the site is a housing allocation in the current local plan. 

Summary of Likely Effects: 
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Detailed Assessment of Likely Effects: 

 

SA Objective Score Commentary Potential Mitigation/Enhancement 

SAO1 

Economy 
- The site is currently occupied entirely for commercial purposes. 

Residential redevelopment of the site would involve the loss of the 

The loss of the existing employment use is an 

unavoidable consequence of allocating the site for 
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existing business and the wider use of the land for employment 

purposes. 

housing, however, wider economic policies within 

the emerging TBLP will continue to support and 

promote economic growth across the borough. 

SAO2 

Employment 
0 

For residential site options, the location of development is not 

anticipated to materially influence the quantity and quality of 

employment opportunities. Accordingly, the effect of the site option 

on this SA objective is assessed as negligible. 

Not applicable. No likely significant effects are 

anticipated. 

SAO3 

Accessibility 
++ 

The site is well connected to a range of key service and facilities. It 

is located approximately 650m from the edge of the town centre, 

which provides a wide range of services, facilities and employment 

opportunities. The location benefits from good access by sustainable 
means, with established walking and cycling routes and public 

transport options available within the surrounding area. The 

Lichfield Industrial Estate sits opposite the site, with a further 

strategic employment area located 600m to the south. The 

proximity of both of these areas to the site offers additional access 

to employment and services. 

 

SAO4 

Health and 

Wellbeing 

++ 

The site performs well in supporting healthy and active lifestyles. 

The site falls within a reasonable walking distance of the town 

centre, which provides access to a wide range of healthcare 

facilities. Broad Meadow LNR and an extensive area of open space 

lie adjacent to the site’s southern edge, and these can be reasonably 

accessed by sustainable means through a nearby residential area. 

These areas both offer meaningful opportunities for health and 

recreation. A PRoW is located approximately 300m away, which 

further enhances opportunities for active travel. 

 

SAO5 

Quality of Life 
0 

The effects of the site option on safety and community cohesion will 

largely be determined by detailed proposals, which will be 

addressed at the planning application stage and are outside the 

scope of this assessment. As these factors cannot be distinguished 

Not applicable. No likely significant effects are 

anticipated. 
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at this stage, the effect of the site option on this SA objective is 

assessed as negligible. Related considerations on access to services 

are addressed under SAO3 and SAO4. 

SAO6 

Housing 
++ The site is anticipated to deliver 11 dwellings, making a positive 

contribution to meeting overall housing need. 

Potential to deliver a large scheme along with 

adjacent sites. 

SAO7 

Sustainable 

Travel 

++ 

The site is well-connected to the sustainable travel network. There 

are seven bus stops within a 450m radius of the site, all located 

along the Lichfield Road. One of these is located on the northern 

corner of the site, with another a further 100m away. Tamworth 

Station is 1.7km away, accessible via the town centre. A well-

connected cycle route is located in close proximity, which offers 
opportunities for sustainable travel to a range of destinations, 

including the open space, public parks and the Lichfield Road 

Strategic Employment Area. 

 

SAO8 

Air, Light and 

Noise Pollution 

0 

The impact of the site option on air, light and noise pollution 

depends largely on future scheme design, which cannot be assessed 

at this stage. While development is inevitably expected to increase 

traffic and associated air pollution, the scale of change for individual 

sites is uncertain. The site option is therefore assessed as having 

negligible effects on this objective. Related effects on sustainable 

transport are considered separately under SAO7. 

Not applicable. No likely significant effects are 

anticipated. 

SAO9 

Soils and 

Water 

Pollution  

(i) -/? 

The entirety of the site’s southern boundary adjoins the River 

Tame. Given its proximity, redevelopment introduces a potential 

risk for water quality to be negatively impacted, although such risks 

are generally capable of being mitigated. 

The potential level of risk to the adjoining 

watercourse is not yet defined and would need to 

be better understood at the planning application 

stage. Depending on the level of risk identified, an 

appropriate buffer zone and proportionate SuDS 

measures could be incorporated to help manage 

run-off and protect water quality if required. This 

would be managed through the relevant policies of 

the emerging TBLP. Retaining and integrating the 
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existing trees and vegetation along the site’s 

boundary with the watercourse within the overall 

site design could also help to mitigate any potential 

risk to water quality. 

(ii) +/? Brownfield site with potential to address any on site contamination, 

although the exact baseline is unknown. 

Further investigation required to establish the 

extent of contamination baseline. 

SAO10 

Minimising 
Contributions to 

Climate Change 

0 

Whilst new development will inevitably lead to an increase in 

greenhouse gas emissions, the location of individual site options will 

not have a direct effect on the causes of climate change. Effects will 

largely depend on the detailed proposals for sites, including their 

construction and design, which would be influenced by policies in 
the emerging TBLP and details submitted at the planning application 

stage. The effect of the site option on this SA objective is assessed 

as negligible. Related sustainable travel considerations are addressed 

separately under SAO7. 

Not applicable. No likely significant effects are 
anticipated. 

SAO11 

Adapting to 

Climate Change 

0 

The location of development will not affect the achievement of this 

objective as effects will depend largely on the detailed proposals for 

sites and their design, which would be influenced by policies in the 

emerging TBLP and details submitted at the planning application 

stage. The effect of the site option on this SA objective is assessed 

as negligible. The related effects of site options on flood risk in the 

borough are considered separately under SAO12. 

Not applicable. No likely significant effects are 

anticipated. 

SAO12 

Flood Risk 
-/? 

Just over half (approximately 53%) of the site is affected by flood 

risk to some degree. The majority of this is FZ2 (approximately 

49%). A small proportion of the site is designated as varying degrees 

of Flood Zone 3 (both 3a and 3b), however this is mainly 

concentrated around the southern periphery of the site which 

adjoins the River Tame. As such, it would be feasible for 

development to avoid the area of the site affected by FZ3. Due to 

The extent of flood-risk coverage means that, 

although a sequential layout could be applied to 

some degree, avoiding all areas of risk is unlikely. 

The site benefits from defences along the A51, but 

the forthcoming Level 2 SFRA would need to 

confirm capacity for additional development. If the 

Council seeks to allocate H6, H12 and H27, any 
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its significant coverage, development would not be able to avoid the 

areas of medium flood risk. 

combination of sites should be considered together 

in relation to SAO12. 

SAO13 

Biodiversity 
-/? 

As a previously developed site dominated predominantly by 

industrial uses and hardstanding, much of the site is unlikely to 

support habitats of notable ecological value. There is a 

concentration of trees and associated vegetation running along the 

southern boundary adjoining the River Tame. Both ecological 

features are likely to have biodiversity value, however their siting to 
the edge of the site, and in the area affected by FZ3, means it is 

likely to be retained as part of any development. The site lies near 

Broad Meadow LNR (30m), separated only by the River Tame. 

Seek to retain peripheral tree cover along the 

boundary with the River Tame. Baseline conditions 

will need to be confirmed through a proportionate 

ecological survey at the planning application stage. If 

required, development should incorporate 

appropriate measures to mitigate any potential 
adverse effects, and where appropriate, deliver 

opportunities for ecological enhancement. These 

requirements would be secured through the 

relevant policies of the emerging TBLP. 

SAO14 

Historic 

Environment 

0 

Although designated heritage assets exist in the wider area, the 

intervening urban fabric provides a high degree of physical and visual 

separation. As a result, the scale and nature of the proposed 

development are unlikely to give rise to meaningful effects on their 

significance or setting. 

Not applicable. No likely significant effects are 

anticipated. 

SAO15 

Landscape and 

Townscape 

+/? 

The site currently makes a limited contribution to the wider 

character of the area due to the nature of its existing development. 

Redevelopment provides an opportunity to enhance both the 

landscape character associated with the nearby LNR through, as 

well as the surrounding streetscape. Although close to the LNR, 

surrounded otherwise by a mix of uses and character, so limited 

sensitivity in terms of the LNR. 

Should the Council seek to allocate H6, H12 and 

H27, or any combination, it is recommended that 

their design is coordinated to deliver cohesive 

enhancement to the surrounding townscape. 

SAO16  

Land 

Resources 

(i) ++ The site is predominantly previously developed land, which is 

capable of efficient reuse.  
 

(ii) + In accordance with ALC, the site is wholly located on ‘urban’ land. No specific enhancement measures required. 



Tamworth Local Plan 2022-2043  Interim SA Report: Regulation 18 (Appendices) 

 

97 

 

(iii) -/? The entirety of the site falls within a Minerals Safeguarding Area 

(MSA). 

Further work is required to establish the exact 

baseline for the site. Potential for safeguarding or 

prior extraction may need to be considered. 

SAO17 

Waste 
0 

While all new development will inevitably involve an increase in 

waste generation, it is assumed that all are likely to offer sustainable 

waste management or recycling practices. However, the impacts of 

new development on waste generation and recycling will not be 

determined by its location. Effects will ultimately depend on factors 
such as waste management policies, processes and facilities available 

in and around the borough – all of which cannot be determined at 

this strategic level of assessment. The effect of the site option is 

therefore assessed as negligible. 

Not applicable. No likely significant effects are 

anticipated. 
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H7: The Alders and Tame House 

SHLAA Ref: 18/011 Site H7: The Alders and Tame House Capacity: 13 

Site Description: 

The site contains a pair of Grade II listed semi-detached buildings fronting Lichfield Road. Their frontage comprises hardstanding, whilst a substantial 

carpark and grassed area is located to the rear. The exact nature of the existing use of both properties is unknown, with the last known use of The 

Alders a children’s home and Tame House an independent living specialist. 

Summary of Likely Effects: 
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Detailed Assessment of Likely Effects: 

 

SA Objective Score Commentary Potential Mitigation/Enhancement 

SAO1 

Economy 
0 

The exact nature of the current uses on the site is unknown. The last 

known uses are a children’s home (C2 use) and an adjoining 

independent living specialist. The redevelopment of the site to 
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accommodate wholly residential development is therefore anticipated 

to have a negligible effect on the local economy.  

SAO2 

Employment 
0 

For residential site options, the location of development is not 

anticipated to materially influence the quantity and quality of 

employment opportunities. Accordingly, the effect of the site option 

on this SA objective is assessed as negligible. 

 

SAO3 

Accessibility 
+ 

The site performs reasonably well in terms of access to local services, 

facilities and employment opportunities. It is located within the 

established urban area and lies approximately 1.2km from Tamworth 

town centre, which provides a broad range of higher-order services 

and employment opportunities. A local centre is situated 
approximately 800m to the north of the site, although the 

configuration of the surrounding urban area means the actual walking 

distance may be considerably greater.  While the distance to the 

town centre is greater than for some sites, the site is well connected 

to the active and public transport network, and the Lichfield Road 

provides a direct route into the town centre, helping to support 

access by sustainable modes. The Lichfield Road Industrial Estate is 

also located in close proximity, offering additional access to jobs and 

services. 

 

SAO4 

Health and 

Wellbeing 

+ 

The site performs reasonably well in supporting healthy and active 

lifestyles. It lies approximately 1.2km from Tamworth town centre, 

which provides a broad range of healthcare facilities. While the 

distance to the town centre is greater than for some sites, the site is 

well connected to the active and public transport network, and the 

Lichfield Road provides a direct route into the town centre, helping 

to support access by sustainable modes. Broad Meadow LNR and an 

extensive area of open space lie beyond the Lichfield Road, and these 

can be reasonably accessed by sustainable means through a nearby 

residential area. These areas both offer meaningful opportunities for 
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health and recreation. A PRoW is located approximately 120m to the 

north, which further enhances opportunities for active travel. 

SAO5 

Quality of Life 
0 

The effects of the site option on safety and community cohesion will 

largely be determined by detailed proposals, which will be addressed 

at the planning application stage and are outside the scope of this 

assessment. As these factors cannot be distinguished at this stage, the 

effect of the site option on this SA objective is assessed as negligible. 

Related considerations on access to services are addressed under 
SAO3 and SAO4. 

 

SAO6 

Housing 
++ The site is anticipated to deliver 13 dwellings, making a positive 

contribution to housing need. 
 

SAO7 

Sustainable 

Travel 

+ 

The site has moderate access to sustainable travel options, with 

several bus stops within a 450m radius and a PRoW located 100m 
away. A well-connected cycle route is located in close proximity, 

which offers opportunities for sustainable travel to a range of 

destinations, including the open space, public parks and the Lichfield 

Road Strategic Employment Area. Tamworth Station is approximately 

2.1km from the site. While the site is otherwise well-placed to 

deliver a range of sustainable travel opportunities, the distance to the 

station may partially limit uptake. 

 

SAO8 

Air, Light and 

Noise Pollution 

0 

The impact of the site option on air, light and noise pollution depends 

largely on future scheme design, which cannot be assessed at this 

stage. While development is inevitably expected to increase traffic 

and associated air pollution, the scale of change for individual sites is 

uncertain. The site option is therefore assessed as having negligible 

effects on this objective. Related effects on sustainable transport are 

considered separately under SAO7. 
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SAO9 

Soils and 

Water 

Pollution  

(i) 0/? 
Although the River Tame lies 150m to the south of the site, the 

intervening highway and residential area beyond provide an extensive 

physical barrier, which reduces the likelihood for significant effects. 

Further work required to establish the exact 

likelihood of significant effects on the nearby 

watercourse. 

(ii) 0/? 
Given the existing use of the site, the potential for contamination and 

subsequent opportunities for remediation are considered unlikely, 

although the exact baseline is unknown. 

Further work required to establish the exact 

baseline. 

SAO10 

Minimising 
Contributions to 

Climate Change 

0 

Whilst new development will inevitably lead to an increase in 

greenhouse gas emissions, the location of individual site options will 

not have a direct effect on the causes of climate change. Effects will 

largely depend on the detailed proposals for sites, including their 

construction and design, which would be influenced by policies in the 
emerging TBLP and details submitted at the planning application stage. 

The effect of the site option on this SA objective is assessed as 

negligible. Related sustainable travel considerations are addressed 

separately under SAO7. 

 

SAO11 

Adapting to 

Climate Change 

0 

The location of development will not affect the achievement of this 

objective as effects will depend largely on the detailed proposals for 

sites and their design, which would be influenced by policies in the 

emerging TBLP and details submitted at the planning application stage. 

The effect of the site option on this SA objective is assessed as 

negligible. The related effects of site options on flood risk in the 

borough are considered separately under SAO12. 

 

SAO12 

Flood Risk 
--/? 

The entirety of the site is affected by flood risk to some degree, 

apportioned between Flood Zone 2 (45%) and Flood Zone 3a (55%). 

Areas of FZ3a are dispersed across the site, making avoidance 

challenging. 

Given the degree of coverage, avoidance of high-

risk areas would not be possible. The site does 

benefit from defences along the A51, but the 

forthcoming Level 2 SFRA would need to confirm 

capacity for additional development. 

SAO13 

Biodiversity 
-/? The site comprises a substantial area of grassed land to the rear and a 

considerable amount of dispersed tree and vegetation cover. These 

Seek to incorporate natural boundary cover into 

site layout. Baseline conditions will need to be 
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are likely to support habitats of some ecological value, although the 

precise baseline is unknown. Redevelopment would likely result in 

the loss of this grassed land as well as several trees, although some 

trees and vegetation which are sited along boundaries may be capable 

of incorporation into a future layout. The site also lies near several 

ecological receptors (Broad Meadow LNR and SBI at 250m), although 
the adjoining highway, as well as substantial residential development 

and the River Tame, provide extensive physical separation. Coton 

House Farm BAS lies 520m to the north. Although proximity to 

sensitive sites is noted, much of the land is already in active use and 

given the modest scale of likely development, effects on these nearby 

designations are likely to be negligible, although exact impacts are 

unknown at this stage. 

confirmed through a proportionate ecological 

survey at the planning application stage. If 

required, development should incorporate 

appropriate measures to mitigate any potential 

adverse effects, and where appropriate, deliver 

opportunities for ecological enhancement. These 
requirements would be secured through the 

relevant policies of the emerging TBLP. 

SAO14 

Historic 

Environment 

-- 

The existing building on the site is Grade II listed, apportioned 

between two separate entries. Given the current layout, there may 

be potential for this to be retained, with access possible should 

development only be concentrated at the rear – although the 

likelihood of this is uncertain. The eastern boundary adjoins Lane 

House, which is also a Grade II listed asset. There are no 

conservation areas within close proximity. The presence of multiple 

Grade II listed buildings on and adjoining the site means 

redevelopment has clear potential to affect the significance and 

setting of designated heritage assets, including the possibility of loss if 

retention cannot be achieved. 

Potential to retain existing assets and incorporate 

design that positively responds to the character 

and significance of heritage assets. 

SAO15 

Landscape and 

Townscape 

0 

The site is already developed to an extent, with the existing building 

providing a frontage onto the Lichfield Road. The immediate 

surrounding area is mixed in character but predominantly residential, 

with varying built form and densities. The site is enclosed on three 

sides by both C2 and C3 uses, with further extensive residential 

development located to the south beyond the Lichfield Road. Given 

this context, redevelopment is unlikely to result in any notable 
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change to the character of the surrounding landscape, and effects are 

therefore anticipated to be negligible. 

SAO16  

Land 

Resources 

(i) + 
The land is already developed to an extent, with a substantial area of 

undeveloped grassland land to the rear. Constraints relating to on-

site heritage assets that may restrict the efficiency of its reuse. 

 

(ii) - The entirety of the site is classified as Grade 2 agricultural land. 

Noted that part of the site has already been developed. 

Allocation for housing would result in an 

unavoidable and permanent loss of the BMV land 

which is currently undeveloped. There is only 

limited scope to minimise the area affected via 

layout.  

(iii) -/? The entirety of the site falls within a Mineral Safeguarding Area 

(MSA). 

Further work is required to establish the exact 

baseline for the site. Potential for safeguarding or 

prior extraction may need to be considered. 

SAO17 

Waste 
0 

While all new development will inevitably involve an increase in waste 

generation, it is assumed that all are likely to offer sustainable waste 

management or recycling practices. However, the impacts of new 
development on waste generation and recycling will not be 

determined by its location. Effects will ultimately depend on factors 

such as waste management policies, processes and facilities available 

in and around the borough – all of which cannot be determined at 

this strategic level of assessment. The effect of the site option is 

therefore assessed as negligible. 
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H8: Land South of Ashby Road 

SHLAA Ref: 18/013 Site H8: Land South of Ashby Road Capacity: 21 

Site Description: 

The site comprises a greenfield parcel currently in agricultural use with an associated outbuildings and structures. Located to the north of Tamworth, 

the site forms part of a wider collection of land parcels situated to the south of Ashby Road. 

Summary of Likely Effects: 
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Detailed Assessment of Likely Effects: 

 

SA Objective Score Commentary Potential Mitigation/Enhancement 

SAO1 

Economy 
-/? 

The site comprises agricultural land, but it is unclear the extent or 

intensity to which the land is in active use for these purposes. The 

potential loss of agricultural activity cannot therefore be confirmed. 

The loss of an existing agricultural use is an 

unavoidable consequence of allocating the site for 

housing, however, wider economic policies within 

the emerging TBLP will continue to support and 

promote economic growth across the borough. 



Tamworth Local Plan 2022-2043  Interim SA Report: Regulation 18 (Appendices) 

 

105 

 

SAO2 

Employment 
0 

For residential site options, the location of development is not 

anticipated to materially influence the quantity and quality of 

employment opportunities. Accordingly, the effect of the site option 

on this SA objective is assessed as negligible. 

Not applicable. No likely significant effects are 

anticipated. 

SAO3 

Accessibility 
-- 

Access to local services and facilities is poor. There are no services 

or facilities within the immediate or wider vicinity, and the town 

centre provides the nearest concentration of provision. Accessibility 

is further constrained by the absence of nearby bus services and the 
reliance on Ashby Road, which does not offer a safe or convenient 

means of reaching facilities on foot or by bicycle. The site lies close 

to a PRoW which provides partial connection to the town centre and 

Tamworth Station, but this does not offset the site’s wider 

limitations. As a result, access to services and facilities is likely to be 

highly dependent on the private vehicle, and reliance on a single 

access route raises concerns regarding the sustainability and 

resilience of future travel patterns, particularly given the long-

established pressure at Fountain Junction. The site also lies near to 

the Anker Valley SUE and its limited range of on-site services. 

Although this proximity is noted, the lack of safe and convenient 

route via Ashby Road would make accessing this by means other than 

private vehicle unfeasible. 

There is the potential to explore a coordinated 

delivery between H2, H3 and H8. An integrated 

approach may support the delivery of small-scale 

on-site facilities. However, without significant 

improvements to both the highway and public 

transport network in the north of Tamworth, the 

delivery of on-site facilities would not be sufficient 

to mitigate the likely scale of negative on 

sustainable travel. 

SAO4 

Health and 

Wellbeing 

+/- 

The site performs modestly in supporting healthy, active lifestyles. A 

PRoW lies approximately 120m south of the site, which is associated 

with H2. This offers potential active travel within the development 

and into the surrounding greenfield landscape, including onward 

connection to Moor Lane and the Anker Valley Sports Complex. 

While proximity to a sports and recreation facility is noted, accessing 

it via this route would require a considerable detour. There are no 

other sustainable access options that provide a reasonable or 

direction connection, and the nature of the PRoW means that it may 

not feel safe or convenient for all users at all times of the day. There 

There is the potential to explore a coordinated 

delivery between H2, H3 and H8. An integrated 

approach may support the delivery of small-scale 

on-site facilities and a meaningful delivery of open 

space. 
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are no healthcare facilities within a reasonable distance, and reaching 

the nearest services would likely require vehicular access via Ashby 

Road and Fountain Junction, an area already subject to well-known 

highway pressures. More generally, the potential for increased 

vehicular usage associated with the site gives rise to potential 

negative impacts of increased traffic and associated emissions on 
health. The scale of the site means that meaningful open space 

provision is unlikely to be incorporated into any future development. 

SAO5 

Quality of Life 
0 

The effects of the site option on safety and community cohesion will 

largely be determined by detailed proposals, which will be addressed 

at the planning application stage and are outside the scope of this 

assessment. As these factors cannot be distinguished at this stage, the 

effect of the site option on this SA objective is assessed as negligible. 

Related considerations on access to services are addressed under 

SAO3 and SAO4. 

Not applicable. No likely significant effects are 

anticipated. 

SAO6 

Housing 
++ The site is anticipated to deliver 21 dwellings, making a positive 

contribution to meeting overall housing need. 

There is the potential to explore a coordinated 

delivery between H2, H3 and H8. Collectively, 

these could deliver a more significant scheme. 

SAO7 

Sustainable 

Travel 

-- 

The site has limited access to sustainable travel options. There are no 

bus stops within a 450m radius of the site, and although the nearest 

stops associated with the Arkall Farm development lie further north, 

the absence of pedestrian or dedicated cycle routes along Ashby 

Road means these stops cannot be accessed safely or conveniently by 

sustainable modes. Beyond Ashby Road, there are no formal cycle 

routes within a reasonable distance of the site. Tamworth Station is 

located around 1.6km away, but access would face similar constraints 

if it was reliant on Ashby Road. A PRoW lies approximately 120m 

south of the site, although access through Site H2 would be required 

and as such access is not guaranteed. The benefits associated with 

this PRoW, including access to the town centre and station, could be 

accessed should the sites be bought forward together. The site’s 

There is potential for coordinated delivery 

between H2, H3 and H8 to support improved, 

integrated rather than isolated pedestrian and 

cycle connections. It would also offer all other 

sites the benefit of the direct PRoW access 

contained within Site H2. Ideally, these active 

travel measures would be complemented a bus 

route serving Ashby Road, but this would require 

significant highways upgrades to deliver accessibly. 

Ultimately, even a coordinated approach would 

not fully address existing or anticipated highways 

pressures in the north, with wider strategic 

highways improvements and sustainable travel 
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disconnection from the wider sustainable travel network would likely 

increase reliance on private vehicles to access key services, facilities 

and destinations. This would add to pressure in an area which is 

already experiencing notable highways issues, and likely undermine 

the achievement of SAO7 by increasing car dependency and 

associated transport impacts. 

measures needed to achieve meaningful mitigation 

of the anticipated negative effect. 

SAO8 

Air, Light and 

Noise Pollution 

0 

The impact of the site option on air, light and noise pollution depends 

largely on future scheme design, which cannot be assessed at this 
stage. While development is inevitably expected to increase traffic 

and associated air pollution, the scale of change for individual sites is 

uncertain. The site option is therefore assessed as having negligible 

effects on this objective. Related effects on sustainable transport are 

considered separately under SAO7. 

Not applicable. No likely significant effects are 

anticipated. 

SAO9 

Soils and 

Water 

Pollution  

(i) 0 

The closest watercourse is the River Anker, approximately 280m 

away. Given its proximity and degree of separation, it is not 

anticipated that development of the site will have any significant 

impacts. 

Should H2, H3 and H8 be pursued together, the 

effect on SAO9 would need to be reassessed. 

(ii) 0 Wholly greenfield site. Potential for contamination and/or 

remediation is unlikely. 

Not applicable. No likely significant effects are 

anticipated. 

SAO10 

Minimising 

Contributions to 

Climate Change 

0 

Whilst new development will inevitably lead to an increase in 

greenhouse gas emissions, the location of individual site options will 

not have a direct effect on the causes of climate change. Effects will 

largely depend on the detailed proposals for sites, including their 

construction and design, which would be influenced by policies in the 

emerging TBLP and details submitted at the planning application stage. 

The effect of the site option on this SA objective is assessed as 

negligible. Related sustainable travel considerations are addressed 

separately under SAO7. 

Not applicable. No likely significant effects are 

anticipated. 
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SAO11 

Adapting to 

Climate Change 

0 

The location of development will not affect the achievement of this 

objective as effects will depend largely on the detailed proposals for 

sites and their design, which would be influenced by policies in the 

emerging TBLP and details submitted at the planning application stage. 

The effect of the site option on this SA objective is assessed as 

negligible. The related effects of site options on flood risk in the 
borough is considered separately under SAO12. 

Not applicable. No likely significant effects are 

anticipated. 

SAO12 
Flood Risk 

0 The site is entirely within Flood Zone 1, which has the lowest risk of 
fluvial flooding. 

Not applicable. No likely significant effects are 
anticipated. 

SAO13 

Biodiversity 
-/? 

The site comprises predominantly undeveloped agricultural land with 

limited tree and vegetation cover. These are likely to support habitats 
of some ecological value, although the precise baseline is unknown. 

Development would result in the loss of greenfield land, but much of 

the existing tree and vegetation cover is located along the Ashby 

Road boundary and could potentially be retained within a future 

layout. Three ecological receptors lie within 1km of the site (River 

Anker BAS at 260m, and Warwickshire Moor SBI at 800mm), 

indicating ecological sensitivity in the wider landscape. However, 

given the site’s current use and likely scale of development, significant 

direct or indirect effects on these designations are unlikely. 

Seek to incorporate existing tree cover into site 
layout where possible. Baseline conditions will 

need to be confirmed through a proportionate 

ecological survey at the planning application stage. 

If required, development should incorporate 

appropriate measures to mitigate any potential 

adverse effects, and where appropriate, deliver 

opportunities for ecological enhancement. These 

requirements would be secured through the 

relevant policies of the emerging TBLP. 

SAO14 

Historic 

Environment 

-/? 

The eastern boundary of the site falls approximately 270m from the 

edge of the Amington Hall Conservation Area, separated only by 

several agricultural land parcels. Given its degree of separation, the 

site is likely visible from parts of the Conservation Area, indicating 

potential for effects on its wider setting. Further work is required to 

establish the likelihood of significant effects, but if any adverse effects 

did exist there would likely be limited scope to meaningfully reduce 

any impacts. Proximity to Amington Hall (Grade II listed building) and 

Arkall Farmhouse (Grade II listed building) are noted. 

Further work to establish the baseline and 

likelihood of significant effects is required. Should 

an adverse effect on the nearby Conservation 

Area be anticipated, this can only be minimised 

rather than fully addressed. Measures such as 

natural screening, a heritage-led design and layout, 

and appropriate building height and massing would 

help to would help to reduce the development’s 

impact on its setting. These would be achieved 

through the relevant policies of the emerging 

TBLP. Although these approaches would reduce 
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the severity of effects, they would not remove the 

fundamental change to the site’s open character. 

 

Given that H8 lies alongside H2, and H3, the 

potential effects of developing all or a 

combination of sites on the conservation area 
should be considered cumulatively to reflect the 

combined effect on its setting. In respect of 

adjoining H22, the resolution to grant planning 

permission is noted. 

SAO15 

Landscape and 

Townscape 

- 

The site is one of the few remaining larger undeveloped areas within 

an otherwise urbanised borough, contributing to the landscape 

character and sense of openness in the north of Tamworth. Although 

it lies close to recent examples of significant residential development 

around Ashby Road, it remains distinct as a sizeable open area. 

Development of 21 dwellings would introduce a considerable area of 

built form into currently open land, resulting in a change to the 

surrounding character. Effects on landscape character and visual 

amenity would be challenging to mitigate. 

The anticipated negative effect on landscape 

character and visual amenity can only be 

minimised rather than fully addressed. Measures 

such as the retention of existing vegetation, a 

landscape-led design and layout, the use of 

appropriate materials and the integration of green 

infrastructure would help to would help to soften 

the visual impact of development. These would be 

achieved through the relevant policies of the 

emerging TBLP. Although these approaches 

would reduce the severity of effects, they would 

not remove the fundamental change to the site’s 

open character. 

 

Given that H8 lies alongside H2, and H3, the 

potential effects of developing all or a 

combination of sites on landscape character 

should be considered cumulatively to reflect the 

combined change to the surrounding landscape. In 

respect of adjoining H22, the resolution to grant 

planning permission is noted. 
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SAO16  

Land 

Resources 

(i) -- The site is wholly greenfield land which is of environmental and 

landscape value. 
 

(ii) - In line with ALC, the entirety of the site is classified as Grade 2 

agricultural land. 

Allocation for housing would result in an 

unavoidable and permanent loss of the BMV land 

which is currently undeveloped. Given the scale 

of development, there is only limited scope to 

minimise the area affected via layout. 

(iii) -/? The site is marginally covered by a Mineral Safeguarding Area (MSA), 

concentrated around the southern boundary. 

Further work is required to establish the exact 

baseline for the site. Potential for safeguarding or 

prior extraction may need to be considered. 

SAO17 

Waste 
0 

While all new development will inevitably involve an increase in waste 

generation, it is assumed that all are likely to offer sustainable waste 

management or recycling practices. However, the impacts of new 
development on waste generation and recycling will not be 

determined by its location. Effects will ultimately depend on factors 

such as waste management policies, processes and facilities available 

in and around the borough – all of which cannot be determined at 

this strategic level of assessment. The effect of the site option is 

therefore assessed as negligible. 

Not applicable. No likely significant effects are 

anticipated. 
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H9: Land off Gorsey Bank Road 

SHLAA Ref: 18/015 Site H9: Land off Gorsey Bank Road Capacity: 50 

Site Description: 

The site comprises a wholly greenfield parcel currently in grazing use, lying entirely within the West Midlands Green Belt. Vehicular access is likely to 

be achievable from Gorsey Bank Road. The site sits in between two additional parcels of Green Belt land associated with H20. 

Summary of Likely Effects: 
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Detailed Assessment of Likely Effects: 

 

SA Objective Score Commentary Potential Mitigation/Enhancement 

SAO1 

Economy 
0 

The site is currently occupied for equestrian purposes, currently 

accommodating grazing. Redevelopment of the site to accommodate 

residential development is therefore not anticipated to have a 

significant effect on the local economy. 
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SAO2 

Employment 
0 

For residential site options, the location of development is not 

anticipated to materially influence the quantity and quality of 

employment opportunities. Accordingly, the effect of the site option 

on this SA objective is assessed as negligible. 

 

SAO3 
Accessibility 

- 

Access to local services and facilities is limited. The site is not within 

a reasonable walking distance of the town centre or any of its 

supporting network of centres, and is therefore relatively 

disconnected from established clusters of provision. It is well served 
by the public transport network, which helps to support access to 

key services and employment areas despite the longer walking routes. 

However, this level of provision does not overcome the constraints 

created by the site’s physical separation from key service centres, and 

increased reliance on the private vehicle is anticipated as a result.  

Incorporate pedestrian connectivity directly onto 

Gorsey Bank Road, to secure onward 

connectivity to nearby bus stops. There may be 

the potential for a coordinated approach with 
adjacent site H20 to deliver some on-site 

provision, which could help to reduce private 

vehicle reliance for small-scale day-to-day needs, 

although this cannot be assumed and any overall 

effect is likely to be limited. 

SAO4 

Health and 

Wellbeing 

+/- 

The site performs reasonably well in promoting active and healthier 

lifestyles. A PRoW runs along the site’s western boundary and there 

are several well-connected cycle routes nearby, collectively 

supporting greater active travel opportunities. Several instances of 

designated open space and designated ecological sites also fall within 

close proximity. Although these features offer strong opportunities 

for healthy and active lifestyles, the site is limited by its lack of 

reasonable access to any healthcare facilities and its potential need 

for some level of private vehicle reliance to access services and 

facilities. 

 

SAO5 

Quality of Life 
0 

The effects of the site option on safety and community cohesion will 

largely be determined by detailed proposals, which will be addressed 

at the planning application stage and are outside the scope of this 

assessment. As these factors cannot be distinguished at this stage, the 

effect of the site option on this SA objective is assessed as negligible. 

Related considerations on access to services are addressed under 

SAO3 and SAO4. 
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SAO6 

Housing 
++ The site is anticipated to deliver 50 dwellings, making a positive 

contribution to meeting overall housing need. 

There is the potential to explore a coordinated 

delivery between H9 and H20, which could 

deliver a more significant scheme. 

SAO7 

Sustainable 

Travel 

+/- 

The site is well connected to the sustainable travel network. Nine 

bus stops lie within approximately 450m radius of the site, associated 

with the established residential areas to the north. A PRoW runs 

along the site’s western boundary, supporting greater active travel 

opportunities. Two well-connected cycle routes are located nearby, 
one on Tamar Road and another on Hedging Lane, which together 

provide sustainable travel options to a range of destinations including 

the town centre, ecological sites and areas of open space. Wilnecote 

Railway Station is around 1.7km away. Although this represents 

relatively close proximity, the extent and layout of the intervening 

urban area mean that actual walking distances are likely to be 

significantly longer. Although good connectivity to the sustainable 

transport network is noted, the lack of existing services and facilities 

within reasonable walking distance is likely to give rise to some 

reliance on the private vehicle.  

Incorporate pedestrian and cycle connectivity 

directly onto Gorsey Bank Road, to secure 

onward connectivity to established routes and 

public transport nodes. 

SAO8 

Air, Light and 

Noise Pollution 

0 

The impact of the site option on air, light and noise pollution depends 

largely on future scheme design, which cannot be assessed at this 

stage. While development is inevitably expected to increase traffic 

and associated air pollution, the scale of change for individual sites is 

uncertain. The site option is therefore assessed as having negligible 

effects on this objective. Related effects on sustainable transport are 

considered separately under SAO7. 

 

SAO9 

Soils and 

Water 

Pollution  

(i) 0 There are no watercourses within close proximity that would give 

rise to likely significant effects. 
 

(ii) 0 Wholly greenfield site. Potential for contamination and/or 

remediation is unlikely. 
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SAO10 

Minimising 

Contributions to 
Climate Change 

0 

Whilst new development will inevitably lead to an increase in 

greenhouse gas emissions, the location of individual site options will 

not have a direct effect on the causes of climate change. Effects will 

largely depend on the detailed proposals for sites, including their 

construction and design, which would be influenced by policies in the 

emerging TBLP and details submitted at the planning application stage. 
The effect of the site option on this SA objective is assessed as 

negligible. Related sustainable travel considerations are addressed 

separately under SAO7. 

 

SAO11 

Adapting to 

Climate Change 

0 

The location of development will not affect the achievement of this 

objective as effects will depend largely on the detailed proposals for 

sites and their design, which would be influenced by policies in the 

emerging TBLP and details submitted at the planning application stage. 

The effect of the site option on this SA objective is assessed as 

negligible. The related effects of site options on flood risk in the 

borough is considered separately under SAO12. 

 

SAO12 

Flood Risk 
0 The site is entirely within Flood Zone 1, which has the lowest risk of 

fluvial flooding. 
 

SAO13 

Biodiversity 
-/? 

The entirety of the site falls within the Green Belt. It comprises 

predominantly undeveloped agricultural land with low levels of trees 

and vegetation. These are likely to support habitats of some 

ecological value, although the precise baseline is unknown. 

Redevelopment would result in the loss of greenfield land and some 

vegetation, with internal field-boundary features potentially 

challenging to retain, while boundary vegetation may be capable of 

incorporation into a future layout. Five ecological receptors lie within 

1km of the site (Hockley (west of) SBI at 300m, Kettle Brook LNR at 

350m, Kettle Brook BAS at 550m, Town Wall LNR at 800m, and 

Hockley Clay Pit SBI at 900m), indicating ecological sensitivity in the 

wider landscape. However, given the physical extent of separation, 

significant direct or indirect effects on these designations are unlikely. 

Retention of boundary vegetation where feasible. 

Baseline conditions will need to be confirmed 

through a proportionate ecological survey at the 

planning application stage. If required, 

development should incorporate appropriate 

measures to mitigate any potential adverse 

effects, and where appropriate, deliver 

opportunities for ecological enhancement. These 

requirements would be secured through the 

relevant policies of the emerging TBLP. 
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SAO14 

Historic 

Environment 

-/? 

Proximity to Whatley Hall (Grade II listed building) and Hockley Hall 

(Grade II listed building) are noted. Although there is a degree of 

natural screening visually separating these assets from the site, the 

scale of development and the current baseline may give rise to 

negative effects on their setting. 

Further work required to establish the likelihood 

of significant effects. 

SAO15 

Landscape and 

Townscape 

-- 

The site comprises an area of greenfield land forming part of 
Tamworth’s designated Green Belt. More broadly, it represents one 

of the few remaining extensive open areas within an otherwise 

predominantly urban borough, contributing to the landscape 

character and sense of openness in the south of Tamworth. 

Development of 50 homes would introduce a considerable addition 

of built form, resulting in the marked reduction in openness and a 

significant change to existing landscape character and wider Green 

Belt. Given the scale of development and the current baseline, 

notable adverse effects on landscape character and visual amenity are 

likely, and mitigation would be limited in its ability to fully offset these 

changes. 

 

 

 

The anticipated negative effect on landscape 

character and visual amenity can only be 

minimised rather than fully addressed. Measures 
such as the retention of existing vegetation, a 

landscape-led design and layout, the use of 

appropriate materials and the integration of green 

infrastructure would help to would help to soften 

the visual impact of development. These would be 

achieved through the relevant policies of the 

emerging TBLP. Although these approaches 

would reduce the severity of effects, they would 

not remove the fundamental change to the site’s 

open character.  

 

Given that H9 lies between H20, the potential 

effects of developing both sites on landscape 

character should be considered cumulatively to 

reflect the combined change to the surrounding 

landscape. 

SAO16  

Land 

Resources 

(i) -- A wholly greenfield site of high landscape and functional value.  

(ii) + 
In accordance with ALC, the site is predominantly ‘urban’. This 

excludes a minor area of Grade 3 agricultural land which is located 

along the southern periphery. 

 

(iii) 0/? The entirety of the site does not fall within a Mineral Safeguarding 

Area (MSA). However, the site does fall within close proximity to a 

Further work is required to establish the exact 

baseline for the site. Potential for safeguarding or 
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concentration of minerals assets in the south of the borough, 

including a Safeguarded Mineral Infrastructure Site (at 50m), an active 

quarry (at 300m) and a Historic Minerals Site (at 300m). The exact 

effects of development on these designations is unknown at this 

stage. 

prior extraction may need to be considered. In 

respect of proximity to designated mineral sites, 

further investigation is required to establish if 

likely significant effects exist. 

SAO17 

Waste 
0 

While all new development will inevitably involve an increase in waste 

generation, it is assumed that all are likely to offer sustainable waste 

management or recycling practices. However, the impacts of new 
development on waste generation and recycling will not be 

determined by its location. Effects will ultimately depend on factors 

such as waste management policies, processes and facilities available 

in and around the borough – all of which cannot be determined at 

this strategic level of assessment. The effect of the site option is 

therefore assessed as negligible. 

 

 
 
 
 
 
 
 
 
 
 

H10: Arriva Bus Depot 

SHLAA Ref: 18/018 Site H10: Arriva Bus Depot Capacity: 40 

Site Description: 

The site is an existing housing allocation in the current local plan. It comprises an operational bus depot within the town centre, consisting of a large 

depot building and associated hardstanding. Vehicular access to the site is taken from Aldergate, with the entirety of the site previously developed. 
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Summary of Likely Effects: 

S
A

O
1
 

E
co

n
o
m

y 

S
A

O
2
 

E
m

p
lo

ym
e
n
t 

S
A

O
3
 

A
cc

e
ss

ib
ili

ty
 

S
A

O
4
 

H
e
al

th
 a

n
d
 W

e
llb

e
in

g 

S
A

O
5
 

Q
u
al

it
y 

o
f 
L
if
e
 

S
A

O
6
 

H
o
u
si

n
g 

S
A

O
7
 

Su
st

ai
n
ab

le
 T

ra
ve

l 

S
A

O
8
 

A
ir

, 
L
ig

h
t 

an
d
 N

o
is

e
 P

o
llu

ti
o
n
 

S
A

O
9
 

So
ils

 a
n
d
 W

at
e
r 

P
o
llu

ti
o
n
 

S
A

O
1
0
  

C
lim

at
e
 C

h
an

ge
 M

it
ig

at
io

n
 

S
A

O
1
1
  

C
lim

at
e
 C

h
an

ge
 A

d
ap

ta
ti
o
n
 

S
A

O
1
2
 

F
lo

o
d
 R

is
k
 

S
A

O
1
3
 

B
io

d
iv

e
rs

it
y 

S
A

O
1
4
 

H
is

to
ri

c 
E
n
vi

ro
n
m

e
n
t 

S
A

O
1
5
 

L
an

d
sc

ap
e
 a

n
d
 T

o
w

n
sc

ap
e
 

S
A

O
1
6
 

L
an

d
 R

e
so

u
rc

e
s 

S
A

O
1
7
 

W
as

te
 

i ii i ii iii 

0/? 0 ++ + 0 ++ +/? 0 0 +/? 0 0 0 0/? +/-- ++/? ++ + -/? 0 

 
Detailed Assessment of Likely Effects: 

 

SA Objective Score Commentary Potential Mitigation/Enhancement 

SAO1 

Economy 
0/? 

The site is currently occupied entirely for commercial purposes. 

Residential redevelopment of the site would involve the loss of the 

existing bus depot and the wider use of the land for employment 

purposes. However, the use is likely to be relocated elsewhere in 

the borough, limiting the extent of the likely negative effect. 

The existing use would be relocated to suitable 

alternative premises in the borough. 

SAO2 

Employment 
0 

For residential site options, the location of development is not 

anticipated to materially influence the quantity and quality of 

employment opportunities. Accordingly, the effect of the site option 

on this SA objective is assessed as negligible. 

Not applicable. No likely significant effects are 

anticipated. 
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SAO3 

Accessibility 
++ 

The site benefits significantly from its town centre location, with a 

varied range of services, facilities and employment opportunities 

located within a short and convenient distance. The site also 

benefits from the town centre’s good multimodal connectivity, 

enabling potential access to additional services across the wider 

borough. One strategic employment area is also located within 
close proximity, further strengthening overall accessibility.  

Enhancement measures will be secured through the 

relevant policies of the emerging TBLP. This 

includes providing outward active travel links to the 

rear of the site to establish direct connectivity with 

key parts of the town centre, such as St Editha’s 

Church and St Editha’s Square, where no such links 
currently exist. 

SAO4 

Health and 

Wellbeing 

+ 

The site is well situated in terms of access to outdoor spaces and 
healthcare facilities, benefitting from its town centre location. It is in 

close proximity to the Castle Grounds, which is an extensive area 

of multifunctional open space offering leisure, recreation and 

cultural opportunities. The site, however, does not benefit from 

being within close proximity of a PRoW, which partially limits 

opportunities for wider active travel. 

 

SAO5 

Quality of Life 
0 

The effects of the site option on safety and community cohesion will 

largely be determined by detailed proposals, which will be 

addressed at the planning application stage and are outside the 

scope of this assessment. As these factors cannot be distinguished 

at this stage, the effect of the site option on this SA objective is 

assessed as negligible. Related considerations on access to services 

are addressed under SAO3 and SAO4. 

 

SAO6 

Housing 
++ The site is anticipated to deliver 40 dwellings, making a positive 

contribution to meeting overall housing need. 
 

SAO7 

Sustainable 

Travel 

+/? 

The site benefits from strong multimodal accessibility due to its 

town centre location, with numerous bus stops within walking 

distance and Tamworth Station located approximately 800m away. 

There are also several well-connected cycle routes within close 

proximity, offering sustainable travel opportunities to a range of 

destinations including employment areas, open space, ecological 

sites and out-of-centre retail. This level of connectivity is likely to 

Coordinated relocation of the bus depot to an 

alternative sustainable location ahead of 

redevelopment. This would avoid short-term 

disruption to bus services.  
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support reduced reliance on the private car. However, the site is 

not within close proximity of a PRoW, which limits wider active 

travel links beyond the immediate town centre. Redevelopment 

would require the relocation of the existing bus depot, which 

currently supports the operation of the local bus network. While 

this introduces some uncertainty, any operational impacts are likely 
to be temporary, provided that a suitable alternative depot site is 

identified and delivered in advance of redevelopment. 

SAO8 

Air, Light and 

Noise Pollution 

0 

The impact of the site option on air, light and noise pollution 

depends largely on future scheme design, which cannot be assessed 

at this stage. While development is inevitably expected to increase 

traffic and associated air pollution, the scale of change for individual 

sites is uncertain. The site option is therefore assessed as have 

negligible effects on this objective. Related effects on sustainable 

transport are considered separately under SAO7. 

 

SAO9 

Soils and 

Water 

Pollution  

(i) 0 

The closest watercourse is the confluence of the River Tame and 

Anker, approximately 400m away. Given the extent of proximity, it 

is not anticipated that redevelopment of the site will have any 

significant impacts. 

 

(ii) +/? Brownfield site with potential to address any on-site contamination 

through redevelopment, although the exact baseline is unknown. 

Further investigation required to establish the 

extent of contamination baseline. 

SAO10 

Minimising 

Contributions to 

Climate Change 

0 

Whilst new development will inevitably lead to an increase in 

greenhouse gas emissions, the location of individual site options will 

not have a direct effect on the causes of climate change. Effects will 

largely depend on the detailed proposals for sites, including their 

construction and design, which would be influenced by policies in 

the emerging TBLP and details submitted at the planning application 

stage. The effect of the site option on this SA objective is assessed 

as negligible. Related sustainable travel considerations are addressed 

separately under SAO7. 
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SAO11 

Adapting to 

Climate Change 

0 

The location of development will not affect the achievement of this 

objective as effects will depend largely on the detailed proposals for 

sites and their design, which would be influenced by policies in the 

emerging TBLP and details submitted at the planning application 

stage. The effect of the site option on this SA objective is assessed 

as negligible. The related effects of site options on flood risk in the 
borough is considered separately under SAO12. 

 

SAO12 
Flood Risk 

0 The entirety of the site falls within Flood Zone 1, which has the 
lowest risk of fluvial flooding. 

 

SAO13 

Biodiversity 
0/? 

The exact baseline of any on-site biodiversity is unknown, although 

it is noted that the site is previously developed and predominantly 
occupied by impermeable surfaces. The site lies relatively close to 

designated ecological receptors (Bole Bridge SBI at around 450m, 

Broad Meadow LNR and SBI at around 500m, and Warwickshire 

Moor LNR and SBI at around 750m). Whilst this proximity warrants 

acknowledgement, the land is already in active urban use and the 

scale of development proposed is modest. Any indirect effects on 

nearby designations are likely to be minimal, but are ultimately 

unknown at this stage.  

Baseline conditions may need to be confirmed 

through a proportionate ecological survey at the 

planning application stage. If required, development 

should incorporate appropriate measures to ensure 

any potential adverse effects are mitigated. These 

requirements would be secured through the 

relevant policies of the emerging TBLP. 

