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1.0 Introduction.  
 
1.1  North Warwickshire Borough Council (NWBC) has a Core Strategy, adopted 

in 2014.  However, since the adoption, the housing market areas of Greater 
Birmingham and Coventry/ Warwickshire have undertaken housing needs 
studies.  The numbers arising from these studies are significant, which neither 
Council are able to accommodate.  As a result of this, and as part of the duty 
to co-operate, NWBC have agreed to accommodate up to 5280 dwellings 
from the Coventry/ Warwickshire shortfall and to test up to 3790 dwellings 
from the Birmingham shortfall.  This additional growth has resulted in the 
need for NWBC to review potential development locations and to consider 
Strategic Site Allocations for Sustainable Urban Extensions.  One of the areas 
being considered is at Polesworth/ Dordon, which it has been suggested, has 
the potential to accommodate a minimum of 2000 units.  The Council has 
requested the support of ATLAS (Advisory Team for Large Applications) to 
assist in identifying the best way forward for the Polesworth/ Dordon site.   

 
1.2 ATLAS proposed a Visioning Workshop to assist NWBC with the following:  
 

• Gain a shared understanding and appreciation of the site;   

• Identify the broad aspirations for how this site could contribute to the 
wider provision of housing and other land uses (including social 
infrastructure, education) within the plan area;   

• Explore the potential for the identification of specific development 
opportunities within the site;   

• Develop a spatial vision and a set of development principles for the site 
(i.e. explore what kind of place is required);   

• Establish key tasks and an action plan/ timeline to help co-ordinate future 
activity. 

 
The agenda for the visioning workshop is provided in Appendix 1.  

 
 
2.0 Vision and Development Objective setting.  
 
2.1 A presentation was given on the importance of having a vision and 

development objectives for any large scale development, and the need for 
high level master planning work to be undertaken to understand how the site 
could be delivered.  The different levels of master planning were explained so 
that everyone had an understanding of the level of detail required for the 
various stages within the plan-making process.   

 
2.1 In order to understand the site in more detail, attendees of the workshop were 

split into two groups, with each group being asked to undertake a SWOT 
analysis of the site and the surrounding area.  A summary of the group 
activity is recorded below.  A full record of the comments made by the groups 
is provided for at Appendix 2.  

 
  Movement.   

• The existing road infrastructure in and around Polesworth and Dordon 
is already congested with a new road required to alleviate existing 
congestion.  

• The A5 is a significant barrier to growth.  
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• There is a strong movement pattern between Polesworth and 
Tamworth relating to the popularity of Polesworth secondary school.   

• Concern that any development would become a car-dominated, 
dormitory settlement for commuters into Birmingham.  

• Seek opportunities to improve public transport within the area.  

• A good north/ south walking route exists within the site.  
 

Facilities.   
 

• There is existing pressure on existing facilities, such as shops, health, 
community provision, education.  

• The area lacks a focus, or “heart”, given the linear nature of the 
existing settlement.  

• The opportunity exists to consider re-locating some of the facilities and 
creating a “heart”, with a range of facilities to serve the existing and 
future populations.  

 
Environmental.    

 

• The Hollies, a local wildlife site, is to be retained and could act as a 
feature of the site.  

• Opportunity for ‘strong views’ out from the site to the adjacent 
countryside.  

• Need to understand the ground conditions and determine the extent of 
the developable area of the site/s.   

 
 
3.0 Developing a Vision  
 
3.1 A presentation was given by ATLAS which focussed on the definition and 

components of sustainable communities as set out in the Egan Report, and 
subsequently refined through the Excellence  Framework1 (see diagram 
below).   

 
 

 
1 http://www.bre.co.uk/news/Excellence-Framework-now-part-of-BRE-734.html 

 

 

http://www.bre.co.uk/news/Excellence-Framework-now-part-of-BRE-734.html
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3.2 In the process of formulating a vision for the area/site, attendees were invited 

to list the key opportunities for growth and or the key aspects/objectives that 
they thought should be developed as part of the vision for the area. A 
summary of the activity is recorded below. A full record of the comments 
made is provided at Appendix 3.   

 

 
SOCIAL – well run, well served, fair for everyone 
 

 
Need to ensure that a wide range of facilities are provided in order to reduce 
the need to travel by car and which will also provide a focus point/heart for the 
development.  
 

 
Opportunity to consider co-location of facilities. 
 

 
Development should connect well to Dordon village.  
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ENVIRONMENTAL  - Well designed and built, well connected, 
environmentally sensitive.   
 

 
Provision of high quality cycle routes/walkways and cycleways within the site 
and to surrounding areas.  
 

 
The Hollies wildlife area to act as a focus point to the development with green 
infrastructure links emanating from it 
 

 
Utilising the natural features of the site to determine the routes and 
connections through the site which will encourage healthy lifestyles.  
 

