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1.1 Objectives
The objective of this masterplan document, 
agreed with DNPWG at the outset of 
the project, is to provide a high-level 
masterplan framework based on specific 
masterplanning principles for the land 
to the east of Polesworth and Dordon 
known as H4, where the proposal is for a 
large number of new houses (a minimum 
of 2000 homes with a minimum of 1675 
being provided within the plan period). This 
increase in housing numbers will triple 
the population of Dordon, so it is crucial 
that any new development is planned and 
designed in a way that delivers tangible 
benefits for both existing and future 
residents. A focus on quality of design and 
place, and a recognition of the prevailing 
character of Dordon and its surrounding 
landscape, should be the starting point for 
a considered design exercise.

1.2 Process
The process for preparing the Dordon 
Neighbourhood Masterplan Framework is 
shown in the table below:

1. Introduction

The Dordon Neighbourhood Plan Working 
Group (DNPWG) is making good progress 
in the production of its Neighbourhood 
Plan and has requested access to 
professional advice to assist in the 
preparation of a design code to guide 
future development within the Parish and 
also a concept masterplan for land to 
the East of Polesworth and Dordon. This 
document is the concept masterplan 
which, together with the design code 
document, supports Neighbourhood 
Plan policies that guide the assessment 
of future development proposals, 
encouraging high quality design that is 
sympathetic to the local character of 
Dordon. The design code aims to provide 
guidance to developers and others with 
an interest in the built environment, the 
aim being to create distinctive places 
that integrate with, and complement, the 
existing village.

Local plan policy review1

Urban design and local character analysis2

Preparation of the design principles, 
guidelines and codes to be used to inform the 
design of the Parish and future developments

3

Draft report with design guidelines4

Submission of a final report5
5 AECOM
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1.3 Area of study
Dordon is a village in North Warwickshire. 
It is located close to the point where the 
borders of Warwickshire, Staffordshire, 
Leicestershire and Derbyshire all meet.

The village is situated north of the A5 
(Watling Street) and east of the M42. Dordon 
is adjacent to the large village of Polesworth, 
located immediately to the north, and the 
market town of Tamworth to the west, on the 
other side of the M42. Other places of note 
nearby include Grendon, Baddesley Ensor, 
Atherstone and Wood End Village. 

Dordon was originally a small hamlet to the 
east of the present village near Dordon 
Hall Lane.

With the expansion of the mining industry 
in the 19th Century, new houses were built 
to the west of the old settlement along 
Church Road and what is now Long Street. 
St Leonard’s Church was opened in 1868 to 
serve the growing community.

The opening of Birch Coppice Colliery in 19th 
century resulted in the growth of the village, 

but it was the expansion of coal mining 
activities in the 1960s (following previous 
periods of expansion in the 1920s) which 
resulted in the largest increase in the urban 
area of the village. The colliery closed in the 
late 1980s, with some of the former coal 
sites being developed for other commercial 
uses, while other sites were remediated and 
restored, in part, to open landscape (including 
some of the land that is now allocated as H4). 

The closest railway station is Polesworth, to 
the north, which has one service per day to 
Tamworth. The larger station at Tamworth has 
more connections to the network. In 2019, 
Warwickshire County Council’s Draft Strategy 
for 2019-2034 proposed that a new station 
called Polesworth Parkway be provided in 
Dordon. If approved, the new station may 
be delivered between 2027 and 2033. HS2 
is scheduled to pass to the west of Dordon. 
Road transport is focused on the M42, to the 
west of Dordon and the A5, to the south.

A key element of current local plan policy is 
the delivery of upgrades and new junctions 
to the A5 which will, in part, depend upon 
and also enable, new development, not only 
at H4 but at other strategic employment and 

housing sites within the local area.

At the 2011 census, the population of 
Dordon was 3,215.

1.4 About this report
The design studies are high level and 
illustrative, prepared to demonstrate 
how the design principles that the Parish 
Council wishes to promote could be applied 
on the sites. We have not undertaken 
technical studies on topics such as ground 
conditions, traffic and drainage (although 
AECOM specialists have inputted into 
design development). It is expected that 
full co-design exercises are undertaken by 
applicants on the sites. This report is just a 
step in that direction, enabling stakeholders 
to progress from an informed position.

Whilst the site in question includes land 
in Polesworth as well as Dordon, the 
Neighbourhood Plan only applies to Dordon.

Tamworth 
Railway Station

Polesworth
Railway Station

Wilencote
Railway Station

Figure 01: Dordon Parish Boundary and Neighbourhood Plan AreaF.1 
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2. Policy review

This section notes the existing and 
emerging planning policy context and 
highlights the key policies relevant to 
this document.

2.1 Policy Context
The Borough Council adopted its new 
Local Plan, which was found to be sound 
at examination.  The Local Plan was voted 
through by the full Council on 29th September 
2021, and replaces the Core Strategy 
2014 and the saved policies of the North 
Warwickshire Local Plan 2006.  The Local Plan 
will guide future development and the use of 
land in North Warwickshire to 2033. 

The Local Development Framework of North 
Warwickshire also include the adopted 
Minerals Plan and saved policies (1995) 
and Waste Core Strategy (July 2013). The 
County Council is currently preparing a draft 
Minerals Plan which will set out the locational 
strategy for new mineral development. It was 
submitted for Independent Examination in 
November 2019 and will replace the saved 
Minerals Local Plan once adopted. 

The Dordon Neighbourhood Plan needs to 
be in general conformity with the strategic 
policies of the Local Plan and have due regard 
to the emerging development documents. 

The policies of particular relevance to this 
document are highlighted in this Chapter.

9 AECOM
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2.1.1  North 
Warwickshire Local Plan
The North Warwickshire Local Plan seeks 
to guide the development and use of land at 
a strategic level as well as provide detailed 
policies for individual sites and allocations, 
for the plan period from 2011 up to 2033. A 
major housing allocation and 2 employment 
allocations are located in the designated 
Dordon Neighbourhood Plan Area (either 
partly or wholly) which is summarised on the 
following pages.

While the residential allocation for H4 was 
originally 2,000, this was amended by the 
Inspector, in 2021, reflecting the shorter 
delivery period to the end of the plan period 
and is now set at 1,675.

Figure 02: Map showing housing allocation and employment sites (© Crown copyright and database rights 2020 Ordnance Survey 0100031673)

F.2 Figure 03: Map showing housing allocation and employment sitesF.3 
0       100                                 500m

(© Crown copyright and database rights 2020 Ordnance Survey 0100031673)

Housing Allocations
Site Ref Site Address Summary of the relevant allocation policy in the North Warwickshire Local Plan Site Area (Ha) No. of Dwellings

H4 Land to east 
of Polesworth 
and Dordon

Policy LP37 Housing Allocations allocates Site H4 Land to the east of Polesworth and Dordon for 
development of a minimum of 2000 homes with a minimum of 1675 being provided within the plan period. 

A Masterplan Framework and Design Guide for the whole site will be prepared by the landowners, in 
conjunction with and approved by the Borough Council, to ensure the comprehensive and co-ordinated 
delivery of a high-quality place respecting the separate identifies of Polesworth and Dordon. Although 
recognising that the allocation will result in some contextual changes, development should ensure that 
those assets are preserved or enhanced in line with Policy LP15, that any effects to heritage assets or their 
setting should be minimised as far as practicable. 
 
