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1 Introduction & Background 

Role & Purpose of the Study  

1.1 Lichfield District Council are in the process of preparing a new Local Plan for Lichfield 

District, which will set the planning framework for growth and development up to 2043. 

The Council commissioned the preparation of this ‘New Settlement Delivery Study’ to 

help inform their consideration of the role new settlements could play in delivering 

against housing needs. Specifically, the study considers: 

• The timescales involved in bringing forward new settlements; 

• The potential contribution that new settlements could make to addressing the future 

growth needs of the District; and 

• The key issues that will influence the viability and deliverability of new settlements.  

1.2 This study focuses on four specific sites proposed to the Council through the Local Plan 

Call for Sites process as new settlements. There are other large scale proposals that have 

been submitted to the Council in the form of extensions to existing urban areas that the 

Council are considering separately. Other proposals may emerge as the Local Plan makes 

progress. 

1.3 In addition to this study, a wider range of evidence base gathering is ongoing and 

collectively this will inform the overall consideration of the role of new settlements as 

part of the Local Plan. It is not the purpose of this study to consider the overall planning 

merits of any individual new settlement proposition, albeit where such matters have an 

impact on deliverability and timescales, these have been considered and are commented 

upon within this report. 

1.4 Given that it is at a relatively early stage in the overall planning process, there is a limited 

amount of information available on specific proposals. This is usual and more detailed 

proposals would evolve with associated supporting studies and evidence as potential 

schemes move forward through the planning process.  

1.5 As such this study should be considered as a ‘point in time’ exercise and takes a high-

level, proportionate approach, based upon the best available information. Considerable 

further work would be required should any specific proposals move forward as part of the 

Local Plan, and recommendations are given on immediate next steps as part of the 

conclusions of this report. 

National Context  

National Planning Policy Framework (NPPF) 

1.6 The NPPF sets out the Government’s economic, environmental and social planning 

policies as well as their requirements for the Planning System.  
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1.7 The initial version of the National Planning Policy Framework (NPPF) in 2012 noted (at 

then paragraph 52) that “The supply of new homes can sometimes be best achieved 

through planning for larger scale development, such as new settlements or extensions to 

existing villages and towns that follow the principles of Garden Cities”. This recognition 

has continued through various updates of the NPPF since then. 

1.8 The current NPPF (December 2024) sets out that a strategic approach by Councils as part 

of preparing Local Plans is needed to make sufficient provision for new homes, 

employment, infrastructure, community facilities whilst respecting the natural 

environment. Paragraph 22 notes that strategic policies should look ahead over a 

minimum 15 year period and where larger scale developments such as new settlements 

or significant extensions to existing villages and towns form part of the strategy for the 

area, policies should be set within a vision that looks further ahead (at least 30 years), to 

take into account the likely timescale for delivery. 

1.9 In relation to identifying sites, Paragraph 72 states that planning policies should identify a 

sufficient supply and mix of sites, taking into account their availability, suitability and 

likely economic viability. This refers to identifying: 

• specific, deliverable sites for five years following the intended date of adoption. To 

be considered deliverable, sites for housing should be available, offer a suitable 

location for development, and be achievable with a realistic prospect that housing 

will be delivered on the site within five year; and 

• specific, developable sites or broad locations for growth, for the subsequent years 

6-10 and, where possible, for years 11-15 of the remaining plan period. To be 

considered developable, sites should be in a suitable location for housing 

development with a reasonable prospect that they will be available and could be 

viably developed at the point envisaged. 

1.10 The distinction between ‘deliverable’ and ‘developable’ is important for the larger more 

complex sites depending upon the extent of evidence gathered and potential lead-in 

times to resolving matters and moving forward into delivery.  

1.11 Paragraph 77 notes that “The supply of large numbers of new homes can often be best 

achieved through planning for larger scale development, such as new settlements”.  The 

NPPF goes on to note that such an approach should consider the relationship of strategic 

proposals with infrastructure and economic growth, considering an appropriate scale to 

create sustainable communities, and based on realistic assessments of likely delivery 

rates.   

1.12 Furthermore, paragraph 77 a) states that local planning authorities should consider the 

opportunities presented by existing or planned investment in infrastructure, the area’s 

economic potential and the scope for net environmental gains. Paragraph 72 b) adds that 

a development should create self-sufficient and sustainable communities that include 

services and employment opportunities within the development itself, or in larger towns 

to which there is good access. Paragraph 72 d) adds that a realistic assessment of likely 

rates of delivery should be made and opportunities for rapid implementations identified, 

such as joint ventures or development corporations. 
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1.13 Footnote 38, attached to paragraph 78, acknowledges that given the long term nature of 

such proposals, a degree of uncertainty will be inevitable stating that: “the delivery of 

large scale developments may need to extend beyond an individual plan period, and the 

associated infrastructure requirements may not be capable of being identified fully at the 

outset. Anticipated rates of delivery and infrastructure requirements should, therefore, 

be kept under review and reflected as policies are updated”. 

National Planning Practice Guidance 

1.14 The Planning Practice Guidance (PPG) provides further guidance on the process of 

identifying sites and undertaking a housing and economic land availability assessment. An 

assessment should identify sites and broad locations with potential for development; 

assess their development potential; and assess their suitability for development and the 

likelihood of development coming forward (the availability and achievability). 

1.15 The PPG confirms that a site is “suitable” if it would provide an appropriate location for 

development when considered against relevant constraints and their potential to be 

mitigated, taking into account national and local policy. A site is “available” if on the best 

information available (confirmed by the call for sites and other relevant information from 

landowners/other stakeholders), there is confidence that there are no legal or ownership 

impediments to development. A site is considered “achievable” for development where 

there is a reasonable prospect that the particular type of development will be developed 

on the site at a particular point in time. This includes making a judgement about the 

economic viability of a site, and the capacity of the developer to complete and let or sell 

the development over a certain period. 

1.16 The guidance states at Paragraph 009: that “Plan-makers will need to assess a range of 

different site sizes from small-scale sites to opportunities for large-scale developments 

such as village and town extensions and new settlements where appropriate”. 

Furthermore Paragraph 010 states: “It is important that plan-makers do not simply rely on 

sites that they have been informed about, but actively identify sites through the desktop 

review process that may assist in meeting the development needs of an area”.  

1.17 PPG also considers the approach to new settlements in relation to ‘plan making’. This 

provides guidance in relation to the consideration of strategic matters, and reiterates (at 

paragraph 059) that when planning for new settlements “it is recognised that there may 

not be certainty and/or the funding secured for necessary strategic infrastructure at the 

time the plan is produced. In these circumstances strategic policy-making authorities will 

be expected to demonstrate that there is a reasonable prospect that the proposals can be 

developed within the timescales envisaged.”.  

1.18 The guidance also notes that policy-making authorities should make a realistic 

assessment about the prospect of sites being developed (and associated delivery rates), 

and demonstrate they have engaged with infrastructure providers. Where uncertainties 

exist, authorities should keep matters under review and should significant issues become 

unresolvable, would need to consider alternative strategies via future plan reviews.   
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Local Context  

1.19 The current development plan for Lichfield consists of the Local Plan Strategy 2008-2029 

(adopted 2015) and the Local Pan Allocations 2008-2029 (adopted 2019).  

 

1.20 This sets a housing requirement of 10,030 (average of 477dpa) which included 1000 

homes to meet the needs arising from Cannock and Tamworth. The strategy for meeting 

this need was to focus 51% of the growth in and around the existing urban areas of 

Lichfield and Burntwood, 11% on the edge of Rugeley (in Cannock Chase District) and 10% 

on the edge of Tamworth. A further 12% of growth was at Fradley with the remaining 16% 

in the key rural settlements.   

 

1.21 The Council started preparation on a replacement plan in 2018. The Council proposed a 

strategy within the ‘Local Plan 2040’ which was submitted to the Planning Inspectorate 

for independent examination in 2022. That Plan set a requirement for 9,727 homes, 

meeting Lichfield’s (then assessed) Local Housing Need of 7,062 and a contribution of 

2,655 homes towards unmet needs arising from the Greater Birmingham and Black 

Country Housing Market Area. The Strategy for meeting these followed the adopted plan 

strategy of growth in and around Lichfield and Burntwood of 59%, 6% at Rugeley, 8% at 

Tamworth, 29% at the key rural villages and 5% elsewhere. The Council took the decision 

in 2023 to withdraw that plan from examination and have since begun the process to 

prepare a new Local Plan.  

 

1.22 Under the current national standard method for calculating housing need, Lichfield 

District’s annual requirement is now 746 dwellings per annum (dpa). This is a significant 

increase from 249 dpa although the average net additions between 2021 and 2024 were 

738. Furthermore, there may be unmet needs arising from neighbouring authorities that 

Lichfield will need to give consideration to.   

1.23 In October 2024 the Council undertook public consultation on ‘Issues and Options’ for the 

new Local Plan to cover the period 2022 to 2043. The consultation document set out four 

broad spatial options to address the housing and economic needs of the District: 

• Option 1: Town focused. 

• Option 2: Town and key village focused. 

• Option 3: Dispersed development. 

• Option 4: New settlement focused. 

 

1.24 The consultation document suggested that one or more new settlements could absorb a 

proportion of the development requirements to reduce the pressure on existing 

settlements, and set out the opportunities and challenges associated with this growth 

option. The option highlighted four alternative proposals had been submitted to the 

Council by landowners/developers through the ‘call for sites’ exercise and were capable of 

being considered as potential new settlements. These proposals are the subject of this 

study: 

• Land at Packington Hall Farm. 
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• Land at Thorpe Estate, Thorpe Constantine. 

• Whitemoor Garden Village. 

• Land at Brookhay. This site is directly adjacent to the Whitemoor proposals and 

this study considers these broadly as a single new settlement proposition.   

 

1.25 On the 8th April 2025 Lichfield Cabinet received an update report on the Local Plan 

including feedback on the consultation. Specifically in relation to new settlements the 

report noted that: 

• Residents generally preferred spatial approaches including new settlement 

options and had a lesser preference for growth in or around existing settlements. 