SAO14 

Historic 

Environment 

+/-- 

The site is located within Tamworth town centre and sits close to a 

range of designated heritage assets, including St Editha’s Church 

(Grade I listed), and is adjacent to a historic burial site. The 

Scheduled Monument at Lower Gungate also lies within 

approximately 50m, although development along Church Lane 

provides a degree of physical and visual separation between the 

two. Redevelopment therefore has the potential to affect the 

significance and setting of these designated heritage assets. The 

site’s current condition offers scope for heritage-led redevelopment 

that could better reveal or enhance the significance and setting of 

nearby assets. 

• Opportunity for heritage-led regeneration. 

 

• Design that is considerate of the surrounding 

heritage assets and wider historic core. 
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SAO15 

Landscape and 

Townscape 

++/? 

The site occupies a well-positioned location within the town centre, 

closely connected to several notable assets including the Assembly 

Rooms, Tamworth Library, and St Editha’s Church and Square. 

While the existing bus depot only makes a limited contribution to 

the surrounding townscape, redevelopment provides an opportunity 

to achieve stronger integration and to better contribute to the 
quality and character of a key part of the town centre. Given 

proximity to sensitive assets, high-quality design will be important in 

achieving positive effects, which cannot be assessed at this stage. 

Redevelopment should seek to maximise the site’s 

prominent position to deliver positive 

enhancements to townscape and character. Design 

would need to be considerate of the surrounding 
built form, nearby heritage assets and wider 

historic core. 

SAO16  

Land 
Resources 

(i) ++ A wholly previously developed site which is capable of efficient 

reuse. 

Given its location, look to optimise the density of 

the site. 

(ii) + The site is wholly located on ‘urban’ land in line with ALC.  

(iii) -/? The entirety of the site falls within a Minerals Safeguarding Area 

(MSA). 

Further work is required to establish the exact 

baseline for the site. Potential for safeguarding or 

prior extraction may need to be considered. 

SAO17 

Waste 
0 

While all new development will inevitably involve an increase in 

waste generation, it is assumed that all are likely to offer sustainable 

waste management or recycling practices. However, the impacts of 

new development on waste generation and recycling will not be 
determined by its location. Effects will ultimately depend on factors 

such as waste management policies, processes and facilities available 

in and around the borough – all of which cannot be determined at 

this strategic level of assessment. The effect of the site option is 

therefore assessed as negligible. 
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H11: Northern Part of Beauchamp Employment Area 

SHLAA Ref: 18/019 Site H11: Northern Part of Beauchamp Employment Area Capacity: 29 

Site Description: 

The site is an existing housing allocation in the current local plan. It contains a large industrial unit with extensive surrounding hardstanding. It is 

located within a mixed-use area bordered by industrial and residential uses, as well as open space. Currently, access is taken through the adjoining 

residential estate.  

Summary of Likely Effects: 
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Detailed Assessment of Likely Effects: 

 

SA Objective Score Commentary Potential Mitigation/Enhancement 

SAO1 

Economy 
- 

The site is currently occupied entirely for industrial purposes. 

Residential redevelopment of the site would involve the loss of this 

existing business and the wider use of the land for employment 

purposes. 

The loss of the existing employment use is an 

unavoidable consequence of allocating the site for 

housing, however, wider economic policies within 

the emerging TBLP will continue to support and 

promote economic growth across the borough. 

SAO2 

Employment 
0 

For residential site options, the location of development is not 

anticipated to materially influence the quantity and quality of 

employment opportunities. Accordingly, the effect of the site option 

on this SA objective is assessed as negligible. 

 

SAO3 

Accessibility 
+/- 

The site performs both positively and negatively in terms of access to 

local services, facilities and employment opportunities. It is located at 

a considerable distance from both the town centre and any defined 

It may be possible to utilise site layout and design 

to achieve better connectivity with Watling 
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local centres, meaning that access to these key service areas is more 

likely to be car dependent. The distance to defined centres is a clear 

constraint, but the quality and breadth of local provision, combined 

with strong public transport connectivity, means the site performs 

better that the initial distance metrics suggest. The site lies close to 

Watling Street, a mixed-use corridor that, although not formally 
allocated for such means, accommodates a wide and varied range of 

facilities and services. Although these uses are dispersed rather than 

concentrated, many fall within a reasonable walking distance and 

contribute to a relatively well-served local environment. The Tame 

Valley Strategic Employment Area is also located nearby, providing 

additional access to employment and services. 

Street. This would likely be achieved through the 

policies of the emerging TBLP. 

SAO4 

Health and 

Wellbeing 

+/- 

The site has mixed effects in supporting healthy and active lifestyles. 

Although not close to any designated centres, it is understood that a 

single healthcare facility is located within a reasonable walking 

distance. The site is adjoined by an area of designated open space, 

with a PRoW located approximately 250m away. Although meaningful 

local provision of services and facilities are noted, the potential 

reliance on the private vehicle to access key centres may give rise to 

greater dependency on the private vehicle, which could increase 

levels of traffic and associated emissions. 

The site could capitalise on its adjacency to 

designated open space by incorporating direct 

active travel links into any layout and design. 

SAO5 

Quality of Life 
0 

The effects of the site option on safety and community cohesion will 

largely be determined by detailed proposals, which will be addressed 

at the planning application stage and are outside the scope of this 

assessment. As these factors cannot be distinguished at this stage, the 

effect of the site option on this SA objective is assessed as negligible. 

Related considerations on access to services are addressed under 

SAO3 and SAO4. 

 

SAO6 

Housing 
++ The site is anticipated to deliver 29 dwellings, making a positive 

contribution to meeting overall housing need. 
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SAO7 

Sustainable 

Travel 

+/- 

The site is well-connected to the sustainable travel network. It is well 

served by public transport, with several bus stops located within a 

reasonable walking distance. There is also a well-connected cycle 

route within close proximity, offering sustainable travel opportunities 

to a range of destinations including local centres, sports facilities, 

schools, open spaces and ecological sites. Wilnecote Station is 
approximately 110m away and accessed via Watling Street. Although 

close proximity it noted, the site boundary itself does not extend to 

Watling Street, so the site would be unable to provide its own direct 

pedestrian or cycling connection. Access to the station would rely on 

alternative, more informal routes, although the overall walking 

distance would remain reasonable for most users. Although good 

connectivity to the sustainable travel network is noted, the distance 

from wider, more broader provisions of services and facilities is likely 

to give rise to some reliance on the private vehicle. 

It may be possible to utilise site layout and design 

to achieve better connectivity with Watling 

Street. This would likely be achieved through the 

policies of the emerging TBLP. 

SAO8 

Air, Light and 

Noise Pollution 

0 

The impact of the site option on air, light and noise pollution depends 

largely on future scheme design, which cannot be assessed at this 

stage. While development is inevitably expected to increase traffic 

and associated air pollution, the scale of change for individual sites is 

uncertain. The site option is therefore assessed as have negligible 

effects on this objective. Related effects on sustainable transport are 

considered separately under SAO7. 

 

SAO9 

Soils and 

Water 

Pollution  

(i) 0 
The closest watercourse is the River Tame, approximately 800m 

away. Given the extent of proximity, it is not anticipated that 

redevelopment of the site will have any significant impacts. 

 

(ii) +/? Brownfield site with potential to address any on site contamination 

through redevelopment, although the exact baseline is unknown. 

Further investigation required to establish the 

extent of contamination baseline. 

SAO10 0 
Whilst new development will inevitably lead to an increase in 

greenhouse gas emissions, the location of individual site options will 

not have a direct effect on the causes of climate change. Effects will 
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Minimising 

Contributions to 

Climate Change 

largely depend on the detailed proposals for sites, including their 

construction and design, which would be influenced by policies in the 

emerging TBLP and details submitted at the planning application stage. 

The effect of the site option on this SA objective is assessed as 

negligible. Related sustainable travel considerations are addressed 

separately under SAO7. 

SAO11 

Adapting to 

Climate Change 

0 

The location of development will not affect the achievement of this 

objective as effects will depend largely on the detailed proposals for 
sites and their design, which would be influenced by policies in the 

emerging TBLP and details submitted at the planning application stage. 

The effect of the site option on this SA objective is assessed as 

negligible. The related effects of site options on flood risk in the 

borough is considered separately under SAO12. 

 

SAO12 

Flood Risk 
0 The site wholly falls within Flood Zone 1, which has the lowest risk 

of fluvial flooding. 
 

SAO13 

Biodiversity 
-/? 

The exact ecological baseline of the site is unknown, although it is 

noted that the entirety of the site appears to be developed and 

covered by an industrial unit and hardstanding. The Beauchamp 

Industrial Park SBI lies approximately 200m away, separated from the 

site by an area of undeveloped open space. This intervening land may 

provide some degree of natural connectivity and although its 

biodiversity value is unknown, its adjoining nature could increase the 

risk of direct impacts. There are a number of additional designated 

ecological receptors within an 800m radius of the site (Town Wall 

LNR at 650m, Kettle Brook LNR and BAS at 750m, and Dosthill Park 

LNR and SBI at 780m). Whilst this proximity warrants 

acknowledgement, the land is already in active industrial use and the 

scale of development proposed is modest. Any indirect effects on 

these wider designations are likely to be minimal, but are ultimately 

unknown at this stage. 

Baseline conditions may need to be confirmed 

through a proportionate ecological survey at the 

planning application stage. If required, 

development should incorporate appropriate 

measures to ensure any potential adverse effects 

are mitigated. These requirements would be 

secured through the relevant policies of the 

emerging TBLP. 
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SAO14 

Historic 

Environment 

0 

Although designated heritage assets exist in the wider area, the 

intervening urban fabric provides a high degree of physical and visual 

separation. As a result, the scale and nature of the proposed 

development are unlikely to give rise to meaningful effects on their 

significance or setting. 

 

SAO15 
Landscape and 

Townscape 

0/? 

The site is already developed for industrial use and is set back from 

both Watling Street and Hilmore Way. Such positioning means that 

the site makes only a limited contribution to their streetscapes. The 
immediate area is mixed in character, comprising a range of industrial, 

commercial and residential uses, and therefore has low townscape 

sensitivity. Redevelopment for housing would change the appearance 

of the site, but within its mixed context such change is unlikely to 

affect overall townscape character.  

 

SAO16  

Land 

Resources 

(i) ++ Wholly previously developed land capable of efficient reuse.  

(ii) + In line with ALC, the entirety of the site is located within the 'urban' 

area. 
 

(iii) -/? The entirety of the site falls within a Mineral Safeguarding Area 

(MSA), as well as a MSA specifically for coal and fireclay. 

Further work is required to establish the exact 

baseline for the site. Potential for safeguarding or 

prior extraction may need to be considered. 

SAO17 

Waste 
0 

While all new development will inevitably involve an increase in waste 

generation, it is assumed that all are likely to offer sustainable waste 
management or recycling practices. However, the impacts of new 

development on waste generation and recycling will not be 

determined by its location. Effects will ultimately depend on factors 

such as waste management policies, processes and facilities available 

in and around the borough – all of which cannot be determined at 

this strategic level of assessment. The effect of the site option is 

therefore assessed as negligible. 
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H12: Coton’s Van Hire 

SHLAA Ref: 18/023 Site H12: Coton’s Van Hire Capacity: 7 

Site Description: 

In conjunction with H6, the site is a housing allocation in the current local plan. It lies off the Lichfield Road and contains a residential bungalow 

alongside a separate workshop. It adjoins the River Tame to the rear. 

Summary of Likely Effects: 
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Detailed Assessment of Likely Effects: 

 

SA Objective Score Commentary Potential Mitigation/Enhancement 

SAO1 

Economy 
0 

The site is currently in mixed use, occupied by a residential dwelling 

and separate workshop. Given the minor scale of the employment 

use on site, its loss is likely to only result in a negligible effect on the 

local economy. 

 

SAO2 

Employment 
0 

For residential site options, the location of development is not 

anticipated to materially influence the quantity and quality of 

employment opportunities. Accordingly, the effect of the site option 

on this SA objective is assessed as negligible. 

 

SAO3 

Accessibility 
++ 

The site is well connected to a range of key service and facilities. It 

is located approximately 600m from the edge of the town centre, 

which provides a wide range of services, facilities and employment 

opportunities. The location benefits from good access by sustainable 
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means, with established walking and cycling routes and public 

transport options available within the surrounding area. The 

Lichfield Industrial Estate sits opposite the site, with a further 

strategic employment area located 600m to the south. The 

proximity of both of these areas to the site offers additional access 

to employment and services. 

SAO4 

Health and 

Wellbeing 

++ 

The site performs well in supporting healthy and active lifestyles. 

The site falls within a reasonable walking distance of the town 
centre, which provides access to a wide range of healthcare 

facilities. Broad Meadow LNR and an extensive area of open space 

lie adjacent to the site’s southern edge, and these can be reasonably 

accessed by sustainable means through a nearby residential area. 

These areas both offer meaningful opportunities for health and 

recreation. A PRoW is located approximately 325m away, which 

further enhances opportunities for active travel. 

 

SAO5 

Quality of Life 
0 

The effects of the site option on safety and community cohesion will 

largely be determined by detailed proposals, which will be 

addressed at the planning application stage and are outside the 

scope of this assessment. As these factors cannot be distinguished 

at this stage, the effect of the site option on this SA objective is 

assessed as negligible. Related considerations on access to services 

are addressed under SAO3 and SAO4. 

 

SAO6 

Housing 
+ Redevelopment of the site is anticipated to deliver 7 dwellings, 

representing a minor housing scheme. 

The scheme could be made more significant by 

developing together with H6 and H27. 

SAO7 

Sustainable 

Travel 

++ 

The site is well-connected to the sustainable travel network. There 

are five bus stops within a 450m radius of the site, all located along 

the Lichfield Road. Two of these sit close to the assumed site 

entrance point. Tamworth Station is 1.6km away, accessible via the 

town centre. A well-connected cycle route is located in close 

proximity, which offers opportunities for sustainable travel to a 
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range of destinations, including the open space, public parks and the 

Lichfield Road Strategic Employment Area. Opportunities for 

sustainable travel are further enhanced by the availability of a PRoW 

approximately 320m away. 

SAO8 

Air, Light and 
Noise Pollution 

0 

The impact of the site option on air, light and noise pollution 

depends largely on future scheme design, which cannot be assessed 

at this stage. While development is inevitably expected to increase 

traffic and associated air pollution, the scale of change for individual 
sites is uncertain. The site option is therefore assessed as having 

negligible effects on this objective. Related effects on sustainable 

transport are considered separately under SAO7. 

 

SAO9 

Soils and 

Water 

Pollution  

(i) -/? 

The entirety of the southern boundary adjoins the River Tame. 

Given its proximity, redevelopment introduces a potential risk for 

water quality to be negatively impacted, although such risks are 

generally capable of being mitigated. 

The potential level of risk to the adjoining 

watercourse is not yet defined and would need to 

be better understood at the planning application 

stage. Depending on the level of risk identified, an 

appropriate buffer zone and proportionate SuDS 

measures could be incorporated to help manage 

run-off and protect water quality if required. This 

would be managed through the relevant policies of 

the emerging TBLP. Retaining and integrating the 

existing trees and vegetation along the site’s 

boundary with the watercourse within the overall 

site design could also help to mitigate any potential 

risk to water quality. 

(ii) +/? Brownfield site with potential to address any on-site contamination 

through redevelopment, although the exact baseline is unknown. 

Further investigation required to establish the 

extent of contamination baseline. 

SAO10 

Minimising 

Contributions to 

Climate Change 

0 

Whilst new development will inevitably lead to an increase in 

greenhouse gas emissions, the location of individual site options will 

not have a direct effect on the causes of climate change. Effects will 

largely depend on the detailed proposals for sites, including their 
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construction and design, which would be influenced by policies in 

the emerging TBLP and details submitted at the planning application 

stage. The effect of the site option on this SA objective is assessed 

as negligible. Related sustainable travel considerations are addressed 

separately under SAO7. 

SAO11 
Adapting to 

Climate Change 

0 

The location of development will not affect the achievement of this 

objective as effects will depend largely on the detailed proposals for 

sites and their design, which would be influenced by policies in the 
emerging TBLP and details submitted at the planning application 

stage. The effect of the site option on this SA objective is assessed 

as negligible. The related effects of site options on flood risk in the 

borough is considered separately under SAO12. 

 

SAO12 

Flood Risk 
0 

Around 20% of the site is affected by flood risk to some degree. 

The majority of this area is FZ2 (approximately 18.5%). A small 

proportion of the site is designated as Flood Zone 3a; however, this 

is mainly concentrated around the southern periphery of the site 

which adjoins the River Tame. As such, it would likely be feasible 

that development could avoid the area of the site affected by FZ3.  

Given its limited extent and location at the site’s 

periphery, it is likely feasible for development to 

avoid land affected by flood risk. 

SAO13 

Biodiversity 
-/? 

As a previously developed site occupied predominantly by a 

residential dwelling and workshop, much of the site is unlikely to 

support habitats of notable ecological value. However, a small 

portion of the curtilage is grassed, and there is a concentration of 

trees and associated vegetation running along the southern 

boundary which adjoins the River Tame. These are likely to support 

habitats of some ecological value, although the precise baseline is 

unknown. Redevelopment would likely result in the loss of the 

grassed land, although the tree and vegetation cover could likely be 

retained owing to their peripheral siting. The site lies in close 

proximity to the Broad Meadow LNR (30m), separated only by the 

River Tame. 

Retention of natural boundary cover adjoining the 

River Tame where feasible. Baseline conditions will 

need to be confirmed through a proportionate 

ecological survey at the planning application stage. If 

required, development should incorporate 

appropriate measures to mitigate any potential 

adverse effects, and where appropriate, deliver 

opportunities for ecological enhancement. These 

requirements would be secured through the 

relevant policies of the emerging TBLP. 
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SAO14 

Historic 

Environment 

0 

Although designated heritage assets exist in the wider area, the 

intervening urban fabric provides a high degree of physical and visual 

separation. As a result, the scale and nature of the proposed 

development are unlikely to give rise to meaningful effects on their 

significance or setting. 

 

SAO15 

Landscape and 

Townscape 

+/? 

The site contains a bungalow and workshop that are set back and 

visually enclosed from the Lichfield Road, making a limited 

contribution to the surrounding streetscape. It occupies a visually 
prominent position on the approach from the town centre along 

Lichfield Road. Redevelopment offers an opportunity to strengthen 

the frontage and improve visual quality. The site also borders the 

Broad Meadow LNR (separated only by the River Tame), and the 

existing development does little to enhance this landscape edge. 

Redevelopment could provide a more positive interface through 

sensitive design. 

Should the Council seek to allocate H6, H12 and 

H27, or any combination, it is recommended that 

their design is coordinated to deliver cohesive 

enhancement to the surrounding townscape. 

SAO16  

Land 

Resources 

(i) ++ The site is wholly previously developed land, capable of efficient 

reuse. 
 

(ii) + The site is wholly located on ‘urban’ land in line with ALC.  

(iii) -/? The entirety of the site falls within a Minerals Safeguarding Area 

(MSA). 

Further work is required to establish the exact 
baseline for the site. Potential for safeguarding or 

prior extraction may need to be considered. 

SAO17 

Waste 
0 

While all new development will inevitably involve an increase in 

waste generation, it is assumed that all are likely to offer sustainable 

waste management or recycling practices. However, the impacts of 

new development on waste generation and recycling will not be 

determined by its location. Effects will ultimately depend on factors 

such as waste management policies, processes and facilities available 

in and around the borough – all of which cannot be determined at 
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this strategic level of assessment. The effect of the site option is 

therefore assessed as negligible. 
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H13: Former Wilnecote Youth Centre 

SHLAA Ref: 18/025 Site H13: Former Wilnecote Youth Centre Capacity: 14 

Site Description: 

The site forms part of an existing housing allocation in the current local plan, with the remainder already delivered through permission 0334/2021. It is 

currently occupied by a youth centre building set within an area of hardstanding, with direct access from New Road. The existing building is likely to 

be retained and converted as part of any future development. 

Summary of Likely Effects: 

S
A

O
1
 

E
co

n
o
m

y 

S
A

O
2
 

E
m

p
lo

ym
e
n
t 

S
A

O
3
 

A
cc

e
ss

ib
ili

ty
 

S
A

O
4
 

H
e
al

th
 a

n
d
 W

e
llb

e
in

g 

S
A

O
5
 

Q
u
al

it
y 

o
f 
L
if
e
 

S
A

O
6
 

H
o
u
si

n
g 

S
A

O
7
 

Su
st

ai
n
ab

le
 T

ra
ve

l 

S
A

O
8
 

A
ir

, 
L
ig

h
t 

an
d
 N

o
is

e
 P

o
llu

ti
o
n
 

S
A

O
9
 

So
ils

 a
n
d
 W

at
e
r 

P
o
llu

ti
o
n
 

S
A

O
1
0
  

C
lim

at
e
 C

h
an

ge
 M

it
ig

at
io

n
 

S
A

O
1
1
  

C
lim

at
e
 C

h
an

ge
 A

d
ap

ta
ti
o
n
 

S
A

O
1
2
 

F
lo

o
d
 R

is
k
 

S
A

O
1
3
 

B
io

d
iv

e
rs

it
y 

S
A

O
1
4
 

H
is

to
ri

c 
E
n
vi

ro
n
m

e
n
t 

S
A

O
1
5
 

L
an

d
sc

ap
e
 a

n
d
 T

o
w

n
sc

ap
e
 

S
A

O
1
6
 

L
an

d
 R

e
so

u
rc

e
s 

S
A

O
1
7
 

W
as

te
 

i ii i ii iii 

0 0 +/- +/- 0 ++ ++/- 0 0 0/? 0 0 0 0/? 0 0/? ++ + -/? 0 

 

Detailed Assessment of Likely Effects: 

 

SA Objective Score Commentary Potential Mitigation/Enhancement 

SAO1 

Economy 
0 As the youth centre does not represent a significant employment use, 

likely effects of its loss on SAO1 are considered negligible.  
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SAO2 

Employment 
0 

For residential site options, the location of development is not 

anticipated to materially influence the quantity and quality of 

employment opportunities. Accordingly, the effect of the site option 

on this SA objective is assessed as negligible. 

 

SAO3 

Accessibility 
+/- 

The site is anticipated to have mixed performance in terms of access 

to local services, facilities and employment opportunities. It is located 

within an established urban area but lies at a considerable distance 

from both the town centre and nearest defined local centres, 
meaning access to these key service areas are more likely to be car 

dependent.  However, the site is well-served by public transport, 

which helps to support access to these areas despite the greater 

distance involved. The site is around 800m from a section of Watling 

Street that accommodates a range of facilities and services, with the 

highway also providing the means of a reasonable walking distance. 

Additional dispersed facilities, including a convenience store, library 

and public house, are also present within the more immediate 

vicinity. This contributes to a modest but meaningful level of local 

provision. The Tame Valley Strategic Employment Area is located 

close by, offering additional access opportunities to employment and 

services. Although the site performs well in this broader respect, 

redevelopment of the site would involve the loss of an existing 

community facility. In consideration of this, and the distance to key 

centres, the overall effect is therefore assessed as mixed. 

The loss of the existing community use is an 

unavoidable consequence of allocating the site for 

housing, however, wider community and social 

policies within the emerging TBLP will continue to 

support and promote community facility provision 

across the borough. 

SAO4 

Health and 

Wellbeing 

+/- 

The site is expected to have mixed abilities in supporting healthy and 

active lifestyles. Although not close to any designated centres, it is 

understood that a single healthcare facility is located within a 

reasonable walking distance. Several instances of designated open 

space, designated ecological sites and PROW also fall within close 

proximity. Although meaningful local provision of services and 

facilities are noted, the potential reliance on the private vehicle may 
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give rise to potential negative effects associated with increased traffic 

and associated emissions. 

SAO5 

Quality of Life 
0 

The effects of the site option on safety and community cohesion will 

largely be determined by detailed proposals, which will be addressed 

at the planning application stage and are outside the scope of this 

assessment. As these factors cannot be distinguished at this stage, the 

effect of the site option on this SA objective is assessed as negligible. 

Related considerations on access to services are addressed under 
SAO3 and SAO4. 

 

SAO6 

Housing 
++ The site is anticipated to deliver 14 dwellings, making a positive 

contribution to housing need. 
 

SAO7 

Sustainable 

Travel 

++/- 

The site is well connected to the sustainable travel network. Five bus 

stops lie within a 450m radius of the site, including one within 100m, 
and the nearest PRoW is approximately 120m away. Wilnecote 

Railway Station is around 1km away. A well-connected cycle route is 

nearby, which offers opportunities for sustainable travel to a range of 

destinations, including the extensive open space, ecological sites, an 

employment area, local centre and sports facility. Although this level 

of connectivity is likely to reduce reliance on the private vehicle, 

mixed effects are noted on account of the site’s distance from 

broader provisions of services and facilities. 

 

SAO8 

Air, Light and 

Noise Pollution 

0 

The impact of the site option on air, light and noise pollution depends 

largely on future scheme design, which cannot be assessed at this 

stage. While development is inevitably expected to increase traffic 

and associated air pollution, the scale of change for individual sites is 

uncertain. The site option is therefore assessed as having negligible 

effects on this objective. Related effects on sustainable transport are 

considered separately under SAO7. 
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SAO9 

Soils and 

Water 

Pollution  

(i) 0 

The closest watercourse is an unnamed minor river approximately 

260m away. Given its proximity and scale of the watercourse, it is 

not anticipated that development of the site will have any significant 

impacts. 

 

(ii) 0/? 
Given the existing use of the site, the potential for contamination and 

subsequent opportunities for remediation are considered unlikely, 

but the exact baseline is unknown. 

Further investigation required to establish 

baseline. 

SAO10 
Minimising 

Contributions to 

Climate Change 

0 

Whilst new development will inevitably lead to an increase in 

greenhouse gas emissions, the location of individual site options will 

not have a direct effect on the causes of climate change. Effects will 

largely depend on the detailed proposals for sites, including their 
construction and design, which would be influenced by policies in the 

emerging TBLP and details submitted at the planning application stage. 

The effect of the site option on this SA objective is assessed as 

negligible. Related sustainable travel considerations are addressed 

separately under SAO7. 

 

SAO11 

Adapting to 

Climate Change 

0 

The location of development will not affect the achievement of this 

objective as effects will depend largely on the detailed proposals for 

sites and their design, which would be influenced by policies in the 

emerging TBLP and details submitted at the planning application stage. 

The effect of the site option on this SA objective is assessed as 

negligible. The related effects of site options on flood risk in the 

borough are considered separately under SAO12. 

 

SAO12 

Flood Risk 
0 The site is entirely within Flood Zone 1, which has the lowest risk of 

fluvial flooding. 
 

SAO13 

Biodiversity 
0/? 

The exact ecological baseline of the site is unknown, although it is 

noted to be a previously developed site dominated by a large youth 

centre building and hardstanding. The site lies relatively close to 

designated ecological receptors (Kettle Brook LNR at around 240m, 

Baseline conditions may need to be confirmed 

through a proportionate ecological survey at the 

planning application stage. If required, 

development should incorporate appropriate 
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Kettle Brook BAS at around 260m, Town Wall LNR at around 270m, 

Hockley SBI at around 800m, and Kettle Brook SBI at around 900m). 

Whilst this proximity warrants acknowledgement, the land is already 

in active urban use and the scale of development proposed is modest. 

Any indirect effects on nearby designations are likely to be minimal, 

but are ultimately unknown at this stage. 

measures to ensure any potential adverse effects 

are mitigated. These requirements would be 

secured through the relevant policies of the 

emerging TBLP. 

SAO14 
Historic 

Environment 

0 

Although designated heritage assets exist in the wider area, the 

intervening urban fabric provides a high degree of physical and visual 
separation. As a result, the scale and nature of the proposed 

development are unlikely to give rise to meaningful effects on their 

significance or setting.  

 

SAO15 

Landscape and 

Townscape 

0/? 

The site lies within an established residential area, and redevelopment 

is anticipated to involve conversion of the existing youth centre 

rather than major new built form. While improvements to the 

surrounding hardstanding may offer some uplift in visual amenity, the 

wider nature of the development means that impacts on townscape 

are likely negligible. 

High-quality, appropriate design will be achieved 

through the relevant policies in the emerging 

TBLP. 

SAO16  

Land 

Resources 

(i) ++ 
The site is wholly made up of previously developed land. Likely 

conversion of the existing building would make optimal use of the 

existing built fabric. 

 

(ii) + In line with ALC, the entirety of the site is located within the ‘urban’ 

area. 
 

(iii) -/? The entirety of the site falls within a Mineral Safeguarding Area 

(MSA), as well as a specific MSA for coal and fireclay. 

Further work is required to establish the exact 

baseline for the site. Potential for safeguarding or 

prior extraction may need to be considered. 

SAO17 

Waste 
0 

While all new development will inevitably involve an increase in waste 

generation, it is assumed that all are likely to offer sustainable waste 

management or recycling practices. However, the impacts of new 

development on waste generation and recycling will not be 
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determined by its location. Effects will ultimately depend on factors 

such as waste management policies, processes and facilities available 

in and around the borough – all of which cannot be determined at 

this strategic level of assessment. The effect of the site option is 

therefore assessed as negligible. 
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H14: Seaton Hire and Land South of Wilnecote Lane 

SHLAA Ref: 18/027 Site H14: Seaton Hire and Land South of Wilnecote Lane Capacity: 25 

Site Description: 

The site is an existing housing allocation in the current local plan. There are commercial buildings located to the front of the site, with an extensive 

area of undeveloped land to the rear.  

Summary of Likely Effects: 
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Detailed Assessment of Likely Effects: 

 

SA Objective Score Commentary Potential Mitigation/Enhancement 

SAO1 

Economy 
- 

Part of the site is currently occupied entirely for commercial 

purposes. Residential redevelopment of the site would involve the 

loss of this existing business and the wider use of the land for 

employment purposes. 

The loss of the existing employment use is an 

unavoidable consequence of allocating the site for 

housing, however, wider economic policies within 
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the emerging TBLP will continue to support and 

promote economic growth across the borough. 

SAO2 

Employment 
0 

For residential site options, the location of development is not 

anticipated to materially influence the quantity and quality of 

employment opportunities. Accordingly, the effect of the site option 

on this SA objective is assessed as negligible. 

Not applicable. No likely significant effects are 

anticipated. 

SAO3 

Accessibility 
++ 

The site is located at a considerable distance from Tamworth town 

centre. However, it is well connected by public transport, which 

helps to support access to more distant destinations and moderates 

the effect of this constraint. The site does lie within reasonable 

walking distance of a local centre, which provides convenient access 
to a range of day-to-day facilities. It is also close to a Strategic 

Employment Area, which offers access to additional employment 

and services. The site is also located within walking distance of a 

cluster of services and facilities located along Watling Street which, 

although undesignated, offers further local provision and 

strengthens the overall accessibility profile of the site. 

 

SAO4 

Health and 

Wellbeing 

++ 

The site performs reasonably well in supporting healthy and active 

lifestyles. Several healthcare facilities, designated open spaces, 

designated ecological sites and PROWs all fall within reasonable 

walking distance of the site.  

 

SAO5 

Quality of Life 
0 

The effects of the site option on safety and community cohesion will 

largely be determined by detailed proposals, which will be 

addressed at the planning application stage and are outside the 

scope of this assessment. As these factors cannot be distinguished 

at this stage, the effect of the site option on this SA objective is 

assessed as negligible. Related considerations on access to services 

are addressed under SAO3 and SAO4. 

Not applicable. No likely significant effects are 

anticipated. 
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SAO6 

Housing 
++ The site is anticipated to deliver 25 dwellings, making a positive 

contribution to housing need. 
 

SAO7 

Sustainable 
Travel 

++ 

The site is well-connected to the sustainable travel network. It is 

well served by public transport, with a significant number of bus 

stops located within a reasonable walking distance, although some 

would require a significant detour due to the physical separation 

provided by the nearby railway line. A well-connected cycle route 

adjoins the site along Marlborough Way, offering sustainable travel 
opportunities to a range of destinations including local centres, 

sports facilities, schools, open spaces and ecological sites. Wilnecote 

Station is approximately 450m away with the nearest PRoW 

approximately 140m away. This level of connectivity is likely to 

support reduced reliance on the private car. 

 

SAO8 

Air, Light and 

Noise Pollution 

0 

The impact of the site option on air, light and noise pollution 

depends largely on future scheme design, which cannot be assessed 

at this stage. While development is inevitably expected to increase 

traffic and associated air pollution, the scale of change for individual 

sites is uncertain. The site option is therefore assessed as having 

negligible effects on this objective. Related effects on sustainable 

transport are considered separately under SAO7. 

Not applicable. No likely significant effects are 

anticipated. 

SAO9 

Soils and 

Water 

Pollution  

(i) 0/? 

The B5440 separates the site from a body of unnamed water, 

located 60m away. The body of water is substantial and extends 

across approximately 5,250 square metres. Although proximity is 

noted, there are unlikely to be any significant effects given the 

extent of physical separation. 

Further work required to establish likelihood of 

significant effects. 

(ii) +/? Brownfield site with potential to address any on-site contamination 

through redevelopment, although the exact baseline is unknown. 
Further investigation required to establish baseline. 

SAO10 0 Whilst new development will inevitably lead to an increase in 

greenhouse gas emissions, the location of individual site options will 
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Minimising 

Contributions to 

Climate Change 

not have a direct effect on the causes of climate change. Effects will 

largely depend on the detailed proposals for sites, including their 

construction and design, which would be influenced by policies in 

the emerging TBLP and details submitted at the planning application 

stage. The effect of the site option on this SA objective is assessed 

as negligible. Related sustainable travel considerations are addressed 
separately under SAO7. 

SAO11 

Adapting to 

Climate Change 

0 

The location of development will not affect the achievement of this 
objective as effects will depend largely on the detailed proposals for 

sites and their design, which would be influenced by policies in the 

emerging TBLP and details submitted at the planning application 

stage. The effect of the site option on this SA objective is assessed 

as negligible. The related effects of site options on flood risk in the 

borough are considered separately under SAO12. 

 

SAO12 

Flood Risk 
0 The site is entirely within Flood Zone 1, which has the lowest risk 

of fluvial flooding. 
 

SAO13 

Biodiversity 
-/? 

The site contains a substantial area of grassed land to the south and 

a considerable amount of tree and vegetation cover, which are likely 

to support habitats of some ecological value, although the precise 

baseline is currently unknown. Redevelopment would likely result in 

the loss of grassland and some trees, although boundary vegetation 

may be capable of retention within a future layout. The site lies 

around 45m from the Beauchamp Industrial Park SBI, with the 

adjoining highway providing strong physical separation, while Fazeley 

SBI (at 925m), Tameside LNR (at 925m) and Kettle Brook LNR and 

BAS (at 510m) are located further afield. Although proximity to 

these sensitive sites is noted, much of the land is already in active 

use and given the modest scale of development and degree of 

separation, the effects on these sites are likely to be limited, 

although exact impacts are unknown at this stage. 

Retention of boundary vegetation where feasible 

via an appropriate layout. Baseline conditions will 

need to be confirmed through a proportionate 

ecological survey at the planning application stage. If 

required, development should incorporate 

appropriate measures to mitigate any potential 

adverse effects, and where appropriate, deliver 

opportunities for ecological enhancement. These 

requirements would be secured through the 

relevant policies of the emerging TBLP. 
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SAO14 

Historic 

Environment 

0 

Although designated heritage assets exist in the wider area, the 

intervening urban fabric provides a high degree of physical and visual 

separation. As a result, the scale and nature of the proposed 

development are unlikely to give rise to meaningful effects on their 

significance or setting. 

 

SAO15 

Landscape and 
Townscape 

0/? 

The site lies within an established residential area and, although 

occupying a relatively prominent corner position along Marlborough 

Way, it is largely screened from the highway. Redevelopment is 
unlikely to generate more than a negligible effect on overall 

townscape quality. 

 

SAO16  
Land 

Resources 

(i) + 
A proportion of the site is previously developed, but the extent of 
greenfield land to the rear limits the overall positive effect on land 

efficiency.  

 

(ii) + In line with ALC, the entirety of the site is located within the ‘urban’ 

area. 
 

(iii) -/? The entirety of the site falls within a Mineral Safeguarding Area 

(MSA), as well as a specific MSA for coal and fireclay. 

Further work is required to establish the exact 
baseline for the site. Potential for safeguarding or 

prior extraction may need to be considered. 

SAO17 

Waste 
0 

While all new development will inevitably involve an increase in 

waste generation, it is assumed that all are likely to offer sustainable 

waste management or recycling practices. However, the impacts of 

new development on waste generation and recycling will not be 

determined by its location. Effects will ultimately depend on factors 

such as waste management policies, processes and facilities available 

in and around the borough – all of which cannot be determined at 

this strategic level of assessment. The effect of the site option is 

therefore assessed as negligible. 
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H15: Treetops Garage Dosthill 

SHLAA Ref: 18/028 Site H15: Treetops Garage Dosthill Capacity: 14 

Site Description: 

The site comprises a garage and associated hardstanding, with the entirety of the site allocated for housing in the current local plan. It occupies a 

prominent position at the junction of Hedging Lane and High Street (Dosthill).  

Summary of Likely Effects: 
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Detailed Assessment of Likely Effects: 

 

SA Objective Score Commentary Potential Mitigation/Enhancement 

SAO1 

Economy 
- 

The site is currently occupied entirely for commercial purposes. 

Residential redevelopment of the site would involve the loss of this 

existing business and the wider use of the land for employment 

purposes. 

The loss of the existing employment use is an 

unavoidable consequence of allocating the site for 

housing, however, wider economic policies within 

the emerging TBLP will continue to support and 

promote economic growth across the borough. 
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SAO2 

Employment 
0 

For residential site options, the location of development is not 

anticipated to materially influence the quantity and quality of 

employment opportunities. Accordingly, the effect of the site option 

on this SA objective is assessed as negligible. 

 

SAO3 
Accessibility 

++ 

The site performs well in terms of access to local services, facilities 

and employment opportunities. Although it is not located in close 

proximity to the town centre, it does lie adjacent to a designated 

local centre that provides a good range of day-to-day services and 
facilities. The site also benefits good access by sustainable travel 

modes, with a range of active travel and public transport routes 

available nearby. The Tame Valley Strategic Employment Area is 

located nearby, offering additional access to jobs and services. 

 

SAO4 

Health and 

Wellbeing 

++ 

The site performs well in supporting healthy and active lifestyles. 

Several healthcare facilities lie within walking distance, alongside 

multiple varied instances of open space, sports facilities, designated 

ecological sites and PRoWs. This is likely to offer varies 

opportunities for physical and recreational activity. 

 

SAO5 

Quality of Life 
0 

The effects of the site option on safety and community cohesion will 

largely be determined by detailed proposals, which will be 

addressed at the planning application stage and are outside the 

scope of this assessment. As these factors cannot be distinguished 

at this stage, the effect of the site option on this SA objective is 

assessed as negligible. Related considerations on access to services 

are addressed under SAO3 and SAO4. 

 

SAO6 

Housing 
++ The site is anticipated to deliver 14 dwellings, making a positive 

contribution to housing need. 
 

SAO7 

Sustainable 

Travel 

++ 
The site is well connected to the sustainable travel network. Four 

bus stops lie within a 450m radius of the site, all easily accessible via 

sustainable means. A PRoW is located approximately 120m away, 
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supporting greater active travel opportunities, with Wilnecote 

Railway Station around 1.1km to the north. A well-connected cycle 

route adjoins the site on Hedging Lane/Tamworth Road, which 

offers opportunities for sustainable travel to a range of destinations, 

including the town centre, canal network and various areas of open 

space. This level of connectivity is likely to support reduced reliance 
on the private car. 

SAO8 

Air, Light and 

Noise Pollution 

0 

The impact of the site option on air, light and noise pollution 
depends largely on future scheme design, which cannot be assessed 

at this stage. While development is inevitably expected to increase 

traffic and associated air pollution, the scale of change for individual 

sites is uncertain. The site option is therefore assessed as having 

negligible effects on this objective. Related effects on sustainable 

transport are considered separately under SAO7. 

 

SAO9 

Soils and 

Water 

Pollution  

(i) 0/? 

The closest watercourse is an unnamed minor river approximately 

190m away. Given its proximity, scale of the watercourse and 

degree of physical separation, it is not anticipated that development 

of the site will have any significant impacts. 

 

(ii) +/? Brownfield site with potential to address any on-site contamination 

through redevelopment, although the exact baseline is unknown. 
Further investigation required to establish baseline. 

SAO10 

Minimising 

Contributions to 

Climate Change 

0 

Whilst new development will inevitably lead to an increase in 

greenhouse gas emissions, the location of individual site options will 

not have a direct effect on the causes of climate change. Effects will 

largely depend on the detailed proposals for sites, including their 

construction and design, which would be influenced by policies in 

the emerging TBLP and details submitted at the planning application 

stage. The effect of the site option on this SA objective is assessed 

as negligible. Related sustainable travel considerations are addressed 

separately under SAO7. 
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SAO11 

Adapting to 

Climate Change 

0 

The location of development will not affect the achievement of this 

objective as effects will depend largely on the detailed proposals for 

sites and their design, which would be influenced by policies in the 

emerging TBLP and details submitted at the planning application 

stage. The effect of the site option on this SA objective is assessed 

as negligible. The related effects of site options on flood risk in the 
borough is considered separately under SAO12. 

 

SAO12 

Flood Risk 
-- 

Around half of site is affected by Flood Zone 3a, including the 
existing access point, with an adjoining area of Flood Zone 2. The 

remainder of the site is not affected by flood risk. Given its extent, 

it would be challenging for redevelopment to entirely avoid the 

areas of greatest risk. 

The extent of flood-risk coverage means that, 
although a sequential layout could be applied to 

some degree, avoiding all areas of risk is unlikely. 

Suitability for development will be considered in 

the forthcoming Level 2 SFRA. 

SAO13 

Biodiversity 
0/? 

The exact ecological baseline of the site is unknown, although it is 

noted to be previously developed and dominated by a car garage 

and associated hardstanding. The site lies close to a designated 

ecological receptor, with Dosthill Park SBI lying 100m away. An 

additional seven designated sites fall within a 250-1,000m radius. 

Whilst this proximity warrants acknowledgement, the land is 

already in active urban use and the scale of development proposed 

is modest. Any indirect effects on nearby designations are likely to 

be minimal, but are ultimately unknown at this stage. 

Baseline conditions may need to be confirmed 

through a proportionate ecological survey at the 

planning application stage. If required, development 

should incorporate appropriate measures to ensure 

any potential adverse effects are mitigated. These 

requirements would be secured through the 

relevant policies of the emerging TBLP. 

SAO14 

Historic 

Environment 

0 

Although designated heritage assets exist in the wider area, the 

intervening urban fabric provides a high degree of physical and visual 

separation. As a result, the scale and nature of the proposed 

development are unlikely to give rise to meaningful effects on their 

significance or setting. 

 

SAO15 

Landscape and 

Townscape 

+/? 

The site currently makes a limited contribution to the wider 

character of the area due to the low-level and set-back nature of its 

existing development. The site occupies a relatively prominent 

position on the junction of High Street (Dosthill) and Hedging Lane. 
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Redevelopment provides an opportunity to enhance the townscape 

through high-quality design and improved integration with the 

surrounding streetscape. 

SAO16  

Land 

Resources 

(i) ++ The site is wholly previously developed land, capable of efficient 

reuse. 
 

(ii) + Under ALC, the entirety of the site is classified as urban.  

(iii) -/? 

The entirety of the site falls within a Mineral Safeguarding Area 

(MSA), as well as a specific MSA for coal and fireclay. The site also 

falls near several minerals assets which are concentrated in the 

south of Tamworth, although the exact effects of development on 

these designations is unknown at this stage. 

Further work is required to establish the exact 

baseline for the site. Potential for safeguarding or 

prior extraction may need to be considered. In 

respect of proximity to minerals sites, further 

investigation is required to establish if likely 

significant effects exist. 

SAO17 

Waste 
0 

While all new development will inevitably involve an increase in 

waste generation, it is assumed that all are likely to offer sustainable 

waste management or recycling practices. However, the impacts of 

new development on waste generation and recycling will not be 

determined by its location. Effects will ultimately depend on factors 

such as waste management policies, processes and facilities available 

in and around the borough – all of which cannot be determined at 
this strategic level of assessment. The effect of the site option is 

therefore assessed as negligible. 
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H16: Wilnecote Railway Sidings 

SHLAA Ref: 18/029 Site H16: Wilnecote Railway Sidings Capacity: 21 

Site Description: 

The site forms an existing housing allocation in the current local plan comprising former railway sidings, although the precise historic operational use 

is unclear. Following a long period of inoccupation, the site is now largely overgrown. Vehicular access is gained via Watling Street, with the railway 

line running along the eastern site boundary. The site is long, narrow and linear in form, surrounded by residential development. 

Summary of Likely Effects: 
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Detailed Assessment of Likely Effects: 

 

SA Objective Score Commentary Potential Mitigation/Enhancement 

SAO1 

Economy 
0 Redevelopment of the site would not involve the loss of any employment uses.  
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SAO2 

Employment 
0 

For residential site options, the location of development is not anticipated to 

materially influence the quantity and quality of employment opportunities. 

Accordingly, the effect of the site option on this SA objective is assessed as 

negligible. 

 

SAO3 

Accessibility 
+/- 

The site is anticipated to have mixed performance in terms of access to local 

services and facilities. It is located at a considerable distance from the town 

centre, meaning that access to this main service destination is more likely to 

be car dependent, and this is a clear constraint to accessibility. Although the 
site lies close to a local centre, the adjacent railway line and surrounding built 

form introduce a degree of separation that is likely to increase actual walking 

distances. Despite this, the site does benefit from strong public transport 

connectivity, which may help to moderate the effect of this constraint to a 

degree. The site does have direct access onto Watling Street, a mixed-use 

corridor that, although not formally allocated for such purposes, 

accommodates a wide and varied range of facilities and services. While these 

uses are dispersed rather than concentrated, many fall within a reasonable 

walking distance and contribute to a relatively well-served local environment. 

The Tame Valley Strategic Employment Area is also located nearby, offering 

additional opportunities for access to employment and services. 

 

SAO4 

Health and 

Wellbeing 

+/- 

The site is anticipated to have both positive and negative effects in encouraging 

healthy and active lifestyles. Although the site lies within walking distance of 

several instances of open space, including a designated ecological site, its 

nearby PRoW is limited in extent and therefore its benefits are unlikely to be 

as meaningful as other sites. Several healthcare facilities are located nearby. 

Despite reasonable connectivity to features that support healthy lifestyles, the 

likely reliance on car usage may give rise to adverse impacts associated with 

greater traffic and emissions. 

 

SAO5 

Quality of Life 
0 

The effects of the site option on safety and community cohesion will largely be 

determined by detailed proposals, which will be addressed at the planning 

application stage and are outside the scope of this assessment. As these 

factors cannot be distinguished at this stage, the effect of the site option on 
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this SA objective is assessed as negligible. Related considerations on access to 

services are addressed under SAO3 and SAO4. 

SAO6 

Housing 
++ The site is anticipated to deliver 21 dwellings, making a positive contribution 

to housing need. 
 

SAO7 

Sustainable 
Travel 

+/- 

The site is well connected to the borough’s sustainable transport network. 

There are a significant number (14) of bus stops within a 450m radius of the 

site, and although the adjacent railway links acts as a physical barrier for some, 

the majority are accessible within a safe and convenient distance. The entrance 

to Wilnecote Railway Station is located further up Watling Street, and the 

closest PRoW is located approximately 290m away. There is a well-connected 

cycle route located 200m to the north of the site but given the separating 
urban form and the physical barrier provided by the railway line, this distance 

is considered to be significantly greater. Despite being reasonably well 

connected to the sustainable travel network, the distance of the site to 

broader provisions of services and facilities means a reliance on private vehicle 

is likely. 