The Masterplan Framework and Design Guide will be a material consideration while determining planning 
applications for in particular but not exclusively, and in line with Policy LP1:

1. The minimum provision of 2000 homes of mixed styles, types and tenures (market and affordable) with the 
potential for custom build and provision for the elderly (to include independent living for the over 55’s and 
bungalows)

2. A new two form entry primary school to meet the needs of the development

3. A financial contribution to existing Secondary School provision, to ensure the satisfactory availability of 
school places in a locally accessible location

4. A focal point for retail and health facilities to meet the needs of the new development, in a location that is 
accessible. Uses that create vibrancy, activity and interest should be considered, including community uses 
and the provision of a pub and/or restaurant and other small-scale commercial uses within the site should 
also be explored.

5. A strong and clear network of footpaths and cycle ways that allow for and encourage sustainable 
movement through the site. This network should connect to the existing settlements of Polesworth and 
Dordon and to the wider countryside and make use of existing rights of way.

160.8 Minimum of 2000 
homes (including 
1675 to be delivered 
within the Plan 
Period up to 
2033, 31 already 
have planning 
permission and 294 
to be delivered up to 
2035)

11 AECOM
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Site Ref Site Address Summary of the relevant allocation policy in the North Warwickshire Local Plan Site Area (Ha) No. of Dwellings

H4 Land to east 
of Polesworth 
and Dordon

6. A comprehensive transport assessment for the development and setting out the details of:
• New vehicular access arrangements onto the A5;
• North/south highway links from the A5 to the B5000, to distributor road standard;
• A legible road and movement hierarchy for the whole development; and
• Off-site improvements to the local and strategic road network, with particular regard to
• Long Street/New Street and the canal bridges on the B5000

7. Assessment of the significance of heritage assets both designated and non-designated within the site and 
the contribution of setting to that significance, with particular relevance to:
• Dordon Hall and the archaeological remains of its gardens
• the listed Obelisk, and
• Hoo Hill and its visibility and legibility within the wider landscape.

This should be used to inform masterplanning and appropriate design of development on site that 
appropriately addresses/conserves the fabric and setting of the assets and in the case of Dordon Hall 
and associated assets a full heritage assessment should be prepared. An agreed, appropriately staged 
programme of archaeological mitigation informed by field evaluation will be required before the development 
of the site.

8. Provision of a site wide, multi-functional Green Infrastructure network that is focussed on and has regard to:
• The existing Local Wildlife Sites of The Hollies (known locally as the Blue Bell Wood), The Orchard, The 

Former Colliery and The Pond. Opportunities to enhance appropriate public access to these sites 
should be explored to create a usable asset for local residents. The Hollies in particular, provides a 
strong natural feature containing Ancient Woodland with local ecological value. A minimum of 15m 
landscaped/open buffer should be retained around the woodland in line with Government guidance and 
subject to an agreed Masterplan.

• Retaining and enhancing existing natural features such as hedgerows and field boundaries wherever 
possible;

• The proposed footpath/cycleway network as far as is practical. Options should be explored to combine 
these routes with any sustainable urban drainage facilities and local play areas and play facilities, to 
create a multifunctional network; and, a strategy for long term maintenance and management to ensure 
high standards of provision

• a strategy for long term maintenance and management to ensure high standards of provision
• retain and enhance Hoo Hill as a public open space
• subject to uses being compatible, ecological routes and buffers can operate for multi-functional 

purposes such as recreational routes and open space

9. The provision of formal playing pitches within the development and/or contributions to meet some or all of 
the identified needs off site, in a locally accessible location.

160.8 Minimum of 2000 
homes (including 
1675 to be delivered 
within the Plan 
Period up to 
2033, 31 already 
have planning 
permission and 294 
to be delivered up to 
2035)

Employment Allocations

Site Ref Site Address Allocation Policy in Local Plan Site Area (Ha) No. of Dwellings
E2 Land to the 

west of Birch 
Coppice, 
Dordon

Policy E2 Land to the west of Birch Coppice, Dordon allocates the land for employment purposes. 
Landscaping will be required along the A5 and to the residential properties on A5. Allotments with 
appropriate services and associated infrastructure must be replaced and relocated to the north of the A5 
prior to the start of construction.

5.1 /

E3 Land including 
site of playing 
fields south of 
A5 of Dordon, 
adjacent to 
Hall End Farm

Policy E3 Land including site of playing fields south of A5 Dordon, adjacent to Hall End Farm allocates 
the site for employment uses, appropriate to the location reflecting the proximity with existing leisure and 
residential development and accessed off the adjoining employment site. The existing recreation use will be 
replaced and relocated to an alternative location north of the A5 prior to the start of construction.

3.45 /

Site Ref Site Address Summary of the relevant allocation policy in the North Warwickshire Local Plan Site Area (Ha) No. of Dwellings

H4 Land to east 
of Polesworth 
and Dordon

10. Design guidance setting out key place making features across the site; maximising the opportunity 
afforded by the topography; incorporating key views of the surrounding countryside; the positive 
incorporation of natural and historic features particularly the conservation and enhancement of the visual 
and historical relationships of heritage assets, identified in the bullet points above.

11. Community and key stakeholder consultation, engagement

12. Providing a clear delivery strategy for the new development, ensuring the timely implementation of site 
wide infrastructure and overall phasing, to ensure a comprehensive and coherent place is created. Subject 
to and having regard to viability assessment.

160.8 Minimum of 2000 
homes (including 
1675 to be delivered 
within the Plan 
Period up to 
2033, 31 already 
have planning 
permission and 294 
to be delivered up to 
2035)
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Policy LP9 Affordable Housing Provision
Requires all major developments to provide at least  
30% of affordable housing in except of greenfield sites 
where 40% on-site provision will be sought. 

Policy LP12 Employment Areas
Recognises that existing industrial estate together 
with the sites allocated in this Local Plan, including 
Birch Coppice, Dordon including Core 42, support the 
functioning of the Borough. Within the estates, change 
of use between Class E, B2 and B8 Use Classes will be 
permitted provided that there are no negative effects 
arising. The rail freight terminals at Birch Coppice 
are identified of strategic significance. Development 
proposals will be encouraged to use these terminals.

2.1.2  Other key policies 
of relevance in the North 
Warwickshire Local Plan 

Policy LP2 Settlement Hierarchy
Sets out the distribution of development within in the 
Borough in accordance with the Borough’s settlement 
hierarchy. The Market Town of Polesworth with Dordon 
is identified as Category 1 Market Towns of Artherstone 
with Mancester and Polesworth with Dordon and 
the Green Belt Market Town of Coleshill, the highest 
category. 

Policy LP5 Strategic Gap
Identifies a Strategic Gap between Tamworth and 
Polesworth with Dordon to prevent their coalescence. 

Policy LP7 Housing Development
Sets out the requirements in relation to housing mix, 
older people, self-build and custom build, special 
needs, density and infrastructure. Housing is expected 
to be built at a net density of no less than 30 dwellings 
per hectare. In defined town centre areas (including 
High Street and New Street Shopping parade at 
Dordon), net densities of 50 dwellings per hectare or 
more will be sought.

Policy LP1 Sustainable Development 

Requires all development proposals to provide the 
required infrastructure; demonstrate a high quality 
of sustainable design that positively improve the 
settlement’s character, appearance and environmental 
quality of an area and deter crime; sustain, conserve 
and enhance the historic environment; provide, 
conserve and enhance biodiversity; create linkages 
between green spaces and wildlife corridors; and 
protect the existing rights of way network and where 
possible contribute to its expansion and management.

Policy LP14 Landscape
Requires new development proposals to retain 
existing trees, hedgerow and nature conservation 
features with appropriate protection from construction 
where necessary and strengthen visual amenity and 
biodiversity through hard and soft landscaping.