Comments stated that approaches to ‘bolt-on’ growth to existing settlements put 

greater pressure on existing services and facilities and was not always 

accompanied by sufficient investment in additional infrastructure. 

• There was an acknowledgment that new settlements were long term endeavours 

which may not deliver in the short term, and that there was likely to be a need for 

other types of sites and development to come forward to address overall needs 

from the outset. 

• Many responses from the planning and development sector raised concerns over 

the deliverability and potential lead-in times of new settlements and stated that 

other smaller and less complex sites would be required particularly in the 

short/medium term to ensure the plan meets housing needs across the plan 

period. 

1.26 The Council intend to undertake additional evidence gathering to lead to the preparation 

of a prepared strategy to be subsequently submitted to the Planning inspectorate for 

independent examination, anticipated for some time in late 2025/early 2026. This study 

forms part of that overall consideration.  
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2 Key Issues in Delivering New Settlements  

Overview of section  

2.1 Large-scale new communities are an important part of the portfolio of ways to meet 

housing and growth needs in England. Over the past 10-15 years there has been a 

resurgence in interest in bringing forward large scale new settlements and garden cities 

through the planning system. This has been accompanied by a renewed enthusiasm by 

the Government, and the planning profession more widely, for planning at a strategic 

scale. 

2.2 This section draws from learning, research and experience related to the planning and 

delivery of new settlements to provide a context to opportunities, issues, challenges and 

the potential roles of various stakeholders that will be involved.   

Why Plan for New Settlements  

2.3 Well planned new communities can offer a sustainable alternative to the current, 
often-piecemeal approach to housing growth and provide an opportunity to create 
high-quality sustainable places, allowing for the highest sustainability standards, 
economies of scale, and better use of infrastructure.  Key benefits of a new 
settlement, in comparison to other forms for growth include the following: 

• Ability to invest and provide for new infrastructure. New settlements provide 
opportunities to capture land value uplifts for investment in new strategic 
infrastructure and community facilities.  Detached new settlements offer the 
greatest scope for land value capture where the existing use value is based on 
agricultural land values and there is limited prospect of other value generating 
land uses.  

• Creating a critical mass to provide a range of uses, services, and facilities. 
New settlements can provide sufficient critical mass to facilitate the inclusion of 
a range of supporting uses and facilities, preventing a site becoming a dormitory 
location. Wherever possible settlements should relate well to one or more local 
economic growth priorities, established and/or future growth sectors. 

• Delivering well designed, healthy and characterful new communities. 
Properly planned new places can include generous landscaping, ready access to 
the countryside, new publicly accessible open spaces to create green 
characterful spaces and places designed at the human-scale supporting healthy 
new communities. 

• Promoting development that can promote sustainable living and help to 
address climate change. New settlements can strive for zero carbon and 
energy-positive solutions to ensure climate crisis adaptation and mitigation is 
inherent in all design. The population of a new settlement can provide the critical 
mass to support facilities needed for low-carbon lifestyles, such as rapid public 
transport, low-carbon energy systems, jobs located within walking distance of 
homes, and a range of cultural and leisure services. 
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• Providing integrated and accessible transport systems, with walking, cycling 
and public transport designed to be the most attractive forms of local 
transport. Sustainable communities can be planned from the outset to 
maximise self-containment, with integrated sustainable transport networks that 
encourage active modes of travel. 

• Ability to mitigate and minimise negative environmental impacts. The 
location, layout and construction of new settlements should minimise/avoid 
harm to ecosystems and provide strategic scale betterment 
(environmental/biodiversity net gains) whilst providing a comprehensive green 
infrastructure network with climate resilience built into the fabric of the natural 
and built environments. By considering large areas of land, negative impacts on 
the environment can be dealt with in a holistic way, with avoidance, mitigation 
and enhancement considered from the outset and integrated into the design. 

• Achieving future growth needs at a specific location and taking a long term 
view.  One of the key benefits of new settlements is that they can help to prevent 
the sprawl of existing towns and villages by providing strategic locations for 
sustainable new growth. Alternative approaches can (if not done well) result in 
‘bolt-on estates’ which encourage increased car use as they are usually little 
more than dormitories, often without an economic or an appropriate range of 
supporting social infrastructure.  

What is a ‘New Settlement’ 

2.4 It is important to note that there is no fixed or formal definition as to what may be 

considered to entail a ‘new settlement’.    

2.5 Previous Government documentation relating to Garden Communities refers to proposals 

coming forward as purpose built new settlements, but has also acknowledged that large 

extensions to existing town could also be classified. 

2.6 Part of the distinction relates to the creation of communities that contain a variety of uses 

and facilities so as not to become solely residential dormitory suburbs. This could include 

providing space for employment, attractive green space and public realm areas, transport 

infrastructure, including roads, buses and cycle routes, community infrastructure, schools, 

community and health centres.  

2.7 An additional consideration is that a new settlement should be considered distinct from 

another local or adjoining place, and have its own identity and character, even if it was in 

close proximity to an established place or neighbourhood. 

2.8 Government prospectuses have noted that ‘Garden Villages’ could be in a size range of 

circa 1,500-10,000 homes, with ‘Garden Towns’ being potentially over 10,000 homes. 

1.1 The Town and Country Planning Association (TCPA) has undertaken considerable work and 

research into the planning of new settlements and has long campaigned for a new 

generation of Garden Cities based on modern Garden City Principles. The TCPA was born 

from the original Garden City movement and the creation of places such as Letchworth 

and Welwyn Garden Cities. The TCPA has also been exploring the unique story of the New 
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Towns; celebrating their opportunities and reflecting on their challenges in order to learn 

for the future and inform the creation of new places. 

1.2 The TCPA has its own definition of what a Garden City is, its own “Garden City Principles” 

and has produced a series of guidance documents which includes papers on various 

aspects including approaches to Stewardship, Finance & Delivery and other papers such 

as Technical Guide on Project and Programme Management. 

2.9 The TCPA indicate that a critical mass of 5,000-10,000 dwellings would be required to 

enable a reasonable degree of self-containment – enabling a place to include a broad 

range of uses, services and facilities to cater to the needs of a new local population. 

2.10 A key driver often relates to being large enough to support the delivery of a secondary 

school. This will partly be driven by the proximity and any spare capacity of existing 

secondary schools across the local area, but would generally require a minimum of circa 

4,000-5,000 homes. The TCPA considered that to be a sustainable community a place 

should provide for its children through to adulthood.  

Research & analysis into build out rates 

2.11 The most extensive research is undertaken by planning consultancy Lichfields and set out 

in the paper “Start to Finish” provides an analysis on the pace at which large-scale 

housing sites of 500 dwellings or more emerge through the planning system and how 

quickly they are built out. It identifies the factors which lead to faster or slower rates of 

delivery. The latest edition published in February 2025 considers delivery rates from 179 

sites. 

2.12 The research indicates that the average time from validation of an outline application to 

the delivery of the first dwelling for large sites of 2,000+ dwellings was just over 6 years. 

When sites start, the research indicates that for schemes of 2,000 or more dwellings the 

average annual completion rate throughout build-out ranges from 100 to 188 dwellings 

per annum, with a mean rate of circa 150. The report acknowledges that some sites can 

deliver quicker and greater rates, with the top five delivering peak delivery rates of 

between 520-620 dwellings per annum, albeit such rates are not sustained on a year by 

year basis. Some key factors that can enhance and contribute to high rates include: 

• Greenfield sites can deliver more quickly than brownfield sites. 

• Having a diversity of housing types on large sites can appeal to a wider market and 

achieve greater build out rates. 

• Schemes with higher proportions of affordable housing (30%+) have highest rates. 

• The ability for sales from multiple housebuilders and outlets drives higher rates, with 

each outlet potentially delivering between 50-70 units per year per outlet. 

2.13 Various other studies have looked at issues of build-out rates and the operation of the 

market. This included the “Independent Review of build out” in 2018 undertaken by Sir 

Oliver Letwin (the Letwin review) set out a number of recommendations to Government 

to establish the right conditions to increase rates, noting that the fundamental limitation 
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to rates was due to the homogeneity of the types and tenures of the homes being 

offered.  

2.14 A more recent study into the Housebuilding sector by the Competition & Markets 

Authority noted that an average timescale for land coming forward from the date of 

applying for outline planning to the start of construction was between 4.1 to 4.4 years 

(note this is not specifically related to sites of the scale and complexity of new 

settlements). The study considered wider matters related to how housebuilders operated 

and the consideration of potential land banking, noting that the uncertainty of the 

planning system was a key factor, as was the approach of housebuilders to maintain sales 

values was a key influence on build out rates. 

Understanding the viability and the delivery of new settlements 

2.15 It is important to recognise that large sites such as new settlements will have particular 

viability and delivery considerations and require a different consideration to smaller scale 

and less complicated forms of development. 

2.16 New Settlements will often be located on greenfield land and require significant up front 

infrastructure and initial enabling/servicing works to enable development to occur. They 

will tend to also require a range of improvements to enhance transport connectivity such 

as through new roads, junctions and provision of new public transport and active travel 

connections. There will be a need to provide new social infrastructure such as schools 

early on in the delivery programme to ensure they are available from an early stage to 

new residents.  

2.17 The requirements for early investment in infrastructure puts pressure on scheme 

cashflows putting greater emphasis on needing to understand how schemes can be viably 

delivered and funded.  

2.18 The position of landowners and land draw down is key. Where expectations of uplifts are 

high and/or where full payments are required upfront or at an early stage to landowners 

this can introduce a significant early cost into a scheme viability cashflow. Alternatively, 

landowners willing to be patient and reasonable in terms of the timing and scale of 

returns will improve a scheme cashflow and the consideration of viability overall.  

2.19 Landowners will need to recognise that the specific circumstances and infrastructure 

requirements will need to be factored into expectations of returns in line with national 

policy and guidance relating to consideration of land values and viability assessments.  