 

SAO8 

Air, Light and 

Noise Pollution 

0 

The impact of the site option on air, light and noise pollution depends largely 

on future scheme design, which cannot be assessed at this stage. While 

development is inevitably expected to increase traffic and associated air 

pollution, the scale of change for individual sites is uncertain. The site option is 

therefore assessed as having negligible effects on this objective. Related effects 

on sustainable transport are considered separately under SAO7. 

 

SAO9 

Soils and 

Water 

Pollution  

(i) 0/? 

The railway line separates the site from an unnamed body of water, located 

30m away. The body of water is substantial and extends across approximately 

5,250 square metres. Although proximity is noted, there are unlikely to be any 

significant effects given the extent of physical separation. 

 

(ii) ? 
The extent of previous development on the site, and associated risk of 

contamination, is currently unknown and will require further investigation to 

establish the baseline. 

Further investigation is required to 

establish the baseline. 
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SAO10 

Minimising 

Contributions to 

Climate Change 

0 

Whilst new development will inevitably lead to an increase in greenhouse gas 

emissions, the location of individual site options will not have a direct effect on 

the causes of climate change. Effects will largely depend on the detailed 

proposals for sites, including their construction and design, which would be 

influenced by policies in the emerging TBLP and details submitted at the 

planning application stage. The effect of the site option on this SA objective is 
assessed as negligible. Related sustainable travel considerations are addressed 

separately under SAO7. 

 

SAO11 

Adapting to 

Climate Change 

0 

The location of development will not affect the achievement of this objective 

as effects will depend largely on the detailed proposals for sites and their 

design, which would be influenced by policies in the emerging TBLP and details 

submitted at the planning application stage. The effect of the site option on 

this SA objective is assessed as negligible. The related effects of site options on 

flood risk in the borough is considered separately under SAO12. 

 

SAO12 

Flood Risk 
0 The site is entirely within Flood Zone 1, which has the lowest risk of fluvial 

flooding. 
 

SAO13 

Biodiversity 
--/? 

The site, although previously developed, has been vacant for an extended 

period and is now characterised by dense tree and vegetation coverage, which 

is likely to support habitats of some ecological value. The exact baseline is 

unknown. The eastern boundary of the site lies around 15m from the 

Beauchamp Industrial Park SBI, although the intervening railway line provides 

strong physical and functional separation. There are several more designated 

ecological receptors located further afield. Redevelopment would result in the 

loss of existing trees and vegetation, and whilst some may be able to be 

retained, their extensive coverage means loss of a significant amount would be 

unavoidable. While the railway line reduces the potential for indirect effects 

on the SBI, this is ultimately unknown. 

Given the site’s irregular shape, it is 

unclear how much of the existing natural 

cover can be retained. Baseline 

conditions will need to be confirmed 

through a proportionate ecological 

survey at the planning application stage. If 

required, development should 

incorporate appropriate measures to 

mitigate any potential adverse effects, 

and where appropriate, deliver 

opportunities for ecological 

enhancement. These requirements 

would be secured through the relevant 

policies of the emerging TBLP. 
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SAO14 

Historic 

Environment 

0 

Although designated heritage assets exist in the wider area, the intervening 

urban fabric provides a high degree of physical and visual separation. As a 

result, the scale and nature of the proposed development are unlikely to give 

rise to meaningful effects on their significance or setting. 

 

SAO15 

Landscape and 

Townscape 

0/? 

The site is set back from Watling Street and makes a limited contribution to 

wider townscape character. The immediate area is mixed in character, 

comprising a range of industrial, commercial and residential uses, and 

therefore has low townscape sensitivity. Redevelopment for housing would 
change the appearance of the site, but within its mixed context such change is 

unlikely to affect overall townscape character. 

 

SAO16  

Land 

Resources 

(i) ? The extent of previous development on the site is currently unknown and will 
require further investigation. 

 

(ii) + Under ALC, the site is wholly in the ‘urban’ area.  

(iii) -/? The entirety of the site falls within a Mineral Safeguarding Area (MSA), as well 

as a MSA specifically for coal and fireclay. 

Further work is required to establish the 

exact baseline for the site. Potential for 

safeguarding or prior extraction may 

need to be considered. 

SAO17 
Waste 

0 

While all new development will inevitably involve an increase in waste 

generation, it is assumed that all are likely to offer sustainable waste 

management or recycling practices. However, the impacts of new 

development on waste generation and recycling will not be determined by its 
location. Effects will ultimately depend on factors such as waste management 

policies, processes and facilities available in and around the borough – all of 

which cannot be determined at this strategic level of assessment. The effect of 

the site option is therefore assessed as negligible. 
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H17: Land Adjacent to Tame Valley Alloys 

SHLAA Ref: 18/030 Site H17: Land Adjacent to Tame Valley Alloys Capacity: 25 

Site Description: 

The site is an existing housing allocation in the current local plan. It is surrounded by a mix of uses, with residential development immediately 

surrounding the site and industrial uses in the wider context. The site contains hardstanding and buildings currently used for industrial purposes. 

Dense tree cover is present along the rear boundary, where land adjoins designated open space.  

Summary of Likely Effects: 
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Detailed Assessment of Likely Effects: 

 

SA Objective Score Commentary Potential Mitigation/Enhancement 

SAO1 

Economy 
- 

The site is currently occupied entirely for industrial purposes. 

Residential redevelopment of the site would involve the loss of this 

existing business and the wider use of the land for employment 

purposes. 

The loss of the existing employment use is an 

unavoidable consequence of allocating the site for 

housing, however, wider economic policies within 
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the emerging TBLP will continue to support and 

promote economic growth across the borough. 

SAO2 

Employment 
0 

For residential site options, the location of development is not 

anticipated to materially influence the quantity and quality of 

employment opportunities. Accordingly, the effect of the site option 

on this SA objective is assessed as negligible. 

Not applicable. No likely significant effects are 

anticipated. 

SAO3 
Accessibility 

++ 

The site performs well in terms of access to local services, facilities 

and employment opportunities. Although it is not located in close 

proximity to the town centre, it does lie in close proximity to a 

designated local centre that provides a good range of day-to-day 

services and facilities. The site also benefits good access by 
sustainable travel modes, with a range of active travel and public 

transport routes available nearby. The Tame Valley Strategic 

Employment Area is located nearby, offering additional access to 

jobs and services. 

 

SAO4 

Health and 

Wellbeing 

++ 

The site performs well in supporting healthier and more active 

lifestyles. The site is bordered to the north by designated open 

space, with an adjacent PRoW enhancing opportunities for physical 

and recreation activity. Although not adjacent, several further 

opportunities for access to open space lie within a reasonable 

distance, including a sports facility and designated ecological site. 

Several healthcare facilities are located nearby. 

 

SAO5 

Quality of Life 
0 

The effects of the site option on safety and community cohesion will 

largely be determined by detailed proposals, which will be 

addressed at the planning application stage and are outside the 

scope of this assessment. As these factors cannot be distinguished 

at this stage, the effect of the site option on this SA objective is 

assessed as negligible. Related considerations on access to services 

are addressed under SAO3 and SAO4. 

Not applicable. No likely significant effects are 

anticipated. 
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SAO6 

Housing 
++ The site is anticipated to deliver 25 dwellings, making a positive 

contribution to housing need. 
 

SAO7 
Sustainable 

Travel 

++ 

The site is well connected to the public transport network. There 

are seven bus stops with a 450m radius of the site, including one 

located at the site’s assumed access point on Hedging Lane. 

Wilnecote Railway Station is also located nearby, falling 

approximately 1.2km to the north of the site. Collectively, these 

offer good opportunity to access a variety of destinations by 
sustainable means. A PRoW runs along the site’s eastern boundary 

whilst a formal cycle route falls about 30m away on Hedging Lane. 

This route is well connected, and offers sustainable travel 

opportunities to a range of destinations including the town centre, 

canal network, and extensive areas of open space. Collectively, this 

level of connectivity is likely to support reduced reliance on the 

private car. 

 

SAO8 

Air, Light and 

Noise Pollution 

0 

The impact of the site option on air, light and noise pollution 

depends largely on future scheme design, which cannot be assessed 

at this stage. While development is inevitably expected to increase 

traffic and associated air pollution, the scale of change for individual 

sites is uncertain. The site option is therefore assessed as having 

negligible effects on this objective. Related effects on sustainable 

transport are considered separately under SAO7. 

Not applicable. No likely significant effects are 

anticipated. 

SAO9 

Soils and 

Water 

Pollution  

(i) 0 There are no watercourses within close proximity. 
Not applicable. No likely significant effects are 

anticipated. 

(ii) +/? Brownfield site with potential to address any on-site contamination 

through redevelopment, although the exact baseline is unknown. 
Further investigation required to establish baseline. 

SAO10 0 
Whilst new development will inevitably lead to an increase in 

greenhouse gas emissions, the location of individual site options will 

not have a direct effect on the causes of climate change. Effects will 

Not applicable. No likely significant effects are 

anticipated. 
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Minimising 

Contributions to 

Climate Change 

largely depend on the detailed proposals for sites, including their 

construction and design, which would be influenced by policies in 

the emerging TBLP and details submitted at the planning application 

stage. The effect of the site option on this SA objective is assessed 

as negligible. Related sustainable travel considerations are addressed 

separately under SAO7. 

SAO11 

Adapting to 

Climate Change 

0 

The location of development will not affect the achievement of this 

objective as effects will depend largely on the detailed proposals for 
sites and their design, which would be influenced by policies in the 

emerging TBLP and details submitted at the planning application 

stage. The effect of the site option on this SA objective is assessed 

as negligible. The related effects of site options on flood risk in the 

borough is considered separately under SAO12. 

 

SAO12 

Flood Risk 
0 The site is entirely within Flood Zone 1, which has the lowest risk 

of fluvial flooding. 
 

SAO13 

Biodiversity 
-/? 

The exact ecological baseline of the site is unknown, although it is 

noted to be previously developed and dominated predominantly by 

industrial uses and hardstanding. There is a concentration of trees 

and associated vegetation running along the majority of the site’s 

borders. These features are likely to have biodiversity value, 

however their siting to the edge of the site means they may likely to 

be retained as part of any development.  

Given its peripheral nature, some retention of 

trees and vegetation is likely. Baseline conditions 

will need to be confirmed through a proportionate 

ecological survey at the planning application stage. If 

required, development should incorporate 

appropriate measures to mitigate any potential 

adverse effects, and where appropriate, deliver 

opportunities for ecological enhancement. These 

requirements would be secured through the 

relevant policies of the emerging TBLP. 

SAO14 

Historic 

Environment 

0 

Although designated heritage assets exist in the wider area, the 

intervening urban fabric provides a high degree of physical and visual 

separation. As a result, the scale and nature of the proposed 

development are unlikely to give rise to meaningful effects on their 

significance or setting. 
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SAO15 

Landscape and 

Townscape 

0/? 

The site is already developed for industrial purposes. While the 

immediate surroundings are residential, the wider area is mixed in 

character, with a substantial industrial estate located nearby. 

Townscape sensitivity is therefore low, and redevelopment is likely 

to result in negligible effects on the townscape.  

 

SAO16  

Land 

Resources 

(i) ++ The site is wholly previously developed, capable of efficient reuse.  

(ii) + Under ALC, the site is wholly in the defined ‘urban’ area.  

(iii) -/? The entirety of the site is covered by a Minerals Safeguarding Area 

(MSA). 

Further work is required to establish the exact 

baseline for the site. Potential for safeguarding or 

prior extraction may need to be considered. 

SAO17 

Waste 
0 

While all new development will inevitably involve an increase in 

waste generation, it is assumed that all are likely to offer sustainable 

waste management or recycling practices. However, the impacts of 

new development on waste generation and recycling will not be 

determined by its location. Effects will ultimately depend on factors 

such as waste management policies, processes and facilities available 

in and around the borough – all of which cannot be determined at 

this strategic level of assessment. The effect of the site option is 

therefore assessed as negligible. 

 

 

 

 

 

 

H18: Co-Op Filling Station 

SHLAA Ref: 18/033 Site H18: Co-Op Filling Station Capacity: 11 
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Site Description: 

The site is an existing housing allocation in the current local plan and was formerly occupied by a petrol station, now derelict and overgrown following 

a substantial period of vacancy. It is located on the edge of Tamworth town centre, with direct access from Fazeley Path, and is therefore in close 

proximity to Tamworth Castle and the Castle Grounds. Planning permission (0206/2021) was granted in 2024 for 11 dwellings. 

Summary of Likely Effects: 
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Detailed Assessment of Likely Effects: 

 

SA Objective Score Commentary Potential Mitigation/Enhancement 

SAO1 

Economy 
0 

The site is vacant and has not been in active employment use for 

some time. Effects of its loss on SAO1 are therefore considered 

negligible.  

 

SAO2 

Employment 
0 For residential site options, the location of development is not 

anticipated to materially influence the quantity and quality of 
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employment opportunities. Accordingly, the effect of the site 

option on this SA objective is assessed as negligible. 

SAO3 

Accessibility 
++ 

The site performs well in terms of access to local services and 

facilities. It is located approximately 120m from the edge of the 

town centre, which provides a range of services, facilities and 

employment opportunities. The adjacent Fazeley Path provides 

direct and convenient access. The site also benefits from the 

town centre’s good multimodal connectivity, enabling potential 
access to additional services across the wider borough. Two 

strategic employment areas are also located within close 

proximity, further strengthening overall accessibility. 

 

SAO4 

Health and 

Wellbeing 

++ 

The site performs well in supporting healthy, active lifestyles. It is 

well situated in terms of access to outdoor spaces and healthcare 

facilities, benefitting from its town centre location. It is in close 

proximity to the Castle Grounds, which is an extensive area of 

multifunctional open space offering leisure, recreation and 

cultural opportunities. The site is also around 90m from a 

PRoW, providing access to wider areas of open space and to 

Broad Meadow LNR. The site’s also benefits from strong 

connectivity to the cycle network, offering additional 

opportunities for physical activity. 

 

SAO5 

Quality of Life 
0 

The effects of the site option on safety and community cohesion 

will largely be determined by detailed proposals, which will be 

addressed at the planning application stage and are outside the 

scope of this assessment. As these factors cannot be 

distinguished at this stage, the effect of the site option on this SA 

objective is assessed as negligible. Related considerations on 

access to services are addressed under SAO3 and SAO4. 

 

SAO6 

Housing 
++ The site is anticipated to deliver 11 dwellings, making a positive 

contribution to housing need. 
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SAO7 
Sustainable 

Travel 

++ 

The site is well connected to the borough’s sustainable travel 

network. It is located just outside of both the town centre and 

the Ventura Retail area, and as such has access to their strong 

network of bus stops. Tamworth Station is located 1.1km away, 

accessible via the town centre. The closest PRoW is around 90m 

to the north of the site, offering additional opportunities for 
active travel. A cycle route runs adjacent to the site boundary. 

This route forms part of a comprehensive network, which 

provide opportunities to reach a range of destinations by 

sustainable means, including the town centre, Castle Grounds, 

out-of-centre retail areas, and extensive areas of additional open 

space. This level of connectivity is likely to support reduced 

reliance on the private car. 

 

SAO8 

Air, Light and 

Noise Pollution 

0 

The impact of the site option on air, light and noise pollution 

depends largely on future scheme design, which cannot be 

assessed at this stage. While development is inevitably expected 

to increase traffic and associated air pollution, the scale of change 

for individual sites is uncertain. The site option is therefore 

assessed as having negligible effects on this objective. Related 

effects on sustainable transport are considered separately under 

SAO7. 

 

SAO9 

Soils and 

Water 

Pollution  

(i) -/? 

A section of the northern boundary is near adjacent to the River 

Tame, with the site falling 5m from the actual watercourse. 

Given its proximity, redevelopment introduces a potential risk 

for water quality to be negatively impacted, although such risks 

are generally capable of being mitigated. 

 

(ii) +/? 
Given its previous use, contamination is likely, although the exact 

baseline is unknown. Redevelopment offers the opportunity for 

remediation. 
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SAO10 

Minimising 

Contributions to 
Climate Change 

0 

Whilst new development will inevitably lead to an increase in 

greenhouse gas emissions, the location of individual site options 

will not have a direct effect on the causes of climate change. 

Effects will largely depend on the detailed proposals for sites, 

including their construction and design, which would be 

influenced by policies in the emerging TBLP and details submitted 
at the planning application stage. The effect of the site option on 

this SA objective is assessed as negligible. Related sustainable 

travel considerations are addressed separately under SAO7. 

 

SAO11 

Adapting to 

Climate Change 

0 

The location of development will not affect the achievement of 

this objective as effects will depend largely on the detailed 

proposals for sites and their design, which would be influenced 

by policies in the emerging TBLP and details submitted at the 

planning application stage. The effect of the site option on this SA 

objective is assessed as negligible. The related effects of site 

options on flood risk in the borough is considered separately 

under SAO12. 

 

SAO12 

Flood Risk 
-/? 

The entirety of the site is designated as flood zone to some 

degree, with the majority comprising Flood Zone 2 (87.6%). A 

proportion (12.4%) of the site is designated as Flood Zone 3a, 

which is predominantly concentrated around the boundary. 

Given its spatial concentration, it may be possible for 

development to avoid areas of most severe risk through 

appropriate site layout and design. 

The existing planning approval demonstrates that, at 

the point permission was granted, appropriate flood-

risk mitigation was achievable, indicating that defences 

or site-specific measures can provide sufficient 

protection. The site will still be assessed as part of the 

Level 2 SFRA. 

SAO13 

Biodiversity 
0/? 

The site is a previously developed former petrol station, now 

largely hardstanding but with overgrown vegetation and some 

boundary trees, which could be retained within a future layout. 

Given this, direct biodiversity impacts from redevelopment are 

expected to be limited. The site lies around 220m from Broad 

Meadow LNR and SBI, with Bole Bridge SBI (at 500m) and 

Tameside LNR and SBI (575m) falling further afield. Given the 

The scheme associated with the planning permission 

suggests potential retention of some boundary trees 

and vegetation would be feasible. 
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degree of physical separation and the modest scale of 

development, any indirect effects on these ecological receptors 

are likely to be minimal. 

SAO14 
Historic 

Environment 

-/+ 

The site is close to the historic core and lies within the wider 

setting of Tamworth Castle and Saxon Defences, both of which 

are Scheduled Monuments, as well as the town centre’s range of 

further designated assets. Both Scheduled Monuments are 

separated from the site by extensive areas of both open space 
and waterways. The low-lying and undeveloped nature of the 

intervening land means that the site is likely visible from these 

assets, although the scale of development suggests that any 

effects on their significance would be limited. Furthermore, given 

the site’s current condition, its redevelopment offers an 

opportunity to enhance the setting of designated heritage assets.   

 

SAO15 

Landscape and 

Townscape 

+/? 

The site is currently vacant, having previously operated as a filling 

station, and its long-term disuse has resulted in poor visual 

amenity that detracts from the surrounding area. Given its 

prominent position at the end of the Fazeley Path, with only 

open land separating it from the nearby town centre and Castle, 

redevelopment provides an opportunity to enhance the site’s 

townscape contribution and improve the visual quality of the 

wider setting. 

 

SAO16  

Land 

Resources 

(i) ++ The entirety of the site is vacant and previously developed, 

capable of efficient reuse.  
 

(ii) 0 

Although the site is wholly within Grade 3 agricultural land, the 

entirety of the site has already been developed. Therefore, 

redevelopment would not result in the loss of agricultural land or 

the disturbance of natural soil resources, as the site’s soils and 

agricultural value have already been substantially altered by 
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previous development. While redevelopment may still pose some 

general risks to remaining soils, these are typically manageable. 

(iii) -/? The entirety of the site falls within a Minerals Safeguarding Area 

(MSA). 

Further work is required to establish the exact 

baseline for the site. Potential for safeguarding or 

prior extraction may need to be considered. 

SAO17 

Waste 
0 

While all new development will inevitably involve an increase in 

waste generation, it is assumed that all are likely to offer 

sustainable waste management or recycling practices. However, 

the impacts of new development on waste generation and 

recycling will not be determined by its location. Effects will 

ultimately depend on factors such as waste management policies, 
processes and facilities available in and around the borough – all 

of which cannot be determined at this strategic level of 

assessment. The effect of the site option is therefore assessed as 

negligible. 

 

 
 

 

 

 

H19: Land off Peelers Way 

SHLAA Ref: 20/089 Site H19: Land off Peelers Way Capacity: 53 

Site Description: 

The site comprises an area of designated open space enclosed by the River Tame, the A5, and the adjoining Tameside LNR and SBI. The land is heavily 

vegetated. 

Summary of Likely Effects: 
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Detailed Assessment of Likely Effects: 

 

SA Objective Score Commentary Potential Mitigation/Enhancement 

SAO1 

Economy 
0 Redevelopment of the site would not involve the loss of any 

employment uses. 
 

SAO2 

Employment 
0 

For residential site options, the location of development is not 

anticipated to materially influence the quantity and quality of 

employment opportunities. Accordingly, the effect of the site option 

on this SA objective is assessed as negligible. 

 

SAO3 

Accessibility 
- 

The site performs poorly in terms of access to local services and 

facilities. Although the site is technically well-located, it has a range 

of surrounding constraints and features which prevent reasonable 

and convenient levels of accessibility. The A5 and Borrowpit Lakes 

increase the distance to the town centre, whilst the layout of the 

surrounding urban area creates strong separation from the nearby 
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local centre. Similarly, there is a Strategic Employment Area within 

close proximity, but the adjoining River Tame creates a physical to 

easy access. Further, more localised and dispersed facilities are 

notably further afield given the separation provided by the nearby 

Coventry Canal. The site is, however, well served by public 

transport, which helps to support access to key services and 
employment areas despite the longer and more complex walking 

routes. 

SAO4 

Health and 

Wellbeing 

+/-- 

Although the site is predominantly bounded by open space, 

including designated ecological sites, its development would involve 

the irreversible loss of open space, which provides an important 

function for health and recreation. Beyond this, there are no 

healthcare facilities or PRoWs within a reasonable walking distance. 

Furthermore, car reliance associated with lack of proximity to 

services and facilities may give rise to adverse health impacts 

associated with increased traffic and emissions. 

Should the site be developed for residential 

development, the loss of its current function would 

be irreversible and difficult to mitigate. 

SAO5 

Quality of Life 
0 

The effects of the site option on safety and community cohesion will 

largely be determined by detailed proposals, which will be 

addressed at the planning application stage and are outside the 

scope of this assessment. As these factors cannot be distinguished 

at this stage, the effect of the site option on this SA objective is 

assessed as negligible. Related considerations on access to services 

are addressed under SAO3 and SAO4. 

 

SAO6 

Housing 
++ The site is anticipated to deliver 53 dwellings, making a positive 

contribution to housing need. 
 

SAO7 

Sustainable 

Travel 

+/- 

The site is reasonably connected to the borough’s sustainable travel 

network. There are numerous bus stops within walking distance and 

Tamworth Station is located 1.5km to the north. There are also 

several well-connected cycle routes within close proximity, offering 

sustainable travel opportunities to a range of destinations including 
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the town centre, Castle Grounds, local centres, open space, 

ecological sites and sports facilities. This level of connectivity is 

likely to support some reduced reliance on the private car, although 

it is noted that there are no PRoWs within a 450m radius of the 

site. Although connectivity to the sustainable travel network is 

noted, the lack of services and facilities within reasonable proximity 
is likely to give rise to greater reliance on the private vehicle.  

SAO8 

Air, Light and 

Noise Pollution 

0 

The impact of the site option on air, light and noise pollution 
depends largely on future scheme design, which cannot be assessed 

at this stage. While development is inevitably expected to increase 

traffic and associated air pollution, the scale of change for individual 

sites is uncertain. The site option is therefore assessed as have 

negligible effects on this objective. Related effects on sustainable 

transport are considered separately under SAO7. 

 

SAO9 

Soils and 

Water 

Pollution  

(i) -/? 

The majority of the western boundary adjoins the River Tame. 

Given its proximity, redevelopment introduces a potential risk for 

water quality to be negatively impacted, although such risks are 

generally capable of being mitigated. Proximity to Tameside Lake is 

also noted. The site also falls within 100m of the Coventry Canal 

and 55m from Borrowpit Lakes; however, in both instances, 

intervening highways offers a strong degree of physical separation. 

The potential level of risk to the adjoining 

watercourse is not yet defined and would need to 

be better understood at the planning application 

stage. Depending on the level of risk identified, an 

appropriate buffer zone and proportionate SuDS 

measures could be incorporated to help manage 

run-off and protect water quality if required. This 

would be managed through the relevant policies of 

the emerging TBLP. Retaining and integrating the 

existing trees and vegetation along the site’s 

boundary with the River Tame within the overall 

site design could also help to mitigate any potential 

risk to water quality. 

(ii) +/? 
Concerns regarding potential contamination, although the exact 

baseline is unknown. Redevelopment offers the opportunity for 

remediation. 

Further work required to establish the baseline. 
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SAO10 

Minimising 

Contributions to 
Climate Change 

0 

Whilst new development will inevitably lead to an increase in 

greenhouse gas emissions, the location of individual site options will 

not have a direct effect on the causes of climate change. Effects will 

largely depend on the detailed proposals for sites, including their 

construction and design, which would be influenced by policies in 

the emerging TBLP and details submitted at the planning application 
stage. The effect of the site option on this SA objective is assessed 

as negligible. Related sustainable travel considerations are addressed 

separately under SAO7. 

 

SAO11 

Adapting to 

Climate Change 

0 

The location of development will not affect the achievement of this 

objective as effects will depend largely on the detailed proposals for 

sites and their design, which would be influenced by policies in the 

emerging TBLP and details submitted at the planning application 

stage. The effect of the site option on this SA objective is assessed 

as negligible. The related effects of site options on flood risk in the 

borough is considered separately under SAO12. 

 

SAO12 

Flood Risk 
--/? 

The majority of the site is affected by flood risk to some degree, 

with only a small portion (6.9%) adjoining the A5 categorised as 

Flood Zone 1. The remainder of the site is apportioned between 

Flood Zone 2 (43.1%) and Flood Zone 3 (50%). The areas of highest 

risk are concentrated towards the south of the site. 

There are flood defences in the surrounding 

vicinity, however it is not possible to equate 

whether these would provide sufficient, or any, 

degree of mitigation. Suitability for development 

will need to be considered in the forthcoming Level 

2 SFRA. 

SAO13 

Biodiversity 
--/? 

The entirety of the site lies within designated open space and 

contains extensive tree and vegetation cover, particularly along the 

western boundary adjoining the River Tame. These features are 

highly likely to support habitats of ecological value, although the 

exact baseline is unknown. The site is directly bordered to the 

south by the Tameside LNR and the Tameside Nature Reserve SBI. 

Redevelopment would likely result in the loss of existing habitat and 

could give rise to indirect effects on adjoining designations, although 

the extent of these impacts is uncertain at this stage. 

Incorporation of as much natural cover as is 

feasible into site layout. Baseline conditions will 

need to be confirmed through a proportionate 

ecological survey at the planning application stage. If 

required, development should incorporate 

appropriate measures to mitigate any potential 

adverse effects, and where appropriate, deliver 

opportunities for ecological enhancement. These 
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requirements would be secured through the 

relevant policies of the emerging TBLP. 

SAO14 

Historic 

Environment 

0 

Although designated heritage assets exist in the wider area, the 

intervening natural environment provides a high degree of physical 

and visual separation associated with substantial tree and vegetation 

cover. As a result, the scale and nature of the proposed 

development are unlikely to give rise to meaningful effects on their 

significance or setting. 

 

SAO15 
Landscape and 

Townscape 

-/? 

The site forms part of a wider area of open space, including the 

adjoining nature reserve, which provides a noticeable break in built 

form between surrounding residential areas. While this open 
character contributes positively to the open landscape, it does sit 

within the urban area and is visually influenced by the adjoining A5, 

which reduces overall sensitivity. Redevelopment would reduce this 

openness and ultimately alter the setting of the local nature reserve. 

 

SAO16  

Land 

Resources 

(i) --/? The site is wholly greenfield land, with the exact value relating to its 

Grade 3 ALC unknown. 
 

(ii) - Under ALC, the site is wholly classified as Grade 3 agricultural land. 

Allocation for housing would result in unavoidable 

and permanent loss, although the exact quality of 

the agricultural land is unknown. Given its 

coverage, there is limited scope to minimise the 

area affected via layout. 

(iii) -/? The entirety of the site falls within a Minerals Safeguarding Area 

(MSA). 

Further work is required to establish the exact 

baseline for the site. Potential for safeguarding or 

prior extraction may need to be considered. 

SAO17 

Waste 
0 

While all new development will inevitably involve an increase in 

waste generation, it is assumed that all are likely to offer sustainable 

waste management or recycling practices. However, the impacts of 

new development on waste generation and recycling will not be 
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determined by its location. Effects will ultimately depend on factors 

such as waste management policies, processes and facilities available 

in and around the borough – all of which cannot be determined at 

this strategic level of assessment. The effect of the site option is 

therefore assessed as negligible. 

 

 

 

 

 

 

 

 

H20: Land at Gorsey Bank Road 

SHLAA Ref: 20/090 Site H20: Land at Gorsey Bank Road Capacity: 293 

Site Description: 

The site comprises two physically separate parcels, both lying entirely within the designated Green Belt. Site H9 occupies land within the gap. The site 

adjoins the borough’s southern boundary, with vehicular access likely to be taken from Overwoods Road.  

Summary of Likely Effects: 
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Detailed Assessment of Likely Effects: 

 

SA Objective Score Commentary Potential Mitigation/Enhancement 

SAO1 

Economy 
-/? 

It appears that the site is partially comprised of agricultural land, 

but it is unclear the extent or intensity to which the land is in 

active use for these purposes. The potential loss of agricultural 

activity cannot therefore be confirmed. 

The loss of an existing agricultural use is an 

unavoidable consequence of allocating the site for 

housing, however, wider economic policies within 

the emerging TBLP will continue to support and 

promote economic growth across the borough. 

SAO2 

Employment 
0 

For residential site options, the location of development is not 

anticipated to materially influence the quantity and quality of 

employment opportunities. Accordingly, the effect of the site 

option on this SA objective is assessed as negligible. 

Not applicable. No likely significant effects are 

anticipated. 

SAO3 

Accessibility 
- Access to local services and facilities is reasonably poor. The site is 

not within a reasonable distance of the town centre or any of its 

Delivery is likely to include a degree of on-site 

provision. This could go some way to reducing 



Tamworth Local Plan 2022-2043  Interim SA Report: Regulation 18 (Appendices) 

 

174 

 

supporting network of local centres. It is however well served by 

the public transport network, which helps to support access to 

key services and employment areas despite the longer and more 

complex walking routes. Despite this, accessibility is likely to 

require significant reliance on the private vehicle given the site’s 

constraints. These effects could be managed through the delivery 
of some form of on-site provision. This could go some way to 

reducing private vehicle reliance, but likely only for small-scale day-

to-day needs. 

private vehicle reliance, but likely only for small-scale 

day-to-day needs. 

SAO4 

Health and 

Wellbeing 

+/- 

The site has mixed effects in promoting active and healthier 

lifestyles. A PRoW runs through the site and there are several 

well-connected cycle routes nearby, collectively supporting greater 

active travel opportunities. Several instances of designated open 

space and designated ecological sites also fall within close 

proximity. Although these features offer strong opportunities for 

healthy and active lifestyles, the site is limited by its lack of 

reasonable access to any healthcare facilities. Furthermore, its 

peripheral positioning and lack of nearby facilities means that car 

usage may be likely. The health implications of greater car usage 

should be considered. 

Delivery of on-site services should go some way to 

minimising reliance on the private vehicle for 

accessibility. 

SAO5 

Quality of Life 
0 

The effects of the site option on safety and community cohesion 

will largely be determined by detailed proposals, which will be 

addressed at the planning application stage and are outside the 

scope of this assessment. As these factors cannot be distinguished 

at this stage, the effect of the site option on this SA objective is 

assessed as negligible. Related considerations on access to services 

are addressed under SAO3 and SAO4. 

Not applicable. No likely significant effects are 

anticipated. 

SAO6 

Housing 
++ The site is anticipated to deliver 293 dwellings, making a positive 

contribution to meeting overall housing need. 
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SAO7 

Sustainable 

Travel 

+/- 

The site is well connected to the sustainable travel network. 

Several bus stops lie within a 450m radius of the site, associated 

with the established residential areas to the north. A PRoW runs 

through the site, supporting greater active travel opportunities. 

Two well-connected cycle routes lie close by, one on Tamar Road 

and another on Hedging Lane, which collectively, offer 
opportunities for sustainable travel to a range of destinations, 

including the town centre, ecological sites and areas of open space. 

Wilnecote Railway Station is around 1.7km away. Although close 

proximity is noted, the significant extent of intervening urban area 

and its layout means that actual walking distance is likely to be 

much greater. Although good connectivity to the sustainable 

transport network is noted, the lack of existing services and 

facilities within reasonable walking distance is likely to give rise to 

some reliance on the private vehicle. 

Delivery of on-site services should go some way to 

minimising reliance on the private vehicle. 

SAO8 

Air, Light and 

Noise Pollution 

0 

The impact of the site option on air, light and noise pollution 

depends largely on future scheme design, which cannot be 

assessed at this stage. While development is inevitably expected to 

increase traffic and associated air pollution, the scale of change for 

individual sites is uncertain. The site option is therefore assessed 

as having negligible effects on this objective. Related effects on 

sustainable transport are considered separately under SAO7. 

Not applicable. No likely significant effects are 

anticipated. 

SAO9 

Soils and 

Water 

Pollution  

(i) 0 There are no watercourses within close proximity that would give 

rise to likely significant effects. 
 

(ii) 0 Wholly greenfield site. Potential for contamination and/or 

remediation is unlikely. 

Not applicable. No likely significant effects are 

anticipated. 

SAO10 

Minimising 

Contributions to 

Climate Change 

0 

Whilst new development will inevitably lead to an increase in 

greenhouse gas emissions, the location of individual site options 

will not have a direct effect on the causes of climate change. 

Effects will largely depend on the detailed proposals for sites, 

Not applicable. No likely significant effects are 

anticipated. 
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including their construction and design, which would be influenced 

by policies in the emerging TBLP and details submitted at the 

planning application stage. The effect of the site option on this SA 

objective is assessed as negligible. Related sustainable travel 

considerations are addressed separately under SAO7. 

SAO11 
Adapting to 

Climate Change 

0 

The location of development will not affect the achievement of 

this objective as effects will depend largely on the detailed 

proposals for sites and their design, which would be influenced by 
policies in the emerging TBLP and details submitted at the planning 

application stage. The effect of the site option on this SA objective 

is assessed as negligible. The related effects of site options on 

flood risk in the borough is considered separately under SAO12. 

Not applicable. No likely significant effects are 
anticipated. 

SAO12 

Flood Risk 
0 The site is entirely within Flood Zone 1, which has the lowest risk 

of fluvial flooding. 

Not applicable. No likely significant effects are 

anticipated. 

SAO13 

Biodiversity 
-/? 

The entirety of the site falls within the Green Belt. It comprises 

predominantly undeveloped agricultural land with low levels of 

trees and vegetation. These are likely to support habitats of some 

ecological value, although the precise baseline is unknown. 

Redevelopment would result in the loss of greenfield land and 

some vegetation, with internal field-boundary features potentially 

challenging to retain, while boundary vegetation may be capable of 

incorporation into a future layout. Five ecological receptors lie 

within 1km of the site (Hockley (west of) SBI at 300m, Kettle 

Brook LNR at 350m, Kettle Brook BAS at 550m, Town Wall LNR 

at 800m, and Hockley Clay Pit SBI at 900m), indicating ecological 

sensitivity in the wider landscape. However, given the physical 

extent of separation, significant direct or indirect effects on these 

designations are unlikely. 

Retention of existing vegetation where feasible. 

Baseline conditions will need to be confirmed 

through a proportionate ecological survey at the 

planning application stage. If required, development 

should incorporate appropriate measures to mitigate 

any potential adverse effects, and where appropriate, 

deliver opportunities for ecological enhancement. 

These requirements would be secured through the 

relevant policies of the emerging TBLP. 

SAO14 -/? Proximity to Whatley Hall (Grade II listed building) and Hockley 

Hall (Grade II listed building) are noted. Although there is a degree 
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Historic 

Environment 

of natural screening visually separating these assets from the site, 

the scale of development and the current baseline may give rise to 

negative effects on their setting. 

SAO15 
Landscape and 

Townscape 

-- 

The site comprises an area of greenfield land forming part of 

Tamworth’s designated Green Belt. More broadly, it represents 

one of the few remaining extensive open areas within an 

otherwise predominantly urban borough, contributing to the 

landscape character and sense of openness in the south of 
Tamworth. Development of 293 homes would introduce a 

substantial addition of built form, resulting in the marked 

reduction in openness and a significant change to existing 

landscape character and wider Green Belt. Given the scale of 

development and the current baseline, notable adverse effects on 

landscape character and visual amenity are likely, and mitigation 

would be limited in its ability to fully offset these changes. 

The anticipated negative effect on landscape 

character and visual amenity can only be minimised 

rather than fully addressed. Measures such as the 

retention of existing vegetation, a landscape-led 

design and layout, the use of appropriate materials 
and the integration of green infrastructure would 

help to would help to soften the visual impact of 

development. These would be achieved through the 

relevant policies of the emerging TBLP. Although 

these approaches would reduce the severity of 

effects, they would not remove the fundamental 

change to the site’s open character. 

SAO16  

Land 

Resources 

(i) -- A wholly greenfield site of high landscape and functional value.  

(ii) - 

The smaller parcel of land is apportioned between ‘urban’ and 

Grade 3 agricultural land in line with ALC, whilst the larger parcel 

comprises a mix of Grade 2, Grade 3 and ‘urban’. Grade 2 

agricultural land accounts for just over half (55%) of the cumulative 

site area, concentrated across a considerable portion of the larger 

parcel. ‘Urban’ classification (25%) and Grade 3 agricultural land 

(20%) occupy a smaller coverage. 

 

(iii) 0/? 

The entirety of the site does not fall within a Mineral Safeguarding 

Area (MSA). The site falls near several minerals assets which are 

concentrated in the south of Tamworth, although the exact effects 

of development on these designations is unknown at this stage 

In respect of proximity to minerals sites, further 

investigation is required to establish if likely 

significant effects exist. 

SAO17 

Waste 
0 While all new development will inevitably involve an increase in 

waste generation, it is assumed that all are likely to offer 

Not applicable. No likely significant effects are 

anticipated. 
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sustainable waste management or recycling practices. However, 

the impacts of new development on waste generation and 

recycling will not be determined by its location. Effects will 

ultimately depend on factors such as waste management policies, 

processes and facilities available in and around the borough – all of 

which cannot be determined at this strategic level of assessment. 
The effect of the site option is therefore assessed as negligible. 
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H21: Land Fronting Windmill Farm 

SHLAA Ref: 22/091 Site: Land Fronting Windmill Farm Capacity: 43 

Site Description: 

The site comprises a linear area of greenfield land fronting Coton Lane. It forms part of a wider cross-boundary planning application for large-scale 

residential development, although no permission has yet been granted. For SA purposes, only the portion within the borough boundary is considered 

in the below assessment. 

Summary of Likely Effects: 
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Detailed Assessment of Likely Effects: 

 

SA Objective Score Commentary Potential Mitigation/Enhancement 

SAO1 

Economy 
-/? 

Part of the site comprises agricultural land, but it is unclear the 

extent or intensity to which the land is in active use for these 

purposes. The potential loss of agricultural activity cannot therefore 

be confirmed. 

The loss of an existing agricultural use is an 

unavoidable consequence of allocating the site for 

housing, however, wider economic policies within 
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the emerging TBLP will continue to support and 

promote economic growth across the borough. 

SAO2 

Employment 
0 

For residential site options, the location of development is not 

anticipated to materially influence the quantity and quality of 

employment opportunities. Accordingly, the effect of the site option 

on this SA objective is assessed as negligible. 

Not applicable. No likely significant effects are 

anticipated. 

SAO3 
Accessibility 

++ 

The site performs well in terms of access to local services, facilities 

and employment opportunities. Although it is not located in close 

proximity to the town centre, it does lie in close proximity to two 

designated local centre that provides a good range of day-to-day 

services and facilities. Both of these local centres are within a 
reasonable and convenient walking distance. The site also benefits 

strong public transport connectivity. The Lichfield Road Industrial 

Estate is located nearby, offering additional access to jobs and 

services. 

 

SAO4 

Health and 

Wellbeing 

+ 

The site performs modestly in supporting healthy, active lifestyles. 

Although the more immediate examples of open space are limited 

in their capacity to provide meaningful activity and recreation 

opportunities, the site does fall within a reasonable distance of 

Wigginton Park. There is a PRoW 130m to the north, and a small 

yet formal cycle route lies adjacent to the site along Coton Lane. 

Although proximity to active travel opportunities are noted, their 

limited nature and extent mean that any positive effect is likely to 

be limited. There are no healthcare facilities within a reasonable 

walking distance. 

 

SAO5 

Quality of Life 
0 

The effects of the site option on safety and community cohesion will 

largely be determined by detailed proposals, which will be 

addressed at the planning application stage and are outside the 

scope of this assessment. As these factors cannot be distinguished 

at this stage, the effect of the site option on this SA objective is 

Not applicable. No likely significant effects are 

anticipated. 
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assessed as negligible. Related considerations on access to services 

are addressed under SAO3 and SAO4. 

SAO6 

Housing 
++ The site is anticipated to deliver 43 dwellings, making a positive 

contribution to housing need. 
 

SAO7 

Sustainable 

Travel 

++ 

The site is well connected to the borough’s sustainable travel 

network. There are a significant number of bus stops within a 450m 

radius of the site, with Tamworth Station located 1.8km away. 

There is a PRoW 130m to the north, and a small yet formal cycle 

route lies adjacent to the site along Coton Lane. Although 

proximity to the cycle network is noted, it is relatively limited in 

extent and unlike the majority of other sites, doesn’t provide direct 
or undisrupted connectivity to key locations. However collectively, 

the site’s level of connectivity is likely to support reduced reliance 

on the private car to some degree. 

 

SAO8 

Air, Light and 

Noise Pollution 

0 

The impact of the site option on air, light and noise pollution 

depends largely on future scheme design, which cannot be assessed 

at this stage. While development is inevitably expected to increase 

traffic and associated air pollution, the scale of change for individual 

sites is uncertain. The site option is therefore assessed as having 

negligible effects on this objective. Related effects on sustainable 

transport are considered separately under SAO7. 

Not applicable. No likely significant effects are 

anticipated. 

SAO9 

Soils and 

Water 

Pollution  

(i) 0 

The closest watercourse is an unnamed minor river approximately 

205m away to the north of the site. Given its proximity and scale of 

the watercourse, it is not anticipated that development of the site 

will have any significant impacts. 

Not applicable. No likely significant effects are 

anticipated. 

(ii) 0 Wholly greenfield site. Potential for contamination and/or 

remediation is unlikely. 

Not applicable. No likely significant effects are 

anticipated. 

SAO10 0 Whilst new development will inevitably lead to an increase in 

greenhouse gas emissions, the location of individual site options will 

Not applicable. No likely significant effects are 

anticipated. 
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Minimising 

Contributions to 

Climate Change 

not have a direct effect on the causes of climate change. Effects will 

largely depend on the detailed proposals for sites, including their 

construction and design, which would be influenced by policies in 

the emerging TBLP and details submitted at the planning application 

stage. The effect of the site option on this SA objective is assessed 

as negligible. Related sustainable travel considerations are addressed 
separately under SAO7. 

SAO11 

Adapting to 

Climate Change 

0 

The location of development will not affect the achievement of this 
objective as effects will depend largely on the detailed proposals for 

sites and their design, which would be influenced by policies in the 

emerging TBLP and details submitted at the planning application 

stage. The effect of the site option on this SA objective is assessed 

as negligible. The related effects of site options on flood risk in the 

borough are considered separately under SAO12. 

Not applicable. No likely significant effects are 

anticipated. 

SAO12 

Flood Risk 
0 The site is entirely within Flood Zone 1, which has the lowest risk 

of fluvial flooding. 

Not applicable. No likely significant effects are 

anticipated. 

SAO13 

Biodiversity 
-/? 

The site comprises undeveloped agricultural land with low levels of 

trees and vegetation. These are likely to support habitats of some 

ecological value, although the precise baseline is unknown. 

Redevelopment would result in the loss of greenfield land and some 

vegetation, although boundary cover may be capable of 

incorporation into a future layout. There are no designated 

biodiversity or geological sites within a 1km radius of the site. 

Retention of existing trees and vegetation where 

feasible. Baseline conditions will need to be 

confirmed through a proportionate ecological 

survey at the planning application stage. If required, 

development should incorporate appropriate 

measures to mitigate any potential adverse effects, 

and where appropriate, deliver opportunities for 

ecological enhancement. These requirements 

would be secured through the relevant policies of 

the emerging TBLP. 
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SAO14 

Historic 

Environment 

0 

Although designated heritage assets exist in the wider area, the 

intervening urban fabric provides a high degree of physical and visual 

separation. As a result, the scale and nature of the proposed 

development are unlikely to give rise to meaningful effects on their 

significance or setting. 

 

SAO15 

Landscape and 

Townscape 

- 

Although the site is greenfield and adjoins open countryside within 

the neighbouring authority, it is otherwise enclosed by residential 

development on three sides. As such, residential development of 

the site would represent a noticeable but not uncharacteristic 

change to the surrounding landscape. 

Any anticipated negative effects on landscape 

character and visual amenity can only be minimised 

rather than fully addressed. Measures such as the 

retention of existing vegetation, a landscape-led 

design and layout, the use of appropriate materials 

and the integration of green infrastructure would 

help to would help to soften the visual impact of 

development. These would be achieved through 

the relevant policies of the emerging TBLP.  

SAO16  

Land 

Resources 

(i) --/? The site is wholly greenfield land, with the exact value relating to its 

Grade 3 ALC unknown. 
 

(ii) - Under ALC, the site is wholly classified as Grade 3 agricultural land. 

Allocation for housing would result in unavoidable 

and permanent loss, although the exact quality of 

the agricultural land is unknown. Where possible, 

layout should seek to minimise the area affected. 

(iii) 0 The entirety of the site does not fall within a Mineral Safeguarding 

Area (MSA). 

Not applicable. No likely significant effects are 

anticipated. 

SAO17 

Waste 
0 

While all new development will inevitably involve an increase in 

waste generation, it is assumed that all are likely to offer sustainable 

waste management or recycling practices. However, the impacts of 

new development on waste generation and recycling will not be 

determined by its location. Effects will ultimately depend on factors 

such as waste management policies, processes and facilities available 

in and around the borough – all of which cannot be determined at 

Not applicable. No likely significant effects are 

anticipated. 
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this strategic level of assessment. The effect of the site option is 

therefore assessed as negligible. 
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H22: Land South of Ashby Road 

SHLAA Ref: 22/094 Site H22: Land South of Ashby Road Capacity: 200 

Site Description: 

The site comprises agricultural land, as is part of a cluster of sites located to the south of Ashby Road. It lies directly adjacent to the Anker Valley 

SUE. The site has a resolution to grant planning permission (0018/2025) for 200 homes, on-site facilities and open space, subject to the completion of 

a Section 106 Agreement. 

Summary of Likely Effects: 
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Detailed Assessment of Likely Effects: 

 

SA Objective Score Commentary Potential Mitigation/Enhancement 

SAO1 

Economy 
-/? 

The site comprises agricultural land, but it is unclear the extent or 

intensity to which the land is in active use for these purposes. The 

potential loss of agricultural activity cannot therefore be confirmed. 

The loss of an existing agricultural use is an 

unavoidable consequence of residential 

development, however, wider economic 

policies within the emerging TBLP will 
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continue to support and promote economic 

growth across the borough. 

SAO2 

Employment 
0 

For residential site options, the location of development is not 

anticipated to materially influence the quantity and quality of 

employment opportunities. Accordingly, the effect of the site option on 

this SA objective is assessed as negligible. 

 

SAO3 

Accessibility 
-/? 