 
Maximise the potential development area of the site without detriment to the 
design and quality of the development.  
 

 
Opportunity to relieve road congestion in the area and review potential for rail 
service improvements at Polesworth.   
 

 

 
ECONOMIC - Thriving, active inclusive and safe.    
 

 
Employment opportunities within the but relatively limited. 
 

 
Accessible to large employment sites nearby 
 

 
Need to understand the implications of former coal workings 
 

 
 
 
4.0 Mapping of Spatial Components.  
 
4.1 The groups then considered how these key aspirations for the site could be 

spatially translated on to a plan.  The desire to create a place which 
encourages a healthy lifestyle with the creation of walking/cycling routes is 
also supported by all, particularly the cycle link out of south Polesworth, 
through Birchmoor, towards Tamworth and the Y-shaped network of footpaths 
that run through the potential development site.  The Hollies along with the 
key local wildlife sites and natural assets were straight forward to plot, as 
were the important north/ south and east/ west routes.  Road movement is 
dominated by the A5 and B5000 east/ west routes, and this causes pressure 
and congestion along Long Street, which connects the two, running north/ 
south through Dordon into Polesworth [see Maps 1 and 2].  
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4.2 The need for an additional north/ south link, between the A5 and B5000, 

appears to be a strong component and desire for the proposed development. 
Options for the ‘type’ of road were discussed – be it a ‘free-flowing’ by-pass in 
nature, or a ‘through route’ to more immediately serve proposed development 
on either side. These broad options are indicated on Maps 1 and 2.  

 
Map 1:  Existing and Tentatively Proposed Movement Patterns 
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Map 2:  Constraints and Features 
 

 
 
 

4.3 A great deal of the land to the south of Dunn’s Lane is affected by former 
mining activity, spoil tipping and the operations of a past brickworks, offering 
opportunities for reclaimed open spaces but reducing its development 
potential.  The heritage assets of note, namely Dordon Hall and the obelisk, 
are towards the eastern extremity of the proposed site [see Map 2]. 
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4.4 The majority of the existing facilities, such as schools and shops, parks and 
playing fields, lie to the west of Long Street or to the north of the B5000.  
Furthermore, there is an almost continuous built frontage along Long Street, 
bounding the western-most extent of the proposed site, which limits potential 
points of connection.  
 

4.5 The need for a central hub and the creation of a “heart” for the new 
development was also agreed by all.  However, the location of the hub/ heart 
of the new development will be dependent upon the choice of route for the 
new, north/ south connecting road, and the way this is then connected to 
extant road network of Dordon – options for which are limited. 
 

4.6 Options for how the new road could connect to the A5 were explored [see 
Map 3], and how these opportunities along the A5 then influence existing 
roads in and around Dordon will need to be carefully considered.  Concern 
was expressed regarding the northern junction of the route with the B5000, 
which has been ‘fixed’ by the recent planning permission, now on site, as this 
may only exacerbate congestion into Polesworth.  Given the uncertainty 
surrounding the proposed form/ function and location of the proposed road, 
suggested locations for various uses can only be tenuous, without having a 
greater understanding of the road and its location, but two broad options for a 
new/ enhanced local ‘hub’ appeared to be emerging.  The preservation of The 
Hollies could act as a green focal point within any new development, but this 
would require strong connections into Dordon and out towards the open 
countryside in order to function as an effective, bio diverse environment.   
 

4.7 The mapping exercise highlighted the historic coal mining activity of the site 
with further work required to understand the impact this will have on the 
development potential of the site.  

 
4.8 Following from this exercise, it is clear there are areas of commonality 

between the two groups.  However, whilst there was consensus at the 
workshop that a road running north-south is required through the site, it is 
evident that further work needs to be undertaken to understand the potential 
route of the new road and what its form and function would be, and how it will 
connect into the existing road network.   
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Map 3:  Options and Opportunities 
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From the work undertaken at the workshop some of the key components of a Vision 
did emerge which are detailed below:  
 

The Hollies wildlife area will act as focal point to the 
development with green infrastructure links emanating from it. 
The development will be based on the principle of achieving 
walkable neighbourhoods with the natural assets and features 
of the site to be utilised to create new pedestrian/cycle routes 
and connections to the wider area and surrounding 
countryside. The opportunity for people to lead healthy 
lifestyles will be maximised with the provision of a range of 
facilities to serve the development to be provided so that people 
are not reliant on cars.  

 
 
5.0 Key issues arising  
 
5.1 A number of key issues emerged from the workshop sessions, which require 

further exploration.  These include:   
 

• Transport and movement – including the form and function of the new 
road; the limited public transport offer in the area and how any new 
development can address this; and existing congestion within the area 
and the need for better access and connection within the area.   

