Housing Needs and Suitable Sites in Brinklow
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Figure 1 Brinklow from the Air (courtesy of Skystudio UK)



Compiled by John Reid, Chairman of Brinklow Parish Council October 22nd, 2021


Brinklow Consultations: Results on Housing
In January 2018 the results of the Brinklow Neighbourhood Plan Survey[footnoteRef:1] were published, showing the opinion of 58% of the households in Brinklow.  Below are the important opinions and facts. [1:  Neighbourhood Plan Survey] 

· 29% of our residents were aged over 65.
· 64% had lived in the village for more than 11 years.
· 77% said housing was needed for young people who want to stay in the village.
· 26% want to downsize in the future.
· 77% want small developments of up to a maximum of 15 units.
· 61% want bungalows.
· 67% want sheltered accommodation.

The specific types of housing needed were:
1. Family homes and bungalows, either detached or semi-detached, with up to three bedrooms, with garage and off-street parking spaces; also desirable are gardens of adequate size, and the use of energy-saving systems where possible.
2. Brickwork and general construction to have additional details such as decorative bricks and stone features to mimic the current village houses
3. Affordable homes which can be on a part buy/part rent basis aimed at an income stream of about £40k – approximately1.5 times the average local salary; To be set up so that they remain affordable against the housing market for at least 20 years; to be Leasehold, and without the right to purchase 100%, in an effort to keep them off the buy-to-let market.

As part of the background information for the Neighbourhood Plan a questionnaire survey and a Housing Needs Survey provided by Midlands Rural Housing were undertaken and these revealed a need for affordable housing, both for rent and purchase and specifically designed elderly persons accommodation. For further information see the Housing Needs Survey 2019 [footnoteRef:2] [2:  Housing Needs Survey 2019] 


The Midlands Rural Housing survey revealed the need for up to 12 affordable housing units, based on 8 two-bedroom units, 3 three-bedroom units and 1 one-bedroom unit. It also revealed the need for up to 7 elderly persons accommodation comprising 5 two-bedroomed units and 2 four-bedroomed units. that up to 20 units were necessary to meet the village’s housing needs. The breakdown of current proven needs was that 8 of the houses needed to be within the “affordable housing range”.
AECOM provided a site survey for all the sites brought forward in their document: AECOM - Site Options and Assessment Survey – 2020[footnoteRef:3]. Furthermore they provided a Design Codes document  showing their possible developments: AECOM - Brinklow Design Codes - January 2020[footnoteRef:4]. As a result of the AECOM Site Survey, most of the sites put forward were rejected for a variety of reasons. The review featured both brownfield and greenfield locations. [3:  AECOM Site Options and Assessment Survey 2020]  [4:  AECOM Brinklow Design Codes -January 2020] 

This study is divided into two sections. First Section A considers the brownfield sites, then Section B considers greenbelt sites.
Section A: Brownfield sites
The following parcels of land could be developed, if the landowners agreed, without changing the essential character of the village.

1. Garage site South of George Birch Close within the Great Balance estate – brownfield site which RBC are not prepared to develop.
2. Garage site North of George Birch Close within the Great Balance estate – brownfield site which RBC are not prepared to develop.
3. One brownfield garage site on Yew Tree Hill which RBC are prepared to develop[footnoteRef:5]. [5:  RBC Email] 

4. Land between the Spinney and the Bulls Head - land not available at this time.
5. Bulls Head, unused land at rear of car park - not currently available.
6. Walkers Terrace ex allotments – currently available. 

Section B: Greenbelt sites
Remaining sites adjacent to the Village Boundary but termed Green Belt
7. Lutterworth Road, site reference S16075
8. Maple Down, Rugby Road
9. Land off Heath Lane, known as Humber Fields, reference S16074

[bookmark: _Toc64114388][bookmark: _Toc64634903]Details of the Brown Field sites and their capacity
1. Site 1: Garage site South of George Birch Close.  
Capacity: Two detached properties.
RBC do not consider this site to be available.[image: page28image2992235216]







2. 
[image: page30image2991268896]Site 2: Garage Site North of George Birch Close
RBC do not consider this site to be available.
Capacity: One detached property and a row of Terraced Properties