Development proposals should be designed so that 
existing and new conservation features are allowed 
to grow to maturity without causing undue problems. 
New landscape features should use native species and 
incorporate benefits of biodiversity.

The landscape and hydrological impact of development 
proposals will be assessed against the descriptions in 
the Landscape Character Areas.

Policy LP15 Historic Environment
Seeks to conserve and enhance the quality, character, 
diversity and local distinctiveness of the historic 
environment. Dordon Neighbourhood Area is 
approximately 5km from the Atherstone Conservation 
Area (as extended). 

Policy LP16 Natural Environment
States that Sites of Special Scientific Interest (SSSIs) 
will be subject to a high degree of protection, in view of 
their national importance. 

Development leading to the loss of irreplaceable 
habitats and features, such as ancient woodland 
or veteran trees will be resisted unless it can be 
demonstrated there are overriding reasons and 
benefits that outweigh the loss. A minimum buffer 
zone of 15m will be required in line with Government 
Guidance for ancient woodland and individual ancient 
or veteran trees. The size and type of buffer zone 
should vary depending on the scale, type and impact 
of the development and the sensitivity of the natural 
assets that may be affected based on propionate 
evidence. Where possible, a buffer zone should 
contribute to the wider ecological networks and be part 
of the green infrastructure of the area.

In addition, developments are required to avoid 
significant harm to biodiversity by locating to an 
alternative sites with less harmful impacts. If this is not 
possible adequately mitigate the impacts or, as a last 
resort compensate the loss. Where development takes 
place it should help ensure there is a measurable net 
gain of biodiversity and geological interest.

Planting of street trees is encouraged.

Policy LP17 Green Infrastructure
Requires development proposals to demonstrate 
how they contribute to maintaining and enhancing 
a comprehensive and strategically planned Green 
Infrastructure network. In particular, development 
should identify, maintain and enhance existing Green 
Infrastructure assets where possible; optimise 
opportunities to create links between existing Green 
Infrastructure within the district and to surrounding 
sub-regional networks; and help deliver new Green 
Infrastructure assets where specific need has been 
identified.

Policy LP20 Green Spaces
Seeks to retain, protect and wherever possible enhance 
identified Green Spaces.

Policy LP21 Town Centres and 
Neighbourhood Centre
Designates High Street and New Street Shopping 
parade, Dordon as a Neighbourhood Centre. It restricts 
the further loss of Neighbourhood Centre shopping 
parades to non-retail uses or other A2 and A3 uses.

Policy LP19 Local Nature Reserves
Designates Abbey Green Park as a Local Nature 
Reserve which will be protected and enhanced.

Policy LP24 Open Spaces and 
Recreational Provision
Expects development proposals to provide a range 
of new on-site open space and recreational provision 
wherever appropriate. The design and location of these 
recreational spaces and facilities should be accessible 
to all users; have regard to the relationship with 
surrounding uses; enhance the natural environment; 
protect and improve green infrastructure; and link to 
surrounding areas where appropriate.

14 AECOM 15 AECOM
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Policy LP27 Railway Lines
Seeks to safeguard the former Baddesley Mineral 
Railway line between Baddesley Colliery and Birch 
Coppice to allow for the potential re-instatement of the 
route or if not possible as a recreational cycle route.

Policy LP28 Strategic Road Improvements
Outlines that a study has been undertaken in respect of 
the future of the A5 Trunk Road and the outcome of this 
will become a material consideration in respect of future 
development proposals that might impact on the A5.

Policy LP35 Water and Flood Risk 
Management
States that new development should seek 
opportunities to improve natural riverine process and 
in-stream and bankside morphology. It requires water 
runoff from new development must be no more than 
natural greenfield runoff rates through high quality 
Sustainable Urban Drainage (SuDS), reducing pollution 
and flood risk to nearby watercourses. It also sets out 
requirements for new development proposals or land 
raising within Flood Zone 3 (including Climate Change 
to provide the following):

I. Floodplain compensation
II. Set back 8m from the top of the banks of Main 

Rivers and any culverted watercourse, regardless of 
the flood zone

III. Finished floor levels (FFL) within Flood Zone 3 
(including climate Change) and on land adjacent 
should be set a minimum of 600mm above Flood 
Zone 3, (including climate change) flood level

IV. Have agreements in place that “less vulnerable” 
uses are prevented for changing to those that 
are more vulnerable (only applies to ground floor 
developments in line with SFRA section 12.4), and 
single storey residential development, basements 
and buildings on stilts should not be located within 
Flood Zone 3 (including climate change)

V. Include mitigation measures to account for up to the 
1 in 100 year (1% AEP) plus climate change fluvial 
flood event as well as safe access and egress

Policy LP36 Parking 
Expects adequate vehicle provision in development 
proposals, as guide by the standards in Appendix K 
of the Plan. Within the defined Town Centres, new 
residential development must provide the minimum 
parking spaces necessary to enable and service the 
development, with 1 parking space per flat or 2 per 
house. Electric charging points will be provided as part 
of all developments.

Policy LP29 Walking and Cycling
Requires development proposals to consider what 
improvements can be made to encourage safe and fully 
accessible walking and cycling.

Policy LP37 Renewable Energy and Energy 
Efficiency
Expects new development to be energy efficient 
in terms of in terms of its fabric and use, including, 
where viable, the production of 10% of operational 
energy from on-site renewables, in support of the 
Government’s Clean Growth Strategy.

Policy LP38 Information and 
Communication Technology
Requires new development to contribute and be 
compatible with local fibre or other high speed 
broadband infrastructure.

Among the 12 exemption criteria, 
applications for householder development, 
alterations and extensions, applications that 
are in accordance with the Development 
Plan where the assessment of Site Options 
took account of potential mineral sterilisation 
as well as application for minor development 
are included. 

2.1.4  Open Space 
Requirements
The table below sets out the adopted and 
emerging minimum quantity standards 
for open space in the North Warwickshire 
Borough. The current open space 
standards are set out in the adopted 
North Warwickshire Green Space Strategy 
2008-2018 Part 1. The Council is currently 
preparing a new Green Space Strategy 
2019-2033, published for consultation 
during Summer 2019, which will replace the 
current Strategy if adopted. The emerging 
minimum quantity standards are set out in 
Appendix A of the new Strategy. The draft 
Strategy also sets out key priorities for 
each sub-area. In Dordon and Polesworth it 
seeks to support the development of “green 

corridors” preserving historic hedgerows 
and well-established trees. The intention 
is to create cycle routes and footpaths 
joining the established settlements with the 
new development. This will maximise the 
following assets: 

 - Hollies Wood (Ancient Woodland)

 - Orchard Site (woodland on the site of 
former opencast mining)

 - Dordon Wood (south of the church and 
former Brickworks)

 - Hoo Hill (Archaeological asset including 
potential Iron Age Hillfort)

It also seeks to support the relocation of 
allotments and playing fields in Dordon.

2.1.3  Adopted and 
Emerging Minerals Plan
The County Council is currently preparing 
a new Warwickshire Minerals Plan, in which 
parts of Dordon are designated as Minerals 
Safeguarding Area for shallow coal, brick 
clay, building stone and sand and gravel. 
The draft Mineral Plan was submitted in 
November 2019 and is currently under 
examination. Once adopted it will replace the 
saved Minerals Local Plan 1995.

Policy MCS5 Safeguarding of Minerals 
and Minerals Infrastructure and Policy 
DM10 Mineral Safeguarding of the 
draft Plan seeks to safeguard minerals 
resources in Warwickshire against needless 
sterilisation by non-minerals development, 
unless prior extraction takes place. Non-
mineral development, except for those 
types of development set out in Appendix 
3 of the draft Plan, shall not normally be 
permitted if they would unnecessarily 
sterilise existing and future mineral sites 
and mineral infrastructure or prejudice 
or jeopardise their use by creating 
incompatible land uses nearby. 