2.20 The approach to viability will need to be considered as part of finalising the Local Plan and 

set out in appropriate evidence. The assessment of new settlements should carefully 

consider various factors to ensure there is confidence that schemes will come forward as 

expected. Consultants will need to consider and evaluate the following as part of such 

assessments: 

• A credible allowance for infrastructure costs, whilst unlikely to be able to be based on 

detailed items and specifications, they should contain reasonable allowances based 

on engagement with service providers. 
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• Build costs to include various expectations around quality and incorporation of 

sustainable measures. 

• Sales values potentially reflecting the quality of place envisaged and scope for 

premiums to be secured above sales values achieved locally to date, unless 

appropriate comparables exist in the local market. 

• Appropriate landowner returns, considered in line with national policy and guidance 

and importantly acknowledging that new settlements will not be comparable to 

other types of development elsewhere, and that returns should reflect infrastructure 

and policy requirements as the rationale for their inclusion in a local plan. 

• Appropriate developer returns. Allowance should be included to reflect the role of 

any ‘master-developer’ involved, likely to be on the basis of an expected ‘Internal 

rate of Return’ based upon their role in financing the delivery of the scheme as a 

whole.  For housebuilders/plot developers this should include consideration that the 

schemes would be anticipated to be significantly de-risked through the activities of a 

‘master-developer’ approach.   

2.21 Care will be needed not to assess viability in an appropriate manner, otherwise there will 

be a risk that policy requirements may not be capable of being addressed in full or part 

when planning applications come forward and detailed discussions relating to S106 occur. 

Often, it is the level of affordable housing that becomes the ‘release valve’ to make 

schemes viable, and there are numerous examples of large scale sites where lower than 

policy levels of affordable housing end up being provided, or this occurs for initial phases 

with subsequent viability review processes needed to assess how provision from future 

phases. This may be particularly pertinent to land being released from the Green Belt, 

where the Government has set particular expectations for affordable housing as part of 

the ’golden rules’ set out in the latest NPPF. 

Government support to deliver new settlements 

2.22 Historically the Government has recognised the need to play a role in the planning and 

delivery of new settlements. This has included initiatives such as the post war New Towns 

programme, and more recent activities such as the concept of ‘Eco-towns’, and now 

through the work of the Government appointed New Towns Taskforce. 

2.23 In 2014, the Department for Communities and Local Government issued the “Locally-led 

Garden Cities” Prospectus which set out a broad support package to local areas interested 

in delivering new Garden Cities. Proposals needed to be ambitious in terms of scale and 

delivery, and set high standards for design, quality and the provision of green space.  In 

terms of scale, the Government expected developments to contain in excess of 15,000 

homes, delivered more quickly than would be typical through the existing planning 

system. At the same time, the Government also recognised that the larger sites often 

required capital funding support in particular to enable the delivery of upfront and other 

enabling infrastructure works. The 2014 Prospectus was aligned to the launch of a “Large 

Sites Infrastructure Fund” and “Local Growth Fund” which provided a blend of grants and 

recoverable loans for eligible schemes.   
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2.24 In 2016 the Government published a further prospectus – “Locally-Led Garden Villages, 

Towns and Cities” which invited expressions of interest for additional Government 

support  for new ‘garden villages’ of between 1,500 to 10,000 homes, as well as support 

for larger scale new garden towns and cities of more than 10,000 homes. 

2.25 In 2018 a further ‘Garden Communities Prospectus’, was issued by MHCLG which invited 

bids for ambitious, locally supported, proposals for new garden communities. It sought to 

encourage proposals for high quality homes and green spaces.  

2.26 Additional legislation has come forward such as via the Neighbourhood Planning Act 

(2017) and The New Towns Act 1981 (Local Authority Oversight) Regulations 2018 which 

introduced the legislative and regulatory backing to update the historic New Towns Act to 

enable Councils to bring forward locally led new towns to be designated delivered by 

locally established and governed Development Corporations. Further legislation and 

powers exist to set up alternative types of Development Corporations including those 

established via local Mayors or by the Secretary of State, and with roles either to deliver 

strategic scale new towns and/or area wide regeneration. 

Support from Homes England  

2.27 Homes England is the government’s housing and regeneration agency. It manages a range 

of programmes including supporting the delivery of affordable housing, providing finance 

and funding support to the development industry and being responsible for the direct 

delivery of housing and regeneration.  

2.28 In relation to new settlements, it is leading on the delivery of large scale new 

communities in places such as Northstowe (South Cambridgeshire) and Brookleigh 

(Burgess Hill, Mid Sussex).   

2.29 Homes England also plays a key role in the development of garden communities across 

England, managing a wide programme of support and providing funding, expert advice, 

and general planning and delivery support. Of note in 2019 Homes England produced a 

“Garden Communities Toolkit”, that drew together the organisation’s knowledge and 

experience of the various projects it was involved in. The Toolkit provides information on 

how to plan, design and develop a new garden community and includes guidance across a 

number of topics including on infrastructure planning, assessing viability and exploring 

funding, delivery mechanism options & governance.  

Approach to a new generation of New Towns 

2.30 There has been renewed interest in the role New Towns may have in meeting future 

development needs. New Towns Taskforce was established by the Government in 

September 2024 to support the government to deliver the next generation of new towns. 

The Government states that “the primary objective of the new towns programme is to 

create new and expanded places and thereby boost economic growth and the supply of 

new homes – spreading opportunity and supporting strong communities“. This followed 

the publication of a policy statement on the 31st July 2024 which set out the Governments 

vision for a new generation of new towns and the establishment of the Taskforce.  
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2.31 The Taskforce has been asked to make recommendations to ministers on the location and 

delivery of new towns in the summer of 2025. They asked for evidence and invited 

submissions for sites.  

2.32 On the 13th February 2025 the Taskforce published an interim update. It confirmed that 

over 100 responses had been received about potential sites. The interim report stated 

that each new settlement should contain at least 10,000 new homes, but that the 

Taskforce is considering both standalone sites as well as expansion of existing towns and 

cities where “new, well planned and well-connected communities of scale could meet 

housing need, help unlock economic potential and reshape areas in need of 

revitalisation”. The interim report also set out lessons learned from previous programmes 

and key requirements for the planning of new settlements.  

Examples of New Settlements 

2.33 There are many examples nationwide of new settlements coming forward at various 

stages in the planning and delivery process. Several examples are set out below to 

provide some context to issues, opportunities and implications of pursuing such an 

approach. Clearly every site is subject to its own unique set of issues and circumstances 

and therefore care is needed in considering matters specific to the situation and approach 

to potential new settlements in Lichfield. 

Northstowe, South Cambridgeshire 

2.34 Northstowe is a new settlement for up to 10,000 new dwellings currently being 

constructed on the former RAF Oakington base. It is located north west of Cambridge, is 

one of the largest new settlements in the country and is being delivered in phases by 

Homes England in partnership with a range of housebuilders and developers. 

2.35 The principle of a new settlement at Northstowe originated from the Regional Planning 

Guidance for the East of England (RPG 6) which in November 2000 first identified the 

need for a new settlement to serve growth of the Cambridge Sub-Region. 

2.36 The site was allocated in the 2003 Cambridgeshire & Peterborough Structure Plan, and 

has proceed via several policy stages including as part of the South Cambridgeshire 

District Council’s Core Strategy (2007) and through a site specific plan - the Northstowe 

Area Action Plan (AAP) which was also adopted in July 2007. A standalone ‘Development 

Framework Document’ (DFD) was also prepared by the joint promoters and the planning 

authorities (South Cambridgeshire District Council and Cambridgeshire County Council). 

This included a Framework Masterplan to illustrate the phasing of development. 

2.37 As part of the preparation and examination of Local Plans and considerations around 

future housing supply, the project has assumed an annual rate of completions of 250 

dwellings per year. In reality completions since 2017/18 have ranged from 140 (in the first 

full year of delivery) through to 278 per year.  

2.38 The site has proceeded into delivery via the preparation and determination of several 

Outline Planning Applications. Initial applications were submitted in 2005 and 2007 but 
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were not able to be determined due to difficulties with the delivery and funding of 

strategic improvements to the A14 between Cambridge and Huntingdon. 

2.39 Subsequently proposals have come forward via separate outline planning applications 

across major phases. Phase 1 included the development of 1,500 dwellings alongside a 

local centre, primary school and 5 hectares of employment land. Phase 1 was granted in 

2014 and the majority is now constructed. Phase 2 for another further 3,500 dwellings, 2 

primary schools, a secondary school and a town centre including employment uses was 

submitted in 2014 and approved in January 2017. Individual plots and parts of the 

infrastructure are continuing to come forward, including the provision of the secondary 

school. 

2.40 The settlement has been designed around a clear transport strategy. Improvements to the 

A14 have been integral to ensuring strong road connections for the settlement. The 

planning framework for Northstowe also calls for high quality public transport and 

associated infrastructure, including a dedicated local busway.  

2.41 Northstowe will provide a mix of market homes from a variety of different housebuilders 

or through self and custom build opportunities, and affordable housing. Homes England 

are the ‘master developer’ for Northstowe Phases 2, 3a and 3b, and their involvement 

supports an accelerated housing delivery programme due to their frontloading and 

financing of infrastructure delivery that allows for serviced parcels to be brought forward 

by individual housebuilders 

Houlton, Rugby 

2.42 Houlton is a 1200-acre urban extension that will eventually comprise 6,200 new homes, 

three primary schools, a secondary school, a GP health centre, and 31 hectares of 

employment space and 299 hectares of open space. A new parkway station is also 

planned to serve the site and relieve pressure on the main Rugby station in the town 

centre. 

2.43 The scheme is a joint venture between property development company Urban&Civic and 

Aviva Investors and will be delivered over a 20-year period. 

2.44 The site was allocated in the 2011 Local Plan. Outline consent was granted in 2014 and 

construction began 2017/18. As of 2023/24 around 1,200 homes have been completed, 

alongside provision of both primary and secondary schools and local services.  

2.45 The site has benefitted from significant Government Funding which has helped to fund 

the delivery of initial transport works including a link road into Rugby, as well as enabling 

the delivery of the Secondary school. 