• Concern over the potential extent of past coal mining activity and other 
constraints, such as ecological considerations and the impact this 
could have on the amount of land that could actually be developed 
upon.  

• The ability to connect to the existing residential properties within 
Polesworth and Dordon.  

• The scale and provision of services the development is expected to 
accommodate was an issue of debate, particularly regarding how any 
services in the proposed development should meet the needs of the 
existing settlement/s.  

• Need to undertake a gap analysis of the studies that have or are in the 
process of being commissioned which will be required to assist in the 
determination of the suitability of the site for development.  

• There needs to be a better understanding of the land owner 
aspirations and work they may or may not have commissioned.  
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6.0 Demonstrating a Robust Policy for a Strategic Site Allocation.  
 
6.1 The current intention is to designate the site as a Strategic Site allocation in 

the revised local plan.  ATLAS gave a short presentation on the key questions 
that are routinely asked at Examinations in Public by Inspectors on SSAs, 
which are set out in a paper ‘Policy Making for Strategic Sites’, produced by 
ATLAS.  For ease of reference these seven questions are set out below:   

 

Are there Clear objective/s & aim/s 
 

What is intended to be achieved? What 
sort of place? Fit with overall strategy? 
 

Identification of site constraints 
 

What needs to be addressed in 
masterplanning & mitigation? 
 

Land uses and proposals 
 

What type of uses, what scale and the 
broad nature?  
Headline requirements and high level 
principles 
 

Infrastructure needs 
 

What infrastructure is needed to make it 
an attractive & sustainable place? 
 

Phasing and delivery 
 

What needs to be provided by when and 
who will fund and deliver it? Will the 
strategy satisfactorily deliver new 
development? What contingencies? 
(level of detail proportionate to timing of 
delivery) 

Implementation route map 
 

What are the key milestones and what 
further work is needed by when (e.g. 
masterplanning)? 
 

Is there a clear masterplan? 
 

Is it clear how the key components will 
come together spatially? 
 

 
6.2 Going forward, the Council need to consider how the emerging policy and 

associated evidence base measure up against these questions. From the 
workshop, it is clear that further work is immediately required in relation to 
understanding the technical evidence that is available or will be needed to 
form the baseline for any future masterplanning work – in particular, 
understanding the site constraints further will assist in not only understanding 
the capacity of the site, but will also inform the emerging vision and 
objectives. 
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7.0 Summary and next steps.  
 
7.1 A number of key actions were agreed at the workshop as follows::   
 

Need to understand ground conditions further – greater scoping of 

constraints in more detail. Worth exploring with the landowners/developers in 

relation to what information they already have. 

 

Education – meet with Head of Multi-Academy Trust and WCC; better 

understand capacity and potential expansion issues (need to consider health 

provision as well).  

 

Social facilities – the view from across the workshop was that the 

development needs to provide a range of social facilities to support the new 

residents but also support Dordon generally. Clear views were expressed  

that any new centre for social and retail facilities should be 

connected/accessible to Dordon, but the extent and scale of any new facilities 

require further exploration.  

 

Highways and transportation is a significant issue that requires further 

clarification. There is a need to map out what highways studies have already 

been undertaken and what further work is needed to facilitate the delivery of a 

new place. Whilst a north – south route appears to be required, what is its 

form and function? When will it need to be delivered? How will it be funded? 

Are any major off-site highway works required?  

 

Leisure provision - Further work is needed on whether sports pitches are a 

solution for some of the areas that cannot be developed (as there seems to 

be a need). Clarification is needed in the first instance on the level of need in 

the area for sports and leisure provision and of what type/form 

 

Connectivity – connecting the new place into Dordon (Long Street) was seen 

as an important element of the new development.  There is a need to map 

opportunities for connections and how these can be enhanced, with an 

emphasis on walking and cycling. 

 

Quality of built form - More work is needed to scope the positive factors of 

the site further and understand any ‘local character’ of note.  Green 

Infrastructure seems to present a real opportunity to inform the character of 

future development around the nature reserve; sustainable drainage systems 

(SuDS); adjacent countryside, etc.  There is a perceived risk of the new 

development being ‘just a housing estate’ currently and there is a need to 

consider what other key components are required to create ‘a place’ and to 

articulate expectations around built form and structuring principles.   

 

Engagement with landowners is critical to understand what work has been 

undertaken/ completed to date and their aspirations. 
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Appendix 1.  
 