16 AECOM 17 AECOM
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Type of Open Space Minimum Quantity Standards (Ha/1000 population)
Adopted Green Space Strategy Draft Green Space Strategy 

Parks and Gardens (or 
as Parks and Public 
Gardens in the draft 
Strategy)

0.5 0.5

Natural Green Space 
(or as Natural and 
Semi-Natural Spaces in 
the draft Strategy)

0.5 0.5

Informal Green Space 
(or as Informal /Amenity 
Greenspace in the draft 
Strategy)

0.5 0.5

Equipped Children 
and Young People’s 
Space (as Equipped/
Designated/Play Areas 
in the draft Strategy)

0.13 No minimum space specifications 
for Toddlers Outdoor Play Space 
but requires sufficient space for 
creative play. 

1 Junior Outdoor Play Space

0.5 Youth Outdoor Play Space

0.0667 Family Outdoor Play Space 

Outdoor Sports 
Space (as Equipped/
Designated/Play Areas 
in the draft Strategy)

1.6

Allotments 0.5 0.4
Overall Open Space 
Standard

3.73 Not stated

This page left intentionally blank
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3. Site analysis

This section outlines the site analysis 
and local policies set out in North 
Warwickshire Local Plan in both wider 
area and also specifically for site H4 
and surroundings.

3.1 Site analysis and 
Local plan policies 
around H4
H4 is located to the north of the A5, while the 
B5000 loops around the site, to the north 
and east. The M42 motorway lies to the west 
of Dordon. The northern part of H4 is located 
in Polesworth Parish and the southern part is 
located in Dordon Parish. 

A potential realignment of the A5 is going 
to be built to the south of the village and a 
link road is going to connect the A5 to the 
B5000 to offer better traffic distribution for 
the new development. 

Any future development should take into 
account the ‘Strategic Gap’ located between 
Tamworth and Polesworth with Dordon. All 
developments should not significantly and 
adversely affect the distinctive, separate 
characters of the settlements.

There are various green spaces within 
H4 and on the outskirts of the proposed 
development including Pooley Country Park 
and the Birches Barn Meadow site which has 
been designated as a SSSI (Site of Special 
Scientific Interest). There is also a Nature 
Reserve in the centre of Polesworth village.

The area benefits from a cycle path which 
runs alongside the Coventry Canal from 
Atherstone to Tamworth. The path passes 
through Dordon and Polesworth creating 
opportunities for residents to exercise, 
promoting health and well-being.

Two employment sites known as E2 and E3 
are identified in the Local Plan. These are 
situated to the south of the A5 in Dordon 
and lie to the east and west of Birch Coppice 
Business Park.
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Figure 04: Dordon, Polesworth site analysis, and Local Plan policies within the wider contextF.4 0       100                                 500m

(© Crown copyright and database rights 2020 Ordnance Survey 0100031673)

Figure 05: Map showing built and natural heritage assetsF.5 0       100                                 500m

(© Crown copyright and database rights 2020 Ordnance Survey 0100031673)



Figure 06: Map showing the views around H4F.6 

V1 View along the A5 in the location where a new junction 
connection to the link road might be created

V2 View from open space towards existing, sub-standard 
connection onto the A5

V3 View towards new development edge at Byford Drive

V4 View south along St Helena Road

V5 View south along Common Lane 

V6 View north along Common Lane, with residential 
development site to the left

V7 View south towards potential access point from H4 
onto Church Road/Dunn’s Lane

V8 View south from Church Road towards potential 
access point into H4

V9 View south, onto southern development parcel

V10 view north off Dunn’s Lane

V11 View east, along Dunn’s Lane, on edge of existing 
settlment

V12 View from St Helena Road into the northern 
development parcel
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4.1 Introduction
As mentioned above, any future 
development should respect the existing 
qualities and character of the area and follow 
the aims and objectives set by the DNPWG. 
The 20 year vision for Dordon is aspirational 
and encapsulates the ambitions of the local 
people for their village. 

The constraints and opportunities, set out 
below, are derived from our desk and site-
based analysis, as well as our review of the 
relevant local plan policies. The constraints 
and opportunities directly inform the 
development concept, which, in turn, informs 
the three development options. Each of 
the options shown is intended to provide a 
minimum of 2,000 homes, in total, with 1,675 
being provided within the plan period, in 
addition to the associated green and social 
infrastructure, plus the link road. 

This section sets out the key 
components of the masterplan 
framework and the opportunities and 
constraints which help shape the 
spatial plan.
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4.2  Vision & community 
objectives

In addition to the design interventions identified 
as a response to the site assessment, the 
development concept and options also respond 
to a development vision and a discrete set of 
Community Objectives prepared by the DNPWG.

The Vision for Dordon is as follows:

In 20 years’ time Dordon will have retained its 
village identity and its heritage will have been 
preserved. Expansion to the west will have 
been very limited and new development to 
the east of Dordon village will be integrated 
with the existing built-up area. 

Dordon will be enhanced due to the 
provision of a range of community facilities 
and near major employment areas. It will 
have a network of walking and cycling routes 
that connect to high quality parks, open 
spaces and woodland and easy access to 
the surrounding countryside. Dordon will be 
an attractive, friendly, healthy, green place to 
live. 

The Community objectives prepared by the 
DNPWG are, in effect, the means by which the 
Vision for Dordon will be achieved and should be 
seen as a set of guiding principles to which any 
development proposals for H4 should refer.

DORDON COMMUNITY OBJECTIVES
Community Objective 1: Environmental 
Protection

Development should minimise the impact on the 
natural environment ensuring that the design 
and layout of development protects the water 
courses, ancient woodland, Local Wildlife Sites and 
hedgerows that provide valuable habitats to protect 
local wildlife.

Community Objective 2: Access to the 
Countryside

Development will ensure easy, direct access to 
the countryside by protecting existing local green 
spaces, wooded areas, public rights of way and 
permissive routes and local lanes. Opportunities 
should be taken to extend the walking/cycling 
network to provide a Green Wheel across the whole 
Parish. 

Community Objective 3: Community Facilities 
and Local Services

Development will protect and where possible 
enhance the existing provision of community 
facilities (especially the village hall) and local 
services. As the population of the Parish grows, 
community facilities should be provided to meet 
the growing need. To improve the Neighbourhood 
Centre making it more attractive for businesses and 
shoppers. 

 Community Objective 4: Integration

New development will integrate easily with the 
existing settlement pattern so that it sustains and 
enhances existing local facilities as well as providing 
additional amenities for a growing population.

Community Objective 5: Getting Around

Development proposals will find engineered 
solutions to the existing problems of road safety 
within Dordon for pedestrians, and address the 

issue of vehicle capacity on Long Street, to reflect 
the increased traffic volume that will result from the 
expansion of the village. Making it easier and safer 
to access work, leisure and local facilities on foot 
and bike.

Community Objective 6: Protecting the Historic 
Environment

Development will protect and where possible 
enhance heritage assets of local or national 
significance. 

Community Objective 7: Village Identity

Development to the west will be limited to that 
which keeps the sense of openness or where the 
development provides community benefits.

Community Objective 8: Design Principles

All new development will be designed to the highest 
national standards in particular relating to housing 
design, landscaping and use of Sustainable Drainage 
Systems to maximise the existing landscape 
features. 

Community Objective 9: Housing Type

Future housing types and tenures will provide a mix 
to support a balanced community of all ages, based 
on an up-to-date assessment of local housing need. 