Although there is a degree of localised provision associated with the 

Anker Valley SUE, broader access to local services and facilities is 

limited. There are no services or facilities within the immediate or wider 

vicinity, and the town centre (1.3km away) provides the nearest 

concentration of provision. Accessibility is further constrained by the 
absence of nearby bus services and the reliance on Ashby Road, which 

does not offer a safe or convenient means of reaching facilities on foot 

or by bicycle. A PRoW provides partial connection to the towards the 

town centre and Tamworth Station, but this does not offset the site’s 

wider limitations. As a result, access to services and facilities is likely to 

be highly dependent on the private vehicle, and reliance on a single 

access route raises concerns regarding the sustainability and resilience of 

future travel patterns, particularly given the long-established pressure at 

Fountain Junction. Given the scale of on-site provision, it is still likely 

that residents will need to access a broader set of services and facilities 

elsewhere. 

The pending application (resolution to grant 

subject to a S106) includes indicative on-site 

facilities. This suggests delivery is feasible.  

 

 

 

 

SAO4 

Health and 

Wellbeing 

+/- 

The site is anticipated to have a mixed performance in supporting 

healthy, active lifestyles. The scale of the site means that some form of 

open space provision is likely to be incorporated into any future 

development. Although the pending permission confirms the feasibility of 

this, its type and quality remain uncertain. Furthermore, the site benefits 

from proximity to open space within the adjacent SUE, but the lack of 

sustainable accessibility along Ashby Road means that it would not be 

convenient to reach via walking or cycling. A PRoW crosses the site, 

offering potential active travel within the development and into the 

The pending application (resolution to grant 

subject to a S106) includes indicative on-site 

open space. This suggests delivery is feasible.  
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surrounding greenfield landscape, including onward connection to Moor 

Lane and the Anker Valley Sports Complex. While proximity to a sports 

and recreation facility is noted, accessing it via this route would require a 

considerable detour beyond what many users would consider 

reasonable. There are no other sustainable access options that provide a 

reasonable or direct connection, and the nature of the PRoW means 
that it may not feel safe or convenient for all users at all times of the 

day. There are no healthcare facilities within a reasonable distance, and 

reaching the nearest services would likely require vehicular access via 

Ashby Road and Fountain Junction, an area already subject to well-

known highway pressures. More generally, the potential for increased 

vehicular usage associated with the site gives rise to potential negative 

impacts of increased traffic and associated emissions on health. 

SAO5 

Quality of Life 
0 

The effects of the site option on safety and community cohesion will 

largely be determined by detailed proposals, which will be addressed at 

the planning application stage and are outside the scope of this 

assessment. As these factors cannot be distinguished at this stage, the 

effect of the site option on this SA objective is assessed as negligible. 

Related considerations on access to services are addressed under SAO3 

and SAO4. 

 

SAO6 

Housing 
++ The site is anticipated to deliver 200 dwellings, making a positive 

contribution to housing need. 
 

SAO7 

Sustainable 

Travel 

- 

The site is poorly connected to the sustainable travel network. Six bus 

stops lie within 450m of the site, with around half of these associated 

with the Arkall Farm development in neighbouring Lichfield. However, 

the absence of pedestrian or dedicated cycle routes along Ashby Road 

means these stops cannot be accessed safely or conveniently by 

sustainable modes. Tamworth Station is located around 1.1km away, but 

access would face the same constraints if it was reliant on Ashby Road. 

Beyond Ashby Road, there is also a lack of formal cycle routes within a 

reasonable distance. A PRoW runs through the site, which provides an 

The pending application (resolution to grant 

subject to a S106) includes indicative on-site 

facilities. This suggests delivery is feasible. 

However regardless, the likely scale and 

breadth of these facilities means that 

regardless, residents are still likely to need to 

travel by vehicle for many off-site activities. 
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extensive and well-connected route towards Tamworth town centre 

and Tamworth Station. Despite these routes, the site remains 

predominantly disconnected from the wider sustainable travel network, 

with a risk that future residents are likely to rely on private vehicle. This 

would add to pressure in an area which is already experiencing notable 

highways issues. 

SAO8 

Air, Light and 

Noise Pollution 

0 

The impact of the site option on air, light and noise pollution depends 

largely on future scheme design, which cannot be assessed at this stage. 
While development is inevitably expected to increase traffic and 

associated air pollution, the scale of change for individual sites is 

uncertain. The site option is therefore assessed as having negligible 

effects on this objective. Related effects on sustainable transport are 

considered separately under SAO7. 

Not applicable. No likely significant effects are 

anticipated. 

SAO9 

Soils and 

Water 

Pollution  

(i) -/? 

A section of the southern boundary directly adjoins the River Anker. 

Given its proximity, redevelopment introduces a potential risk for water 

quality to be negatively impacted, although such risks are generally 

capable of being mitigated. 

 

(ii) 0 Wholly greenfield site. Potential for contamination and/or remediation is 

unlikely. 
 

SAO10 

Minimising 

Contributions to 

Climate Change 

0 

Whilst new development will inevitably lead to an increase in 

greenhouse gas emissions, the location of individual site options will not 

have a direct effect on the causes of climate change. Effects will largely 

depend on the detailed proposals for sites, including their construction 

and design, which would be influenced by policies in the emerging TBLP 

and details submitted at the planning application stage. The effect of the 

site option on this SA objective is assessed as negligible. Related 

sustainable travel considerations are addressed separately under SAO7. 

 

SAO11 0 The location of development will not affect the achievement of this 

objective as effects will depend largely on the detailed proposals for sites 
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Adapting to 

Climate Change 

and their design, which would be influenced by policies in the emerging 

TBLP and details submitted at the planning application stage. The effect 

of the site option on this SA objective is assessed as negligible. The 

related effects of site options on flood risk in the borough are 

considered separately under SAO12. 

SAO12 
Flood Risk 

0 

A significant majority of the site is located within Flood Zone 1, which 

has the lowest risk of fluvial flooding. A small area (1.1%) is designated as 

Flood Zone 3, concentrated along the boundary which separates the site 
from the River Anker. Although the majority of this is Flood Zone 3b, it 

is considered so small that it should not be considered to have any 

significant effects. 

 

SAO13 

Biodiversity 
-/? 

The site comprises undeveloped agricultural land with low levels of trees 

and vegetation. These are likely to support habitats of some ecological 

value, although the precise baseline is unknown. Redevelopment would 

result in the loss of greenfield land and some vegetation, with internal 

field-boundary features potentially challenging to retain, while boundary 

vegetation may be capable of incorporation into a future layout. The site 

borders the River Anker, with the River Anker BAS located around 30m 

away, indicating locally important habitats and species. Although impacts 

may be avoidable through layout and buffering, development would 

occur in close proximity to the river corridor and therefore, there is 

potential for indirect effects. Three further ecological receptors are 

located within 1km of the site (Warwickshire Moor SBI at 380m and 

Warwickshire Moor LNR at 960m). 

 

SAO14 

Historic 

Environment 

-/? 

The eastern boundary of the site falls approximately 350m from the 

edge of the Amington Hall Conservation Area, separated only by several 

agricultural land parcels. Given its degree of separation, the site is likely 

visible from parts of the Conservation Area, indicating potential for 

effects on its wider setting. There would likely be limited scope to 

meaningfully reduce any impacts. Proximity to Amington Hall (Grade II 

listed building) and Arkall Farmhouse (Grade II listed building) are noted. 
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SAO15 

Landscape and 

Townscape 

-- 

The site is one of the few remaining larger undeveloped areas within an 

otherwise urbanised borough, contributing to the landscape character 

and sense of openness in the north of Tamworth. Although it lies close 

to recent examples of significant residential development around Ashby 

Road, it remains distinct as a sizeable open area. Development of 200 

dwellings would introduce a substantial area of built form into currently 
open land, resulting in a clear change to the surrounding character. 

Effects on landscape character and visual amenity would be challenging 

to mitigate. 

 

SAO16  

Land 

Resources 

(i) -- The site is wholly greenfield of environmental and landscape value.  

(ii) - Under ALC, the site is wholly classified as Grade 2 agricultural land.  

(iii) -/? 
The site is partially covered by a Minerals Safeguarding Area (MSA), 

covering around two thirds of the site. This designation predominantly 

affects its southern portion. 

 

SAO17 

Waste 
0 

While all new development will inevitably involve an increase in waste 

generation, it is assumed that all are likely to offer sustainable waste 

management or recycling practices. However, the impacts of new 

development on waste generation and recycling will not be determined 

by its location. Effects will ultimately depend on factors such as waste 

management policies, processes and facilities available in and around the 

borough – all of which cannot be determined at this strategic level of 

assessment. The effect of the site option is therefore assessed as 
negligible. 
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H23: Land North of Moor Lane 

SHLAA Ref: 22/095 Site H23: Land North of Moor Lane Capacity: 61 

Site Description: 

Located off Moor Lane, the site comprises a substantial area of greenfield land currently in equestrian use. The site contributes to one of the few 

extensive open areas within an otherwise predominantly urban borough. Vehicular access would be achieved via Moor Lane. 

Summary of Likely Effects: 
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Detailed Assessment of Likely Effects: 

 

SA Objective Score Commentary Potential Mitigation/Enhancement 

SAO1 

Economy 
0 

The site is currently occupied for equestrian purposes, currently 
accommodating grazing. Redevelopment of the site to accommodate 

residential development is therefore not anticipated to have a 

significant effect on the local economy. 
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SAO2 

Employment 
0 

For residential site options, the location of development is not 

anticipated to materially influence the quantity and quality of 

employment opportunities. Accordingly, the effect of the site option 

on this SA objective is assessed as negligible. 

 

SAO3 
Accessibility 

+ 

The site performs well in terms of access to local services, facilities 

and employment opportunities. Although it is not located in close 

proximity to the town centre, it does lie in close proximity to a 

designated local centre that provides a good range of day-to-day 
services and facilities. The site also benefits from good access to 

sustainable travel modes, with a range of active travel and public 

transport routes available nearby. There are no Strategic 

Employment Areas within close proximity. 

 

SAO4 

Health and 

Wellbeing 

++ 

The site performs well in supporting active and healthier lifestyles. It 

is well situated in terms of access to outdoor spaces and healthcare 

facilities, benefitting from direct adjacency to the Anker Valley 

Sports Complex. Further afield, there are several instances of open 

space within a reasonable distance that are of various functions and 

sizes. A PRoW runs also along the eastern boundary that provides 

active travel opportunities to the wider open area around the north 

of Tamworth. Several healthcare facilities are located nearby. 

 

SAO5 

Quality of Life 
0 

The effects of the site option on safety and community cohesion will 

largely be determined by detailed proposals, which will be addressed 

at the planning application stage and are outside the scope of this 

assessment. As these factors cannot be distinguished at this stage, 

the effect of the site option on this SA objective is assessed as 

negligible. Related considerations on access to services are 

addressed under SAO3 and SAO4. 

 

SAO6 

Housing 
++ The site is anticipated to deliver 61 dwellings, making a positive 

contribution to housing need. 
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SAO7 

Sustainable 
Travel 

+ 

The site is reasonably connected to the borough’s sustainable travel 

network. There are six bus stops located within a 450m radius of 

the site, with Tamworth Station approximately 1.8km to the north 

east. Although its reasonable proximity is noted, the nature of the 

interweaving urban form mean that any actual route to access rail 

travel is likely to be significantly greater, and this constraint has been 
taken into account. A well-connected cycle route falls within a 

reasonable distance of the site, which provides onward linkages to 

education, ecological sites and open space, whilst a PRoW runs 

along the eastern boundary of the site, providing greater 

opportunities for active travel. 

 

SAO8 

Air, Light and 

Noise Pollution 

0 

The impact of the site option on air, light and noise pollution 

depends largely on future scheme design, which cannot be assessed 

at this stage. While development is inevitably expected to increase 

traffic and associated air pollution, the scale of change for individual 

sites is uncertain. The site option is therefore assessed as having 

negligible effects on this objective. Related effects on sustainable 

transport are considered separately under SAO7. 

 

SAO9 

Soils and 

Water 

Pollution  

(i) -/? 

The site lies within close proximity to several watercourses, 

including the River Anker (at 75m away) and the Coventry Canal (at 

130m away). Given its proximity to the River Anker and the lack of 

physical barrier, development introduces a potential risk for its 

water quality to be negatively impacted, although such risks are 

generally capable of being mitigated. In respect of the Coventry 

Canal specifically, the physical separation provided by the railway 

line means that significant effects are unlikely.  

 

 

The potential level of risk to the nearby River 

Anker is not yet defined and would need to be 

better understood at the planning application stage. 

Depending on the level of risk identified, 

proportionate SuDS measures could be 

incorporated to help manage run-off and protect 

water quality if required. This would be managed 

through the relevant policies of the emerging 

TBLP. 

(ii) 0 Wholly greenfield land. Potential for contamination and/or 

remediation is unlikely. 
Further work required to establish the baseline. 
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SAO10 

Minimising 

Contributions to 
Climate Change 

0 

Whilst new development will inevitably lead to an increase in 

greenhouse gas emissions, the location of individual site options will 

not have a direct effect on the causes of climate change. Effects will 

largely depend on the detailed proposals for sites, including their 

construction and design, which would be influenced by policies in 

the emerging TBLP and details submitted at the planning application 
stage. The effect of the site option on this SA objective is assessed 

as negligible. Related sustainable travel considerations are addressed 

separately under SAO7. 

 

SAO11 

Adapting to 

Climate Change 

0 

The location of development will not affect the achievement of this 

objective as effects will depend largely on the detailed proposals for 

sites and their design, which would be influenced by policies in the 

emerging TBLP and details submitted at the planning application 

stage. The effect of the site option on this SA objective is assessed 

as negligible. The related effects of site options on flood risk in the 

borough is considered separately under SAO12. 

 

SAO12 

Flood Risk 
0 

Just under a quarter (24%) of the site is at risk from flooding to 

some degree, concentrated in the corner of the site which sits 

adjacent to the sports facility and caravan park. Although the 

majority (17.9%) of this is Flood Zone 3, its spatial clustering means 

that avoidance through design and layout may be possible. 

Given its limited extent and location at the site’s 

periphery, it is likely feasible for development to 

avoid land affected by flood risk. 

SAO13 

Biodiversity 
-/? 

The site comprises predominantly undeveloped agricultural land 

with clusters of tree and vegetation cover. These are likely to 

support habitats of some ecological value, although the precise 

baseline is unknown. Development would result in the loss of 

greenfield land, but much of the existing tree and vegetation cover is 

concentrated along the site boundary and could potentially be 

retained within a future layout. Seven ecological receptors lie within 

1km of the site (River Anker BAS at 210m, Brindley Drive SBI at 

290m, SSSI at 380m, the Hodge Lane LNR and SBI at 510m, 

Amington Hall Fishponds SBI at 580m, Warwickshire Moor SBI at 

Retention of boundary trees and vegetation where 

feasible. Baseline conditions will need to be 

confirmed through a proportionate ecological 

survey at the planning application stage. If required, 

development should incorporate appropriate 

measures to mitigate any potential adverse effects, 

and where appropriate, deliver opportunities for 

ecological enhancement. These requirements 

would be secured through the relevant policies of 

the emerging TBLP. 
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780m, and The Decoy SBI at 910m), indicating ecological sensitivity 

in the wider landscape. However, given the degree of separation, 

significant direct or indirect effects on these designations are 

unlikely. 

SAO14 

Historic 
Environment 

-? 

There are conservation areas and listed buildings to both the north 

and south of the site. Effects on the southern assets are likely to be 

limited due to the physical and visual separation created by existing 

residential development and the railway line. To the north, only 
agricultural land lies between the site and nearby assets, creating 

visibility and increasing the potential for development to influence 

their setting.  

Further work is required to establish the likelihood 

of significant effect, but should one exist, there 

would likely be limited scope to meaningfully 
reduce any impacts. 

SAO15 

Landscape and 

Townscape 

-- 

The site comprises greenfield land forming one of the few notable 

open areas within an otherwise predominantly urban borough. 

Although adjoining existing development, the land contributes to the 

perception of openness. Parts of the surrounding landscape are 

designated as a conservation area, and the site is visible from these 

areas. Together, these factors contribute to an area of high 

landscape sensitivity and value. Development of 61 homes would 

introduce a substantial addition of built form, resulting in the 

significant alteration of openness. Such a scale of change would alter 

the existing landscape considerably, and detrimental effects on both 

landscape character and visual amenity are likely to be difficult to 

mitigate, even with the potential retention of some landscape 

features. 

The anticipated negative effect on landscape 

character and visual amenity can only be minimised 

rather than fully addressed. Measures such as the 

retention of existing vegetation, a landscape-led 

design and layout, the use of appropriate materials 

and the integration of green infrastructure would 

help to would help to soften the visual impact of 

development. These would be achieved through 

the relevant policies of the emerging TBLP. 

Although these approaches would reduce the 

severity of effects, they would not remove the 

fundamental change to the site’s open character. 

SAO16  

Land 

Resources 

(i) -- The site is wholly greenfield land of high landscape value as well as 

varying degrees of environmental value. 
 

(ii) - 
In line with ALC, the entirety of the site is apportioned between 

Grade 2 agricultural land (68.4%) around the eastern section and 

Grade 4 agricultural land (31.6%) around the western section.  

Allocation for housing would result in an 

unavoidable and permanent loss of BMV land. 

Where possible, layout should seek to minimise 

the extent of BMV affected, although the coverage 
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of BMV means that complete avoidance is 

unachievable. 

(iii) -/? The entirety of the site falls within a Minerals Safeguarding Area 

(MSA). 

Further work is required to establish the exact 

baseline for the site. Potential for safeguarding or 

prior extraction may need to be considered. 

SAO17 

Waste 
0 

While all new development will inevitably involve an increase in 

waste generation, it is assumed that all are likely to offer sustainable 

waste management or recycling practices. However, the impacts of 

new development on waste generation and recycling will not be 

determined by its location. Effects will ultimately depend on factors 

such as waste management policies, processes and facilities available 
in and around the borough – all of which cannot be determined at 

this strategic level of assessment. The effect of the site option is 

therefore assessed as negligible. 
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H24: Land at Coton Lane 

SHLAA Ref: 22/096 Site H24: Land at Coton Lane Capacity: 90 

Site Description: 

The site comprises greenfield land accessed from Coton Lane. It lies adjacent to the railway line and is located near to both residential and industrial 

uses. Significant expanses of greenfield land also adjoin its boundary. 

Summary of Likely Effects: 
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Detailed Assessment of Likely Effects: 

 

SA Objective Score Commentary Potential Mitigation/Enhancement 

SAO1 

Economy 
0 Redevelopment of the site would not involve the loss of any 

employment uses. 

Not applicable. No likely significant effects are 

anticipated. 
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SAO2 

Employment 
0 

For residential site options, the location of development is not 

anticipated to materially influence the quantity and quality of 

employment opportunities. Accordingly, the effect of the site option 

on this SA objective is assessed as negligible. 

Not applicable. No likely significant effects are 

anticipated. 

SAO3 
Accessibility 

++ 

The site performs well in terms of access to local services, facilities 

and employment opportunities. Although it is not located in close 

proximity to the town centre, it does lie in close proximity to a 

designated local centre that provides a good range of day-to-day 
services and facilities. This local centre is within a reasonable and 

convenient walking distance. The site also benefits strong public 

transport connectivity. The Lichfield Road Industrial Estate is located 

opposite, offering additional access to jobs and services. 

 

SAO4 

Health and 

Wellbeing 

+ 

The site performs reasonably well in supporting healthier and more 

active lifestyles. A comprehensive range of open spaces fall within 

close proximity of the site, including Wiggington Park and a dedicated 

sports facility. An extensive PRoW runs close to the western 

boundary, offering opportunities for active travel in the surrounding 

open area. Although these offer strong opportunities for physical 

activity and recreation, the site is partially limited by its lack of access 

to healthcare facilities within a reasonable proximity. 

 

 

 
0 

The effects of the site option on safety and community cohesion will 

largely be determined by detailed proposals, which will be addressed 

at the planning application stage and are outside the scope of this 

assessment. As these factors cannot be distinguished at this stage, the 

effect of the site option on this SA objective is assessed as negligible. 

Related considerations on access to services are addressed under 

SAO3 and SAO4. 

Not applicable. No likely significant effects are 

anticipated. 

SAO6 

Housing 
++ The site is anticipated to deliver 90 dwellings, making a positive 

contribution to housing need. 
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SAO7 

Sustainable 

Travel 

+ 

The site is reasonably connected to the borough’s sustainable travel 

network. There are three bus stops located within a 450m radius of 

the site. A well-connected cycle route falls within a reasonable 

distance of the site, whilst an extensive PRoW runs close to the 

western boundary, offering opportunities for active travel in the 

surrounding open area. Tamworth Station is located beyond what is 
considered a reasonable distance. 

 

SAO8 

Air, Light and 

Noise Pollution 

0 

The impact of the site option on air, light and noise pollution depends 
largely on future scheme design, which cannot be assessed at this 

stage. While development is inevitably expected to increase traffic 

and associated air pollution, the scale of change for individual sites is 

uncertain. The site option is therefore assessed as having negligible 

effects on this objective. Related effects on sustainable transport are 

considered separately under SAO7. 

Not applicable. No likely significant effects are 

anticipated. 

SAO9 

Soils and 

Water 

Pollution  

(i) -/? 

Although the site does not fall within close proximity of any major 

watercourses, records indicate that an unnamed, minor river runs 

through the site. Given this, redevelopment introduces a risk for 

direct effects on water quality.  

The potential level of risk to the watercourse is 

not yet defined and would need to be better 

understood at the planning application stage. 

Depending on the level of risk identified, retaining 

existing riparian vegetation, providing an 

appropriate buffer zone and incorporating 

proportionate SuDS measures could help manage 

run-off and protect water quality if required. This 

would be managed through the relevant policies 

of the emerging TBLP.  

(ii) 0 Wholly greenfield land. Potential for contamination and/or 

remediation is unlikely. 

Not applicable. No likely significant effects are 

anticipated. 

SAO10 

Minimising 

Contributions to 

Climate Change 

0 

Whilst new development will inevitably lead to an increase in 

greenhouse gas emissions, the location of individual site options will 

not have a direct effect on the causes of climate change. Effects will 

largely depend on the detailed proposals for sites, including their 

Not applicable. No likely significant effects are 

anticipated. 
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construction and design, which would be influenced by policies in the 

emerging TBLP and details submitted at the planning application stage. 

The effect of the site option on this SA objective is assessed as 

negligible. Related sustainable travel considerations are addressed 

separately under SAO7. 

SAO11 
Adapting to 

Climate Change 

0 

The location of development will not affect the achievement of this 

objective as effects will depend largely on the detailed proposals for 

sites and their design, which would be influenced by policies in the 
emerging TBLP and details submitted at the planning application stage. 

The effect of the site option on this SA objective is assessed as 

negligible. The related effects of site options on flood risk in the 

borough is considered separately under SAO12. 

Not applicable. No likely significant effects are 
anticipated. 

SAO12 

Flood Risk 
--/? 

Almost the entirety (97.1%) of the site is affected by flood risk to 

some degree. The majority (84.4%) of the site falls within Flood Zone 

3, with 64.9% of the total area specifically related to Flood Zone 3b. 

Given its significant coverage, development would be unable to avoid 

areas of most severe risk. 

The extent of flood-risk coverage removes any 

capacity to apply a sequential based layout. The 

site does benefit from defences along its western 

boundary, but the forthcoming Level 2 SFRA 

would need to confirm capacity for additional 

development. 

SAO13 

Biodiversity 
-/? 

The site is entirely greenfield and contains a linear cluster of trees, 

together with a minor, unnamed river. These features are likely to 

support habitats of some ecological value, although the exact baseline 

is unknown. Designated ecological receptors (Coton House Farm 

BAS at 560m, and Broad Meadow LNR and SBI at 990m) lie further 

afield, indicating ecological sensitivity in the wider landscape but 

without a clear pathway for significant indirect effects. 

Redevelopment would nonetheless result in the loss of existing 

habitat associated with the land, trees and watercourse, the 

implications of which cannot be fully defined at this stage. 

Baseline conditions would need to be confirmed 

through a proportionate ecological survey at the 

planning application stage. If required, 

development should incorporate appropriate 

measures to ensure any potential adverse effects 

are mitigated. These requirements would be 

secured through the relevant policies of the 

emerging TBLP. 

SAO14 0 Although designated heritage assets exist in the wider area, the 

intervening urban fabric provides a high degree of physical and visual 
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Historic 

Environment 

separation. As a result, the scale and nature of the proposed 

development are unlikely to give rise to meaningful effects on their 

significance or setting. 

SAO15 

Landscape and 
Townscape 

- 

Although the site is greenfield and adjoins an extensive area of open 

countryside to the rear, its immediate context is already strongly 

influenced by residential and industrial development. As such, 
residential development of the site would represent a noticeable but 

not uncharacteristic change to the surrounding landscape. 

Any anticipated negative effects on landscape 

character and visual amenity can only be 

minimised rather than fully addressed. Measures 

such as the retention of existing vegetation, a 

landscape-led design and layout, the use of 
appropriate materials and the integration of green 

infrastructure would help to would help to soften 

the visual impact of development. These would be 

achieved through the relevant policies of the 

emerging TBLP. 

SAO16  

Land 

Resources 

(i) --/? The site is wholly greenfield land, with the exact value relating to its 

Grade 3 ALC unknown. 
 

(ii) - In line with ALC, the site is wholly classified as Grade 3 agricultural 

land. 

Allocation for housing would result in unavoidable 

and permanent loss, although the exact quality of 

the agricultural land is unknown. Given its 

coverage, although layout could seek to minimise 

the area affected, complete avoidance is not 

achievable. 

(iii) -/? The entirety of the site falls within a Minerals Safeguarding Area 

(MSA). 

Further work is required to establish the exact 

baseline for the site. Potential for safeguarding or 

prior extraction may need to be considered. 

SAO17 

Waste 
0 

While all new development will inevitably involve an increase in waste 

generation, it is assumed that all are likely to offer sustainable waste 

management or recycling practices. However, the impacts of new 

development on waste generation and recycling will not be 

determined by its location. Effects will ultimately depend on factors 

Not applicable. No likely significant effects are 

anticipated. 
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such as waste management policies, processes and facilities available 

in and around the borough – all of which cannot be determined at 

this strategic level of assessment. The effect of the site option is 

therefore assessed as negligible. 
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H25: Marmion House 

SHLAA Ref: 23/573 Site H25: Marmion House Capacity: 68 

Site Description: 

This site is located within Tamworth town centre. It is currently occupied by the Council, and comprises a high-rise building set within extensive 

hardstanding.  

Summary of Likely Effects: 
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Detailed Assessment of Likely Effects: 

 

SA Objective Score Commentary Potential Mitigation/Enhancement 

SAO1 

Economy 
-/? 

The site is currently occupied entirely for public-sector employment. 

Residential redevelopment of the site would involve the loss of this 

existing business and the wider use of the land for employment 

purposes. However, the use is likely to be relocated elsewhere in the 

borough, limiting the extent of the likely negative effect.  

The existing use would be relocated to suitable 

alternative premises in the borough. 
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SAO2 

Employment 
0 

For residential site options, the location of development is not 

anticipated to materially influence the quantity and quality of 

employment opportunities. Accordingly, the effect of the site option 

on this SA objective is assessed as negligible. 

Not applicable. No likely significant effects are 

anticipated. 

SAO3 

Accessibility 
++ 

The site benefits significantly from its town centre location, with a 

varied range of services, facilities and employment opportunities 

located within a short and convenient distance. The site also benefits 

from the town centre’s good multimodal connectivity, enabling 
potential access to additional services across the wider borough. Two 

strategic employment areas are also located within close proximity, 

further strengthening overall accessibility.  

 

SAO4 

Health and 

Wellbeing 

++ 

The site performs well in supporting healthy, active lifestyles. It is well 

situated in terms of access to outdoor spaces and healthcare facilities, 

benefitting from its town centre location. It is in close proximity to 

the Castle Grounds, which is an extensive area of multifunctional 

open space offering leisure, recreation and cultural opportunities. 

The site is also in close proximity to a PRoW and established cycle 

routes, offering additional opportunities for physical activity. 

 

SAO5 

Quality of Life 
0 

The effects of the site option on safety and community cohesion will 

largely be determined by detailed proposals, which will be addressed 

at the planning application stage and are outside the scope of this 

assessment. As these factors cannot be distinguished at this stage, the 

effect of the site option on this SA objective is assessed as negligible. 

Related considerations on access to services are addressed under 

SAO3 and SAO4. 

Not applicable. No likely significant effects are 

anticipated. 

SAO6 

Housing 
++ The site is anticipated to deliver 68 dwellings, making a positive 

contribution to housing need. 
 

SAO7 ++ The site benefits from strong multimodal accessibility due to its town 

centre location, with numerous bus stops within walking distance and 
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Sustainable 

Travel 

Tamworth Station located approximately 750m away. There are also 

several well-connected cycle routes within close proximity, offering 

sustainable travel opportunities to a range of destinations including 

employment areas, open space, ecological sites and out-of-centre 

retail. The site is also in reasonable proximity to a PRoW. This level 

of connectivity is likely to support reduced reliance on the private 
car.  

SAO8 

Air, Light and 

Noise Pollution 

0 

The impact of the site option on air, light and noise pollution depends 
largely on future scheme design, which cannot be assessed at this 

stage. While development is inevitably expected to increase traffic 

and associated air pollution, the scale of change for individual sites is 

uncertain. The site option is therefore assessed as having negligible 

effects on this objective. Related effects on sustainable transport are 

considered separately under SAO7. 

Not applicable. No likely significant effects are 

anticipated. 

SAO9 

Soils and 

Water 

Pollution  

(i) 0 
The closest watercourse is the River Tame, located 225m to the 

south of the site. Given the extent of physical separation, it is unlikely 

that development of the site would have any significant impacts. 

Not applicable. No likely significant effects are 

anticipated. 

(ii) 0/? 

Given the existing use of the site, the potential for contamination and 

subsequent opportunities for remediation are considered unlikely, 

but the exact baseline is unknown. 

 

Further investigation is required to establish the 

baseline. 

SAO10 

Minimising 

Contributions to 

Climate Change 

0 

Whilst new development will inevitably lead to an increase in 

greenhouse gas emissions, the location of individual site options will 

not have a direct effect on the causes of climate change. Effects will 

largely depend on the detailed proposals for sites, including their 

construction and design, which would be influenced by policies in the 

emerging TBLP and details submitted at the planning application stage. 

The effect of the site option on this SA objective is assessed as 

negligible. Related sustainable travel considerations are addressed 

separately under SAO7. 

Not applicable. No likely significant effects are 

anticipated. 
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SAO11 

Adapting to 

Climate Change 

0 

The location of development will not affect the achievement of this 

objective as effects will depend largely on the detailed proposals for 

sites and their design, which would be influenced by policies in the 

emerging TBLP and details submitted at the planning application stage. 

The effect of the site option on this SA objective is assessed as 

negligible. The related effects of site options on flood risk in the 
borough is considered separately under SAO12. 

Not applicable. No likely significant effects are 

anticipated. 

SAO12 
Flood Risk 

0 The entirety of the site falls within Flood Zone 1, which has the 
lowest risk of fluvial flooding. 

Not applicable. No likely significant effects are 
anticipated. 

SAO13 

Biodiversity 
0/? 

As a previously developed site dominated by hardstanding, it is 

unlikely to support habitats of notable ecological value. Direct 
biodiversity impacts from redevelopment are anticipated to be 

limited. The site lies in the vicinity of several designated ecological 

receptors (Broad Meadow LNR and SBI at around 280m, Bole Bridge 

SBI at around 510m, and Warwickshire Moor LNR and SBI at around 

950m). Although proximity to sensitive sites is noted, the land is 

already in active use and benefits from a physical degree of 

separation. Given this, and the relatively modest scale of 

development proposed, effects on nearby designations are likely to 

be negligible, although exact impacts are unknown at this stage. 

Baseline conditions may need to be confirmed 

through a proportionate ecological survey at the 

planning application stage. If required, 

development should incorporate appropriate 

measures to ensure any potential adverse effects 

are mitigated. These requirements would be 

secured through the relevant policies of the 

emerging TBLP. 

SAO14 

Historic 

Environment 

-/+ 

The site is located within Tamworth town centre and sits close to a 

range of designated heritage assets. Redevelopment therefore has the 

potential to affect the significance and setting of these designated 

heritage assets. The site’s current condition offers scope for 

redevelopment that could better reveal or enhance the significance 

and setting of the conservation area and nearby assets. 

Development should minimise harm to nearby 

heritage assets through sensitive design, and seek 

opportunities to enhance their setting where 

appropriate. This will be secured by the policies 

of the emerging TBLP. 

SAO15 

Landscape and 

Townscape 

+/? 

Although the site occupies a prominent position on the corner of 

Lichfield Street and Aldergate, it currently makes a limited 

contribution to the wider character of the area. Redevelopment 

provides an opportunity to enhance the townscape through high-
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quality design and improved integration with the surrounding 

streetscape. 

SAO16  

Land 

Resources 

(i) ++ The site is wholly previously developed, capable of efficient reuse. 
Given its location, look to optimise the density of 

the site. 

(ii) + In accordance with ALC, the site is wholly classified as ‘urban’. No specific enhancement measures required. 

(iii) -/? The entirety of the site falls within a Minerals Safeguarding Area 

(MSA). 

Further work is required to establish the exact 

baseline for the site. Potential for safeguarding or 

prior extraction may need to be considered. 

SAO17 

Waste 
0 

While all new development will inevitably involve an increase in waste 

generation, it is assumed that all are likely to offer sustainable waste 

management or recycling practices. However, the impacts of new 

development on waste generation and recycling will not be 

determined by its location. Effects will ultimately depend on factors 

such as waste management policies, processes and facilities available 

in and around the borough – all of which cannot be determined at 

this strategic level of assessment. The effect of the site option is 

therefore assessed as negligible. 

Not applicable. No likely significant effects are 

anticipated. 
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H26: Anker Sidings 

SHLAA Ref: 23/574 Site H26: Anker Sidings Capacity: 10 

Site Description: 

Located off Glascote Road and set back from the highway, the site is enclosed by residential development, with a canal adjoining its western boundary. 

It is currently occupied for industrial purposes, including recycling and waste-related operations. The site is set back from the road and access through 

residential development. 

Summary of Likely Effects: 
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Detailed Assessment of Likely Effects: 

 

SA Objective Score Commentary Potential Mitigation/Enhancement 
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SAO1 

Economy 
- 

The site is currently occupied entirely for industrial purposes. 

Residential redevelopment of the site would involve the loss of the 

existing business and the wider use of the land for employment 

purposes. 

The loss of the existing employment use is an 

unavoidable consequence of allocating the site for 

housing, however, wider economic policies within 

the emerging TBLP will continue to support and 

promote economic growth across the borough. 

SAO2 

Employment 
0 

For residential site options, the location of development is not 

anticipated to materially influence the quantity and quality of 

employment opportunities. Accordingly, the effect of the site option 
on this SA objective is assessed as negligible. 

Not applicable. No likely significant effects are 

anticipated. 

SAO3 

Accessibility 
+ 

The site is well connected to a range of key service and facilities. It is 

located approximately 700m from the edge of the town centre, which 
provides a wide range of services, facilities and employment 

opportunities. There is also a local centre within close proximity, 

which offers a range of localised services and facilities. The location 

benefits from good access by sustainable means, with established 

walking and cycling routes and public transport options available 

within the surrounding area. There are no SEAs within close 

proximity. 

 

SAO4 

Health and 

Wellbeing 

++ 

The site performs well in supporting healthy, active lifestyles. The site 

is located in reasonable walking distance of the town centre, which 

offers a range of healthcare facilities.  The site is also within close 

proximity of both a PRoW, formal cycle routes and the adjacent 

canal path, offering additional opportunities for physical activity. 

Several instances of open space fall within close proximity. 

 

 

SAO5 

Quality of Life 
0 

The effects of the site option on safety and community cohesion will 

largely be determined by detailed proposals, which will be addressed 

at the planning application stage and are outside the scope of this 

assessment. As these factors cannot be distinguished at this stage, the 

effect of the site option on this SA objective is assessed as negligible. 

Not applicable. No likely significant effects are 

anticipated. 
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Related considerations on access to services are addressed under 

SAO3 and SAO4. 

SAO6 

Housing 
++ The site is anticipated to deliver 10 dwellings, making a positive 

contribution to housing need. 
 

SAO7 

Sustainable 

Travel 

++ 

The site is well connected to the borough’s sustainable transport 

network. There are six bus stops within a 450m radius of the site, all 

easily accessible via Glascote Road. Tamworth Station is 1km away, 

whilst there is a PRoW within a reasonable walking distance. The site 

is nearby a cycle route along Glascote Road, which provides 

opportunities for sustainable onward connection to open space, 

ecological sites, local centres, education and sports facilities. 

 

SAO8 

Air, Light and 

Noise Pollution 

0 

The impact of the site option on air, light and noise pollution depends 

largely on future scheme design, which cannot be assessed at this 
stage. While development is inevitably expected to increase traffic 

and associated air pollution, the scale of change for individual sites is 

uncertain. The site option is therefore assessed as having negligible 

effects on this objective. Related effects on sustainable transport are 

considered separately under SAO7. 

Not applicable. No likely significant effects are 

anticipated. 

SAO9 

Soils and 

Water 

Pollution  

(i) -/? 

The eastern boundary directly adjoins the Coventry Canal, located 

around 5m from the actual watercourse. Given its proximity, 

redevelopment introduces a potential risk for water quality to be 

negatively impacted, although such risks are generally capable of being 

mitigated. 

The potential level of risk to the adjoining canal is 

not yet defined and would be better understood 

at the planning application stage. Given the site’s 

higher level and the separation provided by the 

towpath, any mitigation would likely focus on 

managing downslope run-off. Depending on the 

level of risk identified, incorporating 

proportionate SuDS measures could help to 

control run-off and protect water quality if 

required. These measures would be secured 

through the relevant policies of the emerging 

TBLP. 
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(ii) +/? Brownfield site with potential to address any on-site contamination 

through redevelopment, although the exact baseline is unknown. 

Further work required to establish the exact 

baseline. 

SAO10 

Minimising 

Contributions to 

Climate Change 

0 

Whilst new development will inevitably lead to an increase in 

greenhouse gas emissions, the location of individual site options will 

not have a direct effect on the causes of climate change. Effects will 

largely depend on the detailed proposals for sites, including their 

construction and design, which would be influenced by policies in the 

emerging TBLP and details submitted at the planning application stage. 
The effect of the site option on this SA objective is assessed as 

negligible. Related sustainable travel considerations are addressed 

separately under SAO7. 

Not applicable. No likely significant effects are 

anticipated. 

SAO11 

Adapting to 

Climate Change 

0 

The location of development will not affect the achievement of this 

objective as effects will depend largely on the detailed proposals for 

sites and their design, which would be influenced by policies in the 

emerging TBLP and details submitted at the planning application stage. 

The effect of the site option on this SA objective is assessed as 

negligible. The related effects of site options on flood risk in the 

borough is considered separately under SAO12. 

Not applicable. No likely significant effects are 

anticipated. 

SAO12 

Flood Risk 
0 The entirety of the site falls within Flood Zone 1, which has the 

lowest risk of fluvial flooding. 

Not applicable. No likely significant effects are 

anticipated. 

SAO13 

Biodiversity 
0/? 

As a previously developed site dominated by an industrial unit and 

hardstanding, it is unlikely to support habitats of notable ecological 

value. Direct biodiversity impacts from redevelopment are 

anticipated to be limited. The site lies within the vicinity of several 

designated ecological receptors (Kettle Brook LNR at around 470m, 

Bole Bridge SBI at around 600m, Warwickshire Moor LNR and SBI at 

around 600m, and Kettle Brook BAS at around 620m). Although 

proximity to sensitive sites is noted, the land is already in active 

industrial use and benefits from physical separation. Given this 

baseline and the relatively modest scale of development proposed, 

Baseline conditions may need to be confirmed 

through a proportionate ecological survey at the 

planning application stage. If required, 

development should incorporate appropriate 

measures to ensure any potential adverse effects 

are mitigated. These requirements would be 

secured through the relevant policies of the 

emerging TBLP. 
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effects on nearby designations are likely to be negligible, although 

exact impacts are unknown at this stage. 

SAO14 

Historic 

Environment 

0 

Although designated heritage assets exist in the wider area, the 

intervening urban fabric provides a high degree of physical and visual 

separation. As a result, the scale and nature of the proposed 

development are unlikely to give rise to meaningful effects on their 

significance or setting. 

 

SAO15 

Landscape and 
Townscape 

+/? 

The site is set back from Glascote Road and visually screened by 

surrounding residential development. The existing industrial building 

and associated hardstanding is poorly integrated with the wider 

residential area, and as such, the site contributes little to the 
surrounding character. Redevelopment offers the potential to 

improve both the streetscape and the landscape edge adjoining the 

Coventry Canal. 

 

SAO16  
Land 

Resources 

(i) ++ The site is wholly previously developed, capable of efficient reuse.  

(ii) + In accordance with ALC, the entirety of the site is located within the 

‘urban’ area. 
No specific enhancement measures required. 

(iii) -/? 

The site is partially covered by a Mineral Safeguarding Area (MSA). 

This covers around 20% of the site, and is concentrated around its 

north-western corner, along the boundary adjoining the adjacent 

residential development. 

Further work is required to establish the exact 

baseline for the site. Potential for safeguarding or 

prior extraction may need to be considered. 

SAO17 

Waste 
0 

While all new development will inevitably involve an increase in waste 

generation, it is assumed that all are likely to offer sustainable waste 

management or recycling practices. However, the impacts of new 
development on waste generation and recycling will not be 

determined by its location. Effects will ultimately depend on factors 

such as waste management policies, processes and facilities available 

in and around the borough – all of which cannot be determined at 

Not applicable. No likely significant effects are 

anticipated. 
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this strategic level of assessment. The effect of the site option is 

therefore assessed as negligible. 
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H27: Land Adjacent to Millfield House 

SHLAA Ref: 23/575 Site H27: Land Adjacent to Millfield House Capacity: 30 

Site Description: 

Located off Lichfield Road, the site comprises an infill greenfield located between residential and industrial uses. It adjoins the River Tame to the rear 

and is characterised by extensive tree and vegetation cover.  

Summary of Likely Effects: 
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Detailed Assessment of Likely Effects: 

 

SA Objective Score Commentary Potential Mitigation/Enhancement 

SAO1 

Economy 
0 Redevelopment of the site would not involve the loss of any 

employment uses. 

Not applicable. No likely significant effects are 

anticipated. 

SAO2 
Employment 

0 For residential site options, the location of development is not 
anticipated to materially influence the quantity and quality of 

Not applicable. No likely significant effects are 
anticipated. 
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employment opportunities. Accordingly, the effect of the site option 

on this SA objective is assessed as negligible. 

SAO3 

Accessibility 
++ 

The site is well connected to a range of key service and facilities. It is 

located approximately 700m from the edge of the town centre, which 

provides a wide range of services, facilities and employment 

opportunities. The location benefits from good access by sustainable 

means, with established walking and cycling routes and public 

transport options available within the surrounding area. The Lichfield 
Industrial Estate sits opposite the site, with a further strategic 

employment area located 600m to the south. The proximity of both 

of these areas to the site offers additional access to employment and 

services. 

 

SAO4 

Health and 

Wellbeing 

++ 

The site performs well in supporting healthy and active lifestyles. The 

site falls within a reasonable walking distance of the town centre, 

which provides access to a wide range of healthcare facilities. Broad 

Meadow LNR and an extensive area of open space lie adjacent to the 

site’s southern edge, and these can be reasonably accessed by 

sustainable means through a nearby residential area. These areas both 

offer meaningful opportunities for health and recreation. A PRoW is 

located approximately 250m away, which further enhances 

opportunities for active travel. 

 

SAO5 

Quality of Life 
0 

The effects of the site option on safety and community cohesion will 

largely be determined by detailed proposals, which will be addressed 

at the planning application stage and are outside the scope of this 

assessment. As these factors cannot be distinguished at this stage, the 

effect of the site option on this SA objective is assessed as negligible. 

Related considerations on access to services are addressed under 

SAO3 and SAO4. 

Not applicable. No likely significant effects are 

anticipated. 

SAO6 

Housing 
++ The site is anticipated to deliver 30 dwellings, making a positive 

contribution to housing need. 
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SAO7 

Sustainable 

Travel 

++ 

The site is well-connected to the sustainable travel network. There 

are seven bus stops within a 450m radius of the site, all located along 

the Lichfield Road. Tamworth Station is 1.8km away, accessible via 

the town centre. A well-connected cycle route is located in close 

proximity, which offers opportunities for sustainable travel to a range 

of destinations, including the open space, public parks and the 
Lichfield Road Strategic Employment Area. The closest PRoW is 

250m away. 

 

SAO8 

Air, Light and 

Noise Pollution 

0 

The impact of the site option on air, light and noise pollution depends 

largely on future scheme design, which cannot be assessed at this 

stage. While development is inevitably expected to increase traffic 

and associated air pollution, the scale of change for individual sites is 

uncertain. The site option is therefore assessed as having negligible 

effects on this objective. Related effects on sustainable transport are 

considered separately under SAO7. 

Not applicable. No likely significant effects are 

anticipated. 

SAO9 

Soils and 

Water 

Pollution  

(i) -/? 

The southern boundary directly adjoins the River Tame. Given its 

proximity, redevelopment introduces a potential risk for water 

quality to be negatively impacted, although such risks are generally 

capable of being mitigated. 

The potential level of risk to the adjoining 

watercourse is not yet defined and would need to 

be better understood at the planning application 

stage. Depending on the level of risk identified, an 

appropriate buffer zone and proportionate SuDS 

measures could be incorporated to help manage 

run-off and protect water quality if required. This 

would be managed through the relevant policies 

of the emerging TBLP. Retaining and integrating 

the existing trees and vegetation along the site’s 

boundary with the watercourse within the overall 

site design could also help to mitigate any 

potential risk to water quality. 

(ii) 0 The site is wholly undeveloped. Potential for contamination and/or 

remediation is unlikely. 

Not applicable. No likely significant effects are 

anticipated. 
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SAO10 

Minimising 

Contributions to 
Climate Change 

0 

Whilst new development will inevitably lead to an increase in 

greenhouse gas emissions, the location of individual site options will 

not have a direct effect on the causes of climate change. Effects will 

largely depend on the detailed proposals for sites, including their 

construction and design, which would be influenced by policies in the 

emerging TBLP and details submitted at the planning application stage. 
The effect of the site option on this SA objective is assessed as 

negligible. Related sustainable travel considerations are addressed 

separately under SAO7. 

Not applicable. No likely significant effects are 

anticipated. 

SAO11 

Adapting to 

Climate Change 

0 

The location of development will not affect the achievement of this 

objective as effects will depend largely on the detailed proposals for 

sites and their design, which would be influenced by policies in the 

emerging TBLP and details submitted at the planning application stage. 

The effect of the site option on this SA objective is assessed as 

negligible. The related effects of site options on flood risk in the 

borough is considered separately under SAO12. 

Not applicable. No likely significant effects are 

anticipated. 

SAO12 

Flood Risk 
--/? 

Excluding a marginal extent of land fronting the Lichfield Road, the 

entirety of the site is affected by flood risk to varying degrees. The 

majority (90.2%) of this is Flood Zone 3, including a significant 

coverage (82.9%) of Flood Zone 3b. Given its extent, development 

will be unable to avoid these areas of most severe risk. The 

remainder of the site (9.6%) is designated as Flood Zone 2. 

The extent of flood-risk coverage removes any 

capacity to apply a sequential based layout. The 

site does benefit from defences along the A51, 

but the forthcoming Level 2 SFRA would need to 

confirm capacity for additional development. If the 

Council seeks to allocate H6, H12 and H27, any 

combination of sites should be considered 

together in relation to SAO12. 

SAO13 

Biodiversity 
--/? 

The site is entirely greenfield and contains a substantial concentration 

of trees and natural vegetation, particularly along its boundary with 

the River Tame. These features cover a significant proportion of the 

site and are likely to support habitats of ecological value, although the 

exact baseline is unknown.  The River Tame forms the boundary with 

the adjoining Broad Meadow LNR and SBI, providing separation but 

also likely to contribute towards connectivity. Redevelopment would 

Where feasible, incorporate existing tree cover 

along the boundary with the River Tame. Baseline 

conditions will need to be confirmed through a 

proportionate ecological survey at the planning 

application stage. If required, development should 

incorporate appropriate measures to mitigate any 

potential adverse effects, and where appropriate, 
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result in the loss of greenfield land, as well as a considerable amount 

of tree coverage and vegetation. While some boundary cover may be 

able to be retained, indirect effects on the adjacent designations 

cannot be ruled out at this stage. 

deliver opportunities for ecological enhancement. 