2.46 The scheme is now well advanced, with over 1,000 homes built and occupied, and the 

first primary and secondary schools, as well as the local centre, now open. Houlton is a 

much visited, exemplar scheme which demonstrates the value of early delivery of 

infrastructure, particularly education and green spaces, in community building and 

placemaking. Construction began in 2017-18 with completions in the past seven 

monitoring years, with the delivery rate peaking at 227 in 2022/23. A delivery rate of 200-
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250 per annum on the site has been considered appropriate by the developers and 

Council.  

Long Marston, Stratford 

2.47 The Long Marston Airfield site (Proposal LMA) was identified as a suitable and sustainable 

location for new development in the Stratford-on-Avon District Core Strategy. The Core 

Strategy was adopted by the Council in July 2017 following an Examination in Public held 

by an Independent Planning Inspector who considered all of the evidence and arguments 

for and against Long Marston Airfield and concluded that the proposal and the Core 

Strategy as a whole was ‘sound'. A subsequent Supplementary Planning Document was 

also prepared to co-ordinate delivery and set design parameters, and was adopted Feb 

2018. 

2.48 The site controlled by national housebuilder (CALA Homes) working with SDC and Homes 

England to deliver the project as Long Marston Airfield Garden Village. The developers 

had considered that delivery of housing would occur from at least 4 sales outlets, each of 

which could delivery 50-60 units per year. This was considered typical for a site of this size 

and a scheme of this nature.  

2.49 The new settlement is directly related to the provision of a south-western relief road 

(SWRR) to Stratford-upon-Avon town. The consented development was restricted to 400 

homes (i.e. Phase 1) in advance of the SWRR unless additional highway capacity available.  

2.50 An outline planning application (with all matters reserved) for a phased development 

comprising up to 3,100 new home was submitted in 2018. CALA has submitted 2 

applications – Phase 1a for 124 homes and Phase 1b for 376 homes.  

2.51 The Council made a bid and was awarded £13.4 million for vital site infrastructure 

measures through the Housing Infrastructure Fund. This has enabled some of the initial 

enabling infrastructure to come forward. 

2.52 To date around 300-400 homes have been built so far – with the delivery of infrastructure 

and the Stratford southern by-pass having a key impact on the pace and scale of delivery. 

Summary of Key Issues, Challenges & Opportunities 

2.53 Large-scale new communities are complex, long-term projects that require commitment 

from across the political, economic, corporate and planning divisions of the local 

authorities and often require help from Central Government and/or via Homes England 

that help to deliver them. Their delivery requires consideration of a multitude of issues, 

such as ownership and control of land, skills capacity, investment sources, infrastructure 

delivery, and community development and stewardship. 

2.54 To include a ‘new settlement’ within a Local Plan It will be important to ensure there is 

sufficient confidence on scheme deliverability in order for sites to withstand scrutiny and 

be found reasonable and appropriate. This is particularly important for those sites that 

are larger, more strategic and which are expected to deliver a high proportion of future 

housing supply. 
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2.55 The justification for new settlements will need to be supported by a robust body of 

evidence to provide comfort to key stakeholders and the Planning Inspectorate that they 

can deliver and come forward in a sustainable manner, including that they will deliver the 

necessary infrastructure. Furthermore, as New Settlements are typically in more rural 

locations, they can sometimes attract more public opposition including through local 

parish councils and action groups.   It will be particularly important that there is sufficient 

meaningful engagement with key stakeholders and the public as part of the plan-making 

process and when planning applications are being prepared. 

2.56 The Council will in due course need to consider not only the viability of proposals, but 

also wider considerations of deliverability including but not limited to: 

• The willingness and ability of landowners, promoters and developers to bring forward 

the land for development in the timescale envisaged. This will need to include a 

credible delivery approach – involving stakeholders with sufficient experience and 

track record. 

• The ability to deliver all necessary infrastructure and mitigation requirements, with 

no defined technical ‘showstoppers’ in terms of the feasibility and practicality of 

delivery. Some degree of uncertainty over the specific funding and delivery of long 

term infrastructure is to be expected, as funding programmes often do not extend 

out over the full time scale of development proposals. The position of key 

infrastructure providers will be key, to ensure that none are identifying unresolvable 

issues. 

• The timing of when development and infrastructure is to be implemented, on the 

basis that any items anticipated early in the process (say within 5 years) will require a 

greater level of confidence and credibility than items beyond the short term. 

• An appreciation of a need for flexibility rather than detailed prescription in the 

delivery of some requirements, should this be needed. 

• The existence of potential solutions and/or fall back positions should certain matters 

require alternative solutions over time. This could include having in principle support 

from key stakeholders that could provide future assistance, such as the Councils, 

Homes England or other relevant bodies. 

2.57 As part of the process of preparing material for a Local Plan, there is usually a steady 

evolution of evidence on deliverability, as the various stakeholders make progress with 

information gathering and scheme de-risking. 

2.58 The significant time taken in all cases to advance from formal recognition of a new 

settlement to its adoption in policy and subsequently the granting of planning permission. 

It is right to begin thinking about the approach to delivery at an early stage. This is 

needed to not only provide understanding, but also to give confidence that a scheme 

would be credible and deliverable.  

2.59 New Settlements may also have impacts and relationships with locations beyond a 

Council boundary. This requires effective joint-working with adjacent local planning 

authorities, infrastructure providers and other stakeholders.  
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Key Stakeholders, Roles & Responsibilities for delivery 

2.60 The delivery of new settlements will inevitably be a long process, and realistic 

assessments of what is involved and how various stakeholders need to work together is 

needed from the outset.  

2.61 Generally, sites for new settlements are initially promoted and brought forward by 

landowners and developers. However the actual delivery of the larger propositions 

requires stakeholders who can take a long term approach, with the associated risk 

appetite, experience and access to funding. This can be difficult for the smaller traditional 

developers, including national and local housebuilders whose main focus in normally on 

developing and selling properties to minimise capital exposure and maintain steady 

returns and profits. As a result, new settlements tend to also require a ‘master developer’ 

who can take on responsibilities for overseeing delivery of the place as a whole, with 

specific responsibilities for all enabling/servicing works and strategic infrastructure 

delivery, and who can take a long term view in terms of funding and returns. 

2.62 It is important from the outset to have a good understanding of the positions and inputs 

from a range of key stakeholders and as set out below: 

• Landowners. Landowners relating to strategic greenfield sites are often asset rich but 

cash poor. They will generally not have the expertise or resources to undertake the 

work required to obtain the appropriate planning consents and move on to 

construction. They are likely therefore to secure agreements with another 

commercial party through some form of legal agreement – for example through the 

use of either option or promotion agreements relating to all/part of their land 

holdings. 

• Land promoters. Land promoters specialise in managing the planning and land risks 

inherent in establishing the principle of development on a site. They may therefore 

secure an interest, obtain necessary consents and then sell on to housebuilders & 

other developers, sharing returns with landowners.  

• Master developers. There are a number of specialist developers who take on the 

promotion and delivery function of the larger and most strategic sites – doing the 

hard graft of assembling land, testing feasibility, overcoming technical hurdles to 

development, securing planning consents and taking care of servicing and 

infrastructure. They then sell on serviced plots to housebuilders/developers.  

• Developers & Housebuilders. Smaller developers, national and regional 

housebuilders are often most attracted to serviced land parcels with capacity for 100 

to 250 dwellings as they provide a few years’ worth of supply with minimal 

infrastructure or cashflow concerns. They may also decide to take on larger strategic 

land as the ‘master developer’ to provide a longer pipeline of future supply but for 

the larger sites they would be likely to work in partnership with or sell parcels off to 

other housebuilders / developers. They will enter directly into option or agreements 

with landowners and take on the process of obtaining the necessary consents.  

• Local Authorities. There are a range of potential roles that the Councils could take, 

from relatively passive with the Council’s role limited to its statutory planning 

function to more interventionist. Examples of potential direct Local Authority 
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involvement could range from some form of partnership approach whereby Councils 

enter into agreements with private sector partners to pool assets, funding, skills and 

resources and jointly deliver large-scale development in a comprehensive manner 

and to share both risk and reward. A Council could also take a leadership and direct 

delivery role, such as through the acquisition of land, and/or the establishment of 

some form or Delivery Vehicle with a single remit to deliver. At a local level 

consideration could be given to putting in place a statutory Development 

Corporation. 

• MHCLG & Homes England. The Ministry of Housing & Local Government (MHCLG) 

will seek to secure enhanced housing delivery as part of meeting national housing 

ambitions. It may be able to deploy certain tools and support directly to enabling 

strategic sites to move forward, such as brokering ways forward with Statutory 

Authorities and providing access to expertise. The Secretary of State itself can 

establish a Development Corporation to coordinate delivery (such as Ebbsfleet 

development Corporation). Homes England works closely with local authorities, and 

collaborates with private developers, housing associations, lenders and infrastructure 

providers to support the supply of new housing. It provides a range of funding and 

investment programmes, and can intervene where necessary in the market to get 

more homes built, tackle market failure where it occurs and help to shape a more 

resilient and diverse housing market. 

• Infrastructure Providers. A wider range of bodies and companies will be involved in 

the funding and provision of a range of specific types of infrastructure. They are 

responsible for capital programmes of investment based upon current and future 

growth and changes in service demand. 

2.63 There are a range of potential delivery roles that the Councils could take, from relatively 

passive to more interventionist, and a number of reasons why the Councils may want to 

get more proactively involved. As a minimum and in the absence of a more proactive 

approach by the Councils, development would come forward by third party developers 

and landowners, with the Council’s role limited to its statutory planning function. In 

theory, the financial and legal risks associated with this approach would be limited as 

there would be no cost to the Councils other than the revenue costs associated with 

continued operations associated with the statutory planning functions, leading on to the 

wider delivery of local services funded through national and local taxation.  

2.64 This approach does, however, assume that acceptable development comes forward in 

accordance with local planning policy and that all requirements are met, including the 

delivery of all necessary infrastructure. For any large and complex sites, there will be risks 

that such requirements may not be fully satisfied or that landowners may be unwilling to 

bring forward appropriate proposals.  