[bookmark: _Toc64114389][bookmark: _Toc64634904]
3. [image: IMG_0465]Site 3: Disused Garages off Yew Tree Hill
This site is owned by RBC. There is very little evidence of garage use at the current time. Rugby Borough Planning Department consider this land to be available.This site is owned by RBC. There is very little evidence of garage use at the current time. Rugby Borough Planning Department consider this land to be available. Please see the email from RBC dated 20th of June 2019[footnoteRef:6]. Capacity –Three units as per AECOM’s design codes [6:  RBC email] 




4. [bookmark: _Toc64114390][bookmark: _Toc64634905][image: IMG_0472]Site 4: Land between the Spinney and the Bulls Head

Owned locally, this land has remained unused, overgrown and neglected since a pair of cottages were demolished in the 1950’s. Some mature trees will require serious tree surgery shortly, and the rest of the fencing and undergrowth are unmaintained. Some units built here would have a view of the park, and vehicular access is already partly constructed. AECOM’s design codes indicate the possibility of 13 units, or 17 units if combined with the Bulls Head site. 
[image: Inkedbulls head 2_LI]









5. [bookmark: _Toc64114391][bookmark: _Toc64634906]Site 5: Land behind the Bulls Head Public House
[image: A picture containing tree, grass, outdoor

Description automatically generated]This land, shown to the right, is adjacent to the land already identified as ‘The Spinney’.  Whilst it might only have limited use as a plot by itself, if the two plots could be combined, it is likely that the number of units could be increased by 4 units
The site is currently used for storage of a shipping container, with the remainder of the site not maintained in any obvious way.  Use for development would not impact on current car-parking arrangements.



6. [bookmark: _Toc64114392][bookmark: _Toc64634907]Site 6: Walkers Terrace

[image: ]This parcel of land was allocated as an allotment many years previously and is currently in private ownership and available. 
[image: A picture containing tree, outdoor, grass, plant
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[bookmark: _Toc64114393][bookmark: _Toc64634908]Details of the Greenbelt sites and their capacity

7. [bookmark: _Toc64114394][bookmark: _Toc64634909]Site 7: Land off Lutterworth Road, identified as S16075
[image: A tree in a fenced in area

Description automatically generated]
Locally owned, this site was put forward in a 2016 call for sites, its development would fit well into the existing street scene consisting of terraced, semi-detached and detached houses. It is within walking distance of local facilities, and off-street parking could be included behind the building line.  The site contains mature trees which would be retained, and its west boundary consists of a number of mature trees and hedging.  It is probably the most suitable in-fill site if developed as suggested. Although only originally suggested as a site for between six or eight units, planning advice reveals that without compromising the local street scene and given environmental considerations, this site would redeem space for 20 units, details given below. The Landowner has indicated that the site could be made available immediately.
During the course of carrying out this survey work in the village, the landowners of Lutterworth Road S16075 made themselves known to us.   Over the last six months BPC started a number of conversations with Midlands Rural Housing and RBC, and some preliminary sketch plans have already been drawn up.  They indicate that this piece of land will provide units that fit exactly with the housing needs survey requirements.  
Perhaps the most important factor behind deciding to move forward with S16075 is that the landowner has already agreed that the plots for the affordable houses can be made available at the regulated price.  This will enable eight affordable homes to be built within the development. A decision to promote this site in Lutterworth Road was also influenced by the results of the Landscape and Visual Outline appraisal[footnoteRef:7] by Glenkemp Landscape Consultants which identified the need to retain and enhance the existing hedgerows and trees that surround the site in accordance with policy NE3 of the Rugby Local Plan. This seeks to ensure that significant landscape features are protected and enhanced, and that landscape design is a key component in the design of new development. [7:  Landscape and Visual Outline appraisal] 

From December 2020, still under Covid restrictions, BPC, Midlands Rural Housing, the landowner and the Neighbourhood Plan Steering Group have had Zoom meetings with RBC to discuss enabling the site to be designated a “Rural Exception Site” and to be included as a proposal in the Neighbourhood Plan.
Following from the survey results provided by MRH and an assessment of the Landscape and Visual Outline appraisal by Glenkemp a brief was developed that took those findings and applied them to the Lutterworth Road site.
From that report it was decided that a range of affordable and elderly persons accommodation should be considered. Both of these conditions can be regarded as exception sites under the NPPF. The mix of accommodation that we identified comprises:

Up to 12 affordable housing units, based on 8 two-bedroom units, 3 three-bedroom units and 1 one bedroom unit.
Up to 7 elderly persons bungalows, 5 two-bedroom, and 2 four-bedroom units.
1 four-bedroom dwelling is proposed as an open market provision to help support the overall cost of the development.
Following the Landscape and Visual Appraisal Report prepared by Glenkemp Landscape Architects in December 2020 this layout was amended into Figure 4 Indicative Site Layout Plan that then took account of the extent of development footprint that was now defined by landscape related constraints.
[image: ]
The above sketch plan from the Glenkemp report shows that the proposal to build up to 20 units on the site is possible, having regard to the existing trees and hedgerows which can be retained and supplemented with additional planting as necessary. The Midlands Rural Housing summary advised that up to 20 units were necessary to meet the village’s housing needs. The breakdown of current proven needs was that 8 of the houses needed to be within the “affordable housing range”. The Midlands Rural Housing Needs survey also identified the need for the elderly, mostly for bungalows. This would also fit the definition for promoting the site as an exception site.
The layout would also provide areas of informal open space, within the existing and re-planted trees and hedgerows.
Experience shows that recently built five-bedroom properties on relatively small plots do not sell well in the Parish. The objective would be to provide a mix of two- or three-bedroom houses for families who want to live in a rural setting and are employed locally. 

Within this mix there is a need to provide affordable starter homes to enable local young people to stay in the community. Support would not be given for inclusion of leasehold properties, which can sometimes be a trap for buyers who subsequently wish to re-sell.  Midlands Rural Housing, BPC’s preferred agency, has dealt with this situation before and has assured the Parish Council that no properties built for ‘affordable housing’ would find their way on to the retail market.  BPC, working with Midlands Rural Housing, would want to restrict the sale to owner/occupiers, thus preventing valuable assets being added to landlords’ ‘buy-to-let’ portfolios.




8. [bookmark: _Toc64634910][bookmark: _Toc64114395][bookmark: _Toc64634911]Site 8: Maple Down, Rugby Road
[image: A picture containing grass, outdoor, tree, sky

Description automatically generated]In January ‘21 a conventional sale took place, but financial restraints have been introduced which deter development. This site is currently not available.

AECOM design codes indicate a possibility of up to 21 units. This site is not currently available and whilst still within the 30mph zone, road access would not be as safe.
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9. Site 9: Land off Heath Lane/Green Lane triangle, identified as S16074

[image: A picture containing text, tree, outdoor, grass

Description automatically generated][image: Map

Description automatically generated]

BPC is aware that this site is already the subject of discussions with RBC’s housing partner, Orbit.  This is confirmed by comments printed in their decision-making document relating to the last call for sites, namely, “Intention to develop expressed and no ownership constraints known”.[footnoteRef:8] [8:  Rugby Borough Strategic Housing Land Availability Assessment.] 

It is clear that the landowner is prepared to release this land in smaller parcels as the demand for buildings dictates.  Orbit will have their own financial arrangements, to enable at least some of the build to be ‘affordable’. For the purpose of this exercise and without any more definition from the owner, it is assumed this site could release six to eight units per annum.
This site however would release substantially more traffic on to approach roads which are not suitable for volumes of additional traffic, especially if travelling north towards the Motorways or Coventry.

Conclusion
From the above site surveys and general evidence Brinklow Parish Council has concluded that Site 7, the Lutterworth Road site, is the most suitable for village development to fulfil the needs identified by the Housing Needs Survey. The landowner is willing to release the land at the agreed price for affordable housing units. It has also been shown that the infill nature of the site causes no harm to the general views of the village and the proposed site has enough space to accommodate the housing needs of the village. Hedges and existing trees can be preserved, and the proposed housing will fit around them. 
Accordingly, Brinklow Parish Council proposes to put this site forward as a Rural Exception Site in our Neighbourhood Plan.
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Landscape Constraints Plan

(showing potential site layout)
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N

Extent of development

footprint as defined by

landscape related

constraints.

House type key:

1 bedroom house

2 bedroom house

3 bedroom house

4 bedroom house

2 bedroom bungalow

4 bedroom bungalow

Private garage

Note: On the site's western

boundary, the area within the dashed

green line would be made available

for new structure planting to enhance

the buffer strip between the site and

the field units to the west. The break

to be formed in the old hedge line to

accomodate the new access road,

shoulb be kept as small as possible.


image12.jpeg




image13.jpeg
GoogeEarth

/





image14.jpeg




image15.jpg




image1.jpg