These requirements would be secured through 

the relevant policies of the emerging TBLP. 

SAO14 

Historic 

Environment 

0 

Although designated heritage assets exist in the wider area, the 

intervening urban fabric provides a high degree of physical and visual 

separation. As a result, the scale and nature of the proposed 

development are unlikely to give rise to meaningful effects on their 
significance or setting. 

 

SAO15 
Landscape and 

Townscape 

0/? 

The site comprises an undeveloped infill plot within a mixed 

residential and industrial area, contributing only modestly to local 
townscape character. Although it adjoins the River Tame and Broad 

Meadow LNR to the rear, its influence on the wider landscape is 

limited given the established urban context. 

Should the Council seek to allocate this site 
alongside Sites H6 and H12, it is recommended 

that their design is coordinated to deliver 

cohesive change to the surrounding townscape. 

SAO16  

Land 

Resources 

(i) -/? The site is wholly undeveloped and of low agricultural value. Its 

environmental value is unknown.  
 

(ii) + In accordance with ALC, the entirety of the site is located within the 

‘urban’ area. 
No specific enhancement measures required. 

(iii) -/? The entirety of the site falls within a Minerals Safeguarding Area 

(MSA). 

Further work is required to establish the exact 

baseline for the site. Potential for safeguarding or 

prior extraction may need to be considered. 

SAO17 

Waste 
0 

While all new development will inevitably involve an increase in waste 

generation, it is assumed that all are likely to offer sustainable waste 

management or recycling practices. However, the impacts of new 

development on waste generation and recycling will not be 

determined by its location. Effects will ultimately depend on factors 

such as waste management policies, processes and facilities available 

in and around the borough – all of which cannot be determined at 

Not applicable. No likely significant effects are 

anticipated. 
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this strategic level of assessment. The effect of the site option is 

therefore assessed as negligible. 
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H28: Land off Watling Street 

SHLAA Ref: 23/584 Site H28: Land off Watling Street Capacity: 7 

Site Description: 

Located off Watling Stret, the site forms part of an existing housing allocation, with the remaining portion already developed. It is occupied by multiple 

businesses, with several associated buildings and a considerable area of hardstanding. 

Summary of Likely Effects: 
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Detailed Assessment of Likely Effects: 
 

SA Objective Score Commentary Potential Mitigation/Enhancement 

SAO1 

Economy 
- 

The site is currently occupied entirely for commercial purposes. 

Residential redevelopment of the site would involve the loss of 

existing businesses and the wider use of the land for employment 

purposes. 

The loss of the existing employment use is an 

unavoidable consequence of allocating the site for 

housing, however, wider economic policies within 

the emerging TBLP will continue to support and 

promote economic growth across the borough. 
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SAO2 

Employment 
0 

For residential site options, the location of development is not 

anticipated to materially influence the quantity and quality of 

employment opportunities. Accordingly, the effect of the site option 

on this SA objective is assessed as negligible. 

 

SAO3 

Accessibility 
+/- 

The site is anticipated to have mixed performance in terms of 

access to local services, facilities and employment opportunities. It is 

located at a considerable distance from both the town centre and 

any defined local centres, meaning that access to these key service 
areas is more likely to be car dependent. The distance to defined 

centres is a clear constraint, but the quality and breadth of local 

provision, combined with strong public transport connectivity, 

means the site performs better that the initial distance metrics 

suggest. The site lies off Watling Street, a mixed-use corridor that, 

although not formally allocated for such means, accommodates a 

wide and varied range of facilities and services. Although these uses 

are dispersed rather than concentrated, many fall within a 

reasonable walking distance and contribute to a relatively well-

served local environment. The Tame Valley Strategic Employment 

Area is also located nearby, providing additional access to 

employment and services. 

 

SAO4 

Health and 

Wellbeing 

+/- 

The site is expected to have both positive and negative effects in 

encouraging healthy and active lifestyles. Although the site lies 

within walking distance of several instances of open space, including 

a designated ecological site, its nearby PRoW is limited in extent 

and therefore its benefits are unlikely to be as meaningful as other 

sites. Several healthcare facilities are located nearby. Despite this, 

potential adverse health impacts of greater car use should be 

considered. 

 

SAO5 

Quality of Life 
0 

The effects of the site option on safety and community cohesion will 

largely be determined by detailed proposals, which will be 

addressed at the planning application stage and are outside the 
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scope of this assessment. As these factors cannot be distinguished 

at this stage, the effect of the site option on this SA objective is 

assessed as negligible. Related considerations on access to services 

are addressed under SAO3 and SAO4. 

SAO6 

Housing 
+ The site is anticipated to deliver 7 dwellings, making a positive 

contribution to housing need. 
 

SAO7 

Sustainable 

Travel 

+/- 

The site is reasonably well connected to the borough’s sustainable 

transport network. There are a significant number (10) of bus stops 

within a 450m radius of the site, and all are feasibly accessible within 

safe and convenient distances. The entrance to Wilnecote Railway 

Station is located further up Watling Street, and the closest PRoW 
is located approximately 230m away, although its length and extent 

of connectivity to other areas is limited. There is a well-connected 

cycle route located 400m to the north of the site but given the 

separating urban form and the physical barrier provided by the 

railway line, this distance is considered to be significantly greater. 

Although connectivity to the sustainable transport network is 

noted, the site’s lack of reasonable proximity to a broader provision 

of key services and facilities means that a greater reliance on the 

private vehicle is likely. 

 

SAO8 

Air, Light and 

Noise Pollution 

0 

The impact of the site option on air, light and noise pollution 

depends largely on future scheme design, which cannot be assessed 

at this stage. While development is inevitably expected to increase 

traffic and associated air pollution, the scale of change for individual 

sites is uncertain. The site option is therefore assessed as having 

negligible effects on this objective. Related effects on sustainable 

transport are considered separately under SAO7. 

 

SAO9 (i) 0 The site does not fall in close proximity to any major or minor 

watercourses. 
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Soils and 

Water 

Pollution  

(ii) +/? Brownfield land with potential to address any on-site contamination 

through redevelopment, although the exact baseline is unknown.  

Further work required to establish the exact 

baseline. 

SAO10 

Minimising 

Contributions to 
Climate Change 

0 

Whilst new development will inevitably lead to an increase in 

greenhouse gas emissions, the location of individual site options will 

not have a direct effect on the causes of climate change. Effects will 

largely depend on the detailed proposals for sites, including their 

construction and design, which would be influenced by policies in 
the emerging TBLP and details submitted at the planning application 

stage. The effect of the site option on this SA objective is assessed 

as negligible. Related sustainable travel considerations are addressed 

separately under SAO7. 

 

SAO11 

Adapting to 

Climate Change 

0 

The location of development will not affect the achievement of this 

objective as effects will depend largely on the detailed proposals for 

sites and their design, which would be influenced by policies in the 

emerging TBLP and details submitted at the planning application 

stage. The effect of the site option on this SA objective is assessed 

as negligible. The related effects of site options on flood risk in the 

borough is considered separately under SAO12. 

 

SAO12 

Flood Risk 
0 The site is entirely within Flood Zone 1, which has the lowest risk 

of fluvial flooding. 
 

SAO13 

Biodiversity 
0/? 

As a previously developed site containing multiple commercial 

premises and associated hardstanding, it is unlikely to support 

habitats of notable ecological value. Direct biodiversity impacts from 

redevelopment are anticipated to be limited. The site lies 210m 

from the Beauchamp Industrial Park SBI, although the nearby 

highway and railway line provide strong separation. 

 

SAO14 0 Although designated heritage assets exist in the wider area, the 

intervening urban fabric provides a high degree of physical and visual 
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Historic 

Environment 

separation. As a result, the scale and nature of the proposed 

development are unlikely to give rise to meaningful effects on their 

significance or setting. 

SAO15 

Landscape and 

Townscape 

0/? 

The site is already developed for commercial purposes, with an 

active frontage onto Watling Street. The immediate area is mixed in 

character, comprising a range of industrial, commercial and 

residential uses, and therefore has low townscape sensitivity. 

Redevelopment for housing would change the appearance of the 
site, but within its mixed context such change is unlikely to affect 

overall townscape character.  

 

SAO16  

Land 

Resources 

(i) ++ The site is wholly previously developed, capable of efficient reuse.  

(ii) + In accordance with ALC, the entirety of the site is located within 

the ‘urban’ area. 
No specific enhancement measures required. 

(iii) -/? The entirety of the site falls within a Mineral Safeguarding Area 

(MSA), as well as an MSA specifically for coal and fireclay. 

Further work is required to establish the exact 

baseline for the site. Potential for safeguarding or 

prior extraction may need to be considered. 

SAO17 

Waste 
0 

While all new development will inevitably involve an increase in 

waste generation, it is assumed that all are likely to offer sustainable 

waste management or recycling practices. However, the impacts of 

new development on waste generation and recycling will not be 

determined by its location. Effects will ultimately depend on factors 
such as waste management policies, processes and facilities available 

in and around the borough – all of which cannot be determined at 

this strategic level of assessment. The effect of the site option is 

therefore assessed as negligible. 
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H29: Land West of Dunstall Lane 

SHLAA Ref: 23/585 Site H29: Land West of Dunstall Lane Capacity: 166 

Site Description: 

The site comprises a large area of greenfield land in agricultural use, with the Coventry Canal adjoining the western boundary. Although located close 

to recent residential development associated with the Dunstall Lane SUE, the land remains relatively separated from surrounding built-up areas.  

Summary of Likely Effects: 
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Detailed Assessment of Likely Effects: 

 

SA Objective Score Commentary Potential Mitigation/Enhancement 

SAO1 

Economy 
0 Redevelopment of the site would not involve the loss of any 

employment uses. 
 

SAO2 

Employment 
0 For residential site options, the location of development is not 

anticipated to materially influence the quantity and quality of 
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employment opportunities. Accordingly, the effect of the site option 

on this SA objective is assessed as negligible. 

SAO3 

Accessibility 
-- 

The site performs poorly in respect of accessibility. It is not within 

walkable distance of the town centre or any local centres, and 

connectivity to the public transport network is limited. Although 

the site lies relatively close to the Bitterscote Strategic Employment 

Area, the layout of the intervening area may make convenient 

access challenging.  

 

SAO4 
Health and 

Wellbeing 

+/- 

The site would deliver some meaningful benefits, focused 

predominantly on its accessibility to the PRoW, cycle and canal 

network. There is a lack of publicly accessible open space within a 
reasonable distance of the site, although on-site provision is likely. 

More generally, its relative disconnection from the wider area 

means that greater levels of car dependency is likely, with associated 

health impacts of associated traffic and emissions. 

Delivery of on-site open space. 

SAO5 

Quality of Life 
0 

The effects of the site option on safety and community cohesion will 

largely be determined by detailed proposals, which will be 

addressed at the planning application stage and are outside the 

scope of this assessment. As these factors cannot be distinguished 

at this stage, the effect of the site option on this SA objective is 

assessed as negligible. Related considerations on access to services 

are addressed under SAO3 and SAO4. 

 

SAO6 

Housing 
++ The site is anticipated to deliver 166 dwellings, making a positive 

contribution to housing need. 
 

SAO7 

Sustainable 

Travel 

+/- 

The site has strong connectivity to the active travel network, but 

poor connectivity by public transport. There is a public right of way 

on the opposite side of Dunstall Lane, which leads through Broad 

Meadow and adjoins both Tamedrive and Fazeley Path, both which 

provide direct links into the town centre. This is similar to the 
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adjoining cycle route along Dunstall Lane, which provides 

sustainable opportunities for onward travel to the town centre, 

employment areas, out-of-centre retail, and various areas of open 

space. However, there are no bus stops within a 450m radius, and 

Tamworth Station lies 2.8km away. Given this, and the site’s 

physical disconnection from surrounding established areas, there 
are likely to be mixed effects on private vehicle reliance. 

SAO8 

Air, Light and 

Noise Pollution 

0 

The impact of the site option on air, light and noise pollution 
depends largely on future scheme design, which cannot be assessed 

at this stage. While development is inevitably expected to increase 

traffic and associated air pollution, the scale of change for individual 

sites is uncertain. The site option is therefore assessed as having 

negligible effects on this objective. Related effects on sustainable 

transport are considered separately under SAO7. 

 

SAO9 

Soils and 

Water 

Pollution  

(i) -/? 

The western perimeter directly adjoins the Coventry Canal, with 

records indicating further several unnamed, minor rivers running 

through the site. Given its proximity, redevelopment introduces a 

potential risk for water quality to be negatively impacted by direct 

effects. 

The potential level of risk to the adjoining 

watercourse is not yet defined and would need to 

be better understood at the planning application 

stage. Depending on the level of risk identified, an 

appropriate buffer zone and proportionate SuDS 

measures could be incorporated to help manage 

run-off and protect water quality if required. This 

would be managed through the relevant policies of 

the emerging TBLP. Retaining and integrating the 

existing trees and vegetation along the site’s 

boundary with the watercourse within the overall 

site design could also help to mitigate any potential 

risk to water quality. 

(ii) 0 Wholly greenfield land. Potential for contamination and/or 

remediation is unlikely. 
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SAO10 

Minimising 

Contributions to 
Climate Change 

0 

Whilst new development will inevitably lead to an increase in 

greenhouse gas emissions, the location of individual site options will 

not have a direct effect on the causes of climate change. Effects will 

largely depend on the detailed proposals for sites, including their 

construction and design, which would be influenced by policies in 

the emerging TBLP and details submitted at the planning application 
stage. The effect of the site option on this SA objective is assessed 

as negligible. Related sustainable travel considerations are addressed 

separately under SAO7. 

 

SAO11 

Adapting to 

Climate Change 

0 

The location of development will not affect the achievement of this 

objective as effects will depend largely on the detailed proposals for 

sites and their design, which would be influenced by policies in the 

emerging TBLP and details submitted at the planning application 

stage. The effect of the site option on this SA objective is assessed 

as negligible. The related effects of site options on flood risk in the 

borough are considered separately under SAO12. 

 

SAO12 

Flood Risk 
0 

The site is almost entirely within Flood Zone 1, which has the 

lowest risk of fluvial flooding. A marginal proportion is affected by 

flood risk to varying degrees, apportioned between Flood Zone 2 

(2.1%) and Flood Zone 3 (2.8%). 

 

SAO13 

Biodiversity 
-/? 

Redevelopment would likely result in the loss of greenfield land and 

some vegetation. The entirety of the site is agricultural land, 

excluding several small areas occupied by an electricity pylon and a 

small number of agricultural buildings. The site also has areas of 

concentrated tree and vegetation coverage, clustered peripherally, 

although these could likely be retained via layout. The site also 

adjoins a key watercourse along an extensive section of its 

boundary. There are several ecological receptors further afield, with 

Coton House Farm BAS 450m away and Broad Meadow LNR and 

SBI both 650m away. 

Where feasible, seek to maximise the retention of 

existing tree cover through an appropriate layout. 

Baseline conditions will need to be confirmed 

through a proportionate ecological survey at the 

planning application stage. If required, development 

should incorporate appropriate measures to 

mitigate any potential adverse effects, and where 

appropriate, deliver opportunities for ecological 

enhancement. These requirements would be 

secured through the relevant policies of the 

emerging TBLP. 
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SAO14 

Historic 

Environment 

-/? 

Dunstall Bridge, a Grade II listed asset, falls approximately 200m to 

the south, separated by intervening agricultural land and a limited 

amount of natural screening. Development of the site generates 

potential for effect on its setting, although the distance and partial 

screening is likely to limit its extent. 

 

SAO15 

Landscape and 

Townscape 

-- 

Development of this greenfield site would introduce a substantial 

amount of built form into an area that contributes to one of 

Tamworth’s few remaining examples of extensive open area. The 

site is relatively detached from the existing built-up area despite its 

proximity to the SUE, and its development would represent a 

notable encroachment into open land. 

The anticipated negative effect on landscape 

character and visual amenity can only be minimised 

rather than fully addressed. Measures such as the 
retention of existing vegetation, a landscape-led 

design and layout, the use of appropriate materials 

and the integration of green infrastructure would 

help to would help to soften the visual impact of 

development. These would be achieved through 

the relevant policies of the emerging TBLP. 

Although these approaches would reduce the 

severity of effects, they would not remove the 

fundamental change to the site’s open character. 

SAO16  

Land 

Resources 

(i) -- The site is predominantly undeveloped of low agricultural value but 

high landscape value. 
 

(ii) - 
The site is split between Grade 4 agricultural land (61,783sqm) and 

Grade 3 agricultural land (49,571sqm). Around 55.5% is Grade 4 

and 44.5% Grade 3. 

Allocation for housing would result in unavoidable 

and permanent loss, although the exact quality of 

the agricultural land is unknown. Given its 

coverage, although layout could seek to minimise 

the area affected, complete avoidance is not 

achievable. 

(iii) -/? The entirety of the site falls within a Mineral Safeguarding Area 

(MSA). 

Further work is required to establish the exact 

baseline for the site. Potential for safeguarding or 

prior extraction may need to be considered. 
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SAO17 

Waste 
0 

While all new development will inevitably involve an increase in 

waste generation, it is assumed that all are likely to offer sustainable 

waste management or recycling practices. However, the impacts of 

new development on waste generation and recycling will not be 

determined by its location. Effects will ultimately depend on factors 

such as waste management policies, processes and facilities available 
in and around the borough – all of which cannot be determined at 

this strategic level of assessment. The effect of the site option is 

therefore assessed as negligible. 
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H30: Tamworth College 

SHLAA Ref: 23/515 Site H30: Tamworth College Capacity: 123 

Site Description: 

The site contains the former college building, now vacant following relocation to Tamworth town centre. The site also contains additional buildings 

associated with its former use and the eastern segment of the site is designated as a playing field. The area lies immediately north of the town centre 

boundary. The site was granted outline permission (0363/2023) in 2025 to demolish the existing buildings and construct up to 123 dwellings (including 

20% affordable), an 80-bed care home and public open space. 

Summary of Likely Effects: 
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Detailed Assessment of Likely Effects: 
 

SA Objective Score Commentary Potential Mitigation/Enhancement 

SAO1 

Economy 
0 

The former college has already been relocated to Tamworth town 

centre, with the site no longer accommodating an active 

employment use. A negligible effect is therefore identified.  
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SAO2 

Employment 
0 

For residential site options, the location of development is not 

anticipated to materially influence the quantity and quality of 

employment opportunities. Accordingly, the effect of the site option 

on this SA objective is assessed as negligible. 

 

SAO3 

Accessibility 
++ 

The site is well connected to a range of key service and facilities. It 

is located approximately 50m from the edge of the town centre, 

which provides a wide range of services, with a varied range of 

services, facilities and employment opportunities located within a 
short and convenient distance. The site also benefits from the town 

centre’s good multimodal connectivity, enabling potential access to 

additional services across the wider borough. There is also a local 

centre within close proximity, which offers a range of localised 

services and facilities. The Lichfield Industrial Estate is located in 

close proximity, which offers further opportunities to access 

employment and services. 

 

SAO4 

Health and 

Wellbeing 

++/-- 

Redevelopment of the site for housing is likely to have mixed effects 

on supporting healthy and active lifestyles. The site falls within close 

proximity of Tamworth town centre, and as such benefits from its 

wide range of healthcare facilities within a reasonable distance. 

There is a PRoW 200m away and the site lies close to a formal 

cycle route, offering opportunities for physical and recreational 

activity. Several areas of open spaces are also located nearby. 

However, the eastern extent of the site is designated as a playing 

field, and redevelopment would result in its irreversible loss. It 

should be noted this is not a public facility.  

The planning permission indicates that an 

appropriate level of mitigation and enhancement is 

feasible and has been accepted in principle. This 

includes a secured financial contribution to improve 

other sports facilities and the provision of on-site 

open space. These measures would help to reduce 

the severity of potential negative effects and 

reinforce positive effects if the permission is 

implemented. However, delivery cannot be 

assumed. 

SAO5 

Quality of Life 
0 

The effects of the site option on safety and community cohesion will 

largely be determined by detailed proposals, which will be 

addressed at the planning application stage and are outside the 

scope of this assessment. As these factors cannot be distinguished 

at this stage, the effect of the site option on this SA objective is 
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assessed as negligible. Related considerations on access to services 

are addressed under SAO3 and SAO4. 

SAO6 

Housing 
++ 

The site has permission for 123 dwellings, representing a positive 

contribution to housing need. The existing permission provides 

further evidence that the proposed housing quantum is feasible. 

 

SAO7 

Sustainable 
Travel 

++ 

The site is located in close proximity to the town centre, and as 

such gains the benefit of good accessibility to the range of the town 

centres bus stops concentrated in its northern end. There is also a 

bus stop right outside of the site entrance. The closest PRoW is 

200m away, whilst Tamworth Station is 60m away. Although 

proximity is noted, it is likely that given the intervening railway line 
a longer route would have to be taken, although it is still considered 

reasonable. The site is also nearby to a cycle route along Offa 

Drive, which enhances sustainable connectivity to the train station. 

This level of connectivity is likely to support reduced reliance on 

the private car. 

 

SAO8 

Air, Light and 

Noise Pollution 

0 

The impact of the site option on air, light and noise pollution 

depends largely on future scheme design, which cannot be assessed 

at this stage. While development is inevitably expected to increase 

traffic and associated air pollution, the scale of change for individual 

sites is uncertain. The site option is therefore assessed as having 

negligible effects on this objective. Related effects on sustainable 

transport are considered separately under SAO7. 

 

SAO9 

Soils and 

Water 

Pollution  

(i) 0 
The western edge of the site falls approximately 205m from the 

River Anker. Given its proximity and degree of physical separation, 

significant effects are considered unlikely. 

 

(ii) 0/? Given the former use of the site, the potential for contamination is 

unlikely, but the exact baseline is unknown. 

Further investigation is required to establish the 

baseline. 
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SAO10 

Minimising 

Contributions to 
Climate Change 

0 

Whilst new development will inevitably lead to an increase in 

greenhouse gas emissions, the location of individual site options will 

not have a direct effect on the causes of climate change. Effects will 

largely depend on the detailed proposals for sites, including their 

construction and design, which would be influenced by policies in 

the emerging TBLP and details submitted at the planning application 
stage. The effect of the site option on this SA objective is assessed 

as negligible. Related sustainable travel considerations are addressed 

separately under SAO7. 

 

SAO11 

Adapting to 

Climate Change 

0 

The location of development will not affect the achievement of this 

objective as effects will depend largely on the detailed proposals for 

sites and their design, which would be influenced by policies in the 

emerging TBLP and details submitted at the planning application 

stage. The effect of the site option on this SA objective is assessed 

as negligible. The related effects of site options on flood risk in the 

borough are considered separately under SAO12. 

 

SAO12 

Flood Risk 
0 The site is entirely within Flood Zone 1, which has the lowest risk 

of fluvial flooding. 
 

SAO13 

Biodiversity 
-/? 

The site contains a substantial area of grassed land to the east and a 

considerable amount of peripheral tree and vegetation cover, which 

are likely to support habitats of some ecological value, although the 

precise baseline is currently unknown. Redevelopment would likely 

result in the loss of the sports field and a small amount of 

vegetation, although boundary trees may be capable of retention 

within a future layout. The site lies within the vicinity of several 

designated ecological receptors (Warwickshire Moor LNR and SBI 

at around 350m and Bole Bridge SBI at around 750m). Although 

proximity to sensitive sites is noted, up until recently the land was 

in intensive use and benefits from physical separation of both 

extensive built form and the railway. Given this baseline, effects on 

The indicative masterplan associated with the 

planning permission suggests potential retention of 

some boundary trees, although others would be 

lost. This provides an indication that partial 

mitigation in respect of loss may be achievable. 
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nearby designations are likely to be negligible, although exact 

impacts are unknown at this stage. 

SAO14 

Historic 

Environment 

0/? 

The site is located approximately 80m from both the Hospital 

Street Conservation Area and the Victoria Road and Albert Road 

Conservation Area. Although proximity is noted, the railway line, 

natural screening and existing development provide a considerable 

degree of physical and visual separation, which mean that any 

meaningful effects on the nearby historic environment is likely to be 
negligible. 

No significant concerns were identified in the desk-

based heritage assessment which accompanied 

planning application 0363/2023. 

SAO15 
Landscape and 

Townscape 

0/? 

The site is already developed for educational purposes. While the 

immediate surroundings are residential, the wider area is mixed in 
character, with the railway line, train station and town centre 

located in close proximity. Townscape sensitivity is therefore low, 

and redevelopment is likely to result in negligible effects. 

 

SAO16  

Land 

Resources 

(i) + The site is predominantly previously developed, but the substantial 

sports field limits the positive effect. 
 

(ii) + In accordance with ALC, the site is wholly within the classified 

‘urban’ area. 
No specific enhancement measures required. 

(iii) -/? 
The majority of the site falls within a Mineral Safeguarding Area 

(MSA), excluding a marginal extent of unaffected land near to the 

site entrance on Upper Gungate. 

Further work is required to establish the exact 

baseline for the site. Potential for safeguarding or 

prior extraction may need to be considered. 

SAO17 

Waste 
0 

While all new development will inevitably involve an increase in 

waste generation, it is assumed that all are likely to offer sustainable 

waste management or recycling practices. However, the impacts of 

new development on waste generation and recycling will not be 

determined by its location. Effects will ultimately depend on factors 

such as waste management policies, processes and facilities available 

in and around the borough – all of which cannot be determined at 
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this strategic level of assessment. The effect of the site option is 

therefore assessed as negligible. 
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C.5 Employment Site Assessments 
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E1: Land South of the A5 

SHLAA Ref: 24/591 Site E1: Land South of A5 Area: 9.8ha 

Site Description: 

The site comprises a substantial area of greenfield land located south of the A5, positioned between the strategic road corridor and established 

residential development. The entirety of the site is a current employment allocation in the existing local plan. 

Summary of Likely Effects: 
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Detailed Assessment of Likely Effects: 

 

SA Objective Score Commentary Potential Mitigation/Enhancement 

SAO1 

Economy 
++ The site would deliver just under 10ha of employment land, 

contributing significantly to employment needs. 
 

SAO2 

Employment 
0 The location of development is not anticipated to materially 

influence the quantity and quality of employment opportunities. 
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Accordingly, the effect of the site option on this SA objective is 

assessed as negligible. 

SAO3 

Accessibility 
- 

Although located in the established urban area, surrounding uses 

and infrastructure largely prohibit physical connectivity between the 

site and wider services and facilities. This includes both the adjoining 

A5 highway and the Coventry Canal. Although the canal towpath 

provides some onwards connectivity, accessibility is predominantly 

limited to the employment uses which would be provided on the 
site. Accessibility to wider services and facilities would be likely 

reliant on car usage, access via the adjoining residential 

development. 

 

SAO4 

Health and 

Wellbeing 

++ 

The site falls near to several features which would provide 

opportunities for physical activity for any potential workforce. A 

PRoW runs through the site, providing opportunities for active 

travel. To the east and south, the site is located near to a 

reasonable amount of open space, predominantly associated with 

the nearby residential area. The site also has access down onto the 

footpath of the Coventry Canal.  

 

SAO5 

Quality of Life 
0 

The effects of the site option on safety and community cohesion will 

largely be determined by detailed proposals, which will be 

addressed at the planning application stage and are outside the 

scope of this assessment. As these factors cannot be distinguished 

at this stage, the effect of the site option on this SA objective is 

assessed as negligible. Related considerations on access to services 

are addressed under SAO3 and SAO4. 

 

SAO6 

Housing 
0 Development of the site would not involve the delivery of housing.  

SAO7 - The site is poorly connected to the sustainable travel network. 

Although located in the established urban area, surrounding uses 
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Sustainable 

Travel 

and infrastructure largely prohibit physical connectivity between the 

site and many sustainable transport nodes. This inevitably would 

result in greater reliance on the private vehicle to access the site, 

especially given the potential access point off the A5 slip road. 

Although there is a cycle route running through the site, the A5 

prevents any meaningful connection for travel purposes. 

SAO8 

Air, Light and 

Noise Pollution 

0 

The impact of the site option on air, light and noise pollution 

depends largely on future scheme design, which cannot be assessed 
at this stage. While development is inevitably expected to increase 

traffic and associated air pollution, the scale of change for individual 

sites is uncertain. The site option is therefore assessed as having 

negligible effects on this objective. Related effects on sustainable 

transport are considered separately under SAO7. 

 

SAO9 

Soils and 

Water 

Pollution  

(i) -/? 

The western boundary of the site adjoins the Coventry Canal. 

Given its proximity, development introduces a potential risk for 

water quality to be negatively impacted, although such risks are 

generally capable of being mitigated. 

The potential level of risk to the adjoining 

watercourse is not yet defined and would need to 

be better understood at the planning application 

stage. Depending on the level of risk identified, an 

appropriate buffer zone and proportionate SuDS 

measures could be incorporated to help manage 

run-off and protect water quality if required. This 

would be managed through the relevant policies of 

the emerging TBLP. Retaining and integrating the 

existing trees and vegetation along the site’s 

boundary with the watercourse within the overall 

site design could also help to mitigate any potential 

risk to water quality. 

(ii) 0 Wholly greenfield site. Potential for contamination and/or 

remediation is unlikely. 
 

SAO10 0 Whilst new development will inevitably lead to an increase in 

greenhouse gas emissions, the location of individual site options will 
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Minimising 

Contributions to 

Climate Change 

not have a direct effect on the causes of climate change. Effects will 

largely depend on the detailed proposals for sites, including their 

construction and design, which would be influenced by policies in 

the emerging TBLP and details submitted at the planning application 

stage. The effect of the site option on this SA objective is assessed 

as negligible. Related sustainable travel considerations are addressed 
separately under SAO7. 

SAO11 

Adapting to 

Climate Change 

0 

The location of development will not affect the achievement of this 
objective as effects will depend largely on the detailed proposals for 

sites and their design, which would be influenced by policies in the 

emerging TBLP and details submitted at the planning application 

stage. The effect of the site option on this SA objective is assessed 

as negligible. The related effects of site options on flood risk in the 

borough are considered separately under SAO12. 

 

SAO12 

Flood Risk 
-/? 

The site is considered to be predominantly in an area of high flood 

risk, with approximately 90% falling within Flood Zone 3a. A minor 

negative score is recorded on account of the vulnerability of the 

proposed use. 

Any new development would be unable to entirely 

avoid areas of highest flood risk. There are flood 

defences in the surrounding vicinity, however it is 

not possible to equate whether these would 

provide sufficient, or any, degree of mitigation. 

Suitability for development will need to be 

considered in the forthcoming Level 2 SFRA. 

SAO13 

Biodiversity 
--/? 

The site is entirely greenfield and contains a substantial 

concentration of trees and natural vegetation, particularly along its 

boundaries. These features cover a significant proportion of the site 

and are likely to support habitats of ecological value, although the 

exact baseline is unknown. The western boundary of the site also 

adjoins the Coventry Canal. Redevelopment would result in the loss 

of greenfield land, as well as a considerable amount of tree coverage 

and vegetation. While some boundary cover may be able to be 

retained, there is a significant amount of cover located more 

centrally which would likely be lost. 

Where feasible, seek to maximise the retention of 

existing tree cover through an appropriate layout. 

Baseline conditions will need to be confirmed 

through a proportionate ecological survey at the 

planning application stage. If required, development 

should incorporate appropriate measures to 

mitigate any potential adverse effects, and where 

appropriate, deliver opportunities for ecological 

enhancement. These requirements would be 
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secured through the relevant policies of the 

emerging TBLP. 

SAO14 

Historic 

Environment 

0 

Although designated heritage assets exist in the wider area, the 

intervening urban fabric provides a high degree of physical and visual 

separation. As a result, the scale and nature of the proposed 

development are unlikely to give rise to meaningful effects on their 

significance or setting. 

 

SAO15 

Landscape and 
Townscape 

0 

Although agricultural grassland, the site lies within the existing 

urban area and is visually contained between a major highway and 

residential development. Its contribution to local distinctiveness and 

wider character is therefore limited. With appropriate design and 
landscaping, the overall effect of employment development on the 

site is likely to have a negligible effect on surrounding townscape. 

 

SAO16  

Land 

Resources 

(i) --/? The site is wholly greenfield land, with the exact value relating to its 

Grade 3 ALC unknown. 
 

(ii) - 
In accordance with ALC, the majority (90%) of the site is Grade 3 

agricultural land. The remainder of the site is classified as Grade 2, 

which is concentrated around the slip road. 

Allocation for housing would result in an 
unavoidable and permanent loss of BMV land. 

Where possible, layout should minimise the extent 

of BMV affected. 

(iii) -/? The entirety of the site falls within a Mineral Safeguarding Area 

(MSA). 

Further work is required to establish the exact 

baseline for the site. Potential for safeguarding or 

prior extraction may need to be considered. 

SAO17 

Waste 
0 

While all new development will inevitably involve an increase in 

waste generation, it is assumed that all are likely to offer sustainable 

waste management or recycling practices. However, the impacts of 

new development on waste generation and recycling will not be 

determined by its location. Effects will ultimately depend on factors 

such as waste management policies, processes and facilities available 

in and around the borough – all of which cannot be determined at 
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this strategic level of assessment. The effect of the site option is 

therefore assessed as negligible. 
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C.6 Regeneration Opportunity Site (Mixed-Use) Assessments 
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ROA1: Ankerside 

SHLAA Ref: 23/597 Site ROA1: Ankerside Capacity: 250 (as part of a wider 

mixed-use redevelopment) 

Site Description: 

The site occupies a prominent position within the town centre and comprises a substantial shopping centre with residential accommodation above. 

Although a number of units are vacant, the centre remains in active use. The site lies adjacent to both the River Anker and Castle Grounds, with 

Tamworth Castle in close proximity. 

Summary of Likely Effects: 
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Detailed Assessment of Likely Effects: 

 

SA Objective Score Commentary Potential Mitigation/Enhancement 

SAO1 

Economy 
+/? 

Redevelopment of the existing shopping centre has the potential to 

support economy activity by enabling a broader mix of uses and 

creating conditions that may help increase footfall within the town 

Redevelopment would be guided by a site-specific 

policy as well as wider policies in the emerging 
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centre. This could provide more opportunities for new businesses 

and contribute to a more resilient economy. However, the scale 

and nature of any economic benefits remain uncertain, as they will 

depend on the quality and type of uses that may come forward 

through a future scheme. Given the loss of existing units, the risk of 

displacement should also be noted. However, the current shopping 
centre is currently performing below its potential, and extensive 

redevelopment of the site would offer the opportunity to revitalize 

the local economy. 

TBLP, ensuring that any scheme delivers positive 

outcomes. 

SAO2 

Employment 
0 

The location of development is not anticipated to materially 

influence the quantity and quality of employment opportunities. 

Accordingly, the effect of the site option on this SA objective is 

assessed as negligible. 

Not applicable. No likely significant effects are 

anticipated. 

SAO3 

Accessibility 
++ 

The site benefits significantly from its town centre location, with a 

varied range of services, facilities and employment opportunities 

located within a short and convenient distance. The site also 

benefits from the town centre’s good multimodal connectivity, 

enabling potential access to additional services across the wider 

borough. One strategic employment area is also located within 

close proximity, further strengthening overall accessibility.  

Enhancement measures will be secured through the 

relevant policies of the emerging TBLP. This 

includes incorporating active travel routes within 

the scheme and strengthening sustainable 

connections to the wider town centre network. 

Enhancements should seek to capitalise on the 

site’s prominent location by providing direct links 

to key destinations, for example Market Street and 

the Castle Grounds, to facilitate improved 

movement between parts of the town centre. 

SAO4 

Health and 

Wellbeing 

++ 

The site is well situated in terms of access to outdoor spaces and 

healthcare facilities, benefitting from its town centre location. It also 

lies adjacent to the Castle Grounds, which is an extensive area of 

multifunctional open space offering leisure, recreation and cultural 

opportunities. A PRoW also falls 300m away. 

Capitalise on proximity to the Castle Grounds by 

providing active linkages to support greater direct 

connectivity. 

SAO5 

Quality of Life 
0 The effects of the site option on safety and community cohesion will 

largely be determined by detailed proposals, which will be 

Not applicable. No likely significant effects are 

anticipated. 
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addressed at the planning application stage and are outside the 

scope of this assessment. As these factors cannot be distinguished 

at this stage, the effect of the site option on this SA objective is 

assessed as negligible. Related considerations on access to services 

are addressed under SAO3 and SAO4. 

SAO6 

Housing 
++ 

Based on preliminary work, the site could deliver 250 dwellings as 

part of a mixed-use scheme. This is anticipated to have a significant 

positive effect on housing delivery. 

 

SAO7 

Sustainable 

Travel 

++ 

The site benefits from strong multimodal accessibility due to its 

town centre location, with numerous bus stops within walking 

distance and Tamworth Station located approximately 800m away. 
There are also several well-connected cycle routes within close 

proximity, offering sustainable travel opportunities to a range of 

destinations including employment areas, open space, ecological 

sites and out-of-centre retail. This level of connectivity is likely to 

support reduced reliance on the private car. 

Enhancement measures will be secured through the 

relevant policies of the emerging TBLP. Given the 

site’s town centre location and existing access to a 
wide range of walking, cycling and public transport 

options, opportunities relate primarily to 

strengthening internal active travel links within the 

scheme and improving permeability to the 

surrounding network. 

SAO8 

Air, Light and 

Noise Pollution 

0 

The impact of the site option on air, light and noise pollution 

depends largely on future scheme design, which cannot be assessed 

at this stage. While development is inevitably expected to increase 

traffic and associated air pollution, the scale of change for individual 

sites is uncertain. The site option is therefore assessed as having 

negligible effects on this objective. Related effects on sustainable 

transport are considered separately under SAO7. 

Not applicable. No likely significant effects are 

anticipated. 

SAO9 

Soils and 

Water 

Pollution  

(i) -/? 

The southern boundary of the site adjoins the River Anker, with the 

edge of the site located approximately 5m from the actual 

watercourse. Given its proximity, redevelopment introduces a 

potential risk for water quality to be negatively impacted, although 

such risks are generally capable of being mitigated. Proximity to the 

watercourse should also be considered in line with SAO13. 

The potential level of risk to the adjoining 

watercourse is not yet defined and would need to 

be better understood at the planning application 

stage. Given the site’s higher level and the degree 

of separation provided by the footpath, any 

mitigation would likely focus on managing surface-

water run-off from the intervening hardstanding. 
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Depending on the level of risk identified, 

incorporating proportionate SuDS measures could 

help to manage run-off and protect water quality if 

required. This would be managed through the 

relevant policies of the emerging TBLP.  

(ii) 0/? Given the existing use of the site, the potential for contamination is 

considered unlikely, but the exact baseline is unknown.  

Further work is required to establish the exact 

baseline. 

SAO10 
Minimising 

Contributions to 

Climate Change 

0 

Whilst new development will inevitably lead to an increase in 

greenhouse gas emissions, the location of individual site options will 

not have a direct effect on the causes of climate change. Effects will 

largely depend on the detailed proposals for sites, including their 
construction and design, which would be influenced by policies in 

the emerging TBLP and details submitted at the planning application 

stage. The effect of the site option on this SA objective is assessed 

as negligible. Related sustainable travel considerations are addressed 

separately under SAO7. 

Not applicable. No likely significant effects are 

anticipated. 

SAO11 

Adapting to 

Climate Change 

0 

The location of development will not affect the achievement of this 

objective as effects will depend largely on the detailed proposals for 

sites and their design, which would be influenced by policies in the 

emerging TBLP and details submitted at the planning application 

stage. The effect of the site option on this SA objective is assessed 

as negligible. The related effects of site options on flood risk in the 

borough are considered separately under SAO12. 

Not applicable. No likely significant effects are 

anticipated. 

SAO12 

Flood Risk 
0 

The site is predominantly in Flood Zone 1, which has the lowest 

risk of fluvial flooding. A marginal extent is designated as Flood 

Zone 2.  

Not applicable. No likely significant effects are 

anticipated. 

SAO13 

Biodiversity 
0/? 

As a previously developed site dominated by a large shopping 

centre, it is unlikely to support habitats of notable ecological value, 

and direct biodiversity impacts from redevelopment are expected 

Baseline conditions may need to be confirmed 

through a proportionate ecological survey at the 

planning application stage. If required, development 
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to be limited. The site lies close to a designated ecological receptor, 

with Bole Bridge SBI 40m away and separated from the site by the 

adjoining River Anker and onwards Fazeley Road. Given the site is 

already in active urban use, and the degree of physical separation 

provided by the highway, any indirect effects on this designation are 

likely to be minimal, but are ultimately unknown at this stage. There 
are a number of additional ecological receptors further afield (Broad 

Meadow LNR and SBI at 370m, Warwickshire Moor SBI and LNR at 

620m, and Tameside LNR and SBI at 900m), indicating ecological 

sensitivity in the wider landscape but without a clear pathway for 

significant indirect effects. 

should incorporate appropriate measures to 

mitigate any potential adverse effects, and where 

appropriate, deliver opportunities for ecological 

enhancement. These requirements would be 

secured through the relevant policies of the 

emerging TBLP. 

SAO14 

Historic 

Environment 

--/+ 

The site is located within Tamworth town centre and sits close to a 

range of designated heritage assets, including Tamworth Castle, 

which is a Scheduled Monument. The Castle and its grounds lie 

adjacent to the site, with the current shopping centre occupying an 

elevated and prominent position overlooking the asset. 

Redevelopment therefore has the potential to affect the significance 

and setting of these designated heritage assets. The site is also 

located within the Town Centre Conservation Area. Its current 

condition offers limited value to the adjacent asset or the wider 

conservation area, and as such, there is an opportunity for 

redevelopment that could better reveal or enhance their 

significance and setting. 

Development should minimise harm to nearby 

heritage assets through sensitive design, and seek 

opportunities to enhance their setting where 

appropriate. This will be secured by the relevant 

policies of the emerging TBLP. 

SAO15 

Landscape and 

Townscape 

++/? 

The site occupies a well-positioned location within the town centre, 

closely connected to several notable assets including the Castle, 

Castle Grounds and Tamworth Town Hall. While the shopping 

centre only makes a limited contribution to the surrounding 

townscape, redevelopment provides an opportunity to achieve 

stronger integration and to better contribute to the quality and 

character of a key part of the town centre. Given proximity to 

Redevelopment should seek to maximise the site’s 

prominent position to deliver positive 

enhancements to townscape and character. Design 

would need to be considerate of the surrounding 

built form, nearby heritage assets and wider 

historic core. 
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sensitive assets, high-quality design will be important in achieving 

positive effects, which cannot be assessed at this stage. 

SAO16  

Land 

Resources 

(i) ++ A wholly previously developed site which is capable of efficient 

reuse. 

Given its location, look to optimise the density of 

the site. 

(ii) + In accordance with ALC, the entirety of the site is located within 

the 'urban' area. 
No specific enhancement measures required. 

(iii) -/? The entirety of the site falls within a Mineral Safeguarding Area 

(MSA). 

Further work is required to establish the exact 

baseline for the site. Potential for safeguarding or 

prior extraction may need to be considered. 

SAO17 

Waste 
0 

While all new development will inevitably involve an increase in 

waste generation, it is assumed that all are likely to offer sustainable 

waste management or recycling practices. However, the impacts of 

new development on waste generation and recycling will not be 

determined by its location. Effects will ultimately depend on factors 

such as waste management policies, processes and facilities available 

in and around the borough – all of which cannot be determined at 
this strategic level of assessment. The effect of the site option is 

therefore assessed as negligible. 

Not applicable. No likely significant effects are 

anticipated. 
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ROA2: Gungate 

SHLAA Ref: 23/184 Site ROA2: Gungate Capacity: 150 (as part of a wider 

mixed-use redevelopment) 

Site Description: 

This town centre site is formed of two parcels separated by Spinning School Lane, with surface-level carparking to the south and a set of vacant 

former civic amenity buildings to the north. It occupies a prominent location, and the northern parcel is identified as a housing allocation in the 

existing local plan. The site is entirely previously developed. 

Summary of Likely Effects: 
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Detailed Assessment of Likely Effects: 

 

SA Objective Score Commentary Potential Mitigation/Enhancement 

SAO1 

Economy 
+/? 

The site currently comprises surface carparking and vacant former 

civic amenity buildings. Redevelopment of the site has the potential to 

support economic activity by introducing a broader mix of uses and 

Redevelopment would be guided by a site-specific 

policy as well as wider policies in the emerging 
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increased footfall within the town centre. The scale and nature of 

economic benefits remain uncertain in the absence of detail on the 

specific scheme that may come forward. 

TBLP, ensuring that any scheme delivers positive 

outcomes.  

SAO2 

Employment 
0 

The location of development is not anticipated to materially influence 

the quantity and quality of employment opportunities. Accordingly, 

the effect of the site option on this SA objective is assessed as 

negligible. 

Not applicable. No likely significant effects are 

anticipated. 

SAO3 
Accessibility 

++ 

The site benefits significantly from its town centre location, with a 

varied range of services, facilities and employment opportunities 

located within a short and convenient distance. The site also benefits 

from the town centre’s good multimodal connectivity, enabling 
potential access to additional services across the wider borough. One 

strategic employment area is also located within close proximity, 

further strengthening overall accessibility.  

Enhancement measures will be secured through 

the relevant policies of the emerging TBLP. This 

includes incorporating active travel routes within 
the scheme and strengthening sustainable 

connections to the wider town centre network.  

SAO4 

Health and 

Wellbeing 

++ 

The site is well situated in terms of access to outdoor spaces and 

healthcare facilities, benefitting from its town centre location. It also 

lies adjacent to the Castle Grounds, which is an extensive area of 

multifunctional open space offering leisure, recreation and cultural 

opportunities. A PRoW also falls 400m away, which offers extensive 

connectivity to greenfield land around the north of the borough. 

 

SAO5 

Quality of Life 
0 

The effects of the site option on safety and community cohesion will 

largely be determined by detailed proposals, which will be addressed 

at the planning application stage and are outside the scope of this 

assessment. As these factors cannot be distinguished at this stage, the 

effect of the site option on this SA objective is assessed as negligible. 

Related considerations on access to services are addressed under 

SAO3 and SAO4. 

Not applicable. No likely significant effects are 

anticipated. 
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SAO6 

Housing 
++ 

Based on preliminary work, the site could deliver 150 dwellings as 

part of a mixed-use scheme. This is anticipated to have a significant 

positive effect on housing delivery. 

 

SAO7 

Sustainable 
Travel 

++ 

The site benefits from strong multimodal accessibility due to its town 

centre location, with numerous bus stops within walking distance and 

Tamworth Station located approximately 250m away. There are also 

several well-connected cycle routes within close proximity, offering 

sustainable travel opportunities to a range of destinations including 
employment areas, open space, ecological sites and out-of-centre 

retail. There is also a PRoW located 400m to the north of the site. 

This level of connectivity is likely to support reduced reliance on the 

private car. 

Enhancement measures will be secured through 

the relevant policies of the emerging TBLP. Given 

the site’s town centre location and existing access 

to a wide range of walking, cycling and public 

transport options, opportunities relate primarily 
to strengthening internal active travel links within 

the scheme and improving permeability to the 

surrounding network. 

SAO8 

Air, Light and 

Noise Pollution 

0 

The impact of the site option on air, light and noise pollution depends 

largely on future scheme design, which cannot be assessed at this 

stage. While development is inevitably expected to increase traffic 

and associated air pollution, the scale of change for individual sites is 

uncertain. The site option is therefore assessed as having negligible 

effects on this objective. Related effects on sustainable transport are 

considered separately under SAO7. 

Not applicable. No likely significant effects are 

anticipated. 

SAO9 

Soils and 

Water 

Pollution  

(i) 0 The site does not lie within 200m of a waterway, so no significant 

effects are considered likely. 

Not applicable. No likely significant effects are 

anticipated. 