2.65 Current practice from around the UK shows that large-scale growth could alternatively be 

delivered using a broad range of proactive and interventionist mechanisms, including 

options where growth is fully controlled and/or directly delivered by local authorities 

either as a sole venture or in partnership with others through to the creation of 

development corporations.  
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3 Overview of Proposed Sites  

3.1 The sites that are subject to this study are those that have, following the call for sites 

process conducted in March 2024 and the Issues and Options in December 2024, been 

identified by Council Officers as having the potential to function as ‘New Settlements’. 

Four specific sites have been proposed: 

• Packington Hall Farm that could accommodate 2,500-3,000 homes. 

• Thorpe Constantine  that could accommodate a minimum of 4,500 – 6,000 homes 

(with scope for additional development cross boundary into North Warwickshire). 

• Whitemoor that could accommodate 1,500-2,000 homes.  

• Brookhay – that could accommodate approximately 5,000 homes (and is located 

directly adjacent to the Whitemoor proposal). 

3.2 The map below illustrates the locations of the four proposed sites in the context of 

Lichfield District, the surrounding local authorities, strategic transport routes and key 

towns. 

Figure 1 – Location of proposed new settlements (background mapping courtesy of Open Street Map 

Contributors) 

 

  



New Settlements Feasibility Study  20 
July 2025 

Packington Hall Farm  

3.3 Packington Hall Farm is situated on the A51, between Tamworth and Lichfield, to the East 

of Whittington Barracks and West of Hopwas Woods.  It is a site of circa 175 hectares and 

is currently in agricultural use, with some related farm buildings and small enterprises.  

Figure 2 - Packington Hall Farm Site Map (background mapping courtesy of Open Street Map Contributors) 

 

3.4 The area of land currently being promoted is in single land ownership. Miller 

Developments are promoting the site on behalf of the landowners (as of May 2025) and 

will be responsible for evolving more detailed plans and proposals and taking these into 

future stages of planning and delivery. They are supported by Nexus Planning and a wider 

consultant team. The site had not previously been promoted prior to the Issues and 

Options consultation in December 2024.  

3.5 Initial analysis of site capacity indicates that circa 2,500 to 3,000 homes could be 

accommodated including spaces for primary schools and the potential for a Secondary 

School should it be required.  The site can also accommodate circa 5 hectares of 

Employment Land and 2 local centres to include retail, mobility hubs, health and 

community space. The site could also include space for formal sports provision, 

community allotments and various types of open space.  

3.6 There could be opportunities for a larger site to be identified, either though the addition 

of land to the west up to the boundary of the HS2 corridor, or southwards to consider 

areas subject to quarrying to the south between the site and the A5. Such land would 

however be outside of the control of the lead promoters, albeit it could potentially be 

included subject to securing suitable agreements. 

3.7 A vision document has been prepared for the site which sets out the following vision: 
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‘Packington Fields Garden Village lies in a pivotal location, being located on the A51, 

broadly halfway between Lichfield and Tamworth. This offers the opportunity to 

utilise existing infrastructure capacity to commence development on the site and can 

be served by a new high quality and high frequency bus route, anchored by Lichfield 

to the north west and Tamworth to the south east.’ 

3.8 Some initial technical and supporting work has been undertaken relating to site capacity, 

transport, landscape, flood risk and drainage and ecology, albeit this is generally high level 

and all matters will require further work and investigation. 

Key Site Considerations 

Highways & Movement 

3.9 Access for all vehicular modes would be via new access/junctions on the A51. The speed 

of the A51 would be expected to be reduced through the site. A high frequency bus route 

between Tamworth and Lichfield would need to be provided to enhance the current 

services (765, X65, X66) alongside improved walking and cycling links.  

3.10 Some off-site highways improvements are likely to be required, subject to the findings of 

transport modelling and assessments, but the site is unlikely to require substantial works 

to the strategic highways network. 

Landscape 

3.11 The site is not situated within any designated landscape however landscape impacts will 

need to be appropriately addressed given the site is relatively isolated from built 

development. The intention is to include sufficient screening through landscape buffers to 

mitigate impacts on the wider landscape. 

Heritage 

3.12 Packington Hall and Malthouse (both Grade II) situated near to the northern boundary. 

The potential impacts would need to be mitigated by the use of landscape buffers/open 

space. The Hopwas Bridge is Grade II listed which will need to be considered as part of 

the provision of enhanced footpath/cycle links.  

Ecology 

3.13 Notable habitat types include on-site woodland, hedgerows, tree lines, individual trees, a 

other features. These would need to be accommodated within the emerging design with 

an appropriate approach to deliver on Biodiversity Net Gain requirements.  

3.14 Hopwas Wood is a substantial area of Ancient Woodland adjacent to the site. A detailed 

Woodland Management Plan would be required to identify potential impacts and provide 

targeted measures to avoid and minimise adverse impacts.  

Noise 
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3.15 The site is situated close to the Whittingham Barracks which is an active military training 

centre. The proximity to the Barracks and the associated rifle range which also utilises 

Hopwas Wood will require further consideration.  

Overview of proposed delivery strategy 

3.16 Miller Developments intend to operate as master developer and lead the overall 

development of the scheme including delivery of the strategic infrastructure with ‘plug 

and play’ development parcels sold off to housebuilders. As a commercial developer, they 

would also deliver the ancillary elements, including retail centres, GP surgeries and 

employment space. 

3.17 Miller Developments have some experience of delivering large scale long term mixed use 

schemes such as the Omega project in Warrington, albeit this has an employment 

emphasis and the residential component is considerably lower than that proposed at 

Packington.  

3.18 The promoters have suggested an overall build out rate for the site which indicates the 

potential for a substantial part of the site to be delivered within the plan period. This 

programme includes the following assumptions: 

• Pre-application engagement and advice prior to adoption of the Local Plan 

• A hybrid application containing pre-commencement information for Phase 1 

• Progressing S106 negotiations in parallel with the applications consideration 

Figure 3: Potential lead in time and delivery rate for Packington Hall Farm 

Source: Hyas based upon information received from promoters. 
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Thorpe Constantine 

3.19 Thorpe Constantine is a large rural estate of approximately 550 hectares, circa 5km to the 

north east of Tamworth, along the B5493/Ashby Road which leads up to the Junction 11 

on the M42 at Murcia Park.  The majority of the land is currently in agricultural use, with 

an area proposed as a solar farm. The hamlet of Thorpe Constantine itself comprises 

several properties including the main house, church and other buildings. 

Figure 4 - Thorpe Constantine Site Map (background mapping courtesy of Open Street Map Contributors) 

 

3.20 The site is in single land ownership by the Thorpe Estate who are supported by property 

and planning advisors Knight Frank, who have experience from a number of other large 

scale schemes across England, notably the Welborne scheme in Fareham, Hampshire. The 

site has previously been promoted through the call for sites and Issues and Options 

consultation.  

3.21 The overall rural estate is large, and there is some flexibility around the extent of land that 

could be included as part of the proposals. Initial analysis of site capacity indicates that a 

minimum of 4,500-6,000 homes could be delivered alongside provision of local centres, 

primary schools, a secondary school and various types of open space. The promoters 

indicate that employment land would also be included, with employment uses also to be 

distributed throughout the new settlement. Land currently approved for a solar farm 

could in time be drawn in to the scheme, and additional land could also come forward 

within the North Warwickshire area. Overall the site could ultimately have capacity for a 

new settlement of circa 10,000 homes. 
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3.22 A high level vision has been developed for the site. The proposal focuses on 7 core 

principles of promoting Inclusivity, good design, being welcoming for all, securing high 

quality of life, being sustainable and including an approach to long-term stewardship. The 

vision can be summarised as “The new sustainable garden community, through following 

the Garden City Principles, will form a walkable, polycentric, mixed-use, mixed-tenure, 

sustainable settlement influenced by the historic character of the area.” 

3.23 Some initial technical work has been undertaken relating to site capacity, phasing and 

initial masterplanning, but it is recognised by the landowners and their advisors that this 

is generally high level and all matters will require further work and investigation.  

3.24 As part of the approach the landowners have indicated their willingness to establish a 

‘Thorpe Charter’ which would confirm their commitment to deliver on a range of key 

principles related to placemaking and long term stewardship.  

Key Site Considerations 

Highways 

3.25 The site is in a relatively remote location with access to be provided from the 

B5493/Ashby Road. To avoid creating a car dependent settlement, significant 

improvements are likely to be required to enhance active travel links both within the site 

and to provide connections to both Tamworth and Mercia Park. Additional investment in 

public transport would be required to provide a regular and reliable alternative to the 

private car, such as through the provision of higher frequency bus services and/or 

dedicated rapid transit connections to neighbouring places. 

3.26 Whilst measures will be needed to maximise and promote sustainable movement there 

will inevitably be increased trips and movement via private car. There are known issues in 

relation to highways capacity along the route within Tamworth and in particular in the 

Gungate Corridor. There will also be impacts at Junction 11 of the M42. As yet it is not 

clear what specific mitigation measures will be needed, their cost and if they would be 

deliverable.   

Landscape 

3.27 The site is currently in the open landscape albeit not situated within any designated 

landscape areas. Landscape impacts will need to be appropriately addressed given the 

site is relatively isolated and rural in character. The intention is to include sufficient 

screening through landscape buffers to mitigate impacts on the wider landscape. 

3.28 There are also topographical challenges within the site which need be taken into account 

through the site layout and design.  

Heritage 

3.29 Thorpe Hall (Grade II) is situated within the site. The intention is to incorporate this into 

the development as part of the primary community hub but with appropriate landscaped 

buffers proposed to preserve its setting. The Grade I listed Clifton Campville Church is 
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situated to the North of the site and the Motte and Bailey Scheduled Monument at 

Seckington is situated to the South. There are further listed buildings situated within the 

vicinity of the site including some within Seckington village. 

Ecology 

3.30 A substantial part of the site is situated within the River Mease SAC Catchment where 

there are ongoing issues with nutrient neutrality. This would require mitigation including 

directing sewerage to treatment works outside the catchment area, and ensuring that no 

issues are caused due to surface water run-off or filtration. 