Community Objective 10: Local Businesses 

Maximising local employment opportunities by 
supporting the establishment and/or expansion 
of businesses in the Parish where this does not 
encroach on the open countryside.

Community Objective 11: Climate Change

The use of renewable energy is vital to reduce 
carbon emissions, improve air quality and to 
enable the transition to a low carbon future. New 
development should be designed and constructed 
to be low carbon. 

Figure 07: Vision for Dordon and Community ObjectivesF.7 
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4.3 Constraints
The constraints plan, opposite, is a summary 
of the key issues which have the capacity 
to limit or constrain development if they 
are not properly addressed. Based on an 
assessment of the site constraints, the 
following development principles should 
inform the preparation of a masterplan for 
H4: 

 - The area around the Obelisk, a Grade 
II listed monument, should be kept as 
open land to maintain the setting of the 
heritage asset (and the long distance 
views of it from the surrounding area).

 - Dordon Hall, Grade II listed farmhouse, 
has the potential to be adversely 
affected by development within the site. 
Other historical assets recorded shown 
on the constraints plan should also be 
protected.

 -  The site includes a large number of 
former coal mining sites on the land to 
the south of Church Road and the areas 
between The Hollies and St Helena Road. 
However, the north western part of the 
site appears to be free of 20th century 
open-cast mining. Development should 
seek to mitigate the residual effects of 
mining activity. 

 - For example, in those locations where 
spoil material is still visible on the surface 
and the land is proposed for open 
space or leisure use, the land should 
be remediated to ensure that it can be 
accessed and used safely by residents;

 -  Where the development interfaces 
with the wider landscape, the built 
edge should be buffered by landscape 
planting, with hedgerows and tree belts 
to help integrate new built form into the 
landscape.

 -  There are few points of access from 
the existing settlement into H4. It is 
important, therefore, that consideration 
is given to the location and nature of 
vehicular access into the site (and, 
consequently, back out of the site, 
especially onto Long Street), so that 
accessibility is maximised without 
creating negative impacts upon the 
existing network.

 - Development along highways should 
be arranged in such a way as to create 
a strong sense of enclosure and active 
frontages, wherever possible.

 - Existing woodland and hedgerows 
should be retained and, where possible, 
improved to protect and restore the 
wider landscape character.

 - A 50-metre green buffer should be 
retained around Ancient Woodland to 
ensure suitable protection from nearby 
development.

 - The link road will be a source of air 
pollution, visual disturbance and noise 
when in operation. These effects can 
be mitigated by careful design of the 
adjacent development with deeper front 
gardens, more open space fronting 
onto the road and responsive design of 
internal layouts of buildings.

 - The site is not within a flood risk zone. 
However, it slopes from the west to 
the north east and south east corners 
and some form of mitigation/flood risk 
management may well be required, 
which provides the opportunity to 
create a network of blue infrastructure 
to permeate through the site adding to 
the interest and quality of the natural 
environment within H4.

Figure 08: Constraints PlanF.8 
0       100                                 500m

(© Crown copyright and database rights 2020 Ordnance Survey 0100031673)
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4.4 Opportunities
There are also a number of development 
opportunities relating to site H4. In order 
to retain and enhance the character and 
quality of the environment of Dordon, the 
following development principles should 
inform the preparation of any masterplan 
proposals for H4..

-  Dordon currently lacks a ‘centre’, and 
the location and extent of H4 offers an 
opportunity to create that centre as part 
of the new development, but in a way 
that links it to the existing settlement. 
Consequently, a new local centre with 
a mix of amenities (education, health, 
community and retail) should be provided 
in a location where it is accessible to all 
Dordon residents.

-  Actively seek to integrate new 
development where it interfaces with the 
existing settlement.

-  There is an existing, well developed 
network of paths (both formal and 
informal) permeating through H4, 
connecting into the wider landscape 
and back into Dordon and Polesworth. 
Development proposals must respond to 
this network of routes, incorporating them 

into the development scheme, adding 
to them and improving them, wherever 
possible, to encourage more active 
travel (walking and cycling) by residents. 
These pedestrian and cycle only routes 
will connect the existing network of 
paths (some of which are designated 
public rights of way) via a network of 
green spaces to create multi-functional, 
well connected and accessible green 
infrastructure.

-  St Helena Road, along its northern extent 
is a very narrow route with an attractive 
landscape setting and views out into the 
wider countryside. There is an opportunity 
to create a pedestrian/cycle only access 
along St Helena Road, making it into a 
green link, with only occasional road 
connections across it linking development 
parcels.

-  There is a strong framework of landscape 
planting (hedges and woodland) within 
H4. This framework should form the basis 
of the green infrastructure within which 
built development will sit. Proposals must 
seek to retain the distinctive existing 
hedgerows and trees within the site and 
plant new, especially in the vicinity of 
Dordon Common.

-  Following on from the point above, there is 
an opportunity to create a significant open 
space at the heart of the development. 
The current green infrastructure, 
comprising open fields/common land, 
ancient woodland and mixed native 
woodland, could be enhanced by amenity 
green space, sport provision and new 
habitat, with green links out into the wider 
countryside, creating routes for people 
and movement corridors for wildlife.

Figure 09: Opportunities Plan F.9 
(© Crown copyright and database rights 2020 Ordnance Survey 0100031673)
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4.5 Development concept 
The development concept presented on 
the opposite page is intended to show how 
the main proposed design interventions 
identified during the site assessment could 
be incorporated into the proposals in such a 
way as to deliver the Vision for Dordon and 
meet the aspirations set out in Community 
Objectives. 

Key considerations include: 

 - Open space local plan designations are 
to be protected in future development. 
Those spaces located within H4 are 
Hollies Wood, Old Orchard and Orchard 
Tip Spoil Heap. The intention is to create 
a development which integrates those 
green spaces, enhancing their quality 
and incorporating them into a wider 
network of green infrastructure. The 
ancient woodland adjacent to Hollies 
Wood must be protected and integrated 
into a coherent, multi-functional open 
space at the heart of the development. 

 - There are designated historical assets 
within H4 which should be protected as 
a means of preserving the areas’ local 
identity. The obelisk and the heroic 
tree (TPO) on the Common are two of 
those key assets. Landscape buffer 
zones should be put in place around 
those assets to distance them from new 

development, with the added benefit of 
creating additional or new open spaces 
for residents to enjoy.

 -  Formal and informal green spaces are to 
be distributed evenly around the site to 
ensure the greatest level of accessibility. 
Those spaces will form part of a green 
network which will be connected via 
footpaths, cycle routes running through 
green links and residential roads. 
Connecting people with local green 
spaces is important in order to promote 
a healthy lifestyle and sustainable (and 
active) modes of movement. 

 - Existing footpaths will be improved 
and new ones will be proposed in order 
to enhance the connectivity with the 
surrounding settlements and with the 
countryside. The aim is to improve 
connectivity within H4, but also across 
H4, Dordon and Polesworth;

 - Community facilities will be distributed 
within the site in such a way as make 
them accessible to the largest numbers 
of people. The location of a local 
centre will be a key decision for the 
developer, and it will need to be located 
where it provides the greatest levels 
of accessibility, without creating major 
traffic impacts. 

 - Water features are to be protected 
and integrated into the wider green 
infrastructure. The water courses within 
the site, highlighted on the development 
concept drawing, opposite, have the 
potential to be retained and integrated 
into a wider drainage network, which will 
be required to manage surface water 
flows.