(ii) 0/? Given the existing use of the site, the potential for contamination is 

considered unlikely, but the exact baseline is unknown.  

Further work is required to establish the exact 

baseline. 

SAO10 

Minimising 

Contributions to 

Climate Change 

0 

Whilst new development will inevitably lead to an increase in 

greenhouse gas emissions, the location of individual site options will 

not have a direct effect on the causes of climate change. Effects will 

largely depend on the detailed proposals for sites, including their 

construction and design, which would be influenced by policies in the 

emerging TBLP and details submitted at the planning application stage. 

Not applicable. No likely significant effects are 

anticipated. 
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The effect of the site option on this SA objective is assessed as 

negligible. Related sustainable travel considerations are addressed 

separately under SAO7. 

SAO11 

Adapting to 

Climate Change 

0 

The location of development will not affect the achievement of this 

objective as effects will depend largely on the detailed proposals for 

sites and their design, which would be influenced by policies in the 

emerging TBLP and details submitted at the planning application stage. 

The effect of the site option on this SA objective is assessed as 
negligible. The related effects of site options on flood risk in the 

borough are considered separately under SAO12. 

Not applicable. No likely significant effects are 

anticipated. 

SAO12 
Flood Risk 

0 The site is predominantly in Flood Zone 1, which has the lowest risk 
of fluvial flooding. 

Not applicable. No likely significant effects are 
anticipated. 

SAO13 

Biodiversity 
-/? 

As a previously developed site occupied predominantly by surface 
carparking and former civic amenity buildings, much of the site is 

unlikely to support habitats of notable ecological value. However, the 

northern section of the site does contain a dispersed concentration 

of trees and associated vegetation. These are likely to support 

habitats of some ecological value, although the precise baseline is 

unknown. Redevelopment would likely result in the loss of some of 

these natural features, although some tree and vegetation cover 

could likely be retained owing to their peripheral siting. There are a 

number of additional ecological receptors further afield (Bole Bridge 

SBI at 400m, Warwickshire Moor LNR and SBI at 530m, and Broad 

Meadow LNR and SBI at 550m), indicating ecological sensitivity in the 

wider landscape but without a clear pathway for significant indirect 

effects. 

Baseline conditions will need to be confirmed 

through a proportionate ecological survey at the 

planning application stage. If required, 

development should incorporate appropriate 

measures to mitigate any potential adverse 

effects, and where appropriate, deliver 

opportunities for ecological enhancement. These 

requirements would be secured through the 

relevant policies of the emerging TBLP. 

SAO14 

Historic 

Environment 

--/+ 

The site contains a Scheduled Monument within its boundary, and has 

several further designated assets within close proximity. The site also 

falls within the setting of both the Town Centre Conservation Area 

and the Victoria Road and Albert Road conservation area, with the 

Development should minimise harm to nearby 

heritage assets through sensitive design, and seek 

opportunities to enhance their setting where 
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site separating the two designations. The presence of a Scheduled 

Monument on the site and additional assets within the immediate 

area means redevelopment has clear potential to affect their 

significance and setting. The site’s current condition does offer 

limited value to these assets, and as such, there is an opportunity for 

redevelopment that could better reveal or enhance their significance 
and setting, but this would depend heavily on design and 

implementation. 

appropriate. This will be secured by the relevant 

policies of the emerging TBLP. 

SAO15 

Landscape and 

Townscape 

++/? 

The site occupies a well-positioned location within the town centre. 

The existing surface-level carparking and vacant civic amenity 

buildings make a limited contribution to surrounding townscape, with 

redevelopment providing an opportunity to achieve stronger 

integration and to better contribute to the quality and character of a 

key part of the town centre. Given proximity to sensitive assets, high-

quality design will be important in achieving positive effects, which 

cannot be assessed at this stage. 

Redevelopment should seek to maximise the 

site’s prominent position to deliver positive 

enhancements to townscape and character. 

Design would need to be considerate of the 

surrounding built form, nearby heritage assets and 

wider historic core. 

SAO16  

Land 

Resources 

(i) ++ A wholly previously developed site which is capable of efficient reuse. 
Given its location, look to optimise the density of 

the site. 

(ii) + In accordance with ALC, the entirety of the site is located within the 

'urban' area. 
No specific enhancement measures required. 

(iii) -/? The entirety of the site falls within a Mineral Safeguarding Area 

(MSA). 

Further work is required to establish the exact 

baseline for the site. Potential for safeguarding or 

prior extraction may need to be considered. 

SAO17 

Waste 
0 

While all new development will inevitably involve an increase in waste 

generation, it is assumed that all are likely to offer sustainable waste 

management or recycling practices. However, the impacts of new 

development on waste generation and recycling will not be 

determined by its location. Effects will ultimately depend on factors 

such as waste management policies, processes and facilities available 

Not applicable. No likely significant effects are 

anticipated. 
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in and around the borough – all of which cannot be determined at 

this strategic level of assessment. The effect of the site option is 

therefore assessed as negligible. 
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D.1 Introduction 
 

D.1.1 The purpose of this appendix 

 
• Tamworth Borough Council has drafted a range of ‘draft policy directions’ for consideration, as 

part of the advanced Regulation 18 consultation for the emerging TBLP. 

 

• Draft policy directions have been identified which cover a range of topics including those which 

will address the amount, type and location of new development to meet the needs of local 

residents over the plan period, tackling climate change, ensuring high-quality design principles, 

improving accessibility and conserving the natural environment. 

 

• This appendix provides an assessment of 56 policy directions, including 5 strategic ones, which 

indicate the broad area to be covered by a policy that will be fully developed at the next stage of 

plan-making. The Council has also drafted a ‘Vision’ and ‘Objectives’ for the emerging TBLP, which 

have been evaluated in Chapter 3 of the main report. 

 

• Each draft policy direction appraised in this report has been assessed for it’s likely impacts on each 

SA Objective of the SA Framework (see Appendix B) and is in accordance with the methodology 

set out in Chapter 2 of the main report. 

 

• Recommendations have been identified where relevant to improve the sustainability of the draft 

policy directions as they continue to be shaped and developed. These recommendations are also 

summarised in Chapter 7 of the main Interim SA Report. 

 

• A summary of the SA findings for all policy directions considered at this stage is presented in 

Table D.1.1. 
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Table D.1.1: Summary of SA Assessments for Draft Policy Directions 
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SPD1 0 0 0 0 + 0 0 0 0 0 0 0 0 ++ + + + 
PD1 0 0 0 0 + 0 0 0 0 + 0 0 0 ++ + + + 
PD2 0 0 0 0 0 0 0 0 0 0 0 0 0 + + 0 0 
PD3 0 0 0 0 0 0 0 0 0 0 0 0 0 + 0 0 0 
PD4 0 0 0 0 0 0 0 0 0 0 0 0 0 + + 0 0 
PD5 0 0 0 + + 0 0 0 0 0 + ++ 0 0 0 0 0 
PD6 0 0 0 + + 0 0 0 0 0 ++ ++ 0 0 0 0 0 
PD7 0 0 + + 0 0 0 0 + 0 + ++ + 0 + 0 0 
PD8 0 0 +/? +/? 0 0 0 0 0 0 + ++ +/? 0 0 0 0 
SPD2 0 0 0 + + 0 0 + + + + + ++ 0 + + 0 
PD9 0 0 0 0 0 0 0 0 0 0 0 0 ++ 0 + 0 0 
PD10 0 0 0 0 0 0 0 0 0 0 0 0 ++ 0 + 0 0 
PD11 0 0 0 + + 0 0 + 0 + + + ++ 0 + 0 0 
PD12 0 0 0 0 0 0 0 0 0 0 0 0 ++ 0 0 0 0 
PD13 0 0 0 + + 0 0 0 0 0 0 0 ++ 0 0 0 0 
PD14 0 0 + + 0 0 0 0 0 0 0 0 0 0 0 0 0 
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PD15 0 0 + + 0 0 0 0 0 0 0 0 0 0 0 0 0 
PD16 0 0 + + 0 0 0 0 0 0 0 0 0 0 0 0 0 
PD17 0 0 0 + 0 0 0 0 0 0 0 0 0 0 0 0 0 
PD18 0 0 0 ++ 0 0 0 0 ++ 0 0 0 0 0 0 + 0 
PD19 0 0 0 ++ 0 0 0 ++ + 0 0 0 + 0 0 0 0 
PD20 0 0 0 0 0 0 0 0 + 0 0 0 0 0 0 + 0 
PD21 0 0 ++ ++ + 0 0 0 0 0 0 0 0 0 0 0 0 
PD22 0 0 ++ ++ + 0 + 0 0 0 + 0 + 0 0 0 0 
PD23 0 0 0 0 0 + 0 0 0 0 0 0 0 0 0 0 0 
PD24 0 0 0 0 0 + 0 0 0 0 0 0 0 0 0 0 0 
PD25 0 0 0 0 0 + 0 0 0 0 0 0 0 0 0 0 0 
PD26 0 0 0 0 0 + 0 0 0 0 0 0 0 0 0 + 0 
PD27 0 0 + + + + + 0 0 0 0 0 0 0 0 0 0 
PD28 -/? 0 0 + + -/? 0 0 0 0 0 0 +/? 0 ++ -/? 0 
PD29 0 0 0 + 0 0 0 + 0 + + + ++ 0 + 0 0 
PD30 ++ ++ + 0 0 0 + 0 0 0 0 0 0 0 0 + 0 
PD31 + + + + 0 0 + 0 0 0 0 0 0 0 0 0 0 
PD32 + + 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 
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PD33 ++ + ++ 0 0 0 ++ 0 0 0 0 0 0 0 0 0 0 
PD34 ++ + ++ 0 0 + ++ 0 0 0 0 0 0 0 0 0 0 
PD35 + + ++ 0 + 0 ++ 0 0 0 0 0 0 0 0 0 0 
PD36 ++ + + + + 0 + +/- 0 +/- 0 0 0 +/- + + 0 
PD37 ++ + + 0 ++ +/? + 0 0 0 0 0 0 + ++ ++ 0 
PD38 ++ + + 0 + +/? + 0 0 0 0 0 0 +/? ++ ++ 0 
PD39 + + ++ 0 ++ 0 ++ 0 0 0 0 0 0 0 0 0 0 
SPD3 0 0 0 + ++ 0 0 0 0 0 0 0 0 + ++ 0 0 
PD40 0 0 0 + ++ 0 0 0 0 0 0 0 0 0 + 0 0 
PD41 0 0 0 ++ ++ 0 0 0 0 0 0 0 0 0 + 0 0 
PD42 0 0 ++ ++ ++ 0 ++ 0 0 + 0 0 0 0 ++ 0 0 
PD43 0 0 + ++ 0 + 0 0 0 + 0 0 0 0 0 0 0 
PD44 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 
PD45 0 0 + ++ 0 0 0 0 0 0 ++ ++ ++ 0 + 0 0 
PD46 0 0 ++ ++ 0 0 + 0 0 0 0 0 0 0 + 0 0 
PD47 0 0 + ++ 0 0 0 0 0 0 + 0 + 0 + 0 0 
PD48 0 0 + + 0 0 ++ 0 0 0 0 0 ++ 0 + 0 0 
SPD4 0 0 0 ++ ++ 0 ++ ++ 0 ++ ++ + ++ 0 0 ++ ++ 
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SPD5 0 0 ++ ++ ++ 0 ++ ++ 0 ++ 0 0 0 0 0 0 0 
PD49 0 0 0 ++ ++ 0 ++ + 0 + 0 0 0 0 0 0 0 
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PD51 0 0 0 0 ++ 0 + + 0 0 0 0 0 0 0 0 0 
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D.2 Heritage 
 
D.2.1  Strategic Policy Direction 1: Securing the Conservation and Enhancement of 

 Heritage Assets 

 

 Strategic Policy Direction 1:  

 Securing the Conservation and Enhancement of Heritage Assets 

• Applications that will affect a heritage asset should ensure that the asset, including its setting, 

are conserved and enhanced in a manner appropriate to their significance 

 

• Flexibility will be applied in how heritage assets can be used, ensuring that any appropriate 

use is not restricted unnecessarily 

 

• Proposals that would bring back into use vacant historic buildings or better utilise under-used 
historic buildings will be supported  

 

• Heritage assets should be actively integrated within the urban environment and serve the most 

effective purpose for society whilst retaining their historic character 

 
Table D.2.1: Summary of Likely Effects of Strategic Policy Direction 1 
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O
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SPD1 0 0 0 0 + 0 0 0 0 0 0 0 0 ++ + + + 

Potential Mitigation 

There are no significant adverse effects associated with this policy direction, and therefore no 

mitigation is required. 

Opportunities for Enhancement 

(i) Consider requiring proposals that affect a heritage asset or its setting to be accompanied by 

a proportionate heritage statement. 

 

(ii) More generally, the heritage section would benefit from referencing non-designated 

archaeological assets, including buried or undiscovered remains. Although this would not 

necessarily be best placed under the strategic policy, the Council may wish to consider 

adding an additional policy to this end. This could include a requirement for a desk-based 

assessment and, where necessary, a field evaluation to establish the significance of any 

remains. Any future policy should also set out expectations for circumstances where 

preservation in situ is not feasible. 

 

Strategic Draft Policy Direction 1 introduces the borough’s emerging strategic approach to the 
conservation and enhancement of Tamworth’s heritage assets. It establishes an early, forward-looking 

framework for managing change in a way that safeguards heritage significance while supporting the 

long-term resilience and effective use of historic assets as the borough evolves. The direction aims to 

support appropriate, viable and sustainable use of heritage assets. 

 

The policy direction is anticipated to have a major positive effect on conserving and enhancing historic 

assets (SAO14) and a minor positive effect on landscape quality and local distinctiveness (SAO15), as 
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well as creating an attractive and high-quality environment (SAO5). The direction supports the reuse 

of vacant or underused historic buildings, which has positive implications for both SAO16 and SAO17. 

By prioritising the continued use of existing built fabric, the direction encourages optimal use of the 

existing building stock and helps avoid unnecessary land consumption. Reuse also contributes to 

circular-economy principles. 

 

Effects on all other sustainability objectives are expected to be neutral or negligible. 

 
D.2.2  Policy Direction 1: Proposals Affecting Designated Heritage Assets 

 

Policy Direction 1: Proposals Affecting Designated Heritage Assets 

• When considering the potential effect of a development proposal on a designated heritage asset, 

substantial weight will be given to the asset’s conservation.  

 

• Development proposals which would have a positive effect on designated heritage assets will be 

supported.  

 

• Where a development proposal would harm a designated heritage asset or its setting, the 

impact of the effect will be weighed against the public benefits of the proposal. Important public 

benefits can include securing the long-term re-use of a vacant or underused listed building 

and enabling energy efficiency and low carbon heating measures to be employed.  

 

• Development proposals that would cause substantial harm to, or the total loss of, the 

significance of a designated heritage asset, will be refused unless it can be demonstrated that the 

development is needed to achieve substantial public benefits that outweigh the harm or loss, or 

if:  

 

- The nature of the heritage asset would otherwise prevent all reasonable uses of the site; 

 

- No suitable use can be found that will enable its conservation;  

 

- Conservation by grant-funding or some form of not for profit, charitable or public ownership 

is not possible; and  

 

- The harm or loss is outweighed by the benefit of bringing the asset back into use.  

 

Table D.2.2: Summary of Likely Effects of Policy Direction 1 
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Mitigation 

There are no significant adverse effects associated with this policy direction, and therefore no 

mitigation is required. 

Opportunities for Enhancement 

Consider including explicit reference to heritage assets at risk, ensuring that proposals which 

secure their conservation and safeguard their significance are supported 
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Tamworth contains a diverse range of designated heritage assets that contribute strongly to local 

character and a sense of place. Policy Direction 1 establishes a clear and robust framework for 

managing development affecting these assets. By emphasising their conservation, supporting proposals 

that enhance their significance, and applying a balanced approach where harm is proposed, the 

direction provides a positive and proactive basis for safeguarding Tamworth’s historic environment 

over the long-term. A major positive effect on the historic environment (SAO14) is therefore 

identified. 

 

The policy’s emphasis on protecting designated heritage assets and ensuring their sensitive integration 

within the urban environment is also expected to support the quality and distinctiveness of local 

townscape.  Accordingly, a minor positive effect on landscape and townscape character (SAO15) is 

identified, with a related effect on creating attractive places (SAO5). The direction also supports the 

reuse of vacant or underused historic buildings, which has positive implications for both SAO16 and 

SAO17. By prioritising the continued use of existing built fabric, the direction encourages optimal use 

of the existing building stock and helps avoid unnecessary land consumption. Reuse also contributes 
to circular-economy principles. The direction also encourages, where appropriate, the integration of 

energy-efficiency improvements and low-carbon heating into proposals for designated heritage assets, 

which is likely to generate a minor positive effect on climate mitigation (SAO10). 

 

 Effects on all other sustainability objectives are anticipated to be neutral or negligible. 

 

F.1.3  Policy Direction 2: Proposals Affecting Non-Designated Heritage Assets 

 

Policy Direction 2: Proposals Affecting Non-Designated Heritage Assets 

• Development proposals which would not have a negative impact or would have a positive effect 

on non-designated heritage assets will be supported.  

 

• Where a development proposal would cause harm to, or the total loss of, the significance of a 

non-designated heritage asset, it will only be supported where the harm or loss is outweighed 

by the benefits of the proposal, having regard to the scale of the harm or loss and the 

significance of the non-designated heritage asset. 

 

Table F.1.4: Summary of Likely Effects of Policy Direction 2 
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Mitigation 

There are no significant adverse effects associated with this policy direction, and therefore no 

mitigation is required. 

Opportunities for Enhancement 

No recommendations are identified. The approach already ensures that non-designated heritage 

assets protected and enhanced to a degree proportionate to their significance, and there are no 

further additions or amendments that would meaningfully strengthen its sustainability performance 

against the SA Framework. 
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Draft Policy Direction 2 provides a proportionate and locally responsive approach to managing 

development affecting non-designated heritage assets, recognising their important contribution to the 

borough’s character despite their lack of statutory protection. By supporting proposals that conserve 

or enhance these locally valued buildings and places, and by requiring that any harm is clearly justified 

and outweighed by wider benefits, the direction helps to safeguard the borough’s broader historic 

fabric. A minor positive effect on heritage (SAO14) is therefore identified. 

 

Protecting non-designated heritage assets is also expected to reinforce local distinctiveness and the 

quality of the townscape, particularly in areas where these assets play a key role in defining 

neighbourhood identity. Accordingly, a minor positive effect on landscape and townscape character 

(SAO15) is identified. Effects on all other sustainability objectives are anticipated to be neutral or 

negligible. 

 

F.1.4  Policy Direction 3: Loss or Removal of Heritage Assets 

 

Policy Direction 3: Loss or Removal of Heritage Assets 

• Where a development proposal would result in the loss of the whole or part of a heritage asset 

(whether designated or not): 

 

- The development won’t be supported without steps being taken to make sure that the new 

development will go ahead after the loss has occurred; and 

 

- The applicant will be required to make an appropriate record of the asset before it is lost. 

 
Table F.1.5: Summary of Likely Effects of Policy Direction 3 
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Mitigation 

There are no significant adverse effects associated with this policy direction, and therefore no 

mitigation is required. 

Opportunities for Enhancement 

Consider requiring applicants to work with a suitably qualified heritage specialist to ensure that any 

recording of a lost asset is accurate and meaningful. This is likely to improve the quality of 

information captured and strengthen the positive effect on the historic environment (SAO14).  

 

Policy Direction 3 sets out a clear approach for circumstances where the loss of a heritage asset 
cannot be avoided. By requiring applicants to demonstrate that the proposed development will 

proceed and by securing an appropriate record of the asset before it is removed, the direction 

ensures that unavoidable change is handled in a responsible and informed manner. These measures 

help to reduce the likelihood of heritage assets being lost without clear justification, and as such, the 

direction is anticipated to have a minor positive effect on the historic environment (SAO14). 

 

Effects on other sustainability objectives are anticipated to be neutral or negligible. 

 

F.1.5  Policy Direction 4: Conservation Areas 
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Policy Direction 4: Conservation Areas 

• Development in or affecting a conservation area will be supported where it would contribute to 
the preservation or enhancement of the area.  

 

• Development proposals should:   

 

- Take account of the area’s special architectural or historic interest (as identified as part of 

the relevant conservation area appraisal and management plan) in the design and use of 

development; and   

 

- Retain and restore buildings and other features which make a positive contribution to the 

character or appearance of a conservation area wherever possible.  

 

• Where a development proposal would result in the loss of a building or other element which 

contributes to the character or appearance of a conservation area, its importance to the 

conservation area will be taken into account.  

 

Table F.1.6: Summary of Likely Effects of Policy Direction 4 
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Mitigation 

There are no significant adverse effects associated with this policy direction, and therefore no 

mitigation is required. 

Opportunities for Enhancement 

(i) Consider clarifying the scope of “other features” by explicitly recognising the 

contribution of the natural environment (such as trees, hedgerows, verges, and other 

landscape elements) both within and surrounding conservation areas. This would 

reinforce the policy’s influence on SAO15 and introduce a minor positive effect for 

biodiversity (SAO13). 

 

(ii) Consider including an explicit reference to the setting of conservation areas, ensuring 

that potential impacts on character and appearance are assessed comprehensively. 

 

(iii) Consider referencing relevant Conservation Area Appraisals to ensure the key features 

that contribute to each conservation area’s special interest and significance are clearly 

understood. This would strengthen their consideration and protection, reinforcing the 

positive effect on maintaining and enhancing the distinctiveness of the area (SAO15). 

 

Tamworth contains seven conservation areas, each with a distinct architectural and historic character 

that contribute strongly to the borough’s sense of place. Draft Policy Direction 4 sets out a clear 

approach for managing development within or affecting these areas, emphasising the need for 

proposals to preserve or enhance their special interest and respond positively to the qualities 

identified in consideration area appraisals and management plans. 
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By supporting development that reinforces the established character of conservation areas, and by 

seeking the retention and restoration of buildings and features that make a positive contribution to 

their appearance, the direction is expected to strengthen local distinctiveness and townscape quality. 

A minor positive effect on landscape and townscape quality (SAO15) is therefore identified. 

 

Where heritage assets within conservation areas are conserved or enhanced through this approach, 

the policy direction is also anticipated to support the wider historic environment. Accordingly, a 

minor positive effect on heritage (SAO14) is identified. Effects on all other sustainability objectives are 

considered to be neutral or negligible. 
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D.3 Flooding 
 

D.3.1  Policy Direction 5: The Sequential Test and Exception Test 

 

Policy Direction 5: The Sequential Test and Exception Test 

• The aim of the sequential test is to steer new development to areas with the lowest risk of 

flooding. 

 

• A sequential test will be required for all proposed development in areas known to be at risk 

of flooding with the following exceptions:  

 

- Sites allocated in the plan where a sequential test has already been applied at the plan-making 

stage  

- Householder development  

- Non-residential extensions below 250sqm  

- Changes of use (except where the end use would be a caravan, camping, or mobile home 

park)  

- A site-specific flood risk assessment is able to demonstrate that no built development, access 

or escape routes, land raising or other potentially vulnerable elements, would be located on 

an area that would be at risk of flooding including in the future  

 

• Proposed development will not be permitted if a sequential test shows that there 

are reasonably available sites appropriate for the proposed development in areas with a lower 

risk of flooding.  

 

• If a sequential test shows it is not possible for the development to be located in areas with a 
lower risk of flooding, an exception test may need to be applied.  

 

• The exception test should be informed by a site-specific flood risk assessment and will need 

to demonstrate that:  

 

- The development would provide wider sustainability benefits to the community that 

outweigh the flood risk; and  

- The development will be safe for its lifetime taking account of the vulnerability of its users, 

without increasing flood risk elsewhere, and, where possible, will reduce flood risk overall.  

 

• Proposed development requiring an exception test will only be permitted where it can 

be demonstrated that both of the above criteria can be met. 

 

Table D.3.1: Summary of Likely Effects of Policy Direction 5 
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Mitigation 

There are no significant adverse effects associated with this policy direction, and therefore no 

mitigation is required. 
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Opportunities for Enhancement 

No recommendations are identified. The direction is already robust and well-aligned with both 

national policy and the SA Framework. 

 

Draft Policy Direction 5 establishes a strong strategic framework for reducing flood risk by steering 

development away from areas of highest vulnerability and ensuring that proposals in areas of potential 

risk are supported by proportionate, site-specific assessments. This approach is expected to deliver a 

major positive effect for flood risk (SAO12), as it reduces the likelihood of new development being 

exposed to flooding and helps to manage cumulative impacts across the borough.  

 

The direction requires development in areas of potential flood risk to demonstrate that it will be safe 

for its lifetime without increasing risk elsewhere. This provides the basis for proposals to 

appropriately manage identified flood-related risks and supports adaptation for future flood 

conditions. A major positive effect is therefore anticipated for adapting to the effects of flooding 

(SAO11). 

 

By reducing the potential for residents, buildings and spaces to the affected by flooding, the direction 

contributes to improved safety and community resilience. This is expected to lead to minor positive 

effects on wellbeing (SAO4) and on creating safer and more resilient places (SAO5). Effects on all 

other sustainability objectives are considered to be neutral or negligible. 

 
D.3.2  Policy Direction 6: Ensuring Development is Safe from Flooding 

 

Policy Direction 6: Ensuring Development is Safe from Flooding 

• Development proposals within flood zones 2, 3a, or 3b will be refused is the proposed use is 

incompatible with the risk of flooding (as set out in national planning policy and guidance).  

 

• Proposed development in a location known to be at risk from any form of flooding, now or in 

the future, will be refused unless all of the following conditions are met:  

 

- The most vulnerable development is located in areas of lowest flood risk within the site, 

unless there are overriding reasons which justify a different arrangement;  

- The development will be safe throughout its lifetime taking account of the vulnerability of its 

users;  

-  Any risk can be safely managed, and safe access and escape routes are included 

where appropriate, as part of an agreed emergency plan;   

-  The development is appropriately flood resistant and resilient so that it could be quickly 

brought back into use without significant refurbishment in the event of a flood; and   

- It can be demonstrated that flood risk will not be increased elsewhere within the borough as 

a result of the development going ahead.  

 

Table D.3.2: Summary of Likely Effects of Policy Direction 6 
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Mitigation 
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There are no significant adverse effects associated with this policy direction, and therefore no 

mitigation is required. 

Opportunities for Enhancement 

No recommendations are identified. The direction is already robust and well-aligned with both 

national policy and the SA Framework.  

 

Policy Direction 6 establishes a strong approach to managing flood risk, consistent with national 

policy. By preventing inappropriate development in Flood Zones 2, 3a and 3b, and setting clear 

requirements for proposals in any location at risk of flooding, the direction seeks to ensure that 

development is safe, resilient and does not increase flood risk elsewhere. This is expected to result in 

a major positive effect on minimising current and future flood risk (SAO12). 

 

The direction requires development in areas at risk of flooding to demonstrate that it will be safe for 

its lifetime, including through the use of appropriate flood resilient and resistant measures, and by 

providing safe access and escape routes where necessary. These provisions ensure that development 

can be both responsive and adaptative towards flood-related risks, supporting a major positive effect 
on adapting to the effects of flooding (SAO11). 

 

Ensuring safe access and reducing the likelihood and consequences of flooding for new development 

also contributes positively to the formation of stronger, safer and more resilient communities (SAO4) 

(SAO5). Effects on all other sustainability objectives are considered to be neutral or negligible. 

 

D.3.3  Policy Direction 7: Sustainable Drainage Systems and Watercourses 

 

Policy Direction 7: Sustainable Drainage Systems and Watercourses 

• Proposals affecting drainage on or near to the site should incorporate sustainable drainage 

systems to reduce runoff and flow rates of surface water.  

 

• The drainage system should be of a scale and nature proportionate to the development and be 

designed in accordance with relevant national standards and advice from the Lead Local Flood 

Authority where appropriate.  

 

• Proposals that take the opportunity to provide multifunctional benefits, such 
as facilitating improvements in water quality and biodiversity, or improving public amenity, will 

be supported.  

 

• Maintenance arrangements must be in place to ensure an acceptable standard of operation for 

the lifetime of the development.  

 

• Development proposals that would enclose an existing watercourse will not be supported 

unless there are compelling reasons to do so.  

 

Table D.3.3: Summary of Likely Effects of Policy Direction 7 
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Mitigation 

There are no significant adverse effects associated with this policy direction, and therefore no 

mitigation is required. 

Opportunities for Enhancement 

(i) Consider requiring SuDS to be integrated into developments that are at risk of flooding. 

This would enhance the performance of the direction against SAO12 and SAO11. 

 

(ii) Consider greater explicit reference to the protection and enhancement of watercourses, 

to better align with the scope of the direction. This would enhance the performance of 

the direction against SAO9, SAO11, SAO13 and SAO15. 

 

(iii) Consider stating that SuDS should be designed, where appropriate, to support the 

delivery of the local nature recovery strategy. This would strengthen the performance of 

the direction against SAO11, SAO13 and SAO15. 

 

Policy Direction 7 establishes a clear direction to the sustainable management of surface water, with a 
strong emphasis on SuDS and natural drainage solutions. This approach is expected to reduce runoff 

and help manage flood risk, particularly surface water flooding, resulting in a major positive effect for 

flood risk (SAO12). This approach is also likely to support climate adaptation (SAO11). 

 

By encouraging SuDS that deliver multifunctional benefits, such as improved water quality, enhanced 

biodiversity and contributions to green infrastructure, the direction supports natural drainage 

processes and the creation of habitats. These measures are likely to lead to minor positive effects for 

biodiversity (SAO13) as well as water (SAO9) and landscape (SAO15) quality. Additional amenity 

benefits may arise where SuDS are designed as attractive landscape features or provide informal 

recreational opportunities, with potential minor positive effects for access to recreation (SAO3) and 

health (SAO4). 

 

In its current format, the approach is anticipated to have a negligible or neutral effect on all other 

sustainability objectives. 

 

D.3.4  Policy Direction 8: Flood Mitigation Infrastructure 

 

Policy Direction 8: Flood Mitigation Infrastructure 

• The delivery of engineering works to improve flood prevention will be supported.  

 

• Proposals will be required to:  

 

- Keep disruption to a minimum by planning works with other agencies and partners to ensure 

that impacts can be managed and co-ordinated; and   

- Prepare a detailed communications plan to ensure that communities are kept informed of 

progress  

 

• Proposals will need to consider and incorporate, where feasible, improvements to:  

- habitats and biodiversity;   

- recreation opportunities;   

- links to Tamworth’s Green/Blue Infrastructure;   

- connectivity to and within the flood plain for existing communities.    
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• Proposals that seek to use engineering works to artificially raise land levels within the flood 

plain will only be supported if they are also supported by the Environment Agency.  

 

Table D.3.4: Summary of Likely Effects of Policy Direction 8 
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Mitigation 

There are no significant adverse effects associated with this policy direction. While no negative 

effects are anticipated, the effects on several SA objectives remain uncertain. This reflects the focus 

on future infrastructure delivery, which is not guaranteed. Until the type, scale and location of any 

future schemes are known, it is not possible to confirm whether the anticipated minor positive 

effects will be realised. Nevertheless, the direction provides a clear basis for achieving these 

positive outcomes should an appropriate scheme come forward. 

Opportunities for Enhancement 

No recommendations are identified, with the approach already likely to deliver significant positives 

for flood risk reduction. There are no further additions or amendments that would meaningfully 

strengthen its sustainability performance against the SA Framework. 

 

Policy Direction 8 supports the delivery of engineering works and flood-mitigation infrastructure, 

helping to strengthen the borough’s preparedness for both current and future flood risk. This 

strategic direction is expected to support long-term resilience by enabling measures that lower 

exposure to flooding and lessen the scale and impact of flood events. It is therefore likely to have a 

significantly positive influence on minimising flood risk (SAO12) and supporting climate adaptation 
(SAO11).  

 

The direction also identifies opportunities for flood-mitigation schemes to provide wider community 

and ecological benefits where feasible. This includes enhancing connectivity within and across 

floodplains and improving recreational opportunities. Where such measures can be incorporated into 

future projects, minor positive effects on health and wellbeing (SAO4) and access to recreational 

spaces (SAO3) are identified. 

 

In addition, the direction requires potential infrastructure projects to consider habitats and 

biodiversity and to incorporate enhancements where possible. The expectation that infrastructure 

should, where feasible, integrate with natural water systems and vegetated spaces has the potential to 

support minor positive effects on biodiversity (SAO13).  

 

The extent of any positive effects on SAO3, SAO4 and SAO13 will depend on whether flood 

mitigation infrastructure comes forward, and on the specific type (hard or soft engineering), scale and 

location of individual schemes, all of which will influence the degree of effect when assessed against 

the SA Framework. 

 

Other sustainability effects are expected to be neutral or negligible. 
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D.4 The Natural Environment 
 

D.4.1  Strategic Policy Direction 2: Protecting the Natural Environment 

 

 Strategic Policy Direction 2:  

 Protecting the Natural Environment 

• Tamworth contains several valuable nature conservation areas — including an SSSI, Local 

Nature Reserves, Biodiversity Alert Sites and Sites of Biological Importance — and these will 

be protected from development that could damage them.  

 

• New development must show how it protects wildlife, improves habitats and supports nature 

recovery across the borough.  

 

• Understand the environmental qualities of the land, including habitats landscape character and 
natural beauty, and look for opportunities to protect or enhance them.  

 

• Use lower-quality agricultural land first, avoiding the best and most versatile farmland unless 

there is no reasonable alternative.  

 

• All development must take account of the priorities of the relevant Local Nature Recovery 

Strategy (LNRS) once adopted.  

 

• Development should avoid breaking up important habitats and should help strengthen wildlife 

corridors and connections on and off site wherever possible.  

 

• The council has identified five areas of land it owns that could be used for future habitat 

creation, and these sites will be safeguarded. Developers will be encouraged to use local sites 

like these for off-site biodiversity improvements, although the final choice remains with the 

developer under national rules.  

 

Table D.4.1: Summary of Likely Effects of Strategic Policy Direction 2 
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Mitigation 

There are no significant adverse effects associated with this policy direction, and therefore no 

mitigation is required. 

Opportunities for Enhancement 

i. The policy direction could more explicitly recognise the role of designated sites and habitats 

as part of a wider ecological network and encourage development to support or enhance 

ecological connectivity in line with the LNRS. This could maximise positive effects on 

SAO13. 

 

ii. Consider strengthening the direction by explicitly referencing the protection and 

enhancement of important but undesignated habitats. This may include priority habitats and 

LNRS-identified areas. This could maximise positive effects on SAO13. 
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Strategic Policy Direction 2 is anticipated to generate a major positive impact on biodiversity (SA013). 

The direction provides a comprehensive framework for protecting and enhancing the borough’s 

statutory and locally designated biodiversity assets, and through reference to the Local Nature 

Recovery Strategy (LNRS) it is expected to reduce fragmentation of the ecological network and 

support the creation of joined-up habitats and wildlife corridors throughout the borough and beyond. 

 

By supporting the protection and enhancement of a range of biodiversity features, Strategic Policy 

Direction 2 is expected to lead to secondary minor positive impacts in relation to climate change 

(SAO10), flood risk (SAO12) and pollution (SAO9) (SAO8). The multifunctional ecosystem services 

associated with restored and connected habitats, such as carbon sequestration, improved soils and 

natural flood alleviation, will help to reduce greenhouse gas emissions and improve local air and water 

quality.  

 

A minor positive impact is also anticipated for landscape (SAO15), where protecting these areas will 

maintain the distinctiveness of the surrounding local landscape. The direction is further expected to 
support climate change adaptation (SAO11) as the protection and enhancement of habitats and 

ecological networks can contribute to a more resilient natural environment capable of responding to 

changing climatic conditions. 

 

The direction is likely to have minor positive effects on health and wellbeing (SAO4) and the quality of 

places (SAO5). By protecting and enhancing natural areas and supporting connected green spaces, the 

direction helps provide access to high-quality environments that can benefit wellbeing and contribute 

to more attractive, greener places across the borough. 

 

By encouraging the use of lower-quality agricultural land first, the direction also positively aligns with 

SAO16. Effects on all other sustainability objectives are considered neutral. 

 

D.4.2  Policy Direction 9: Areas of Particular Importance for Biodiversity 

 

Policy Direction 9: Areas of Particular Importance for Biodiversity 

• For nationally important sites (SSSIs):  

 

- Development will only be approved if it does not harm the special features of the Site of 

Special Scientific Interest (SSSI), either on its own or together with other developments.  

- If some harm cannot be avoided, development will only be supported if the benefits clearly 

outweigh the impact on the SSSI and the wider network of protected sites.  

- Development may also be supported if the impact on the protected feature is being 

addressed through an Environmental Delivery Plan, and the developer has committed to 

paying the nature restoration levy.  

 

• For locally important sites (Local Nature Reserves, Local Wildlife Sites):  

 

- Development will only be supported if it does not significantly harm the integrity of the site.  

- If harm is unavoidable, development will only be supported if the benefits clearly 
outweigh the impact on the features that make the site important for nature.  

 

• For irreplaceable habitats (such as ancient woodland and ancient or veteran trees):  
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- Development that would cause the loss or deterioration of these habitats will be refused, 

unless there are wholly exceptional reasons and a suitable compensation strategy is in place.  

 

Table D.4.2: Summary of Likely Effects of Policy Direction 9 
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Mitigation 

There are no significant adverse effects associated with this policy direction, and therefore no 

mitigation is required. 

Opportunities for Enhancement 

i. Consider a requirement for a proportionate ecological assessment to evidence that no 

harm has occurred. This would secure the major positive effect on SAO13. 

ii. Consider clarifying in the supporting text how important but undesignated habitats will 

be considered in decision-making, given the broad scope implied by the title of the policy 

direction. 

 

Policy Direction 9 provides robust protection for Tamworth’s nationally and locally designated 

biodiversity sites, as well as irreplaceable habitats such as ancient woodland and ancient or veteran 

trees. It introduces a clear presumption against development that would result in harm to their special 

features or integrity. This policy direction is anticipated to generate a major positive effect on 
biodiversity (SAO13), as it directly safeguards some of the borough’s most sensitive and valuable 

ecological assets from adverse effects arising from development proposals. The explicit protection of 

irreplaceable habitats is particularly significant, given their high ecological value and vulnerability to 

permanent loss. 

 

By carefully managing development in these areas, the direction is also likely to have a minor positive 

effect on landscape quality (SAO15).  

 

The direction is not anticipated to have a neutral or negligible effect on all other sustainability 

objectives. 

 

D.4.3  Policy Direction 10: Geodiversity 

 

Policy Direction 10: Geodiversity 

• Dosthill Church Quarry is a Local Geological Site (LoGS) containing key geological features 

that should be protected.  

 
• Any development that has the potential to negatively impact the geological features of the 

LoGS will not be permitted unless it can be demonstrated that suitable mitigation measures 

are in place.  

 

• Where harm is not able to be avoided or mitigated, proposals will be refused unless strong 

justification can be provided that the public benefits of the proposal would outweigh the harm 

or loss of the geological features.  

 



Tamworth Local Plan 2022-2043  Interim SA Report: Regulation 18 (Appendices) 

 

278 

 

• Proposals that would provide opportunities to improve public access to, or understanding of, 

the geological interest of the LoGS will be supported.  

 

Table D.4.3: Summary of Likely Effects of Policy Direction 10 
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Mitigation 

There are no significant adverse effects associated with this policy direction, and therefore no 

mitigation is required. 

Opportunities for Enhancement 

No recommendations are identified. The policy direction performs well against the relevant 

objectives in the SA Framework. 

 

Policy Direction 10 provides strong protection for the geological features of the LoGS, ensuring that 

development avoids harm wherever possible and only proceeds where impacts can be mitigated or 

are clearly outweighed by public benefits. The approach is anticipated to generate a major positive 

effect on geodiversity (SAO13), as it seeks to safeguard important assets and supports opportunities 

for improved public access and understanding of geological value. 

 

A further minor positive effect on maintaining local distinctiveness and landscape character (SAO15) 

within the surrounding area of the LoGS is identified. 

 

The effects of Policy Direction 10 on all other sustainability objectives are anticipated to be neutral or 
negligible. 

 

D.4.4  Policy Direction 11: Trees 

 

Policy Direction 11: Trees 

• Proposals that would result in the loss of existing trees, especially ancient or veteran trees, 

will not be supported unless there is a strong justification for their removal.  

 

• Proposals that would incorporate new trees into the development will be supported. 

Appropriate measures will be required to be put in place to secure the long-term maintenance 

of newly planted trees.  

 

• New streets should be tree-lined unless there are clear, justifiable and compelling reasons why 

this would be inappropriate in the circumstances.  

 

• Development must be designed so that existing and new trees can grow healthily without 

creating conflict between the trees and development in future.  

 
• Applicants should work with highways officers and tree officers to ensure that the right trees 

are planted in the right places, and solutions are found that are compatible with highways 

standards and the needs of different users.  
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• Protected trees may only be pruned or felled for clear arboricultural or structural reasons, 

and replacement planting will normally be required.  

 

• If a tree cannot be replaced on the development site, the developer will need to provide a 

suitable replacement tree elsewhere.  

 

• Irreplaceable habitats such as ancient woodland are protected 

 

• Important landscape features should be retained, and new planting and materials should be 

high-quality and in keeping with the character of the area.  

 
Table D.4.4: Summary of Likely Effects of Policy Direction 11 

 

Draft 

Policy 

Direction SA
O

1
 

SA
O

2
 

SA
O

3
 

SA
O

4
 

SA
O

5
 

SA
O

6
 

SA
O

7
 

SA
O

8
 

SA
O

9
 

SA
O

1
0
 

SA
O

1
1
 

SA
O

1
2
 

SA
O

1
3
 

SA
O

1
4
 

SA
O

1
5
 

SA
O

1
6
 

SA
O

1
7
 

PD11 0 0 0 + + 0 0 + 0 + + + ++ 0 + 0 0 

Mitigation 

There are no significant adverse effects associated with this policy direction, and therefore no 

mitigation is required. 

Opportunities for Enhancement 

No recommendations are identified. The policy direction is well-aligned with the SA Framework.  

 

Policy Direction 11 robustly promotes the protection and expansion of trees, hedgerows and 

woodlands across Tamworth, thereby enhancing habitats and strengthening ecological networks. 

These features support a wide range of important flora and fauna and can serve as useful connecting 
habitats to facilitate the movement of species. A major positive impact on biodiversity (SAO13) is 

therefore identified. 

 

Safeguarding trees, hedgerows and woodland from development-related harm will also help to 

maintain the distinctive character of the borough, particularly in areas where woodland forms a key 

landscape feature. Accordingly, a minor positive impact on landscape (SAO15) is identified. By 

protecting existing trees and requiring high-quality new planting, the policy is expected to have a 

minor positive effect on quality of place (SAO5), helping to create greener, more attractive and 

distinctive streets and neighbourhoods. 

 

The multifunctional ecosystem services provided by trees, hedgerows and woodland cover is 

expected to support air filtration and carbon sequestration. As a result, this is expected to reduce 

contributions to climate change and help to improve air quality in the borough, which in turn can also 

support better health outcomes for residents. Accordingly, minor positive impacts have been 

identified in relation to climate change (SAO10) (SAO11), air pollution (SAO8) and health (SAO4). 

 

Greater coverage of trees and natural vegetation is also anticipated to have a minor positive impact 

on flood risk (SAO12), where this will help support greater rates of infiltration and slow surface 

water run-off rates. This is anticipated to help minimise flood risk, particularly in Tamworth’s most 

urban areas. 

 

The policy direction will likely have a neutral or negligible effect on all other sustainability objectives. 
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D.4.5  Policy Direction 12: Biodiversity Net Gain (BNG) 

 

Policy Direction 12: Biodiversity Net Gain (BNG) 

Development whose primary objective is to conserve or enhance biodiversity will be supported, 

however based on current available evidence it is not proposed to set the requirement for sites 

subject to BNG at a higher rate than the national requirement (currently 10% net gain).  

 

Table D.4.5: Summary of Likely Effects of Policy Direction 12 
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Mitigation 

There are no significant adverse effects associated with this policy direction, and therefore no 

mitigation is required. 

Opportunities for Enhancement 

No recommendations have been identified. This is not necessary given the limited nature of the 

policy direction. 

 

Policy Direction 13 confirms that qualifying development in Tamworth must deliver the national 

requirements in respect of biodiversity net gain (BNG), and that no higher local requirement is 

proposed. It also positively supports development whose primary purpose is to conserve or enhance 

biodiversity. The direction is intentionally limited in scope, setting out the Council’s position rather 

than creating new requirements. 

 

A major positive effect is identified for biodiversity (SAO13), as the direction provides clear support 

for biodiversity-led proposals. Its influence is otherwise limited, as the delivery of BNG is governed by 

national policy as opposed to this local policy direction. 

 

It is anticipated that this policy direction will have a neutral or negligible effect on all other 

sustainability objectives. 

 

D.4.6  Policy Direction 13: Biodiversity No Net Loss 

 

Policy Direction 13: Biodiversity No Net Loss 

• This policy applies to smaller developments, not required to deliver mandatory Biodiversity 

Net Gain, and explains what these developments must do to make sure they do not harm 

local wildlife or habitats.  

 

• If a proposal may affect wildlife or habitats, applicants must provide simple, proportionate 

evidence of what is currently on the site and how any impacts will be avoided, reduced or 

replaced.  

 

• This evidence can take the form of a basic biodiversity calculation and a simple habitat plan, or 

a short statement confirming that no natural habitats will be lost and explaining what 

improvements will be made.  
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• All proposals must follow the standard mitigation hierarchy: avoid harm first, then minimise it, 

then mitigate it, and only compensate as a last resort.  

 

• Valuable habitats should be kept wherever possible, and any that are lost must be replaced 

with equal or better habitat.  

 

• Developments should include on-site features that support wildlife, such as native planting, 

trees, wildlife-friendly drainage or habitat features.  

 

• Where new habitats are created or existing ones improved, a simple management plan will be 

needed to show how they will be looked after in the long term.  

 
• If significant harm to biodiversity cannot be avoided, minimised, mitigated or compensated, the 

development will be refused.  

 

Table D.4.6: Summary of Likely Effects of Policy Direction 13 
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Mitigation 

There are no significant adverse effects associated with this policy direction, and therefore no 

mitigation is required. 

Opportunities for Enhancement 

No recommendations have been identified. The direction is comprehensive and well-aligned with 

the SA framework. Any further requirements may risk over-burdening small developments without 

delivering notable additional sustainability gain.  

 

Policy Direction 13 provides a clear and proportionate framework for ensuring that smaller 

developments consider and manage their effects on local biodiversity, helping to avoid unnecessary 

harm to wildlife and habitats. It takes a responsive approach to the borough’s development pattern, 

recognising that a significant proportion of development is delivered through smaller sites and 

ensuring that this does not result in biodiversity considerations being overlooked. 

 

The direction is anticipated to generate predominantly positive environmental sustainability effects. By 

requiring smaller developments to follow the mitigation hierarchy and provide proportionate evidence 

of biodiversity impacts, it supports a consistent approach to protecting and, where possible, enhancing 

local wildlife and habitats. This is likely to result in a positive effect on biodiversity (SAO13). 

 

Measures such as retaining valuable habitats, incorporating on-site wildlife features and preparing 

management pans further strengthen this contribution. These enhancements also support health and 

wellbeing (SAO4) and quality of place (SAO5) by improving local green features and contributing to 

more attractive development. 
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D.5 Healthy Communities 
 

D.5.1  Policy Direction 14: Community Facilities and New Development 

 

Policy Direction 14:  

Community Facilities and New Development 

Proposed development for housing, employment, or other uses that would result in 

significant numbers of people living, working, or visiting an area should ensure that appropriate 

community facilities and public service infrastructure are available to meet the needs of the users of 

the proposed development.  

 

Where appropriate community facilities are not available, they should be provided either on-site, or 

through a contribution to off-site provision or improvements to existing facilities.  

 
Planning conditions and/or obligations will be used to ensure that the right community facilities and 

public service infrastructure are delivered at the appropriate point in time. 