Flood Risk 

3.31 Floodzone 2 and 3 runs through the northern part of the site which is associated with a 

River Mease tributary.  

Overview of proposed delivery strategy 

3.32 As of May 2025 the landowners have not secured a developer/delivery partner. They have 

indicated that the process to appoint a development partner as master-developer would 

occur should the site is identified as a potential location for further development through 

the Local Plan Process. The master developer would then take on the key role as 

promoter of the site, working closely with the Thorpe Estate, and be responsible for the 

preparation of further masterplans and supporting studies. Ultimately the master 

developer would be responsible for delivery, providing the necessary resources, working 

capital and funding as required. 

3.33 The promoters have suggested an overall build out rate for the site which indicates the 

potential for a substantial part of the site to be delivered within the plan period. This 

programme includes the following assumptions: 

• Early technical due diligence following confirmation from the Council that the 

site is being considered further as a location for development in the Local Plan 

• EIA Screening alongside the Regulation 19 process 

• Early submission of an outline planning application ahead of the Local Plan 

examination  

Figure 5: Potential lead in time and delivery rate for Thorpe Constantine 

Source: Hyas based upon information supplied by promoters 
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Whitemoor  

3.34 Whitemoor is situated east of the A38 and Alrewas, and south / west of the National 

Memorial Arboretum. The site straddles the A513.  

Figure 6: Whitemoor Garden Village (background mapping courtesy of Open Street Map Contributors) 

 

3.35 The site is owned and promoted by Tarmac Trading Ltd and is currently being worked for 

sand and gravel extraction. The site has previously been promoted through the call for 

sites and Issues and Options consultation.  

3.36 Initial analysis of site capacity indicates that circa 1,500-2,000 homes could be 

accommodated including spaces for a 2 form entry primary school, a local centre and land 

for a rail station and park & ride facilities.  The site could also include space for formal 

sports provision, community allotments and various types of open space.  

3.37 Tarmac’s vision is to deliver a sustainable new community, with placemaking at its heart, 

which is stand alone and not reliant on services and facilities in existing neighbouring 

settlements. 

3.38 A key part of Tarmac’s vision is the unique opportunity the site offers to unlock significant 

growth at the National Memorial Arboretum. This includes the potential to support a new 

railway station to serve both the National Memorial Arboretum and any new 

development.  

3.39 Some initial technical and supporting work has been undertaken relating to site phasing 

and remediation, transport and rail station feasibility, hydrology and flood risk, ecology, 

utilities, noise and air quality but further extensive work will be required. 
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3.40 Part of the site has been previously promoted as a larger scheme, Brookhay Garden 

Village during the adopted Local Plan process. Since the start of this commission the 

promoters of this site and the Brookhay site have discussed greater collaboration. 

Technical constraints and suggested mitigation 

Highways 

3.41 The site access would be taken from the A513, related to the existing access which 

currently serves the mineral extraction. The capacity of the A38 and the provision of 

appropriate access into the site will require further assessment and require suitable 

improvements. Further measures would be required to promote sustainable movement 

and minimise car trips including enhanced bus provision, high quality walking/cycling 

connections and taking forward proposals relating to the delivery of a new rail station and 

improvements to the rail line.  

Landscape 

3.42 The site has been extensively worked due to the quarry operations and is not situated 

within any designated landscape area. Landscape impacts will need to be appropriately 

addressed through more detailed design work. 

Heritage 

3.43 The Grade II mile post and Roddige Farmhouse is located within site and potential 

impacts would need to be mitigated through design. The National Memorial Arboretum is 

also a historic constraint as it’s a national place of contemplation. Chetwynd Bridge to the 

east of the site on the A513 is Grade II* Listed. It is currently subject to restrictions to 

vehicle use. There is a live planning application to provide a new bridge and convert the 

heritage asset into a pedestrian and cycle bridge. 

Ecology 

3.44 The River Mease Special Area of Conservation (SAC) is situated 1.2km to east of the site 

although the site currently falls outside of the catchment. The Croxhall Lakes Nature 

Reserve situated immediately to the east of the site and the hedgerow along the A513 

forms part of a Local Wildlife Site, further ecology survey work will inform the mitigation 

strategy. 

3.45 The site is located within Cannock Chase SAC zone of influence with mitigation required 

and to be set out as part of the preparation of further studies.   

Flood Risk 

3.46 Floodzone 2 and 3 runs through the eastern part of the site with mitigation suggested 

through design and avoiding development in these parts of the site.  

Site Conditions 
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3.47 A further constraint relates to the ongoing mineral extraction operation, with the 

planning permission for the current mineral extraction requiring the site to be remediated 

and restored to original ground levels, irrespective of its status in the emerging Local Plan.  

Tarmac have confirmed that the site can be remediated the site to accommodate 

development and have demonstrated experience and examples of this elsewhere 

including at the former Northfleet Cement Works Eastern Quarry which is now coming 

forward as Ebbsfleet Garden City.  

Overview of proposed delivery strategy 

3.48 Tarmac anticipate entering into partnership with a development-partner to deliver the 

site, and as of May 2025 are in advanced discussions with a potential partner. This is 

common approach and one they have taken elsewhere on comparable previous quarry 

sites that have subsequently been developed out for housing and mixed use 

development. 

3.49 The remediation restoration approach will need to align with the anticipated build-out 

rate for the site. Tarmac have indicated that the potential area for Phase 1 has already 

been largely backfilled, including the area to accommodate the new car park to serve the 

National Memorial Arboretum. The current extraction operation is due to finish in 2 to 5 

years, enabling phased delivery of development thereafter.  

3.50 The intention is to submit the application to align with the Regulation 19 Local Plan, 

potentially summer 2026.  

Figure 7: Potential lead in time and delivery rate for Whitemoor 

Source: Hyas based upon information provided by promoters 

  

 Plan Period 

 25 26 27 28 29 30 31 32 33 34 35 36 37 38 39 40 41 42 43 

Draft Plan                    

Plan Adoption                    

Outline App                    

RMs/strategies                    

Completions      25 40 80 80 80 150 150 150 150 150 150 150 150 150 

Cumulative      25 65 145 225 305 455 605 755 905 1055 1205 1355 1505 1655 



New Settlements Feasibility Study  29 
July 2025 

Brookhay  

3.51 The Brookhay site is situated east of the A38 and Fradley, directly adjacent and to the 

south of the proposed Whitemoor Site. 

Figure 8: Brookhay (background mapping courtesy of Open Street Map Contributors) 

 

3.52 The site is within multiple ownerships, with the promotion largely being led by the 

Leavesly Group and Gilmour Family. The site has previously been promoted through the 

call for sites and Issues and Options consultation and promoters have engaged with 

officers at Lichfield District Council. The landowners have agreed to work in partnership to 

promote the site. No further work has been undertaken since the promotion of the site 

for the previous (withdrawn) Local Plan.  

3.53 Initial analysis of site capacity indicates that up to 5,000 homes could be accommodated 

including spaces for 3 primary schools, a secondary school, local centres and land for 

community, leisure and health.  The site would also include various types of open space 

including the provision of a Country Park.  

3.54 A proportion of the land has been or is in the process of mineral extraction. Since the 

start of this commission the promoters of this site and the Whitemoor site have discussed 

greater collaboration. 

3.55 Technical work has previously been undertaken relating to the previous promotion 

activity and covered matters including flood risk and drainage, transport, infrastructure 

capacity and contaminated land, but further extensive work will be required. 

Technical constraints and suggested mitigation 

Highways 
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3.56 It is suggested that the primary site access would be from the north on to the A513 either 

via an upgrade to the Whitemoor roundabout or a new access between the roundabout 

and the railway bridge. Additional access onto A38 is anticipated to be required and could 

replace both the existing Brookhay lane access and The Fine Lane Access. As with the 

Whitemoor site, the capacity of the A38 and related local junctions would need to be 

considered further and improvements required. Additional measures would also be 

required to promote sustainable movement as per Whitemoor.  

Landscape 

3.57 Parts of the site have been subject to previous quarrying activity. The site is not situated 

within any designated landscape areas. Landscape impacts will need to be appropriately 

addressed. 

Heritage 

3.58 The Grade II mile post and Roddige Farmhouse is located to the north of the site but it is 

likely that impacts can be mitigated through design. The National Memorial Arboretum is 

also a historic constraint as it’s a national place of contemplation. Chetwynd Bridge to the 

east of the site on the A513 is Grade II* Listed. It is currently subject to restrictions to 

vehicle use. There is a live planning application to provide a new bridge and convert the 

heritage asset into a pedestrian and cycle bridge. 

3.59 There is a scheduled ancient monument listed on site at Sittles Farm. The promoters 

believe this has been removed as a listing due to the quarrying activity however the 

designation does not appear to have been removed. In any event, its location is likely to 

be outside of any built development.  

Ecology 

3.60 The River Mease Special Area of Conservation (SAC) is situated 1.2km to east of the site 

although the site currently falls outside of the catchment. The Croxhall Lakes Nature 

Reserve situated immediately to the east of the site and the hedgerow along the A513 

forms part of a Local Wildlife Site. Further ecology survey work will be required to inform 

the mitigation strategy. There are two areas of ancient woodland adjacent to the 

southern boundary of the site.  

3.61 The site is located within Cannock Chase SAC zone of influence and appropriate mitigation 

measures will need to be set out.   

Flood Risk 

3.62 Given previous quarrying, an approach will be needed to suitably manage on site water. 

Floodzone 2 and 3 runs through the eastern part of the site with mitigation suggested 

through design and avoiding development in these parts of the site.  

Site conditions 

3.63 On land subject to previous quarrying proposals will need to consider previous and 

planned remediation to establish a suitable development platform.  
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3.64 A high pressure gas pipe infrastructure runs through the site in part. Proposals will need 

to work around this with suitable offset/buffering as advised by the owners of the 

infrastructure. 

Overview of proposed delivery strategy 

3.65 At present there are no developers appointed to take the scheme forward, and the 

previous promoter (Barratts) are not currently involved. Given the scale of the site it is 

likely that a master-developer will be required to take responsibility for overall delivery. 