It is suggested that this development 
concept forms the basis for a discussion as 
to the best possible form that a development 
proposal might take. This plan is open to 
review and critique, but it is essential that 
the H4 proposals are supported by a robust 

Figure 10: Development conceptF.10 
0       100                                 500m

(© Crown copyright and database rights 2020 Ordnance Survey 0100031673)
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development concept.

4.6 Development option 1
Development Option 1 follows the design 
principles suggested by the DNPWG, as 
expressed in the development concept. The 
option is assessed against the Community 
Objectives and the key components are:

-  Road network: A relief road is proposed 
extending from Byford Drive, running 
south along Hollies Wood, across Dunn’s 
Lane and meeting Watling Street at a new 
junction. This link road will be the main 
connection from north to south, taking the 
traffic off St Helena Road and allowing it to 
be reconfigured as a non-vehicular green 
link along much of its northern section. A 
network of secondary and tertiary routes 
connects to the link road, providing access 
into the principal development areas.

-  Pedestrian & cycle network: Existing 
footpaths are retained and improved. New 
routes are provided to better integrate the 
new development with the existing and 
also with the wider countryside, the aim 
being to promote more sustainable modes 
of movement (active travel). One of the key 
interventions involves the northern section 
of St Helena Road being re-purposed as 
a non-vehicular route (except for limited 
access, if required), with the focus on 
creating a significant pedestrian and cycle 

Assessment of option

OBJECTIVES DESCRIPTION HIGH MEDIUM LOW

1 Design 
principles

2  Integration

3 Village identity

4 Housing type

5 Environmental 
protection

6 Access to the 
countryside

7 Community 
facilities

8 Protecting 
the historic 
environment

9 Getting around

10*  Pre-application 
community 
consultation

* Not possible to assess this objective

route that links residential development to 
key open space provision. 

-  Green spaces: Five hectares of open 
space are proposed around the obelisk to 
protect its setting and retain the important 
views to and from this key high point within 
the site. A large strategic green site is 
proposed at the heart of the development, 
incorporating Hollies Wood, the adjacent 
ancient woodland and the remnant Dordon 
Common. New amenity and semi-natural 
open space is proposed and located in such 
a way as to ensure all residents have easy 
access to quality open space. In addition, 
sports provision is proposed in four different 
locations to serve the needs of both the new 
and existing population. Allotments are split 
equally in three different locations; a key site 
being next to the existing community garden 
adjacent to Dordon surgery and Long Street 
Recreation Ground. All green spaces are 
connected via the network of footpaths 
described above, which also connect to the 
wider countryside and create a continuous 
and well integrated green infrastructure. 

-  Community facilities: In this option, the 
local centre is proposed on the northern 
section of the link road, where there is a 
good connection with Tamworth Road north 
of Dordon and Polesworth. The school is 
also located north of Hollies Wood, at the 
intersection of a network of footpath links 
providing connection to residential areas. 

Figure 11: High level development option 1F.11 
0       100                                 500m

(© Crown copyright and database rights 2020 Ordnance Survey 0100031673)
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Assessment of option

OBJECTIVES DESCRIPTION HIGH MEDIUM LOW

1 Design 
principles

2  Integration

3 Village identity

4 Housing type

5 Environmental 
protection

6 Access to the 
countryside

7 Community 
facilities

8 Protecting 
the historic 
environment

9 Getting around

10*  Pre-application 
community 
consultation

* Not possible to assess this objective

4.7 Development option 2
Development Option 2 shown, opposite, also 
follows the design principles suggested by 
the DNPWG and the concept masterplan. 
Again, the option is assessed against 
the Community Objectives. The key 
components are:

-  Road network: As before, a link road is 
proposed, but in this iteration, its northern 
and central sections are located closer to 
the eastern boundary of the site. The aim 
is that more of the residential areas are 
located within the area circumscribed by 
the link road. Again, there is a network of 
secondary and tertiary routes permeating 
through the site, but connecting back to 
the link road. 

-  Pedestrian & cycle network: As with 
Option 1, the existing routes are retained 
and new routes created to serve the 
development site and to integrate it with 
the existing settlement. In addition to St 
Helena Road, one of the key routes is the 
Coffin Trail, the route of which is reinforced 
and made into a key, formal link running 
almost the entire length of the site, from 
north to south (this feature is common to all 
the options).

-  Green spaces: Ten hectares of open 
space are proposed around the obelisk 

in this option. The central green space is 
augmented by new parkland, including 
the creation of a formal park in the vicinity 
of the heroic tree (TPO), which also has a 
relationship with the new local centre. 

-  Community facilities: The local centre 
is located between Hollies Wood and 
Long Street Recreation Ground, moving it 
more to the west of the new development 
but placing it closer to the centre of the 
expanded settlement. The school is 
located to the north of the new local centre 
and to the west of Hollies Wood, in a more 
central location, potentially making it more 
accessible to new and existing residents.  

Figure 12: High level development option 2F.12 
0       100                                 500m

(© Crown copyright and database rights 2020 Ordnance Survey 0100031673)
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Assessment of option

OBJECTIVES DESCRIPTION HIGH MEDIUM LOW

1 Design 
principles

2  Integration

3 Village identity

4 Housing type

5 Environmental 
protection

6 Access to the 
countryside

7 Community 
facilities

8 Protecting 
the historic 
environment

9 Getting around

10*  Pre-application 
community 
consultation

* Not possible to assess this objective

4.8 Development option 3
As with the two previous options, 
Development Option 3, opposite, also 
follows the design principles suggested by 
the DNPWG and the concept masterplan. 
Again, the option is assessed against 
the Community Objectives. The key 
components are:

-  Road network: The link road, in this option, 
resembles Option 2 in its northern reaches, 
pulls more into the centre of the site in its 
central section, but is drawn tight to the 
eastern boundary in the southern section. 
The aim, in the southern section, is to avoid 
spitting the relatively narrow development 
parcel to the south of Dunn’s Lane. 

-  Pedestrian & cycle network: The proposal 
for the non-vehicular movement network 
is very similar that proposed for Options 1 
and 2. 

-  Green spaces: As with Option 2, a ten 
hectare open space is proposed in the 
vicinity of the obelisk to protect its setting. 
In this iteration, amenity green space, 
sports fields and the school are located 
adjacent to Dordon Common, thus 
making a much larger, multi-facetted and 
multi-use green space at the heart of the 
development. The existing community 
gardens are also part of this area and there 

is a continuous east-west link from Long 
Street through the Common and out to the 
wider landscape to the east. 

-  Community facilities: The local centre is 
located at the intersection of Dunn’s Lane 
and the proposed link road. The surgery 
facility is located immediately adjacent 
to the local centre in order to provide 
good access for both H4 and the existing 
settlement of Dordon, while benefiting from 
any public transport provision that might 
use the link road.  

Figure 13: High level development option 3F.13 
0      100                                 500m

(© Crown copyright and database rights 2020 Ordnance Survey 0100031673)
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4.9 SWOT analysis
As part of the assessment of the three 
options, a SWOT analysis was undertaken to 
identify the relative merits of each option.

The results of that analysis are set out in the 
three tables, below.

SWOT ANALYSIS

STRENGTHS WEAKNESSES OPPORTUNITIES THREATS

OPTION 1

The existing woodland and 
network of hedgerows and 
green footpaths are significant 
assets for Dordon and 
surrounding area.