 

Table D.5.1: Summary of Likely Effects of Policy Direction 14 
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Mitigation 

There are no significant adverse effects associated with this policy direction, and therefore no 

mitigation is required. 

Opportunities for Enhancement 

Although the policy direction recognises the need for the right type of community facilities in new 

developments, it does not explicitly address how or where these facilities should be located in 

order to be effective or sustainable. Although much of this will be addressed on a site-by-site basis, 

the direction could reference the need for facilities to be integrated with sustainable travel routes, 

accessible for all different types of potential users, and aligned with other aspects of the built form 

in a way that encourages facilities to be a focal point of community interaction. This would 

strengthen the positive effect of the direction on both SAO3 and SAO4. 

 

Policy Direction 14 sets out a coordinated approach to ensuring new development is supported by 

the community facilities and public service infrastructure needed to create healthy and well-

functioning neighbourhoods. The direction requires development that will introduce significant 

numbers of residents, workers or visitors to demonstrate that appropriate facilities are available, or 

to contribute to new or improved provision where gaps exist. 

 

This is anticipated to have a minor positive effect on health and wellbeing (SAO4), as access to 

community facilities plays an important role in supporting healthy and inclusive communities. Ensuring 

that facilities are delivered at the appropriate time through planning conditions or obligations also 

helps to reduce pressure on existing services. 

 

A minor positive effect on access to services and facilities (SAO3) is also identified, as the direction 

seeks to secure the infrastructure required to support the users of new development. 
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Effects on all other sustainability objectives are anticipated to be neutral or negligible. 

 

D.5.2  Policy Direction 15: New and Improved Community Facilities 

 

Policy Direction 15:  

New and Improved Community Facilities 

Proposals for new community facilities will be supported.  

 

Proposals including the construction or change of use of an existing building to a shop or 

service that would normally be a ‘main town centre use’ will not be subject to the sequential test 

for town centre uses where it can be demonstrated that they are intended to meet a local need and 

are below 250sqm of retail floorspace.  

 

Table D.5.2: Summary of Likely Effects of Policy Direction 15 
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Mitigation 

There are no significant adverse effects associated with this policy direction, and therefore no 

mitigation is required. 

Opportunities for Enhancement 
i. Consider encouraging new local small-scale shops to be located in accessible places, such as 

along active travel routes or within walking distance of residential and employment areas. 

This would strengthen the positive effect on health (SAO4) and potentially introduce a 

positive effect for sustainable travel (SAO7). 

 

ii. Consider referencing accessibility by walking and cycling to encourage sustainable travel to 

new community facilities. This would strengthen the positive effect on health (SAO4) and 

potentially introduce a positive effect for sustainable travel (SAO7). 

 

iii. Encourage good design principles where new community facilities are proposed, ensuring 

that they are inclusive, adaptable and responsive to changing needs over time. This would 

reinforce long-term positive effects on health and community cohesion (SAO4). 

 

iv. Consider encouraging new community facilities to be designed and located so that they are 

accessible to all groups within the community, while recognising that some facilities will 

appropriately serve specific user groups and should be planned to meet their particular 

needs. 

 

Policy Direction 15 signals clear support for the delivery of new and improved community facilities, 

recognising the role they play in meeting everyday needs and supporting the vitality of local 

neighbourhoods. Allowing small-scale shops and services that meet a local need to come forward 

without the requirement for a sequential test introduces a degree of flexibility that can help broaden 

access to essential services, particularly in areas that may currently be underserved. 
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This approach is expected to contribute positively to health and wellbeing (SAO4), as accessible 

community spaces and local services can help strengthen social cohesiveness and sense of community. 

By enabling locally focused provision, the direction also supports access to services and facilities 

(SAO3), helping to ensure that communities are able to benefit from a wider range of amenities close 

to where people live and work. 

 

Effects on all other sustainability objectives are anticipated to be neutral or negligible. 

 

D.5.3  Policy Direction 16: Development Affecting Existing Community Facilities 

 

Policy Direction 16:  

Development Affecting Existing Community Facilities 

Proposals that would result in the loss of an existing community facility or public service 

infrastructure will be refused unless:  

 

• There is an existing facility of the same type within a reasonable distance of the one to be 

lost;  

• It can be clearly demonstrated that there is not enough community support for the facility 

to remain  

• Evidence can be provided that the facility is no longer viable and that all reasonable steps 

have been taken to retain it  

• The loss would be replaced by an equal or better provision   

 

Alterations to existing community facilities and public service infrastructure will be supported 

where they support the retention of the facility for the benefit of the community.  

 

Table D.5.3: Summary of Likely Effects of Policy Direction 16 
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Mitigation 

There are no significant adverse effects associated with this policy direction, and therefore no 

mitigation is required. 

Opportunities for Enhancement 

i. Consider clarifying that the assessment of ‘reasonable distance’ should consider safe and 

convenient walking and cycling routes, ensuring that alternative provision is genuinely 

accessible without reliance on car travel.  

 

ii. Although the direction seeks to prevent the loss of community services and facilities, it 

could consider the social groups who use the service or facility. For example, the locality for 

the elderly may be a much smaller area than other social groups. 

 

Policy Direction 17 provides a clear framework for managing proposals that may lead to the loss or 

alteration of existing community facilities. By requiring strong justification before a facility can be 
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removed, and by supporting alterations that help secure their continued use, the direction plays an 

important role in maintaining the social infrastructure that local communities rely on. 

 

Retaining these facilities is expected to have a minor positive effect on health and wellbeing (SAO4), 

as they often provide opportunities for social interaction. Their continued availability can help support 

inclusive and resilient neighbourhoods. A minor positive effect on access to services and facilities 

(SAO3) is also identified. Ensuring that facilities are not lost without clear evidence helps to maintain 

essential local provision, particularly in areas where alternatives may be limited. 

 

Effects on other sustainability objectives are anticipated to be neutral or negligible. 

 

D.5.4  Policy Direction 17: Hot Food Takeaways 

 

Policy Direction 17:  

Hot Food Takeaways 

Development proposals for hot food takeaways or fast-food outlets will not be supported where 

they are:  

 

• within reasonable walking distance of a school, unless that location is within the town centre 

boundary or within an existing local centre; or  

• in a location where there is a concentration of such uses and there is evidence to suggest 

that those uses are having a negative impact on local health, pollution, or anti-social 

behaviour  
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Mitigation 

There are no significant adverse effects associated with this policy direction, and therefore no 

mitigation is required. 

Opportunities for Enhancement 

No recommendations are identified. This is a narrowly focused policy that already secures a 

positive effect on health, and there are no changes required to strengthen that outcome. 

 

Policy Direction 17 seeks to limit the development of new hot food takeaway outlets in locations 

where they may contribute to unhealthy food environments or localised amenity issues. Restricting 

proposals within reasonable walking distances of schools, except where they fall within the town or 

local centres, should help to reduce children’s exposure to fast food outlets during the school day. 

Preventing new takeaways in areas where there is already a concentration of such sues, and where 

evidence indicates negative impacts on health, pollution or antisocial behaviour, further supports the 

creation of healthier and safer local environments. 

 

This approach is expected to have a minor positive effect on health and wellbeing (SOA4), reflecting 
its role in managing access to unhealthy food options and addressing localised impacts associated with 

clusters of takeaways. 
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No other significant effects are anticipated. 
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D.6 Pollution, Ground Conditions, Minerals and Soils 
 

D.6.1  Policy Direction 18: Ground Conditions and Contamination 

 

Policy Direction 18:  

Ground Conditions and Contamination 

Proposed land uses should be appropriate to the level of ground contamination risk.  

 

Applications for proposed development that could be affected by contamination or where 

contamination may present a risk to the surrounding environment, must be accompanied by an 

appropriate ground investigation report that provides detailed mitigation measures to allow the 

development to go ahead safely.   

 

Table D.6.1: Summary of Likely Effects of Policy Direction 18 
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Mitigation 

There are no significant adverse effects associated with this policy direction, and therefore no 

mitigation is required. 

Opportunities for Enhancement 

Expand the wording of the direction to ensure that any mitigation measures identified through 

ground investigation are actually secured and implemented as part of the development, to 
strengthen outcomes for SAO9 and SAO4. Remediation is only effective if it is verified. 

 
Policy Direction 18 sets out clear expectations for how development should respond to ground 

conditions, ensuring that land is safe and suitable for its intended use. The approach aims to prevent 

harm to people and the environment as development comes forward. 

 

A major positive effect on minimising soil and water pollution (SAO9) is anticipated. The approach 

directly addresses contamination risks and is expected to lead to meaningful improvements in how 

existing pollutants are managed and contained. A major positive effect on health and wellbeing (SAO4) 

is also expected. Ensuring that contamination risks are fully understood and mitigated before 

development takes place will reduce the potential for exposure to harmful substances. The approach 

is also likely to have a minor positive effect on the efficient use of land (SAO16). By enabling the safe 

redevelopment of contaminated or previously used sites, it supports the productive reuse of land. 

 

No other significant effects are anticipated. 

 

D.6.2  Policy Direction 19: Managing the Impacts of Development 

 

Policy Direction 19:  

Managing the Impacts of Development 

Development proposals will be required to consider the impact (including cumulative impacts) of 

development on the amenity of adjacent land uses and their occupants and the wider 
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environment as a result of air, light, noise, or water pollution and set out appropriate 

mitigation measures.  

 

Development will be refused where it would have a detrimental impact on the amenity of adjacent 

land uses and their occupants or the wider environment as a result of air, light, noise, or water 

pollution which is unable to be appropriately mitigated.  

 

Proposals that include measures that would contribute to the reduction of existing levels of 

pollution will be supported.  

 

Table D.6.2: Summary of Likely Effects of Policy Direction 19 
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Mitigation 

There are no significant adverse effects associated with this policy direction, and therefore no 

mitigation is required. 

Opportunities for Enhancement 

i. Consider explicit reference that the pollution impacts on sensitive receptors, including 

vulnerable population groups and environmental assets, should be assessed and addressed 

where relevant. This would strengthen the directions performance against SAO4 and 

introduce a minor positive effect on protecting biodiversity (SAO13). 
 

ii. While the policy includes water pollution within its scope and prevents development that 

would lead to harmful effects, its influence is more general and less targeted than for other 

forms of pollution. Therefore, the Council may wish to consider a cross-reference to the 

relevant policies in the TBLP that address SuDS, watercourse protection and surface-water 

management. This would help to ensure that water pollution considerations are applied 

consistently, as well as strengthening the direction’s influence on water quality outcomes. 

 

iii. Include supporting text clarifying that cumulative pollution impacts should be assessed with 

reference to local baseline evidence. 

 

Policy Direction 19 performs well in safeguarding amenity and environmental quality. It ensures that 

development does not result in unacceptable consequences to its users and wider environment and 

provides a clear basis for managing the impacts of air, light, noise and water pollution. The direction is 

likely to result in positive effects as it safeguards against increasing health and environmental risks 

associated environmental hazards.  

 

A positive effect is anticipated in relation to air, light and noise pollution (SAO8), as the direction 

requires proposals to consider both direct and cumulative impacts and establishes a clear basis for 

refusing development where harmful effects cannot be mitigated. This approach supports the 

protection of residents, neighbouring uses and future occupants from adverse pollution-related 

impacts, contributing to a positive effect on health and wellbeing (SAO4). 
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A minor positive effect is also likely for water quality (SAO9). By requiring water pollution impacts to 

be assessed and mitigated, the direction helps prevent deterioration of the water environment and 

may support improvements where existing issues are addressed. 

 

No significant adverse effects are anticipated. 

 

D.6.3  Policy Direction 20: Safeguarding Minerals and Soils 

 

Policy Direction 20:  

Safeguarding Minerals and Soils 

The council will consult with Staffordshire County Council as the Minerals Planning Authority 

on applications likely to affect existing minerals infrastructure, allocations, or safeguarding areas.  

 

Where non-mineral development is proposed to take place within a mineral safeguarding area, 

consideration should be given to extracting the mineral resource before the development takes 

place.  

 

Proposals for new development on greenfield land should prioritise areas of poorer quality 

land (Grades 3b, 4 and 5 agricultural land) over higher quality land where possible. 

 

Table D.6.3: Summary of Likely Effects of Policy Direction 20 
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Mitigation 

There are no significant adverse effects associated with this policy direction, and therefore no 

mitigation is required. 

Opportunities for Enhancement 

No recommendations are identified. The approach already performs effectively against the relevant 

SA objectives, and no meaningful opportunities for enhancement have been identified. 

 

Policy Direction 20 provides a clear and proactive framework for safeguarding mineral resources and 

ensuring that minerals considerations are properly addressed in development management.  

In a predominantly urban borough with only limited areas of best and most versatile agricultural land, 

the direction seeks to protect these finite soil resources by directing greenfield development towards 

poorer-quality land where feasible. The requirement to consult the Minerals Planning Authority also 

helps to avoid the unnecessary sterilisation of viable mineral resources. The direction is anticipated to 

have a positive effect on the efficient use of land and minerals resources (SAO16) by strengthening 

minerals safeguarding and supporting prior extraction where appropriate. It also has a positive effect 

on minimising soil pollution (SAO9), through the protection of higher-quality agricultural land. 

 

Effects on all other sustainability objectives are anticipated to be neutral or negligible. 
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D.7 Sport, Leisure and Recreation 
 

D.7.1  Policy Direction 21: Existing Sport, Leisure and Recreational Facilities 

 

Policy Direction 21:  

Existing Sport, Leisure and Recreational Facilities 

Opportunities to improve or expand existing facilities will be supported where they comply 

with the wider policies of the plan.  

Development proposals that would result in the loss of existing sport, leisure or recreational 

facilities will only be supported where it can be clearly demonstrated that:  

• The facility is no longer needed; or  

• Equivalent or better provision is provided elsewhere; or  

• The proposal would deliver greater overall community benefit. 

 

Table D.7.1: Summary of Likely Effects of Policy Direction 21 
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Mitigation 

There are no significant adverse effects associated with this policy direction, and therefore no 

mitigation is required. 

Opportunities for Enhancement 

Consider clarifying that “equivalent or better provision” must be at least as accessible to the 

community as the existing facility. This would reinforce a positive effect on SAO3, as well as 

introduce modest positive effects for sustainable travel (SAO7). 

 

Policy Direction 21 delivers strong social sustainability benefits by ensuring that the borough’s existing 

network of sport, leisure and recreational facilities are protected from loss unless clear and justified 

circumstances apply. This provides a direct and significant positive effect for accessibility to 

community and recreational facilities (SAO3), as the direction secures the continued availability of 

these assets and supports opportunities for their improvement or expansion. By maintaining access to 

facilities that enable physical activity and recreation, the direction also contributes positively to health 

and wellbeing (SAO4). By retaining facilities that serve a community function, the direction helps to 

sustain the social infrastructure that supports local interaction and participation, which aligns 

positively with SAO5. No further likely significant effects have been identified. 
 

D.7.2  Policy Direction 22: Provision of New Facilities 

 

Policy Direction 22:  

Provision of New Facilities 
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Proposals for new sport and leisure facilities will be supported where there is evidence of need, 

particularly where access to facilities is currently limited.  

New sport and leisure facilities will be expected to be inclusive and accessible to all sections of the 
community, including children and young people, older people and disabled residents where 

possible.  

Facilities will be expected to be well designed for long-term use, adaptable and environmentally 

sustainable, supporting biodiversity and climate resilience where feasible.   

Sport and leisure provision will be expected to contribute positively to the borough’s green 

infrastructure network and be well connected to walking, cycling and public transport routes where 

possible.  

 
Table D.7.2: Summary of Likely Effects of Policy Direction 22 
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Mitigation 

There are no significant adverse effects associated with this policy direction, and therefore no 

mitigation is required. 

Opportunities for Enhancement 

Consider clarifying that new facilities should maximise opportunities for access by walking, cycling 

and public transport. Although the direction already references sustainable travel connections, 

making this expectation more explicit would strengthen support for SAO7.  

 

Policy Direction 22 provides a positive framework for expanding sport and leisure provision in a way 
that strengthens the borough’s social and environmental sustainability. By steering new facilities 

towards areas of identified need, it helps to broaden access to opportunities for physical activity and 

recreation. This is anticipated to have a significant positive effect on accessibility (SAO3) and health 

and wellbeing (SA04). 

 

The emphasis on inclusive and accessible provision means that new facilities are more likely to meet 

the needs of a wide range of users, helping to support participating and engagement across the 

community. This has a beneficial relationship with achieving better community cohesion and quality of 

life (SAO5) by reinforcing the role of sport and leisure spaces as shared, community-facing assets. 

 

Expectations around connections to walking, cycling and public transport encourages facilities to be 

integrate into the wider sustainable travel network. This supports SAO7 by making active and low-

carbon travel means a more realistic option for accessing leisure opportunities, seeking to capitalise 

on the borough’s compact urban nature. This has further associated positive effects on SAO3 and 

SAO4. Supportive references to climate resilience (SAO11) and biodiversity (SAO13) indicate that 

new facilities should contribute positively to environmental quality, resulting in modest positive 

effects. 

 

Other SA objectives are assessed as neutral.  
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D.8 Housing 
 

D.8.1  Policy Direction 23: Affordable Housing 

 

Policy Direction 23:  

Affordable Housing 

Our proposed approach to affordable housing is to maximise the delivery of affordable homes 

whilst making sure other appropriate infrastructure is provided to make new developments 

sustainable.  

Subject to the completion of a whole plan viability assessment and an Infrastructure Delivery 

Plan, the local plan will require 20% of homes on sites of 10 or more dwellings to be 

affordable housing.  

Developments that are 100% affordable housing will be supported where they comply with the 

wider policies of the plan and would not result in an unacceptable impact on other infrastructure 

that can’t be appropriately mitigated. 

 

Table D.8.1: Summary of Likely Effects of Policy Direction 23 
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Mitigation 

There are no significant adverse effects associated with this policy direction, and therefore no 

mitigation is required. 

Opportunities for Enhancement 

No reasonable opportunities for enhancement have been identified. 

 

Policy Direction 23 establishes a broad framework for securing affordable housing delivery on major 

developments. This will directly support the delivery of affordable housing in Tamworth and aims to 

provide affordable housing to meet housing needs. This is likely to support a minor positive effect for 

housing (SAO6).  

 

No other significant effects are identified. 

 

D.8.2  Policy Direction 24: Custom and Self-Build Housing 

 

Policy Direction 24:  

Custom and Self-Build Housing 

Based on the available information and the feedback received from the issues and options 

consultation, we don’t intend to allocate any specific sites for custom and self-build 

development because of the lack of available land in general, and because many of the available 

smaller sites aren’t the kind of site that people on the register are looking for.  
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We also don’t intend to require self-build plots as part of larger development due to the 

uncertainty this could cause in bringing those sites forward. We will however, as a general principle, 

support the delivery of custom and self-build developments where opportunities arise and where 

the development would be consistent with other policies of the plan.  

 

Table D.8.2: Summary of Likely Effects of Policy Direction 24 
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Mitigation 

There are no significant adverse effects associated with this policy direction, and therefore no 

mitigation is required. 

Opportunities for Enhancement 

No recommendations are identified. The direction is intentionally limited in scope and already 

provides the appropriate level of support for self-build within the wider policy framework. 

 

Although Policy Direction 24 does not allocate land or require self-build plots on larger sites, it does 

provide a supportive policy framework for custom and self-build proposals that come forward. This 

creates a minor positive effect on housing (SAO6), as it helps ensure delivery where opportunities 

arise. 

 

The approach is market-led and does not influence the location, scale or pattern of development. As a 

result, it does not materially affect accessibility, transport choices, community outcomes or 

environmental considerations, which are instead shaped by other policy directions. All remaining SA 
objectives are therefore assessed as neutral, with the direction considered to have generally limited 

influence on sustainability outcomes. 

 

D.8.3  Policy Direction 25: Housing Mix 

 

Policy Direction 25:  

Housing Mix 

Based on the available evidence, our proposed approach to housing mix is:  

• Require development of 10 or more dwellings to provide a mix of sizes to meet local need. 

The mix should be informed by the HEDNA, or other more up to date information where 

available.  

• Developments of 3 – 9 dwellings should provide a mix of sizes where possible, otherwise a 

focus on 2 or 3-bed to meet need, unless an alternative mix can be justified with reference 

to appropriate evidence.  

 

Table D.8.3: Summary of Likely Effects of Policy Direction 25 
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Mitigation 

There are no significant adverse effects associated with this policy direction, and therefore no 

mitigation is required. 

Opportunities for Enhancement 

No reasonable opportunities for enhancement have been identified. 

 

Policy Direction 25 establishes a broad framework for determining housing mix on both major and 

minor developments, with requirements to be informed by recent evidence and local needs. Ensuring 

that new development reflects identified needs supports a minor positive for housing (SAO6), as it 

helps secure a balanced supply of homes across the borough.  

 

No other significant effects are identified. 

 

D.8.4  Policy Direction 26: Housing Density 

 

Policy Direction 26:  

Housing Density 

Where viable and appropriate to the local context and character:  

• Development within the town centre should achieve a density of at least 40 dwellings per 

hectare  

• Development outside the town centre should achieve a density of at least 30 dwellings per 

hectare  

• Development not achieving these densities will need to be appropriately justified with 

reference to appropriate evidence and/or the specific characteristics of the site   

This approach will be subject to the completion of the landscape character assessment.  

 

Table D.8.4: Summary of Likely Effects of Policy Direction 26 
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Mitigation 

There are no significant adverse effects associated with this policy direction, and therefore no 

mitigation is required. 

Opportunities for Enhancement 

No recommendations are identified. The direction is intentionally limited in scope and already 

provides a framework for achieving different densities in different areas of the borough. 
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Policy Direction 26 sets minimum density expectations within a predominantly urban borough, 

supporting the efficient use of limited land and helping to optimise development capacity. This results 

in a minor positive effect for housing (SAO6), as applying higher densities in appropriate locations can 

help to capitalise on the delivery of new homes within the existing urban area. By encouraging more 

efficient development patterns, the direction also supports a minor positive relationship with achieving 

an efficient use of land (SAO16). Given the specific scope of the direction, no other significant effects 

are identified. 
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D.9 Gypsies, Travellers and Travelling Showpeople 
 

D.9.1  Policy Direction 27: Approach to Gypsy and Traveler Sites 

 

Policy Direction 27:  

Approach to Gypsy and Traveler Sites 

A criteria-based planning policy will be included to guide decision-making on any planning 

applications that come forward for Gypsy, Traveller or Travelling Showpeople sites.  

This policy will ensure proposals:   

• Are in safe and suitable locations  

• Avoid flood risk and environmental harm  

• Protect heritage, landscape and residential amenity  

• Have appropriate access to services, infrastructure and transport  

• Support peaceful and inclusive co-existence with the settled community  

• Reflect ‘best practice’ for residents, following national recommendations in terms of facilities 

and design   

Proposals within the Green Belt will be assessed in line with national policy, where traveller sites 

are treated as inappropriate development unless very special circumstances are demonstrated.  

 

Table D.9.1: Summary of Likely Effects of Policy Direction 27 
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Mitigation 

There are no significant adverse effects associated with this policy direction, and therefore no 

mitigation is required. 

Opportunities for Enhancement 

The direction could provide clearer guidance on what constitutes appropriate access to key 

services, infrastructure and transport, including education, healthcare, water supply, waste disposal 

and opportunities for sustainable travel. This would strengthen the positive effects for SAO3, SAO4 

and SAO7 by giving applicants and decision-makers a clearer understanding of the level and type of 

connectivity expected to support economically, socially and environmentally sustainable locations. 

 

Policy Direction 27 provides a clear framework for assessing proposals for Gypsy, Traveller and 

Travelling Showpeople sites. It helps ensure that development comes forward in safe, appropriate and 

well-supported locations. A minor positive effect is identified for housing (SAO6), as the direction 

provides a clear framework for assessing any proposals that come forward. Although this is not a 

delivery policy and does not allocate sites, it still positively supports meeting need should proposals 

arise. 

 

Ensuring sites have appropriate access to services, infrastructure and transport supports accessibility 

(SAO3) and contributes positively to health and wellbeing (SAO4). The requirement for appropriate 

transport access specifically also creates a minor positive effect for sustainable travel (SAO7). The 
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emphasis on peaceful and inclusive co-existence with the settled community is expected to have a 

positive effect on community cohesion (SAO5) by encouraging proposals that would integrate 

sensitively. Requirements to avoid areas of flood risk ensures a positive relationship with SAO12. 

Criteria requiring consideration of local character and heritage assets support minor positive effects 

for SAO14 and SAO15 by ensuring that proposals demonstrate how they respond to their 

surrounding and avoid unacceptable impacts.  

 

Other SA objectives are assessed as neutral. 
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D.10 Green Belt 
 

D.10.1  Policy Direction 28: Green Belt Protection 

 

Policy Direction 28:  

Green Belt Protection 

The Green Belt will be protected in accordance with national policy, recognising its important 

role in shaping the form, character and setting of Tamworth. It will continue to play a key role in 

preventing urban sprawl, maintaining openness and preserving separation between Tamworth, the 

West Midlands conurbation and surrounding settlements, in line with national policy.  

• The plan will seek to maintain the general extent of the Green Belt.   

• Development within the Green Belt will be restricted to that which is 

considered appropriate under national policy, ensuring that its openness is preserved.  

• Also, in line with national policy, development which utilises grey belt would not be 

considered inappropriate, where it would not fundamentally undermine the purposes of the 

Green Belt.  

• The key purposes and function of the Green Belt will be safeguarded, including its role 

in maintaining settlement separation and protecting the character of the surrounding 

countryside.   

This approach will ensure that the Green Belt continues to provide a clear and consistent 

framework for managing development and protecting the Borough’s setting. 

 
Table D.10.1: Summary of Likely Effects of Policy Direction 28 
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Mitigation 

There are no significant adverse effects associated with this policy direction, and therefore no 

mitigation is required. 

Opportunities for Enhancement 

No recommendations for enhancement have been identified. 

 

In Tamworth, a small proportion (around 6.8%) of the borough lies within the West Midlands Green 

Belt, spatially concentrated around the south. Policy Direction 28 sets out a strategic approach to 

maintain the general extent of this Green Belt and to safeguard its key purposes in line with national 
policy. As one of the few remaining open areas of significant scale in the borough, the continued 

protection of the Green Belt is likely to generate positive effects for landscape quality (SAO15). The 

direction also supports health and wellbeing (SAO4) and the creation of safe and attractive places 

(SAO5). The protection of open areas could support biodiversity and safeguard habitats (SAO13), 

although the actual ecological value of these areas remain uncertain. 

 

While strong Green Belt protection would safeguard openness and avoid greenfield development, it 

would also significantly constrain the borough’s already limited land supply. This may reduce the ability 

to use land efficiently, limit the delivery of housing and employment, and increase pressure on 
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remaining sites. Mixed effects are therefore identified for both economic growth (SAO1) and housing 

provision (SAO6). 

 

No further likely significant effects have been identified.  

 

D.10.2  Policy Direction 29: Green Belt Enhancement 

 

Policy Direction 29:  

Green Belt Enhancement 

Opportunities will be taken, where appropriate, to enhance the environmental, recreational and 

wider benefits of the Green Belt.  

• Improvements to green infrastructure will be supported, including strengthening green 

networks and connections between urban and rural areas.   

• Opportunities to enhance biodiversity, landscape quality and ecological resilience will be 

encouraged.   

• Provision for public access and recreation will be supported where appropriate, helping to 

improve health and wellbeing and increase access to green spaces.   

In Tamworth, this approach will help ensure that the Green Belt continues to provide a range of 

benefits for communities, alongside its role in managing growth.  

 

Table D.10.2: Summary of Likely Effects of Policy Direction 29 
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Mitigation 

There are no significant adverse effects associated with this policy direction, and therefore no 

mitigation is required. 

Opportunities for Enhancement 

No reasonable opportunities for enhancement have been identified. The direction already performs 

well against the SA Framework. 

 

Policy Direction 29 supports the enhancement of the Green Belt’s environmental, recreational and 

wider multifunctional benefits. It promotes improvements to green infrastructure, strengthened green 

networks, enhanced biodiversity and ecological resilience, and increased opportunities for public 

access and recreation. 

 

The direction’s explicit focus on biodiversity enhancement and improved habitat connectivity is 

expected to generate a major positive effect on biodiversity (SAO13). These measures directly 

support ecological quality and resilience within the Green Belt. Enhancements to green infrastructure 

are also likely to deliver a range of environmental benefits. Strengthened networks and improved 

natural processes such as air filtration, carbon sequestration and local cooling are anticipated to result 

in minor positive effects on air quality (SAO8), climate mitigation (SAO10) and climate adaptation 

(SAO11). Improvements to natural green infrastructure may additionally support infiltration and 

reduced surface water run-off, leading to a minor positive effect on flood risk (SAO12). 
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Enhancements to landscape quality within the Green Belt are likely to generate a minor positive effect 

on landscape (SAO15). Given the prominence of the Green Belt in the southern part of the borough, 

improvements to its condition are expected to be noticeable and beneficial. 

 

The direction’s support for public access and recreation is likely to encourage physical activity and 

engagement with green spaces, resulting in a minor positive effect on health and wellbeing (SAO4). 

Effects on all other SA objectives are expected to be negligible. 

 

  



Tamworth Local Plan 2022-2043  Interim SA Report: Regulation 18 (Appendices) 

 

301 

 

D.11 Employment 
 

D.11.1 Policy Direction 30: Existing Employment Areas 

 

Policy Direction 30:  

Existing Employment Areas 

The existing network of employment sites will be protected. This includes the existing sites set out 

in policy EC7 of the current local plan and any additional areas that might need to be considered for 

designation. These sites will be identified on the policies map that accompanies the new plan.  

Development that is compatible with the employment area will be supported.  

Opportunities for existing businesses to expand and grow will be supported where they 

are appropriate and in accordance with the wider policies of the plan.  

Opportunities to improve the employment offer within the borough through regeneration/renewal 

of existing employment areas will be supported where they would provide an equal or increased 
employment floorspace or would provide for an employment need that is not currently provided 

for within the borough.  

 

Table D.11.1: Summary of Likely Effects of Policy Direction 30 
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Mitigation 

There are no significant adverse effects associated with this policy direction, and therefore no 

mitigation is required. 

Opportunities for Enhancement 

No reasonable recommendations are identified. The direction is tightly focused on safeguarding 

existing employment areas and already performs strongly against the relevant sustainability 

objectives. 

 

Policy Direction 30 provides a clear and proactive framework for safeguarding the borough’s existing 

employment land while enabling appropriate growth, expansion and renewal. By protecting the 

established network of employment areas and supporting compatible development, the direction plays 

a key role in maintaining the borough’s economic resilience and ensuring that key employment assets 

remain available to support long-term prosperity. This approach is strongly aligned with the 

sustainability objectives relating to economic growth (SAO1) and employment opportunities (SAO2), 

where major positive effects are anticipated.  

 

The direction also supports accessibility (SAO3) by retaining a network of employment areas within 

the borough which offer a range of employment opportunities, services and other ancillary uses. By 

retaining employment opportunities within established locations, the direction helps reduce the need 

for longer-distance commuting and supports shorter, more sustainable journeys. This is anticipated to 

have a minor positive effect on sustainable travel patterns (SAO7).  
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A minor positive effect is also identified in relation to the efficient use of land (SAO16). By focusing 

activity within established employment areas and enabling the renewal or reuse of existing sites, the 

direction helps to encourage a more effective utilisation of previously developed land. Other SA 

objectives are assessed as neutral. 

 

D.11.2  Policy Direction 31: Employment Uses not in Existing Employment Areas 

 

Policy Direction 31:  

Employment Uses not in Existing Employment Areas 

Proposals for new employment development outside of allocated employment sites or strategic 

employment areas will be supported where the proposal demonstrates it would be:  

• Accessible to public transport;  

• Compatible with surrounding uses;  

• Unlikely to have an adverse impact on amenity and character of surrounding area;  

• Supported by necessary infrastructure; and  

• Able to meet the requirements of all other policies where applicable. 

 

Table D.11.2: Summary of Likely Effects of Policy Direction 31 
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Mitigation 

There are no significant adverse effects associated with this policy direction, and therefore no 

mitigation is required. 

Opportunities for Enhancement 

No opportunities for enhancement are identified. The direction is narrowly focused on managing a 

specific development circumstance, and it already performs well against the relevant SA objectives. 

 

Policy Direction 31 establishes criteria for considering employment proposals outside of allocated 

employment sites or strategic employment areas. By allowing such development only where it can be 

appropriately accessed, integrated and supported, the direction provides a clear framework that 

manages potential impacts while enabling flexibility for the local economy. 

Minor positive effects are identified for economic growth (SAO1) and employment opportunities 

(SAO2). Although the direction does not actively promote new employment development, it enables 

suitable proposals to come forward in locations that meet defined criteria, supporting economic 

resilience and local job creation where appropriate. 

 

A minor positive effect is also identified for accessibility (SAO3) and sustainable travel (SAO7). The 

requirement for a proposal to demonstrate public transport accessibility ensures that new 

employment uses are not isolated, and although only an element of wider sustainable travel 

connectivity, it is likely to modestly help support more sustainable travel patterns. Requiring 

compatibility with surrounding uses and avoiding adverse effects on amenity contributes positively to 

health and wellbeing (SAO4). This reflects the role of the criteria in preventing inappropriate 



Tamworth Local Plan 2022-2043  Interim SA Report: Regulation 18 (Appendices) 

 

303 

 

development that could undermine local environmental quality or create conflicts with sensitive uses. 

No significant effects are identified for any other SA objectives. 

 

D.11.3  Policy Direction 32: Non-Employment Uses in Employment Areas 

 

Policy Direction 32:  

Non-Employment Uses in Employment Areas 

Proposals for a non-employment use within an existing employment area will be assessed on a case-

by-case basis and will be supported where:  

• They support the wider use of the employment area for that purpose. e.g. a café that 

serves people working in the area  

• They are ancillary to an existing use e.g. office space  

• Trade counters where they remain ancillary to the storage use  

• Leisure uses where it can be justified that there is no suitable alternative location, that 

it wouldn't undermine the employment area, and the safety of users would be 

maintained  

 

Table D.11.3: Summary of Likely Effects of Policy Direction 32 
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Mitigation 

There are no significant adverse effects associated with this policy direction, and therefore no 

mitigation is required. 

Opportunities for Enhancement 

No opportunities for enhancement are identified.  

 

Policy Direction 32 provides a focused framework for considering non-employment uses within the 

borough’s network of existing employment areas. Allowing limited supporting uses such as cafes, 

ancillary office space, or trade counters, is expected to generate minor positive effects for economic 

growth (SAO1) and employment opportunities (SAO2) by enabling complementary activity without 

undermining the primary role of these areas.  

 

More broadly, the direction is tightly defined and applies only to a narrow set of ancillary or 

complementary proposals within established employment areas. As a result, its sustainability effects 

are limited in scope. 
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D.12 Retail, Town Centre and Local Centres 
 

D.12.1  Policy Direction 33: Hierarchy of Centres 

 

Policy Direction 33:  

Hierarchy of Centres 

A clear hierarchy of centres will be defined, including the Town Centre and Local Centres.  

The Town Centre will be identified as the primary focus for main town centre uses, 

with Local Centres supporting more day-to-day needs.   

Definitions for Local and Neighbourhood Centres were previously set out in the Issues and options 

stage.  

 Local Centres typically provide a convenience food store plus a range of other services 

 such as a post office, hot food takeaway, newsagents, library, pharmacy, 

 community centre or doctor’s surgery. A local centre is larger in size than a 

 neighbourhood centre, and as such typically serve more residents.  

 Neighbourhood Centres are typically a small cluster of shops, one which is a 

 convenience food store, with a limited range of associated shops or services.  

A review of existing centres has identified that a number of Neighbourhood Centres no longer 

meet this definition, primarily due to the absence of a convenience food store and their more 

dispersed or interspersed layout within residential areas. In many cases, these facilities do not 

function as a clearly defined centre and are difficult to identify spatially, resulting in unclear and 

inconsistent representation on the Policies Map.  

Where this is the case, it is proposed that these areas will not be carried forward as designated 

Neighbourhood Centres. However, the services they provide will continue to be supported and 

protected through a separate community facilities policy within the Healthy Communities chapter. 

This reflects national policy, which recognises local shops and services as important community 

facilities, and seeks to ensure their retention and provision where they meet local needs.  

As a result, the hierarchy will be simplified, with remaining centres incorporated within the 

Local Centre designation and the Neighbourhood Centre designation removed.  

This approach will help ensure that development is directed to the most appropriate locations, 

supporting the overall vitality and viability of the network of centres. In Tamworth, this is 

particularly important given the Borough’s compact nature and the need to make effective use of 

existing centres. A clear hierarchy will provide certainty for investment and help maintain a 

balanced distribution of uses across the Borough.  

The hierarchy for the new Local Plan is proposed as follows:  

Major Town Centre:  

i. Tamworth  
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Local Centres:  

i. Fontenay Road, Coton Green Retain as Local Centre  

ii. Masefield Drive, Leyfields Retain as Local Centre  

iii. Amington Road, Bolehall Retain as Local Centre  

iv. Caledonian Centre, Glascote Retain as Local Centre  

v. High Street, Dosthill Retain as Local Centre  

vi. Ellerbeck, Stoneydelph Retain as Local Centre  

vii. Glascote Road Retain as Local Centre  

viii. Tamworth Road, Amington Possibly remove and redefine within community 

facilities policy, owing to small scale of centre  

ix. Exley, Field Farm Road Retain as Local Centre  

x. Amington Fields – New  

 Neighbourhood centres:  

NC1. Chartwell Retain and redefine as Local Centre   

NC2. Cedar Drive Retain and redefine as Local Centre  

NC3. Lakenheath Redefine within community facilities policy, owing to small scale of 

centre.  

NC4. Kerria Redefine within community facilities policy, owing to small scale of centre.  

NC5. Fazeley Road Possibly redefine within community facilities policy, owing to small 

scale of centre  

NC6. Tamworth Road, Two Gates Retain and redefine as Local Centre  

NC7. Farm Park Road Retain and redefine as Local Centre but keep a review on Masjid 

disposal and housing allocation.   

NC8. Pennymoor Road Redefine within community facilities policy, owing to small scale 

of centre.  

NC9. Scott Road Retain and redefine as Local Centre  

NC10. Glascote Road Potentially Retain and redefine as Local Centre – needs further 

consideration.  
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NC11. Tinkers Green – site has been redeveloped and retail unit not re-provided. Remove as 

NC  

NC12 (a). Hockley Road Redefine within community facilities policy, owing to small scale 

and dispersed nature.  

NC12 (b). Beauchamp Road Redefine within community facilities policy, owing to small 

scale and dispersed nature.  

NC13. Wilnecote Lane Redefine within community facilities policy, owing to small scale 

and dispersed nature.  

NC14. Watling Street, Wilnecote Retain and redefine as Local Centre.  

NC15. Bowling Green Avenue Redefine within community facilities policy, owing to small 

scale of centre and proximity to other retained centres.   

 

Table D.12.1: Summary of Likely Effects of Policy Direction 33 
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Mitigation 

There are no significant adverse effects associated with this policy direction, and therefore no 

mitigation is required. 

Opportunities for Enhancement 

No specific opportunities for enhancement are identified. The direction already performs strongly 

against the relevant SA objectives and there is no realistic scope to strengthen or elevate effects 

within the remit of the direction. 

 

Policy Direction 33 provides a robust framework for supporting the vitality and viability of 

Tamworth’s network of centres by directing development to the most appropriate and accessible 

locations. This approach reinforces the effective use of existing centres and helps maintained a 

balanced distribution of uses across the borough, the positive effects of which are enhanced by 

Tamworth’s compact urban nature. By clarifying the role of each tier, the direction strengthens the 

overall hierarchy and supports more sustainable patterns of development. 

 

Strengthening the role of Tamworth town centre and its network of local centres is likely to generate 

a major positive effect for economic growth (SAO1). A clearer and simplified hierarchy enhances the 

role and function of both the town centre and local centres, provides greater certainty for investment 
and directs main town centre uses to the most viable locations. The proposed consolidation of the 

hierarchy also reduces fragmentation. These factors in turn encourage employment density in 

accessible locations, resulting in a minor positive effect on employment (SAO2). 

 

There is also a likely significant positive effect on access to services (SAO3). The hierarchy ensures 

that a broad range of services are focused within established centres that serve walkable catchments 

and sit within the existing urban area. While levels of sustainable access vary between individual 
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centres, the overall approach still directs activity to the locations best placed to support sustainable 

travel (SAO7), resulting in a significant positive effect at this stage. 

 

The direction removes the neighbourhood centre tier from the hierarchy, meaning that some existing 

centres will lose their formal designation. However, this is not considered likely to lead to any 

significant negative effects, as essential services in these areas remain protected through the 

community facilities policy direction. Local access is therefore not considered weakened, and the 

overall spatial structure becomes clearer and more coherent. The consolidation of designations 

strengthens the role of centres that remain within the hierarchy and support a more effective 

network.  

 

All other objectives are assessed as neutral or negligible. 

 

D.12.2  Policy Direction 34: Development in the Town Centre 

 

Policy Direction 34:  

Development in the Town Centre 

Development within the Town Centre will be supported where it contributes to a diverse and 

active mix of uses. This includes retail, leisure, food and drink, cultural, community and residential 

uses that support activity throughout the day and evening.   

The Town Centre boundary and Primary Shopping Area will be amended to reflect how the centre 

currently functions, in accordance with the changes proposed at the Issues and Options stage. Main 

town centre uses will be directed to locations within and adjacent to the Primary Shopping Area, 

where they can support the overall role and function of the Town Centre.  

Proposals should enhance the vitality, attractiveness and function of the Town Centre, supporting 

increased footfall and a more vibrant and engaging environment.  

In Tamworth, the Town Centre has experienced increased vacancy rates and changing retail 

patterns in recent years. Supporting a broader mix of uses will help to diversify the overall offer, 

reduce vacancy and support its long-term resilience as a multi-functional destination. 

 

Table D.12.2: Summary of Likely Effects of Policy Direction 34 
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Mitigation 

There are no significant adverse effects associated with this policy direction, and therefore no 

mitigation is required. 

Opportunities for Enhancement 

No reasonable opportunities for enhancement have been identified. The direction already performs 

well against the relevant SA objectives, and its scope is appropriately focused. 

 

Policy Direction 34 provides a strong and proactive framework for supporting the vitality and viability 

of Tamworth town centre by encouraging a broader and more active mix of uses. By promoting a 
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range of uses, the direction supports activity throughout both the day and evening and reinforces the 

town centre’s role as a multifunctional destination. This approach aligns well with sustainable 

development principles and helps to reestablish and strengthen the town centre’s role as a vibrant 

destination for services, employment and social activity. Associated effects on increased activity, 

footfall and investment is likely to generate a major positive effect on economic growth (SAO1). This 

in turn also supports a minor positive effect on employment (SAO2), by supporting the retention of 

existing jobs and enabling conditions that encourage new employment opportunities in an accessible 

and well-connected location. 

 

The direction supports a significant positive effect on access to services and facilities (SAO3), as it 

encourages a broad range of uses to be focused within one key, well-connected area. Concentrating 

these uses in an accessible location also supports sustainable travel (SAO7), with the town centre 

well-served by an extensive range of walking, cycling, bus and rail routes. 

 

The direction specifically supports the delivery of residential development as part of the wider mix of 

town centre uses. Although the direction does not directly influence overall housing supply, it does 
seek to enable opportunities for new homes in a highly accessibly location. An associated minor 

positive effect on housing (SAO6) is therefore identified. 

 

All other SA objectives are assessed as likely neutral or negligible.  

 

D.12.3  Policy Direction 35: Development in Local Centres 

 

Policy Direction 35:  

Development in Local Centres 

Development within Local Centres will be supported where it contributes to their role as 

accessible hubs for shops and services.  

Local Centres will provide for day-to-day needs, including convenience retail and a range of 

supporting services that meet the needs of local communities.  

Proposals should maintain or enhance the vitality, function and accessibility of Local Centres, 

ensuring that they continue to serve their surrounding neighbourhoods effectively.  

In Tamworth, Local Centres play an important role in supporting sustainable communities by 

providing access to essential services within walking distance. Supporting their continued viability 
will help reduce the need to travel and ensure that these centres remain active and well-used.  

 

Table D.12.3: Summary of Likely Effects of Policy Direction 35 
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Mitigation 

There are no significant adverse effects associated with this policy direction, and therefore no 

mitigation is required. 

Opportunities for Enhancement 
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i. Consider strengthening expectations regarding inclusive and accessible development. This 

would ensure that development with local centres benefits all users and supports more 

equitable access to services. This would enhance performance of the direction against both 

SAO3 and SAO5. 

 

ii. Consider strengthening support for active and sustainable travel to and within local centres. 

This would reinforce the direction’s focus on meeting daily needs locally and would enhance 

the positive effect for SAO7 by supporting more sustainable patterns of movement.  

 

Policy Direction 35 is expected to strengthen the role of Tamworth’s local centres by supporting 

development that maintains their vitality, function and accessibility. By concentrating amenities and 

community services locally, it reinforces the role of local centres as both social and community 

anchors. The direction takes a positive approach towards sustaining vibrant neighbourhoods and 

supporting day-to-day needs within walking distance. 

 

These outcomes generate clear positive effects for accessibility (SAO3), as the direction directly 

supports access to essential facilities close to where people live. Maintaining vitality and function also 

contributes positively to SAO5 by helping local centres remain active and well-used. The focus on 

meeting day-to-day needs locally supports SAO7 by reducing the need to travel further for basic 

services, helping to support more sustainable patterns of movement. Supporting appropriate 

development, as well as the continued viability of shops and services, provides localised economic 
benefits, resulting in a minor positive effect on economic growth (SAO1) and employment (SAO2). 

 

All other SA objectives are assessed as likely neutral or negligible.  

 

D.12.4  Policy Direction 36: Main Town Centre Uses Outside Centres 

 

Policy Direction 36:  

Main Town Centre Uses Outside Centres 

For the purposes of this policy, “main town centre uses” are defined in accordance with national 

planning policy and include retail development (including convenience and comparison goods), food 

and drink, leisure and entertainment uses, offices, and arts, culture and tourism uses. “Out-of-

centre” locations are those outside the Town Centre boundary and beyond edge-of-centre 

locations.  

In Tamworth, there is a significant amount of retail and town centre uses located outside defined 

centres, including established retail parks. The overall approach is to prioritise the Town Centre 

and Local Centres for main town centre uses; while carefully managing development in out-of-

centre locations to ensure it does not undermine the vitality and viability of centres. This will be 

achieved through the application of the sequential approach, the use of locally defined impact 

assessment thresholds, and by supporting improved connectivity between out-of-centre retail areas, 

the Town Centre and surrounding neighbourhoods.  

Out-of-centre locations in Tamworth include retail parks and isolated units (not already covered by 

the community facilities policy in the Healthy Communities chapter), which may have the potential 

to affect the vitality and viability of the wider network of centres. These include established retail 

parks within the Borough such as Ventura Retail Park, Jolly Sailor Retail Park and the retail park at 

Wilnecote.  
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Sequential Approach  

A sequential approach will be applied to proposals for main town centre uses, directing 

development to locations within the Town Centre, and then to edge-of-centre sites, before 

considering out-of-centre locations.  

The scope and application of the sequential test will be proportionate to the scale and nature of the 

proposal. In particular, small-scale development intended to serve a local or operational need may 

not be required to demonstrate compliance with the sequential approach where it is clearly 

ancillary in function, of a scale that would not reasonably be accommodated within a 

designated centre and would not undermine the role of designated centres.  

Where proposals are of a scale that may give rise to impacts on existing centres, they will also be 

required to demonstrate that there would be no significant adverse impact on the vitality and 

viability of the Town Centre and Local Centres.  

Retail Impact Assessment  

To reflect local circumstances in Tamworth, lower thresholds for retail impact assessments will be 

applied. These are intended to ensure that smaller-scale proposals are appropriately assessed 

where they may have a cumulative impact on the vitality and viability of existing centres. In 

particular, the approach seeks to limit the proliferation of smaller retail units within out-of-centre 

retail parks, where they have the potential to compete more directly with the Town Centre offer.  