3.66 The current landowners/promoters consider that the site could come forward alongside 

the Whitemoor scheme potentially through a partnership approach, albeit there is no 

formal agreement in place.  

3.67 As with Whitemoor, the remediation strategy can align with the anticipated build-out rate 

for the site although further clarity is needed as to phasing in relation to a comprehensive 

scheme and aligned with the quarrying activity.    

3.68 The promoters have not identified when an application might be made. 
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4 Implications for the Lichfield Local Plan  

4.1 In light of the overview and intended approach to each of the proposed new settlements, 

Lichfield District Council will need to carefully consider various aspects relevant to each 

site and their implications for the Local Plan. 

4.2 The Council will also need to be mindful of the likely level of scrutiny that such proposals 

are likely to face during the examination of a local plan, and take an overall reasonable 

and justified approach capable of being found sound by a Planning Inspector.  

4.3 As well as considering the implications on a site by site basis, this is likely to also involve 

consideration of the overall reliance that the Council is placing on housing delivery from 

new settlements as part of the overall spatial strategy. Should there be a considerable 

reliance, the level of scrutiny is likely to be enhanced in part due to the increased need of 

the proposals to be realised as planned and the more limited scope to accommodate 

changes should issues arise. 

4.4 This section summarises matters for each proposed new settlement site. 

Packington Hall Farm  

Key Issues 

4.5 Overall, Packington Hall Farm appears to be the least constrained new settlement 

proposition with more limited wider risks and uncertainties. 

4.6 The site currently being promoted is in single ownership and has a master developer 

appointed. This would simplify the approach to planning and delivery, avoiding the need 

for shared delivery of infrastructure and equalisation arrangements between different 

landowners/developers. 

4.7 One of the key issues for Packington Hall Farm relates to scale. With a capacity of circa 

2,500 to 3,000 homes, this may not have the critical mass to enable the provision of a full 

range of services and facilities on site for it to function effectively as a standalone new 

settlement. This is based on feedback received through the engagement process, 

including regarding education. This also aligns with our understanding of the scale needed 

for New Settlements to generate sufficient critical mass to viably support the range of 

social infrastructure that is needed for them to function cohesively, including the 

provision of secondary education.  This would result in higher trip rates off site impacting 

on the scope and scale of potential necessary transport improvements, and additional 

issues in relation to increased pressure on other local facilities and their ability to 

accommodate impacts. 

4.8 Concerns over scale could be overcome through potentially exploring increased density in 

parts of the site or looking to incorporate additional land as part of a larger site area with 

the aim of achieving an overall quantum of at least 4,000 dwellings. This would need to 

ensure that the infrastructure serving the development, most notably the access points 
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from the A51, were capable of accommodating a larger scale of development, even if this 

were to come forward in latter phases.  

4.9 The site will need to ensure it provides credible modal shift which includes the 

improvements to the existing bus service along the A51 but also provide sufficient 

walking and cycling links to the surrounding area, including Tamworth.  

4.10 The proximity to the Wigginton Barracks will need further consideration, particularly in 

relation to the noise implications of the rifle range but also the operation of the Barracks 

itself who are known to carry out live firing exercises in Hopwas Woods.  

4.11 The route of the A51 through the site potentially provides an opportunity for multiple 

development outlets on either side of the road which would potentially facilitate higher 

rates of delivery then a single phased scheme. Related to this, based on our current 

understanding there is relatively little significant up-front infrastructure required to 

facilitate initial delivery of the site. 

4.12 The build out rate provided by the site promoter suggests housing delivery in 2030, with 3 

outlets and an annual delivery rate of circa 200 dwellings per annum. The 3-4 year lead in 

time from adoption of the plan to housing delivery seems optimistic, but could be 

achieved if pre-application work was front loaded and twin tracked with making progress 

with the Local Plan. Given the on-site infrastructure to get development ‘off the ground’ 

would appear reasonably straight forward, with no identified ‘show-stoppers’ and 

significant costs, there is the possibility that the site could contribute a reasonable level of 

housing delivery within the plan period even when taking into account potential delays to 

delivery.  

Thorpe Constantine  

4.13 Through engagement with Staffordshire County Council and Tamworth Borough Council, 

highway capacity along the Gungate Corridor in Tamworth is likely to be a significant issue 

that will need to be better understood and resolved. Current development schemes such 

as the housing at Arkall Farm includes some mitigation works but it is not clear if the 

route can accommodate additional impacts from substantial new development such as 

that proposed at Thorpe Constantine. The ability of the current corridor to accommodate 

additional improvements may be limited and more strategic approaches may need to be 

considered to address strategic movement from the north into Tamworth.  

 

4.14 The constraints on the Gungate corridor will also impact on the ability to provide 

enhanced routes for alternative modes, particularly public transport through a form of 

dedicated bus/public transit corridor as this will most likely use the same route into 

Tamworth. 

 

4.15 It is our understanding that a comprehensive solution is likely to be required which will 

need to be supported by transport modelling and scenario testing. Such a solution may 

rely on wider funding streams. This has the potential to impact on delivery timescales and 

the cost implications are as yet undefined.  
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4.16 Part of the approach could be to maximise the potential of ‘self containment’ whereby 

the new settlement can address the bulk of its needs on site. Given the scale of 

development proposed, social and community infrastructure will be needed. It is also 

anticipated that additional space for employment uses should be provided. A clear 

understanding will be needed as to the employment and economic strategy for the site, 

taking into account the local and sub-regional employment market. This is likely to have 

impacts on the overall amount of land required and capacity of the site especially if the 

employment proposals include elements of distribution/warehousing similar to Murcia 

Park which will have lower job densities than other forms of employment.  

4.17 A further important issue relates to the River Mease SAC and nutrient neutrality which 

has been identified through engagement with key stakeholders including Severn Trent. 

Wastewater will need to be treated and diverted away from the SAC because of the 

nutrient neutrality issue. It is understood that there is further investment taking place on 

wastewater treatment in the area, diverting treated wastewater away from the River 

Mease to the River Tame. Clarity is needed on whether there is scope to connect into that 

infrastructure, or if there is a suitable alternative connection into other infrastructure.  

4.18 Given the potential reliance and impact on Tamworth and also the potential for land 

within North Warwickshire to come forward, effective cross-boundary working with both 

Tamworth and North Warwickshire Borough Councils will be needed. Importantly in 

relation to North Warwickshire any site identification within their Borough would be a 

matter for their Local Plan review. Currently it is understood that the focus of this will be 

on employment land which might limit the scope for the site to be promoted in North 

Warwickshire in the short term.  

4.19 The potential impact on heritage assets, including Thorpe Hall (Grade II) requires further 

consideration. Particularly given it is centrally located within the site and is intended to 

form an integral part of the community infrastructure. Wider assets including the Grade I 

listed Clifton Campville church will also need due consideration.  

4.20 Whilst recognised as a heritage constraint, the opportunity for Thorpe Hall to form a 

central part of the new settlements community infrastructure potentially provides an 

important opportunity to create a clear identity and sense of place.  

4.21 The build out rate provided by the site promoter suggests housing delivery in 2033, at a 

rate of 200 dwellings per annum. The overall lead in time from adoption of the plan to 

housing delivery is not overly optimistic in general terms however whether this is 

achievable will largely depend on all matters referred to above. As set out earlier there 

are various related workstreams that need to take place which could result in delay. This 

might result in development pushing further back to the middle and latter parts of the 

plan period. 

Brookhay & Whitemoor  

4.22 The two sites are directly adjacent to each other and therefore considered jointly here as 

many of the issues and opportunities apply to both. Where matters are specific to one 

site, this is made clear.  
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4.23 For Whitemoor a key issue is its size. The maximum capacity as estimated by the 

promoters of around 2,000 homes is unlikely to achieve the critical mass to support the 

delivery of a full range of necessary supporting infrastructure thus generating the need 

for greater levels of movement on/off the site with implications on infrastructure 

requirements and impacts on the A38.  

4.24 A key factor in reducing peak hour vehicle movements is the provision of education 

facilities. To minimise trips to secondary schools in Lichfield or Barton and Burton, a 

secondary school is likely to be helpful. This would require a development of between 

4000 and 5000 homes to make it viable. This would suggest that the two sites are needed 

to come forward together as one. 

4.25 A key issue for the two sites is the capacity of the A38 and the junctions at Fradley and 

Alrewas.  National Highways have advised that the A38 in this location is currently 

operating close to capacity in the peak. They have significant concerns regarding 

additional vehicle movements on the 3 junctions at Fradley and Alrewas. These concerns 

in the main relate to safety issues. The junctions are not compliant with current 

standards. National Highways have advised that there is currently no proposed scheme 

for improving capacity and no schemes for the junction improvements and funding would 

need to be provided by developers.  

4.26 The implications are that there would need to be strategic highway modelling undertaken 

to support any allocation or application. National Highways assumes that this could take 2 

years. If mitigation schemes were paid for and brought forward as part of wider planning 

applications this would be quicker than relying on a National Highways sponsored 

scheme. It is not clear how much development could be brought forward before any 

scheme was required.  

4.27 National Highways require trips to be minimised and make any development as 

sustainable as possible utilising public transport and sustainable travel options. One of the 

potential options is reopening the Lichfield to Burton line to passenger traffic with a new 

station in this location. West Midlands Trains has confirmed that there was previously a 

project to electrify the Cross Country service from Derby to Bristol and as part of this 

there was a proposal to electrify the line from Burton to Lichfield. That was cut due to 

funding issues and there are currently no plans to reinstate it within the next 15 years. An 

alternative scheme to just electrify the Lichfield to Burton part of the line is feasible but 

would require new platforms at Burton and Lichfield Trent Valley. Previous work has 

shown that it is feasible for a new station at this location close to the historic station 

location or south of the A513. If a Strategic Business case was put forward and accepted, 

the minimum timescales for delivery would be 5 to 10 years. This need not necessarily be 

an impediment to delivery, as it is likely that a station would be required at a certain point 

in time during delivery, not prior to any construction. 

4.28 A further consideration would be the need to automate the signals currently controlled 

manually at Croxall Road, Roddige Lane and at Fine Lane and to remove the level 

crossings of the railway.  