There is potential to deliver a 
sizable increase in community 
and social infrastructure with 
the capacity for this new 
provision to be shared with the 
existing community

The proximity of public 
transport to the south of 
H4 and on Long Street, with 
potential to extend, re-route 
some of the existing provision

The network of pedestrian 
routes which could serve the 
new development and also 
help integrate it with the 
existing settlement and the 
surrounding landscape

The proximity of the site 
to the existing community 
garden allows for that amenity 
to be re-established and 
integrated into the wider green 
infrastructure provided by the 
development

The western sections of H4 
are less integrated with the 
existing settlement than their 
proximity might suggest - the 
layout of the existing built 
edge is an issue, with few 
opportunities to connect.

This local centre in this option 
is located in such a way as to 
make it less accessible to the 
existing settlement

The school location is less 
accessible to the majority 
of residents in the new 
development

Proposing a link road through the site ultimately connecting 
the B5000 to the A5 (Watling Street) to the south, providing 
access to residents of the new development and taking 
some of the traffic pressure off Long Street

Provision of the local centre on the northern section of the 
link road, which provides a good access onto Tamworth 
Road

The provision of a school to the south-west of Hollies Wood 

Provision of sports fields in four different locations to meet 
residents’ needs

The provision of three allotment sites, with one adjacent to 
the existing community garden

Retaining the existing trees and hedgerows, and creating 
new to reinforce the landscape character of the site

Provision of 50 metre green buffer around ancient 
woodland

Green space is distributed relatively evenly across the site, 
connected via the network of footpaths and extending out 
to the wider countryside

Provide a permeable network of pedestrian and cycle 
routes to promote connectivity and also for residents to 
more easily access nature

Create a 5 hectare open space around the obelisk at Hoo 
Hill to protect the important views towards it and also to 
protect the historic character

Consideration of formal and informal green spaces around 
the historic assets to protect local character

Non-vehicular northern section of St Helena Road to protect 
the character of that part of the site and provide a strategic 
green link into the northern part of the development that 
also connects with the existing settlement.

The provision of two equipped play spaces in eastern and 
western part of H4

Risk of ground contamination/ 
instability and the need for 
abnormals for foundations 
because of the former mine 
working within the site

The location of the new railway 
station should be carefully 
considered in order to minimise 
any harmful impact on the 
village character

Careful attention needs to 
be given to the sensitive 
edges adjacent to the existing 
settlement

The potential noise and air 
pollution from the link road will 
need to be mitigated

Future development, if poorly 
planned or delivered, has the 
potential to impact negatively 
on existing footpath network, 
green infrastructure and historic 
assets 

The open space designations 
in the southern parcel present 
some challenges because of the 
presence of mine working spoil 
and building structures
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SWOT ANALYSIS

STRENGTHS WEAKNESSES OPPORTUNITIES THREATS

OPTION 2

The existing woodland and 
network of hedgerows and 
green footpaths are significant 
assets for Dordon and 
surrounding area.

There is potential to deliver a 
sizable increase in community 
and social infrastructure with 
the capacity for this new 
provision to be shared with the 
existing community

The proximity of public 
transport to the south of 
H4 and on Long Street, with 
potential to extend, re-route 
some of the existing provision

The network of pedestrian 
routes which could serve the 
new development and also 
help integrate it with the 
existing settlement and the 
surrounding landscape

The proximity of the site 
to the existing community 
garden allows for that amenity 
to be re-established and 
integrated into the wider green 
infrastructure provided by the 
development

The western sections of H4 
are less integrated with the 
existing settlement than their 
proximity might suggest - the 
layout of the existing built 
edge is an issue, with few 
opportunities to connect

This local centre in this option 
is located in such a way that it 
is less accessible to the existing 
residents

The school location is less 
accessible to the majority 
of residents in the new 
development

Proposing a link road through the site ultimately connecting 
the B5000 to the A5 (Watling Street) to the south, providing 
access to residents of the new development and taking 
some of the traffic pressure off Long Street

Provision of the local centre in the central part of the 
development, toward the western edge, with potential for 
connections to the existing settlement

The provision of a school to the west of Hollies Wood 

The provision of three allotment sites, with one adjacent to 
the existing community garden

Retaining the existing trees and hedgerows, and creating 
new to reinforce the landscape character of the site

Provision of 50 metre green buffer around ancient 
woodland and the insertion of new amenity green spaces to 
create a larger central green space 

Green space is distributed relatively evenly across the site, 
connected via the network of footpaths and extending out 
to the wider countryside

Provide a permeable network of pedestrian and cycle 
routes to promote connectivity and also for residents to 
more easily access nature

Create a 10 hectare open space around the obelisk at Hoo 
Hill to protect the important views towards it and also to 
protect the historic character

Consideration of formal and informal green spaces around 
the historic assets to protect local character

Non-vehicular northern section of St Helena Road to protect 
the character of that part of the site and provide a strategic 
green link into the northern part of the development that 
also connects with the existing settlement.

The provision of two equipped play spaces in eastern and 
western part of H4

Risk of ground contamination/ 
instability and the need for 
abnormals for foundations 
because of the former mine 
working within the site

The location of the new railway 
station should be carefully 
considered in order to minimise 
any harmful impact on the 
village character

Careful attention needs to 
be given to the sensitive 
edges adjacent to the existing 
settlement

The potential noise and air 
pollution from the link road will 
need to be mitigated

Future development, if poorly 
planned or delivered, has the 
potential to impact negatively 
on existing footpath network, 
green infrastructure and historic 
assets 

The open space designations 
in the southern parcel present 
some challenges because of the 
presence of mine working spoil 
and building structures 

SWOT ANALYSIS

STRENGTHS WEAKNESSES OPPORTUNITIES THREATS

OPTION 3

The existing woodland and 
network of hedgerows and 
green footpaths are significant 
assets for Dordon and 
surrounding area.

There is potential to deliver a 
sizable increase in community 
and social infrastructure with 
the capacity for this new 
provision to be shared with the 
existing community

The proximity of public 
transport to the south of 
H4 and on Long Street, with 
potential to extend, re-route 
some of the existing provision

The network of pedestrian 
routes which could serve the 
new development and also 
help integrate it with the 
existing settlement and the 
surrounding landscape

The proximity of the site 
to the existing community 
garden allows for that amenity 
to be re-established and 
integrated into the wider green 
infrastructure provided by the 
development

The southern section of the 
link road, on the eastern edge 
of the development site, 
makes for a more coherent and 
integrated development parcel

The western sections of H4 
are less integrated with the 
existing settlement than their 
proximity might suggest - the 
layout of the existing built 
edge is an issue, with few 
opportunities to connect.

This local centre in this option 
is located in such a way as to 
make it less accessible to the 
existing settlement

The school location is less 
accessible to the majority 
of residents in the new 
development

Proposing a link road through the site ultimately connecting 
the B5000 to the A5 (Watling Street) to the south, providing 
access to residents of the new development and taking 
some of the traffic pressure off Long Street

Provision of the local centre on the northern section of the 
link road, with provide a good access onto Tamworth Road

The provision of a school to the south-west of Hollies Wood, 
close to the existing settlement 

The provision of three allotment sites, with one adjacent to 
existing community garden

Retaining the existing trees and hedgerows, and creating 
new to reinforce the landscape character of the site

Provision of 50 metre green buffer around ancient 
woodland and the insertion of new amenity green spaces to 
create a larger central green space 

Green space is distributed relatively evenly across the site, 
connected via the network of footpaths and extending out 
to the wider countryside

Provide a permeable network of pedestrian and cycle 
routes to promote connectivity and also for residents to 
more easily access nature

Create a 10 hectare open space around the obelisk at Hoo 
Hill to protect the important views towards it and also to 
protect the historic character

Consideration of formal and informal green spaces around 
the historic assets to protect local character

Non-vehicular northern section of St Helena Road to protect 
the character of that part of the site and provide a strategic 
green link into the northern part of the development that 
also connects with the existing settlement.