By applying lower thresholds, the policy will help to direct smaller-scale retail development towards 

the Town Centre and Local Centres, where it can contribute to increased footfall and support a 

more diverse mix of uses. This approach represents a departure from the default national threshold 

set out in national policy; however, it is supported by the Borough’s retail evidence base, which 

justifies a more locally responsive approach. 

Proposed retail impact assessment thresholds:  

Area for application of floorspace  
Impact assessment required for 

applications over  

Within out-of-centre retail parks or Strategic 

Employment Allocations  
250 sq.m gross  

Within 400 metres of the boundary of a Local 

Centre  
250 sq.m gross  

Any area outside of the Town Centre  250 sq.m gross  

 Out-of-centre retail areas  

Existing out-of-centre retail areas, including retail parks, will be recognised for their role within the 

Borough’s wider retail offer. Proposals within these areas will be supported where they 

are appropriate in scale and function and do not have an unacceptable impact on the vitality and 

viability of the Town Centre and Local Centres.  

In Tamworth, there is a significant amount of retail provision outside the Town Centre, including 

established retail parks. A consistent and balanced approach is needed to ensure that new 
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development does not undermine the network of centres, while recognising the role that these 

areas play in supporting choice, investment and economic activity.   

Improving connections between out-of-centre retail areas, particularly Ventura, the Town 
Centre, as well as surrounding neighbourhoods and key leisure destinations such as the 

cinema, SnowDome and Namco, will also be supported in order to encourage linked trips and 

strengthen the overall function of the Borough.  

Where development of main town centre uses in out-of-centre locations gives rise to additional 

trips or affects patterns of movement, proposals will be expected to deliver or contribute towards 

improvements to connectivity, including walking, cycling and public realm links between out-of-

centre retail areas, the Town Centre and surrounding communities, where these are necessary to 

make the development acceptable in planning terms and are directly related to its impacts.  

Isolated Units  

Proposals for isolated retail units located outside designated centres will be considered on their 

individual merits, having regard to their scale, function and potential impact on the network of 

centres. Small-scale proposals that serve a local or operational need, such as facilities supporting 

employment areas, will be supported where they are proportionate in scale and do not undermine 

the role and function of the Town Centre or Local Centres.  

Trade Counters  

Proposals for trade counter uses on employment sites will be considered in accordance with the 

Employment policies. Where such uses include elements of retail sales, regard will be had to their 

potential impact on the vitality and viability of the Town Centre and Local Centres.  

 

Table D.12.4: Summary of Likely Effects of Policy Direction 36 
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Mitigation 
There are no significant adverse effects associated with this policy direction, and therefore no 

mitigation is required. 

Opportunities for Enhancement 

No recommendations for enhancement have been identified. 

 

Policy Direction 36 establishes a centre-first framework for guiding main town centre uses, setting 

clear expectations that development should be directed to the town and local centres, with out-of-

centre proposals managed through the sequential approach and locally defined impact assessment 

thresholds. This provides a structured and positively framed basis for supporting a well-functioning 

retail hierarchy and ensuring that new development contributes to sustainable patterns of activity 

across the borough. 

 

By reinforcing the role of designated centres, the direction delivers a significant positive effect for 

economic growth (SAO1), supporting the continued vitality and viability of the town centre and its 
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network of supporting local centres. It is also likely to give rise to a minor positive effect for 

employment opportunities (SAO2), reflecting the potential of centre-based development to support a 

range of jobs. The focus on directing main town centre uses to accessible locations, alongside 

improved connections between out-of-centre retail areas and the town centre, results in a likely 

minor positive effect for accessibility (SAO3). 

 

The direction’s emphasis on strengthening the function and attractiveness of the town centre 

contributes to minor positive effects for health and wellbeing (SAO4) and for quality of place (SAO5), 

as well-connected and well-used centres can support social interaction and active travel. A minor 

positive effect is also identified for reducing the need to travel and supporting sustainable modes 

(SAO7), reflecting the benefits of concentrating development in the most accessible locations. 

 

The direction is also expected to give rise to a mixed effect for air, light and noise pollution (SAO9), 

as the centre-first approach may reduce car-based travel overall, while out-of-centre development 

could still generate traffic and associated emissions. A similar effect is therefore identified for climate 

mitigation (SAO10). Likely effects on heritage (SAO14) are mixed, given the historic nature of the 
town centre and the potential for development to either detract or enhance from its surroundings. 

To a degree, this effect is unknown until specific schemes come forward. A minor positive effect is 

identified for townscape quality (SAO15), whilst the sequential approach also supports a minor 

positive effect for the efficient use of land (SAO16) by encouraging development in locations with 

existing infrastructure and established patterns of activity. 

 

No further likely significant effects have been identified.  

 

D.12.5  Policy Direction 37: Gungate Regeneration Opportunity 

 

Policy Direction 37:  

Gungate Regeneration Opportunity 

The Gungate area will be identified as a key Town Centre regeneration opportunity, with 

delivery anticipated in the first half of the plan period.  

The importance of Gungate as a regeneration opportunity was identified in the previous Local 

plan, through the Gungate consultation undertaken in 2021 and carried through into the Issues and 

Options consultation. This is supported by the Council’s evidence base, including the Retail 

Study and associated regeneration and masterplanning work, which identify the site as capable of 

accommodating a mix of uses, including residential development.  

The Retail Study highlights the need for town centres to diversify, including through a broader mix 

of uses and identifies the potential for additional convenience provision, such as a medium-

sized food store, to support linked trips and footfall, which may be suitable for Gungate.  

Early engagement with the market indicates that a flexible, mixed-use scheme is most likely to be 

deliverable.   

The site is currently underutilised and its redevelopment provides an opportunity to make more 

efficient use of land, strengthen connections and support investment. Proposals should also respond 

positively to their surroundings, including the setting of nearby heritage assets such as 

the almshouses.  
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Development proposals will be expected to deliver a comprehensive and coordinated mixed-use 

scheme that contributes positively to the vitality and function of the Town Centre. As the site sits 

outside the Primary Shopping Area, development should not be retail-led. Retail uses should form 

part of a broader mix where appropriate, alongside residential (including retirement living), leisure 

and other complementary town centre uses.  

Development should be coordinated with the mixed-use Ankerside regeneration area to support 

the overall regeneration of the Town Centre.  

 

Table D.12.5: Summary of Likely Effects of Policy Direction 37 
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Mitigation 

The potential for a mixed effect has been identified in respect of housing delivery (SAO6), reflecting 

uncertainty that will only be resolved once greater detail is available at the planning application 

stage. Mitigation is not considered necessary at this point, as any future housing proposals will be 

guided by this direction alongside the wider housing policies of the emerging TBLP. 

Opportunities for Enhancement 

No meaningful enhancements have been identified. The direction is intended to be high-level and 

already performs well against the relevant SA objectives. 

 

Policy Direction 37 promotes the comprehensive regeneration of a prominent and underutilised site 

within the town centre, setting out a clear ambition for a flexible mixed-use scheme. It aims to 

strengthen the role and function of the town centre and supports a coordinated approach to wider 

regeneration activity.  

 

Redevelopment of this site is expected to deliver significant improvements to the physical 

environment. The site currently has low visual amenity and makes a limited contribution to the town 

centre. By seeking a positive and sensitive response to its surroundings, the direction creates a strong 

opportunity to enhance townscape quality (SAO15) and improve the overall quality and cohesiveness 

of the town centre (SAO5). The coordinated approach to regeneration, including nearby Ankerside, 

reinforces these benefits by helping to create a more unified and connected town centre 

environment. 

 

The direction also promotes a broader mix of uses that will bring new activity to the site. This 

supports investment and diversification within the town centre economy, which has a strong positive 

effect on economic growth (SAO1). The promotion of retail, leisure and other town centre uses also 

supports the potential for employment opportunities (SAO2). The potential for a wider mix of uses 

improves the availability of services in a highly accessible location (SAO3). Its town centre setting 

means that the site is well place to support more sustainable travel patterns (SAO7), benefiting from 

its strong multimodal transport connectivity. 

 

Support for residential and retirement living contributes positively to housing delivery (SAO6), 

although the extent of any contribution remains uncertain. The requirement to respond positively to 
the setting of nearby heritage assets, and the wider historic core, provides a clear positive effect for 
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heritage significance (SAO14). Redevelopment of an underutilised site also promotes a more efficient 

use of land (SAO16). 

 

The direction provides a strong and positive basis for regeneration, supporting clear social and 

economic benefits. It performs well against the SA Framework, with all remaining SA objectives 

assessed as likely neutral or negligible.  

  

D.12.6  Policy Direction 38: Ankerside Regeneration Opportunity 

 

Policy Direction 38:  

Ankerside Regeneration Opportunity 

The Ankerside area will be identified as a key Town Centre regeneration opportunity.   

The importance of Ankerside as a regeneration opportunity has been identified through the Issues 

and Options consultation and is supported by the Council’s evidence base, including 

the Retail Assessment and associated regeneration and masterplanning work. The Retail Study 

highlights the need to maintain and strengthen the Town Centre’s core retail and leisure offer, 

ensuring that it remains competitive and attractive in the context of changing retail patterns.  

Given the presence of existing retailers, a phased approach to redevelopment is expected to 

be appropriate to help maintain continuity of trading and minimise disruption. Development 

proposals should demonstrate how existing businesses have been engaged in the preparation of 

proposals, and how continuity of trading and opportunities for relocation within the Town Centre 

have been considered. As such, delivery is likely to come forward in the latter part of the plan 

period.  

As such, development will be supported where it delivers a comprehensive and coordinated mixed-

use regeneration scheme that enhances the vitality and viability of the Town Centre. Proposals 

should include the re-provision of existing retail floorspace as part of a modernised and improved 

offer, alongside new food and drink, leisure and other complementary town centre uses that 

support activity throughout the day and evening. Residential development will also be appropriate 

as part of a mixed-use scheme, where it supports activity and vitality.  

Development should create an outward-facing and active environment, improving permeability, 

legibility and accessibility, and addressing the current inward-facing layout and concealed entrances. 

Proposals should make the most of the site’s riverside setting and enhance connections between 

the Town Centre, Ventura, and key leisure destinations including the cinema, SnowDome and 

Namco. They should also strengthen the relationship between the Town Centre and the Castle, 

reinforcing its role as a key asset within the Borough.  

Development at Ankerside should complement the role of Gungate, ensuring that both sites work 

together to support a balanced and resilient Town Centre.  

The redevelopment of Ankerside provides an opportunity to modernise the Town Centre offer, 

improve environmental quality and support increased footfall and investment.  

 

Table D.12.6: Summary of Likely Effects of Policy Direction 38 
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Mitigation 

The potential for a mixed effect has been identified in respect of housing delivery (SAO6) and the 

historic environment (SAO14), with the latter relating to the site’s adjacency to a Scheduled 

Monument. No mitigation is considered necessary at this stage. The impact of any future proposal 

will be appropriately managed through this direction and the relevant heritage, design and housing 

policies of the emerging TBLP. 

Opportunities for Enhancement 

No meaningful enhancements have been identified. The direction is intended to be high-level and 

already performs well against the relevant SA objectives. 

 

Policy Direction 38 promotes the comprehensive regeneration of a prominent shopping centre site 

within the town centre, setting out a clear ambition for a coordinated mixed-use scheme. It aims to 

enhance the vitality and viability of the town centre and supports a coordinated approach to wider 

regeneration activity.  

 

The direction is anticipated to generate positive effects for townscape quality (SAO15). Although the 

shopping centre remains partly occupied, it contains a notable number of vacant units and currently 

presents an inward facing layout with limited permeability. The direction promotes outward-facing 

frontages, improved legibility and better connections, which has the potential to enhance the visual 

quality and functionality of this part of the town centre. These improvements also support the 

creation of a safer and more attractive environment (SAO5). 

 

Heritage effects are considered likely mixed. The direction seeks to strengthen the relationship 

between the nearby Castle and the wider town centre and is generally supportive of positive heritage 

outcomes (SAO14). Given the site’s prominent riverside position and visibility from the Castle 

Grounds, the effect on its setting will depend on the detailed design, scale and layout of future 

proposals so, although predominantly positive, some uncertainty remains at this stage. 
 

The direction is expected to support economic growth by promoting a modernised retail offer 

alongside new food and drink, leisure and complementary town centre uses (SAO1). This 

diversification is likely to support employment opportunities (SAO2) and increased footfall. The site’s 

central location and the emphasis on improving connections between the town centre, Ventura and 

nearby leisure destinations are support improved accessibility (SAO3) and more sustainable travel 

patterns (SAO7). 

 

The direction supports residential development where it forms part of a mixed-use scheme, which 

indicates some potential for a modest positive effect on housing delivery (SAO6). However, as 

housing is not the primary focus of the direction and no scale or nature is specified, the extent of any 

contribution remains uncertain. Regeneration of a large and strategically located site also promotes 

more efficient use of land (SAO16). 

 

The direction provides a strong and positive basis for regeneration, supporting clear social and 

economic benefits. It performs well against the SA Framework, with all remaining SA objectives 

assessed as likely neutral or negligible.  
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D.12.7  Policy Direction 39: Pride in Place 

 

Policy Direction 39:  

Pride in Place 

Glascote Heath and Stonydelph have been identified as areas for community-led regeneration, 

reflecting their successful inclusion in the Government’s Pride in Place programme. This provides an 

opportunity to deliver long-term improvements to these areas, shaped by local priorities and 

supported by targeted investment.  

The Council will support community-led regeneration in Glascote Heath and Stonydelph, working 

with local partners and the community to deliver improvements that enhance the quality of the 

local environment, strengthen local centres and services, support local businesses and promote 

social wellbeing. Improvements to connectivity, accessibility and safety will also be supported, 

helping to create more inclusive and sustainable neighbourhoods.  

Development proposals will be expected to have regard to locally identified priorities, including 

those set out through the Pride in Place programme and any associated investment plans or 

strategies as they emerge, and should seek to demonstrate how they have engaged with the 

community in the preparation of proposals. Proposals should also support the effective delivery of 

long-term improvements to the area. 

 

Table D.12.7: Summary of Likely Effects of Policy Direction 39 
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Mitigation 

There are no significant adverse effects associated with this policy direction, and therefore no 

mitigation is required. 

Opportunities for Enhancement 

iii. Consider strengthening expectations around inclusive and accessible design. This would help 

ensure regeneration benefits all users and improves equitable access to services and 

movement, enhancing performance against SAO3. 

 

iv. Consider explicitly referencing support for public realm improvements, in order to clarify 

the direction’s intent regarding the quality of streets and spaces. This would introduce a 

positive yet localised effect on townscape (SAO15). 

 

Policy Direction 39 provides a strategic framework to deliver long-term, community-led regeneration 

in Glascote Heath and Stonydelph. It signals a commitment to addressing neighbourhood-level 

challenges by improving local conditions, strengthening the role of centres and services, supporting 

local businesses and enhancing how people move around and experience these areas. By requiring 

development to respond to locally identified priorities and demonstrate meaningful community 

engagement, the direction promotes a more responsive and inclusive approach to shaping local-level 

change. 

 



Tamworth Local Plan 2022-2043  Interim SA Report: Regulation 18 (Appendices) 

 

317 

 

This direction performs strongly against social and place-making objectives, with clear positive effects 

for access to facilities (SAO3), community cohesion and safety (SAO5), and sustainable travel (SAO7). 

Strengthening local centres and supporting local businesses also generates localised socio-economic 

benefits, contributing minor positive effects for economic growth (SAO1) and employment (SAO2). 

 

There are no other likely significant effects identified. 
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D.13 Design 
 

D.13.1  Strategic Policy Direction 3: Design of New Development 

 

 Strategic Policy Direction 3:  

 Design of New Development 

Development should be well designed and respond positively to the character, appearance and 

identity of the area in which it is located.  

 

• Proposals should demonstrate a clear understanding of local context, including the scale, 

form, layout and architectural character of surrounding development.   

High quality design should be embedded from the earliest stages of the development 

process.   

 
• Innovation and contemporary design will be supported where it complements and enhances 

local character.   

 

Table D.13.1: Summary of Likely Effects of Strategic Policy Direction 3 
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Mitigation 

There are no significant adverse effects associated with this policy direction, and therefore no 

mitigation is required. 

Opportunities for Enhancement 

No opportunities for enhancement are identified. The direction’s concise, high-level nature is 

appropriate at this stage of plan-making, and no further refinement is necessary to strengthen its 

performance against the SA Framework. 

 

Strategic Policy Direction 3 sets out a high-level approach to securing well-designed development that 

responds positively to local character and context. Although broad in scope, the direction establishes 

an early expectation that proposals should demonstrate an understanding of their surroundings and 

incorporate high-quality design principles from the outset. This provides a positive framework for 

supporting the creation of coherent and attractive places. The focus on creating well-designed and 

coherent places supports SAO5 through its contribution to safe, attractive and socially cohesive 

environments. This supports an additional positive relationship with health (SAO4), as high-quality 

surroundings can contribute to improved perceptions of wellbeing. The requirement for proposals to 

respond to local character provides a strong basis for protecting the setting and significance of 

heritage assets (SAO14). The focus on reinforcing local distinctiveness and townscape quality similarly 

aligns with SAO15, helping to maintain valued characteristics of the built environment while allowing 

for contemporary design. No other SA objectives are expected to experience significant effects. 

 

D.13.2  Policy Direction 40: Masterplanning 

 

Policy Direction 40:  



Tamworth Local Plan 2022-2043  Interim SA Report: Regulation 18 (Appendices) 

 

319 

 

Masterplanning 

Larger or more complex sites should be planned in a coordinated way to ensure they are 

developed coherently over time.  
 

• Masterplans and design codes will be used to establish clear expectations for layout, 

movement, land use, public spaces and overall character.   

 

• This approach will help avoid piecemeal development and support the delivery of high-

quality places, particularly within regeneration and town centre locations.   

 

Table D.13.2: Summary of Likely Effects of Policy Direction 40 
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Mitigation 

There are no significant adverse effects associated with this policy direction, and therefore no 

mitigation is required. 

Opportunities for Enhancement 

No opportunities for enhancement are identified. The direction’s concise, high-level nature is 

appropriate at this stage of plan-making, and no further refinement is necessary to strengthen its 

performance against the SA Framework. 

 

Policy Direction 40 sets a clear strategic expectation that larger or more complex sites should be 

planned in a more coordinated manner to ensure coherent development over time. The use of 

masterplans and design codes to establish expectations for layout, movement, land use, public spaces 

and overall character provide a structured framework for guiding the form and sequencing of 

development. This coordinated approach supports SAO5 by helping to secure well-structured, 

attractive and legible places and by reducing the risk of fragmented or piecemeal development. There 

is also a secondary positive relationship with health (SAO4), as coherent and well-designed 

environments can contribute to improved perceptions of wellbeing. The direction has a minor 

positive relationship with landscape and townscape (SAO15). Whilst it does not explicitly require 

enhancements of landscape or townscape, the use of coordinated tools for larger or more complex 

sites provides a structured basis for managing their effects on the surrounding townscape. This can 

help to ensure that development comes forward in a coherent manner that is more capable of 

contributing positively to its wider context. No significant interactions are expected with the 

remaining SA objectives. 

 

D.13.3  Policy Direction 41: Safeguarding Amenity 

 

Policy Direction 41:  

Safeguarding Amenity 

Development should be designed to protect the amenity of existing and future occupiers.  

 

• Proposals should avoid unacceptable impacts such as overlooking, loss of light, noise and 

disturbance.   
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• Particular care will be required where development takes place close to existing homes or 

introduces more intensive uses into sensitive locations.   

 

Table D.13.3: Summary of Likely Effects of Policy Direction 41 
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Mitigation 

There are no significant adverse effects associated with this policy direction, and therefore no 

mitigation is required. 

Opportunities for Enhancement 

No opportunities for enhancement are identified. The direction already performs well against the 

relevant SA objectives, and no further refinement is necessary to strengthen its performance against 

the wider framework. 

 

Policy Direction 41 requires development to be designed to protect the amenity of both existing and 

future occupiers. By seeking to avoid unacceptable impacts such as overlooking, loss of light, noise and 

disturbance, it provides a strong basis for securing appropriate standards of amenity across a range of 

uses and helps ensure that development integrates effectively with its surroundings. A major positive 

effect on health and wellbeing (SAO4) is identified, reflecting the contribution of amenity protection 

to maintaining comfortable and secure environments. The direction also supports the creation of 

well-functioning and high-quality places, resulting in a likely positive effect on SAO5. By preventing 

forms of amenity harm that could undermine local character, the direction supports a minor positive 
effect on landscape and townscape (SAO15). All other SA objectives are assessed as neutral or 

negligible. 

 

D.13.4  Policy Direction 42: Public Realm 

 

Policy Direction 42:  

Public Realm 

Streets and public spaces should be designed around people, creating safe, accessible and attractive 

environments.  

 

Development should prioritise walking, wheeling and cycling, and create well-connected and legible 

street networks.   

 

Public spaces should be inclusive, well landscaped, and capable of supporting a range of activities, 

whilst incorporating measures to reduce opportunities for crime, anti-social behaviour 

and promote a strong sense of safety. 

 

Table D.13.4: Summary of Likely Effects of Policy Direction 42 
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Mitigation 

There are no significant adverse effects associated with this policy direction, and therefore no 

mitigation is required. 

Opportunities for Enhancement 

i. Consider clarifying that crime-prevention measures should be balanced with good design 

quality. Ensuring that these interventions also maintain the visual quality and inclusiveness of 

public spaces would help to secure mire sustainable long-term outcomes for overall place 

quality. 

ii. Consider referencing the role that public space plays in providing opportunities for social 

interaction. This would reinforce positive outcomes for SAO4 and SAO5. 

 

Policy Direction 43 sets out a clear intention to ensure that streets and public spaces function 

effectively, safely and inclusively. By strengthening connectivity, prioritising active modes and 

improving the quality and safety of the public realm, the direction is well-aligned with several 

sustainability objectives. The effects are generally positive, with the scale of benefit dependent on how 

the principles are applied through detailed design and implementation. 

 

Strengthening the coherence and legibility of street networks supports local accessibility (SAO3). 

More direct and navigable routes help users reach key services and facilities more easily, particularly 

for those walking, wheeling or cycling. Prioritising walking, wheeling and cycling supports sustainable 

travel (SAO7) and related positive effects for climate mitigation (SAO10). The focus on active travel 

and well-designed public spaces contributes positively to health and wellbeing (SAO4). Environments 

that encourage movement and activity can better support improved physical and mental health. The 

direction helps to deliver safe and attractive places (SAO5) by requiring that public spaces incorporate 

measures to reduce opportunities for crime and anti-social behaviour. Such measures can improve 

perceptions of safety and help ensure that public spaces feel secure and inclusive. Enhancing the 

quality and inclusiveness of public spaces contributes to townscape quality and local distinctiveness 
(SAO15), with well-landscapes and carefully designed public realm helping to strengthen local 

character and improve the overall experience of a place. All other SA objectives are assessed as 

neutral or negligible. 

 

 

D.13.5  Policy Direction 43: Design Standards for Housing 

 

Policy Direction 43:  

Design Standards for Housing 

New homes should provide high quality living environments that support health, wellbeing and 

everyday comfort.  

 

Residential development should comply with national space standards and provide good levels of 

daylight, outlook and privacy.   

 

Homes should be accessible, adaptable and energy efficient, and suited to a range of needs over 

time.   
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Table D.13.5: Summary of Likely Effects of Policy Direction 43 
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Mitigation 

There are no significant adverse effects associated with this policy direction, and therefore no 

mitigation is required. 

Opportunities for Enhancement 

No opportunities for enhancement are identified. The direction already performs well against the 

relevant SA objectives, and no further refinement is necessary to strengthen its performance against 

the wider framework. 

 

Policy Direction 43 establishes clear expectations for securing high-quality living environments within 

new residential development. Requirements relating to daylight, outlook, privacy and overall living 

conditions are likely to generate a major positive effect on health and wellbeing (SAO4), as they 

directly support comfortable and healthy living environments. The requirement for compliance with 

national space standards is assessed as likely to result in a minor positive effect on housing quality 

(SAO6). Ensuring adequate internal space contributes to the useability and functionality of new 

dwellings and supports long term adaptability. As the direction reflects established national standards 

and does not introduce additional locally specific requirements, there is no reasonable evidence to 

suggest that it would constrain overall housing delivery. Expectations for accessible and adaptable 

homes are assessed as likely to generate a positive effect on accessibility (SAO3). By promoting 

homes capable of meeting a wide range of needs across different life stages, the direction helps to 

support more inclusive communities and reduces barriers to independent living. While the direction 

does not specify performance standards, the emphasis on energy-efficient design is assessed as likely 

to support a minor positive effect on climate change mitigation (SAO10). All other SA objectives are 

assessed as neutral or negligible. 

 
D.13.6  Policy Direction 44: Managing Specific Types of Development 

 

Policy Direction 44:  

Managing Specific Types of Development 

Clear expectations will be set for different forms of development, including: 

 

Residential infill and backland development 

Small-scale residential development, including infill and backland schemes, plays an important role in 

delivering new homes within existing built-up areas. In Tamworth, where land is limited, these types 

of proposals can make efficient use of available sites and contribute to housing supply without the 

need for large-scale expansion. 

 

Extensions and alterations to existing buildings 

In a borough like Tamworth, where many areas have a consistent and recognisable pattern of 

development, it is important that these changes are carefully designed. Poorly designed extensions 

can appear out of proportion, dominate the original building, or disrupt the appearance of a street. 
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They can also affect neighbouring properties through issues such as overlooking, loss of light or an 

increased sense of enclosure. 

 

Non-residential and employment development 

In Tamworth, many of these uses are located close to residential areas or within mixed-use 

environments, particularly in and around the town centre and established employment areas. 

Schools, healthcare facilities and community buildings are often embedded within neighbourhoods, 

where good design is essential to ensure they are accessible, safe and well-integrated. At the same 

time, more intensive uses such as industrial and distribution activities can create challenges if their 

operational needs are not carefully managed. 

 

Shopfronts and security measures 

In Tamworth, the quality of shopfronts is especially important in reinforcing the distinct identity of 
the town centre and protecting the character of historic streets and buildings. Poorly designed or 

unsympathetic alterations can erode this character over time, particularly where original features 

are lost or replaced with standardised or overly dominant designs. There is also a risk that security 

measures, if not carefully considered, can create inactive and uninviting frontages that detract from 

the overall quality of the street. 

 

Advertisements, signs and illumination 

In Tamworth, there is a need to balance the visibility of businesses with the protection of the 

Borough’s character, including its historic environment and more modern commercial areas. Poorly 

designed or excessive signage can create visual clutter, obscure architectural features and detract 

from the overall quality of the street scene. Similarly, overly bright or poorly designed illumination 

can result in glare, light pollution and harm to residential amenity. 

 

Table D.13.6: Summary of Likely Effects of Policy Direction 44 
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Mitigation 

There are no significant adverse effects associated with this policy direction, and therefore no 

mitigation is required. 

Opportunities for Enhancement 

No recommendations for enhancements are necessary at this stage. 

 

Policy Direction 44 is descriptive in nature and does not generate measurable sustainability effects. It 

serves primarily as context for forthcoming detailed policies and indicates that specific expectations 

will be developed for each type of development. These future policies will be assessed individually 

once drafted. 
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D.14 Open Spaces and Green and Blue Links 
 

D.14.1  Policy Direction 45: Protection and Enhancement of Existing Open Space 

 

Policy Direction 45:  

Protection and Enhancement of Existing Open Space 

Proposals leading to the loss, reduction or deterioration of existing open space will not be 

supported unless it can be clearly demonstrated that the space is surplus to current and future 

needs, or where high-quality, accessible replacement provision is secured in advance. Proposals 

must also demonstrate that it would not harm the integrity or connectivity of the wider blue–green 

infrastructure network.  

 

Proposals that would improve or enhance existing open space including by improving access will be 

supported where they comply with the other policies in this section 

 

Table D.14.1: Summary of Likely Effects of Policy Direction 45 
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Mitigation 

There are no significant adverse effects associated with this policy direction, and therefore no 

mitigation is required. 

Opportunities for Enhancement 
i. Consider encouraging the incorporation of nature-based solutions, such as SuDS and 

naturalised planting within open space enhancements. This would strengthen benefits for 

climate mitigation (SAO10) and flood risk management (SAO12), whilst further supporting 

positive effects on biodiversity (SAO13). It would also introduce minor positive effects on 

air (SAO8) and water quality (SAO9). 

 

ii. Consider promoting improved walking and cycling connections to open spaces as part of 

enhancement proposals, helping to reinforce the contribution to accessibility (SAO3) and 

introduce a minor positive effect on sustainable travel (SAO7). 

 

Policy Direction 45 establishes a clear protective approach to the borough’s open space, ensuring it is 

retained unless demonstrably surplus and requiring high-quality replacement where loss is 

unavoidable. By also supporting enhancements and improved access, the direction strengthens the 

wider blue-green infrastructure network and reinforces the long-term value of open space across the 

borough. 

 

The safeguarding of open space and its ecological functions is expected to deliver a major positive 

effect on biodiversity (SAO13). Maintaining the integrity and connectivity of blue-green infrastructure 

directly supports habitat quality and species movement, contributing to a more resilient ecological 

network. These same protective and enhancement measures are anticipated to generate a major 

positive effect on health and wellbeing (SAO4). High-quality, accessible open spaces play a central role 

in supporting physical activity and opportunities for social interaction, and the direction strengthens 

these benefits by preventing deterioration and promoting improved access. 



Tamworth Local Plan 2022-2043  Interim SA Report: Regulation 18 (Appendices) 

 

325 

 

 

By retaining and enhancing blue-green infrastructure, the direction also provides a major positive 

effect on climate adaptation (SAO11) and flood risk minimisation (SAO12). Open spaces contribute 

to cooling, surface water management and resilience to extreme weather, and the direction ensures 

that these functions are protected and reinforced. 

 

A minor positive effect is identified for landscape and local distinctiveness (SAO15), as the retention 

of open space helps maintain valued landscape features and contributes to the character of local areas. 

Improved access to existing open spaces is also expected to have a minor positive effect on 

accessibility to recreational facilities (SAO3). 

 

Effects on all other SA objectives are anticipated to be neutral or negligible. 

 

D.14.2  Policy Direction 46: Open Space and New Development 

 

Policy Direction 46:  

Open Space and New Development 

All new residential development will be expected to be within a reasonable walking distance of 

existing open space  

 

Major residential development will be expected to contribute to open space provision by providing 

new open space based on locally evidenced standards,  

 

New open space provision should be delivered on-site wherever possible so that spaces are 

meaningful, functional and accessible,  

 

Off-site provision or a financial contribution to off-site provision will only be supported where on-

site provision can be demonstrated to not be feasible and off-site provision would deliver greater 

benefit to the community,  

 

Table D.14.2: Summary of Likely Effects of Policy Direction 46 
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Mitigation 

There are no significant adverse effects associated with this policy direction, and therefore no 

mitigation is required. 

Opportunities for Enhancement 

No reasonable opportunities for enhancement have been identified. The direction already contains 

clear, strong mechanisms that secure appropriate open space provision for new developments. 

 

Policy Direction 46 seeks to ensure that new residential development is well served by open space 

and that major schemes contribute appropriately to new provision. Requiring new homes to be within 

a reasonable walking distance of open space, alongside securing new provision for major development, 
is expected to deliver a major positive effect on accessibility to recreational facilities (SAO3). This 

approach ensures that residents can reach open space easily, which in turn supports a major positive 
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effect on health and wellbeing (SOA4) by enabling regular opportunities for physical activity and 

outdoor recreation.  

 

Prioritising on-site open space and only allowing off-site alternatives where they provide greater 

community benefit also helps shape the character of neighbourhoods. This is likely to generate a 

minor positive effect on landscape and local distinctiveness (SAO15), as integrated open space can 

contribute positively to localised townscape quality. Ensuring that open space is within walking 

distance further supports a minor positive effect on sustainable travel (SAO7). 

 

D.14.3  Policy Direction 47: Quality, Design and Accessibility of Open Spaces 

 

Policy Direction 47:  

Quality, Design and Accessibility of Open Spaces 

All new or enhanced open space must be:   

 

• safe, inclusive and usable by people of all ages and abilities;   

• integrated into the overall layout and public realm of development where applicable;   

• multifunctional, supporting recreation, biodiversity and climate resilience where possible; and   

• supported by appropriate arrangements for long-term management, ensure that management 

arrangements do not place unreasonable or disproportionate costs on residents.  

 

Table D.14.3: Summary of Likely Effects of Policy Direction 47 
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Mitigation 

There are no significant adverse effects associated with this policy direction, and therefore no 

mitigation is required. 

Opportunities for Enhancement 

No meaningful opportunities for enhancement have been identified. The direction already performs 

well against the relevant SA objectives. 

 

Policy Direction 47 sets clear expectations for the quality, accessibility and long-term management of 

new and enhanced open spaces. By ensuring that open spaces are safe, inclusive and usable for all ages 

and abilities, the direction is expected to have a major positive effect on health and wellbeing (SAO4). 

These requirements help create environments that support regular physical activity, outdoor 

recreation and social interaction. The emphasis on inclusive design also generates a minor positive 

effect on accessibility (SAO3), as it helps to remove barriers to use for different groups. 

 

Integrating open space into the wider layout of development is likely to have a minor positive effect 

on SAO15, as it supports coherent place-making and ensures that open spaces contribute positively 

to the character of new and existing neighbourhoods. The expectation that open spaces should be 

multifunctional also provides a minor positive effect on biodiversity (SAO13) and climate resilience 

(SAO11). 
 

Effects on other SA objectives are expected to be neutral or negligible. 
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D.14.4  Policy Direction 48: Green and Blue Infrastructure and Connectivity 

 

Policy Direction 48:  

Green and Blue Infrastructure and Connectivity 

Development will be expected to protect and, where possible, enhance connections along rivers, 

canals, green corridors, walking and cycling routes and ecological networks. 

 

Proposals to enhance the existing network will be supported where they would not 

compromise ecological value or cause the fragmentation of existing habitats or active travel routes. 

 

Major developments will be required to demonstrate how they connect into the wider green and 

blue infrastructure network. 

 

Table D.14.4: Summary of Likely Effects of Policy Direction 48 
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Mitigation 

There are no significant adverse effects associated with this policy direction, and therefore no 

mitigation is required. 

Opportunities for Enhancement 

No reasonable opportunities for enhancement are identified. The direction already performs well 

against the relevant SA objectives. 

 

Policy Direction 48 establishes a clear framework for safeguarding and strengthening the function of 

blue and green infrastructure across the plan area. By protecting existing connections and supporting 

enhancements where they do not compromise ecological value, the direction is expected to generate 

a major positive effect on biodiversity (SAO13). Maintaining the integrity of ecological corridors 

reduces the risk of habitat fragmentation and supports the movement and resilience of species within 

established ecological networks. 

 

The wider green and blue infrastructure network accommodates a number of key walking and cycling 

routes. Protecting and enhancing these linkages is therefore assessed as likely to result in a major 

positive effect on sustainable travel (SAO7), as it supports the continuity and functionality of active 

travel corridors. These improvements are also relevant to accessibility (SAO3), with the direction 

helping to maintain and strengthen access along green and blue routes. Better connectivity is also 

assessed as likely to have a minor positive effect on health and wellbeing (SAO4), as strengthened 

access to green and blue routes can increase opportunities for physical activity and engagement with 

the natural environment. 

 

Requiring new development to demonstrate how it connects into the wider green and blue 

infrastructure network is expected to support a minor positive effect on SAO15. This supports 

development that fits appropriately with the existing pattern of blue and green infrastructure in the 
area.  
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Effects on all other SA objectives are assessed as neutral or negligible. 
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D.15 Climate Change 
 

D.15.1  Strategic Policy Direction 4: Climate Change 

 

 Strategic Policy Direction 4:  

 Climate Change 

Where appropriate, development proposals will be expected to demonstrate how climate change 

mitigation has been embedded into the design, construction and lifetime operations of the 

development, proportionate to the scale, nature and location of the proposal. Proposals should also 

demonstrate how climate change adaptation has been addressed, including minimising risk of 

overheating, water scarcity and flooding. This can be done through: 

 

• Efficient use of land: development should promote the efficient and effective use of land, 

prioritising locations well served by local public transport services and infrastructure to 
minimise the need to travel and reduce emissions associated with car dependency. 

 

• Sustainable design and construction: development should incorporate appropriate sustainable 

design principles, including layout and orientation to maximise natural daylight, minimise 

overheating risk and reduce energy demand. Proposals should demonstrate the use of 

construction materials and methods that minimise embodied carbon where feasible, including 

the re-use of materials and low-carbon products, in line with the NPPF requirement to 

encourage the reuse of existing resources. 

 

• Green infrastructure, landscaping and nature-based solutions: development should integrate 

high-quality green infrastructure, including landscaping and tree planting, to provide shade, 

reduce temperatures, support biodiversity and contribute to carbon sequestration. 

 

• Energy and water efficiency: development must maximise energy and water efficiency, with 

particular emphasis on fabric-first approaches that reduce energy demand at source. New 

development must meet or exceed the energy performance standards set out in Building 

Regulations Part L which require significant reductions in carbon emissions compared to 

previous standards. 

 

Proposals should also demonstrate water efficiency measures, including low-flow fittings and, 

where appropriate, rainwater harvesting and greywater reuse, to reduce pressure on water 

resources. 

 

• Renewable and low carbon energy generation: development should support and, where 

feasible, incorporate opportunities for on-site renewable and low carbon energy generation, 

such as solar photovoltaics, heat pumps and other appropriate technologies. Proposals that 

contribute to local energy resilience and reduce reliance on fossil fuels will be supported, 

provided that environmental, heritage and amenity impacts are appropriately addressed, in line 

with national policy requirements. 

 
• Waste management and resource efficiency: all development should minimise waste 

generation and maximise reuse and recycling. Where appropriate, development proposals 

must be supported by Site Waste Management Plans and incorporate suitably located on-site 

waste and recycling facilities. 
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The Council will work collaboratively with neighbouring authorities across Staffordshire to support 

the provision, safeguarding and effective operation of waste management, treatment and disposal 

facilities, in accordance with the Staffordshire County Council Waste Local Plan. 

 

Table D.15.1: Summary of Likely Effects of Strategic Policy Direction 4 
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Mitigation 

There are no significant adverse effects associated with this policy direction, and therefore no 

mitigation is required. 

Opportunities for Enhancement 

No reasonable opportunities for enhancement are identified. The direction is comprehensive and 

already performs well against a significant range of SA objectives. 

 

Strategic Policy Direction 4 establishes a comprehensive and integrated approach to embedding 

climate mitigation and adaptation across new development. By requiring proposals to demonstrate 

how low-carbon design, sustainable construction methods, energy and water efficiency, and nature-

based solutions have been incorporated, the direction provides a robust strategic basis for reducing 

greenhouse gas emissions. This is anticipated to result in a major positive effect on reducing emissions 

and supporting the transition to a net zero borough (SAO10). 

 

The direction places significant emphasis on climate resilience, requiring development to address 

overheating, water scarcity and the risks associated with extreme weather. These measures are 
expected to deliver a major positive effect on adapting to climate change (SAO11), with a minor 

positive effect on reducing surface water flood risk (SAO12) through the integration of green 

infrastructure and water efficiency measures. The requirement to incorporate high-quality green 

infrastructure and nature-based solutions is expected to generate a major positive effect on 

safeguarding and enhancing biodiversity (SAO13). These same measures, alongside requirements to 

minimise overheating and reduce emissions, are also likely to contribute to the creation of more 

attractive, comfortable and resilient places, resulting in major positives on health and wellbeing 

(SAO4) and on creating safe and attractive environments (SAO5). 

 

By prioritising development in locations well served by public transport, the direction supports a 

strategic shift away from car dependency. This is likely to result in a major positive effect on 

promoting sustainable travel modes (SAO7) and a corresponding major positive effect on reducing air 

pollution (SAO8). The direction also promotes the efficient use of land and resources through 

requirements for material reuse, low-carbon construction methods and waste minimisation. These 

measures are anticipated to result in major positive effects on the efficient use of land and resources 

(SAO16) and on supporting the circular economy (SAO17).  

 

Effects on all other SA objectives are assessed as likely neutral or negligible. 
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D.16 Sustainable Transport 
 

D.16.1  Strategic Policy Direction 5: Sustainable Transport and Active Travel 

 

 Strategic Policy Direction 5:  

 Sustainable Transport and Active Travel 

The Council will promote sustainable transport and active travel as a central element of growth and 

place-making in Tamworth. This means, where possible, new development within the borough will 

be expected to: 

 

• Be located in sustainable locations 

• Reduce reliance on private cars 

• Provide direct, safe walking and cycling routes 

• Improve access to reliable public transport 
• Help cut carbon emissions and improve air quality 

• Support well-connected, healthy neighbourhoods 

• Maintain Public Rights of Way wherever possible, unless better alternatives are suggested 

 

Table D.16.1: Summary of Likely Effects of Strategic Policy Direction 5 

 

Draft 

Policy 

Direction SA
O

1
 

SA
O

2
 

SA
O

3
 

SA
O

4
 

SA
O

5
 

SA
O

6
 

SA
O

7
 

SA
O

8
 

SA
O

9
 

SA
O

1
0
 

SA
O

1
1
 

SA
O

1
2
 

SA
O

1
3
 

SA
O

1
4
 

SA
O

1
5
 

SA
O

1
6
 

SA
O

1
7
 

SPD5 0 0 ++ ++ ++ 0 ++ ++ 0 ++ 0 0 0 0 0 0 0 

Mitigation 

There are no significant adverse effects associated with this policy direction, and therefore no 

mitigation is required. 

Opportunities for Enhancement 

No reasonable opportunities for enhancement are identified. The direction is comprehensive and 

already performs well against a significant range of SA objectives. 

 

Strategic Policy Direction 5 establishes sustainable transport and active travel as core principles for 

shaping growth and movement across Tamworth. By promoting development in locations that can be 

accessed without reliance on private cars, and by strengthening the role of walking, cycling and public 

transport within new and existing neighbourhoods, the direction is anticipated to have a major 

positive effect on sustainable travel (SAO7). The expectation that development will provide direct and 

safe active travel routes also supports safer movement across the borough, resulting in a major 

positive effect on creating safe environments (SAO5). 

 

The combined emphasis on active travel modes, reduced car dependency and improved 

neighbourhood connectivity is likely to encourage healthier patterns of movement and reduce 

exposure to traffic-related effects. This is expected to generate a major positive effect on health and 

wellbeing (SAO4). Measures to improve access to public transport, alongside the focus on sustainable 

locations and well-connected neighbourhoods, are also anticipated to significantly enhance access to 

services and other opportunities, resulting in a major positive effect on accessibility (SAO2). 
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By seeking to cut carbon emissions and improve air quality through a shift towards more sustainable 

modes of travel, the direction is expected to deliver major positive effect on air quality (SAO8) and 

climate change mitigation (SAO10). 

 

Effects on all other sustainability objectives are considered to be neutral or negligible. 

 

D.16.2  Policy Direction 49: Managing Car Use 

 

Policy Direction 49:  

Managing Car Use 

Development will be supported where it is designed to minimise reliance on private car use and to 

ensure that streets and neighbourhoods prioritise people over vehicles. 

 

This includes providing appropriate secure bicycle storage on all new development and, where 

appropriate, providing changing/shower facilities in employment development to encourage active 

travel to work. 

 

Car parking will be expected to be provided where appropriate, reflecting the nature and location 

of the development and in line with local standards. We propose that these standards will set a 

maximum level of car parking for developments in the town centre (due to the ease of access to 

other forms of transport) and a minimum level in all other areas of the borough (to contribute to 

highways safety). 

 

Car parking will be expected to be provided in a design-led manner that avoids car dominated 

landscapes and prioritise pedestrian and cycle movement where appropriate. 

 

Where car parking is provided, it should be capable of incorporating electric vehicle charging 

facilities to support the move towards lower emissions vehicles. 

 

Table D.16.2: Summary of Likely Effects of Policy Direction 49 
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Mitigation 

There are no significant adverse effects associated with this policy direction, and therefore no 

mitigation is required. 

Opportunities for Enhancement 

No reasonable opportunities for enhancement are identified. The direction already performs well 

against a range of SA objectives. 

 

Policy Direction 49 provides a clear approach to how new development should manage the role of 

the private car, helping to create neighbourhoods that prioritise people and support more sustainable 

patterns of movement. By encouraging development that reduces car dependency and incorporates 

facilities that enable active travel, the direction strengthens the conditions for walking and cycling and 
is therefore anticipated to have a major positive effect on sustainable travel (SAO7). Its focus on 

designing parking in a way that avoids car-dominated environments, and on prioritising pedestrian and 
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cycle movement where appropriate, also contributes to safer and more attractive streets (SAO5), 

while encouraging healthier travel choices that underpin health and wellbeing (SAO4). Requiring 

parking to be capable of incorporating electric vehicle charging infrastructure supports a gradual 

transition towards lower-emission vehicles. This contributes positively to reducing transport-related 

emissions and therefore is anticipated to generate minor related positive effects on air quality (SAO8) 

and climate mitigation (SAO10). Effects on all other sustainability objectives are considered to be 

neutral or negligible.   

 

D.16.3  Policy Direction 50: Impact on the Transport Network and Highways Safety 

 

Policy Direction 50:  

Impact on the Transport Network and Highways Safety 

All development that would generate significant amounts of vehicle movements relative to the area 

they are located in will be required to be supported by a transport statement/assessment 

demonstrating how the impacts can be mitigated. 

 

Development that would result in an unacceptable impact on highway safety, or, taking account of 

any proposed mitigation, would result in a severe impact on the road network will be refused. 

 

Table D.16.3: Summary of Likely Effects of Policy Direction 50 
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Mitigation 

There are no significant adverse effects associated with this policy direction, and therefore no 

mitigation is required. 

Opportunities for Enhancement 

No reasonable opportunities for enhancement are identified. The direction already performs well 

against the relevant SA objectives. 

 

Policy Direction 50 provides a clear framework for ensuring that development does not create 

unacceptable or severe impacts on Tamworth’s transport network. By requiring proposals that 

generate significant vehicle movements to be support by a transport statement/assessment, the 

direction ensures that transport impacts are fully understood and appropriately mitigated. This is 

expected to result in major positive effects on sustainable travel (SAO7) through the management of 

traffic impacts, air quality (SAO8) by helping to limit congestion-related emissions, and safe places 

(SAO5) through the explicit protection of highways safety. Effects on all other sustainability objectives 

are anticipated to be neutral or negligible. 

 

D.16.4  Policy Direction 51: Freight, Servicing and Logistics 

 

Policy Direction 51:  
Freight, Servicing and Logistics 

Where development would require regular deliveries or servicing, those facilities will be required 

to be designed in a way that would not compromise safety or local character. This includes: 
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• Providing safe, unobtrusive loading areas. 

• Reducing conflicts between delivery vehicles, pedestrians and cyclists. 

• Proposals for new or expanded distribution centres will be supported where they provide 

sufficient lorry parking to cater for their anticipated use. 

 

Development that would allow for the use of low‑emission delivery vehicles and cargo bikes will be 

supported. 

 

Table D.16.4: Summary of Likely Effects of Policy Direction 51 
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Mitigation 

There are no significant adverse effects associated with this policy direction, and therefore no 

mitigation is required. 

Opportunities for Enhancement 

No reasonable opportunities for enhancement are identified. The direction is narrow in scope and 

already performs well against the relevant sustainability objectives. 

 

Policy Direction 51 provides a clear framework for ensuring that delivery and servicing activity is 

safely and appropriately accommodated within new development. By requiring developments to 

manage freight activity in a way that keeps people safe, the direction helps reduce the likelihood of 

conflict between delivery vehicles and those moving around on foot or by bike. This is expected to 

have a major positive effect on safety (SAO5). The direction’s support for cleaner delivery options, 

such as low-emission vehicles and cargo bikes, is also likely to deliver a minor positive effect for air 

quality (SAO8) by helping to reduce emissions from local deliveries. These measures also provide a 
minor positive effect on sustainable transport (SAO7) by supporting low-carbon delivery modes and 

creating safer conditions for walking and cycling. All other sustainability objectives are assessed as 

likely to be neutral or negligible.  

  

 