4.29 A further key issue is the remediation of land currently and proposed for quarrying in 

terms of its potential to then be used for development and the timescales for undertaking 
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this. Tarmac who are operating the quarrying in this location are required to restore the 

land to original ground levels. If the site is to be used for housing development then this 

requires a different approach to backfill compared to restoring for agricultural use. 

Tarmac estimate that at a worse case, it would take until 2037 to backfill the entire site. 

The site is being quarried in phases with some phases already backfilled. It is therefore 

considered that backfilling is unlikely to delay construction but will provide a check on 

future delivery rates but unlikely to be any more than a normal build out rate. What it 

does do is constrain the options for where development can come forward and when. 

4.30 The sites are currently separated from Fradley and Alrewas by the railway line and the 

A38. The provision of services and facilities at a new settlement is likely to generate foot 

traffic. A consideration is the provision of safe pedestrian and cycling crossing facilities.  

4.31 Considering Brookhay and Whitemoor together as a larger scale development increases 

the likelihood of delivering significant infrastructure requirements such as highway 

mitigation schemes and secondary schools. It also provides opportunities for a greater 

level of provision of services and facilities which help to reduce private car trips. 

4.32 There is an opportunity to consider the construction of a new junction that would serve 

the combined developments as well current and future development on the Eastern side 

of the A38 at Fradley. This is an opportunity to address existing safety issues associated 

with the existing junctions.  

4.33 There are opportunities to utilise existing sustainable travel options for these sites 

including the Burton to Lichfield bus service and green travel links to the south of the site 

and into Lichfield. More innovative solutions could also be considered such as dedicated 

bus route busway.  

4.34 The restoration of the quarries provides opportunities for the creation of drainage, SUDS 

and wider green and blue infrastructure and address issues of on-site water management.  

4.35 The build out provided by the site promoter for Whitemoor suggests that delivery could 

commence in 2030/31 at 25 dwellings per annum, increasing to 40 in 2031/32, then 

80dpa in 2032/33 and then 150 in 2025/36. They envisage 2,000 homes being built until 

2047.  

4.36 The Brookhay promoters have suggested a 13 year build out based on completions 1 year 

after detailed consent is granted. This assumes a high output based on a maximum of 8 

outlets delivering 549 units at a peak. We consider this to be overly optimistic in terms of 

annual completions at one location, especially if this was to run concurrently with 

Whitemoor.  

4.37 In the absence of a planning application, or the appointment of planning advisors in the 

case of Brookhay, we consider that completions in 2030/31 is optimistic. Even if a 

planning application for both sites is twin tracked with the Local Plan, it is likely that 

significant additional evidence studies will be required, especially in relation to transport 

and the viability and deliverability of necessary highway mitigation.   
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5 Overall Conclusions & Next Steps  

5.1 New settlements and strategic growth proposals often form part of an area’s overall 

approach to accommodate future growth needs. Such projects do however introduce 

additional complexities and require additional analysis and consideration to ensure that 

proposed schemes can deliver on policy and infrastructure expectations and be 

deliverable. 

5.2 Lichfield District Council are still at relatively early stage in plan making, and it is not 

surprising that the current proposed new settlements have limited information available 

to be able to thoroughly assess their impacts, requirements and overall viability. The level 

of detail inevitably builds up as proposals progress through the planning process, as 

confidence grows and risks of abortive investment are reduced over time. Indeed, the 

NPPF recognises that for long term proposals such as new settlements there should not 

be an unrealistic expectation of certainty, and a flexible approach is likely to be needed to 

enable more detail to evolve and issues to be clarified and addressed over time. Suitable 

safeguards can be included to provide sufficient lead-in time for such matters to be 

considered and addressed, with ultimate fall-back positions in relation to future Local 

Plan reviews to reconsider the potential of sites as they progress.   

5.3 The lead-in time from the point of preparing planning policy through to the submission 

and determination of planning applications and then on to delivery on site can be long 

and uncertain.  This can however be shortened through the establishment of positive 

collaborative processes between landowners/developers and a Local Planning Authority 

such as through the use of Planning Performance Agreements to jointly prepare further 

evidence and establish an appropriate approach through further masterplanning and pre-

application discussions. 

5.4 Processes can be undertaken in parallel with the Local Plan, to twin track additional work 

so that proposals can quickly move forward into future planning stages. For example, 

work on pre-application matters can occur in tandem with the examination process, with 

schemes potentially applied for prior to the adoption of a Local Plan, but capable of being 

determined soon after. 

5.5 In relation to the sites proposed as new settlements, the following are key findings are 

potential approaches going forward: 

5.6 In relation to Packington Hall Farm: 

• The site appears to be the least constrained with lowest level of risk and uncertainty. 

• Developers are in place and ready to make progress. 

• The Council should consider the full potential extent of a potential new settlement 

from the outset to ensure that the appropriate infrastructure is properly planned for. 

Prior to defining a site boundary, further consideration will be needed on scale, land 

take and density, with a view to enabling the delivery of a scheme of sufficient critical 

mass to provide a full range of services and facilities on site.   

• A collaborative process between the promoters and the Council will be required to 

evolve an appropriate site wide masterplan and suite of background assessments and 
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studies capable of forming evidence for a Local Plan Examination in Public, as well as 

to set the basis of future planning applications.  

• Based all issues being satisfactorily resolved, and with an assumed lead-in time of 

circa 5 years, the site could deliver circa 2,600 homes by 2043  

5.7 In relation to Whitemoor & Brookhay: 

• Tarmac are experienced in the remediation of sites and bringing forward 

development with the development industry. 

• A new settlement appears capable of being delivered in this location, but will require 

specific attention to understanding implications and improvements to the local and 

strategic transport network in particular on the A38. This will require a programme of 

joint work with transport stakeholders including the County and National Highways, 

suitable transport modelling and assessment, and agreement that impacts can be 

accommodated. 

• Issues related to on-site water management and SAC matters will need to be 

investigated with relevant bodies to ensure proposals can be acceptable. 

• The Council should consider the full potential extent of a potential new settlement 

from the outset to ensure that the appropriate infrastructure is properly planned for. 

Given the 2 sites directly adjoin each other, they ought be considered as a single new 

settlement.  

• Whitemoor on its own appears insufficient in terms of scale to provide a full range of 

services and facilities on site. As a smaller proposition like this may be simpler to 

deliver with less impact and mitigation required, but given that the adjoining land is 

being promoted and may well be needed over time to address future needs, a 

comprehensive approach should be taken now to consider the combined opportunity 

of Whitemoor and Brookhay together. 

•  The landowners/promoters of the 2 sites should be advised to evolve a joint 

approach, to avoid complexities around separate landownerships and the associated 

funding and delivery of infrastructure 

• A collaborative process between the promoters and the Council will be required to 

evolve an appropriate site wide masterplan and suite of background assessments and 

studies capable of forming evidence for a Local Plan Examination in Public, as well as 

to set the basis of future planning applications.  

• Based all issues being satisfactorily resolved, and with an assumed lead-in time of 

circa 5 years, the site could deliver circa 2,600 homes by 2043  

5.8 In relation to Thorpe Constantine: 

• The landowners appear well placed to take a long term view and have indicated a 

desire to leave a lasting positive legacy. There is no developer in place as yet to take 

forward the promotion of the site, and the specifics of any formal agreement are not 

established. 

• A new settlement may be capable of being delivered in this location, but the site is in 

a more isolated and rural location than the others and will require suitable measures 

to be implemented to avoid becoming a car dependent location. New public 
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transport connectivity will be required and a transport strategy will be needed to set 

out how car movement will be minimised. 

• Issues exist in relation to the capacity of roads into Tamworth (Gungate Corridor) and 

potentially at Junction 11 and on the M42. Transport modelling will be required to 

understand the level of impact and suitable mitigation measures will need to be 

evolved. This will require collaborative working with the County and adjoining Local 

Authorities, and with National Highways. The current lack of information or clarity 

that suitable measures can be secured and will be deliverable is a significant risk, 

• A suitable approach to address the SAC will also be required, to be evolved in 

collaboration with adjoining Authorities and environmental stakeholders. 

• The extent and scale of a new settlement and the related amount and type of 

development is subject to some uncertainty. This would need to be resolved before 

the Council can consider it is an allocation. This will require clarity on matters such as 

masterplanning – to ensure a suitable comprehensive scheme can come forward in 

this location and aligned to the land being promoted, the role and phasing of land 

currently coming forward as a solar farm, the approach to employment and 

scale/typology of employment uses on the site, and the potential inclusion of land 

within North Warwickshire.  

• The scheme relies upon collaborative working with neighbouring authorities, in 

particular to consider if and when the land in North Warwickshire will form part of 

the proposals, as this will influence planning for suitable infrastructure and the 

overall approach to masterplanning of the site. 

• A collaborative process between the promoters and the Council will be required to 

evolve an appropriate site wide masterplan and suite of background assessments and 

studies capable of forming evidence for a Local Plan Examination in Public, as well as 

to set the basis of future planning applications.  

• It is considered that given the extent of unresolved matters, a greater lead in time is 

likely to be appropriate on this site. Based all issues being satisfactorily resolved, and 

with an assumed lead-in time of circa 8 years, the site could deliver circa 2,100 

homes by 2043.  

• If it however proves impossible to define a site allocation boundary and scale of new 

settlement with sufficient confidence, the Council could consider identifying the site 

as a ‘broad location’ for delivery towards the latter stages of the Local Plan period, to 

give sufficient time for outstanding matters to be resolved and the site allocated via a 

future planning process, such as through the next review of the Local Plan and/or the 

preparation of a Supplementary Plan (via the new approach as per the Levelling Up & 

Regeneration Act). 

5.9 As set out in the introduction to this study, the overall planning merits of potential new 

settlements will need to be carefully considered by the Council alongside findings from 

the wider evidence base that is emerging for the Local Plan, and outcomes of further 

discussions with the landowners/promoters of the sites, and key external stakeholders 

including adjoining Local Authorities and Statutory Agencies. 

 