The provision of two equipped play spaces in eastern and 
western part of H4

Risk of ground contamination/ 
instability and the need for 
abnormals for foundations 
because of the former mine 
working within the site

The location of the new railway 
station should be carefully 
considered in order to minimise 
any harmful impact on the 
village character

Careful attention needs to 
be given to the sensitive 
edges adjacent to the existing 
settlement

The potential noise and air 
pollution from the link road will 
need to be mitigated

Future development, if poorly 
planned or delivered, has the 
potential to impact negatively 
on existing footpath network, 
green infrastructure and historic 
assets 

Lack of green buffer around 
Dordon Hall might affect 
this Grade II listed building, 
negatively

The open space designations 
in the southern parcel present 
some challenges because of the 
presence of mine working spoil 
and building structures
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5. Preferred option
5.1 Preferred option
The preferred option is a composite of 
the three development options set out in 
Chapter 4. Its key characteristics are: 

-  Road network: The link road most closely 
resemble that shown in Option 1, while the 
other elements of the principal movement 
network are the same across all the 
options.

-  Pedestrian & cycle network: The proposal 
for the non-vehicular movement network is 
very similar to that proposed across all the 
options, with existing routes retained and 
improved, and augmented with a number of 
new routes.

-  Green spaces: The preferred option 
resembles Option 3, with a ten hectare 
open space proposed in the vicinity of 
the obelisk and amenity green space and 
sports fields adjacent to Dordon Common, 
making for a much larger multi-facetted 
and multi-use green space at the heart of 
the development. The existing community 
gardens are also part of this area and 

Assessment of option

OBJECTIVES DESCRIPTION HIGH MEDIUM LOW

1 Design 
principles

2  Integration

3 Village identity

4 Housing type

5 Environmental 
protection

6 Access to the 
countryside

7 Community 
facilities

8 Protecting 
the historic 
environment

9 Getting around

10*  Pre-application 
community 
consultation

* Not possible to assess this objective

there is a continuous east-west link from 
Long Street through the Common and out 
to the wider landscape to the east. The 
school is located to the east of the main 
open space, at the junction of Dunn’s Lane 
and the link road and, together with a new 
park, adjacent to Dordon Hall, creates a 
continuous swathe of green space linking 
from the centre of the site out to the 
landscape beyond. 

-  Community facilities: The local centre is 
located to the south-west of Hollies Wood, 
making it more accessible to both existing 
and new residents. There is space of a new 
surgery, if required, but DNPWG took the 
view that upgrades to the existing facility 
on Long Street were preferable to a new, 
competing facility. 
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Figure 14: Preferred optionF.14 0       100                                 500m
(© Crown copyright and database rights 2020 Ordnance Survey 0100031673)Figure 15: Preferred development option for H4F.15 

5.2 The local centre
Figure 15 is an illustrative plan suggesting a 
general arrangement of the local centre, with 
the following key components:

-  Two/three storey development with ground 
floor allocated to pub, restaurant, retail and 
small commercial uses and upper floors for 
residential uses. 

-  Allocating 60 car parking within the local 
centre screened with landscape to minimise 
the visual impact of the cars;

-  Extending the existing community garden to 
the south of local centre;

-  Provision of limited vehicular access from 
Long Street to H4, potentially in the form of a 
bus only access;

-  A pedestrian/cycle route as the main 
connection between the existing settlement 
and the new local centre, to promote active 
travel and minimise additional traffic on the 
Southern section of Long Street;

-  Provision of a well-overlooked play area;

-  Allocating an allotment and a park just to 
the south and west of Holies Wood and the 
ancient woodland buffer, as part of the major 
opens space at the heart of the development, 
but also to provide setting and character for 
the local centre.

Figure 16: Map showing the general arrangement of the local centreF.16 

Well-overlooked 
play area

Allocation of an 
allotment and a 
park to the south 
of Hollies Wood

Two/three storey 
development 
with ground floor 
allocated to pub, 
restaurant and 
small commercial 
uses and upper 
floor to residential 
uses

Extending the 
community garden 
to the south of local 
centre

Allocation of 60 
car parking spaces 
within the local 
centre screened 
with landscape 
buffer

Limited vehicular 
access from Long 
Street to H4 in 
the form of a bus 
only access. This 
route is the main 
pedestrian and 
cycle route linking 
H4 to the existing 
settlement



The Masterplan Framework will be 
a valuable tool in securing context-
driven, high quality development at 
H4. They will be used in different ways 
by different actors in the planning and 
development process, as summarised 
in the table.

6.1 Delivery
The Masterplan Framework will be a valuable 
tool in securing context-driven, high-quality 
development in Dordon. It will be used in 
different ways by different actors in the 
planning and development process, as 
summarised in the table, below.

6.2 Deliverability
The National Planning Policy Framework 
(paragraph 35) emphasises that a proportionate 
evidence base should inform plans. Based on 
a ‘positive vision for the future of each area; a 
framework for addressing housing needs and 
other economic, social and environmental 
priorities; and a platform for local people to 
shape their surroundings’ (see paragraph 15). 

Policies should be ‘underpinned by relevant 
and up-to-date evidence. This should be 
adequate and proportionate, focused tightly 
on supporting and justifying the policies 
concerned, and take into account relevant 
market signals’ (paragraph 31). 

Crucially planning policies ‘should not 
undermine the deliverability of the plan’ 
(paragraph 34). Neighbourhood Plans need 
to be in general conformity with the strategic 
policies in the corresponding Local Plan. 

Where new policy requirements are introduced 
(that carry costs to development) over and 
above Local Plan and national standards it is 
necessary to assess whether development will 
remain deliverable. 

The principles and guidance set out in this 
document and within the Neighbourhood Plan’s 
policies are aligned with national policy and 
non-statutory best practice on design. The 
values and costs of construction between new 
developments and within new developments 
will vary based on location, situation, product 
type, design (architecture, placemaking etc.) 
and finish; and the state of the market at the 
point of marketing the properties. 

The vision and Community Objectives 
herein constitute place making principles 
and guidance to help interpret and apply the 
statutory policies within the Neighbourhood 
Plan. Good design is not an additional cost to 
development and good placemaking can result 
in uplifts in value.

6. Next steps
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The table, opposite, identifies those groups 
who might use the Masterplan Framework and 
how they would use it.

Primarily, the Masterplan Framework is a point 
of reference, for all parties, setting out the 
local community’s expectations in terms of the 
delivery of new development at H4.

As a consequence, it is a key document, 
to which developers, in particular, must 
have reference. They will be expected to 
demonstrate how that have responded to the 
provisions of the Masterplan Framework and, 
in those instances where they deviate from the 
Masterplan Framework, they will be required 
to demonstrate why the proposed changes 
represent an improved outcome in terms of 
the delivery of the Vision for Dordon and the 
Community Objectives.

©2021 AECOM. All Rights Reserved.aecom.com

Actors How They Will Use the Masterplan Framework

Applicants, 
developers, and 

landowners 

As a guide to community and Local Planning Authority expectations on design, 
allowing a degree of certainty – they will be expected to follow the Guidelines as 
planning consent is sought.

Local Planning 
Authority

As a reference point, embedded in policy, against which to assess planning 
applications.

The Masterplan Framework should be discussed with applicants during any pre-
application discussions.

Parish Council
As a guide when commenting on planning applications, ensuring that the Vision 
and Community Objectives set out in the Masterplan Framework are complied 
with.

Community 
organisations

As a tool to promote community-backed development and to inform comments 
on planning applications.

Statutory 
consultees As a reference point when commenting on planning applications.
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