 
Agenda for Workshop   
 

 
Time Agenda Lead / Facilitator 

  
14.00 Welcome and introduction to workshop plus 

policy context 
 

NWBC 

14.15  Outline of the workshop, including key objectives ATLAS 
 

14.20 Presentation:  The importance of establishing a 
clear vision and development objectives. 
 

ATLAS 
 
 

14.30 GROUP ACTIVITY 1: 
SWOT analysis of the site  

ATLAS  
ALL 
 

15.00 Components of sustainable communities.  ATLAS 

15.15 BREAK   

15.30  GROUP ACTIVITY 2:   
Developing a spatial vision and development 
objectives for the site.  
 

ATLAS  
 
 
ALL 

16.10  Key issues arising and next steps:   
actions, responsibilities and timelines   

ATLAS  
  

16.25 
 

Summary and AOB ATLAS/ NWBC  
 

16.30 Close   

 
 
Appendix 2.  
 

Activity 1: SWOT analysis. Comments from Group 1. 
 
Movement 

• Existing road structure (based around A5/ B5000/ Long St) is congested, 

particularly at junctions where Long St joins A5 and B5000 through 

Polesworth.   

• A5 to j.10 of M42 is important, but congested at peak times.   

• A ‘new route’ is considered necessary/ desirable – but form and function 

needs to be defined; free-flowing ‘by-pass’ versus slower road through/ 

serving the development, with frontage access, etc.   

• What will happen where the new route meets the B5000 and runs into 

Polesworth?  This area is already congested.   
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• Fear that it could become a car dominated, dormitory settlement for 

commuters to Birmingham and elsewhere.   

• There is a strong movement pattern from Tamworth into Polesworth in the 

morning and the reverse in the afternoon along B5000 corridor, associated 

with Polesworth secondary school.   

• Possible utilisation of Polesworth station/ train service, post HS2 Phase 1? 

Currently, only a Parliamentary service runs along the line.  But the line runs 

between Rugby and Stafford; the likely demand is to commute towards 

Birmingham; therefore, the road route/ connectivity to Tamworth station is 

important.   

• Opportunities for sustainable transport exist, eg. strong cycle route towards 

the edge of Tamworth via Birchmoor.   

• Good N-S walking routes through the intended development area, some of 

which are ancient/ historic, but little existing E-W provision.  The existing 

footpaths should be kept in situ.   

 
Facilities/ services 

• There is pressure on existing facilities – shops, health/ community provision.   

• Most facilities/ services – including shops, park and playing fields – are the 

‘wrong side’ of these major movement corridors, as far as suggested area for 

the new development is concerned.   

• Dordon is a typical, linear mining settlement, strung out along Long St; it lacks 

a ‘heart’/ focus.   

• The new development could provide this much needed focus, but where 

should this be – leading off Long St, or relating to the new N-S route within 

the new development?   

 
Environmental 

• Much of the southern portion of the site may be undevelopable/ expensive to 

remediate, due to former open cast mining, then brick works, and spoil 

tipping.   

• Site investigations needed over the whole site, including the northern portion, 

which may have been mined informally/ on an ad hoc basis – there will be no 

UK Coal records of this.   

• Need to integrate movement and green infrastructure.   

• Landowner is committed to retaining and enhancing The Hollies woodland 

area, for future community/ public use.   

 
 
Activity 1: SWOT analysis. Comments from Group 2. 
 
 

Movement 
• Congestion through Dordon requires a new road 

 

• A5 is a significant barrier to growth as pretty much at capacity already, 

although modelling suggests it can cope with the growth currently proposed 
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(need to be clear on this?) 

 

• Opportunity for improved public transport as currently not that good in the 

area and could become more commercially viable as a result of development. 

Education 
• Head of Polesowrth Multi-Academy Trust could be a key player in terms of 

expanding education provision – currently limited capacity in both primary and 

secondary provision – development would lead to I new primary and 

considerable secondary pressure 

Health 
• 1 GP practice currently full and come capacity in the second but not enough 

to meet likely demand. Need to be explored further as potential 

opportunity for more provision on site. 

 

Environmental 
• Local wildlife site (The Hollies) provides recreational opportunities within the 

site. 

 

• Opportunity for strong views out from the site to adjacent countryside 

 

• HS2 proposed to the west of the site and need to understand implications, 

particularly during construction. 

 

• Ground conditions issues particularly to the south of the site, although a 

general issue of potential mineshafts across the site and needs further 

investigation. 

 

• Potential flooding issues within the site as ground water flows seem 

affected – flood alleviation measures/SUDS need careful consideration 

 

• Leisure provision in the centre of Dordon and will need to further assess 

pressures on this and POS audit about to be undertaken, so need to explore 

and understand this issue further. Potential for sports pitch provision on the 

site (this is where shortfall is in the area) – could explore this option alongside 

education 

 

Housing 
• General mix of housing needed in the area, with some emphasis on family 

homes and provision for the elderly. 

 

• Need to seek maximum densities on the site as this area needs to be the 

main location within the District to meet demand. 
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• Dordon not of particular built form/character of note – countryside edge 

provides an opportunity, but shouldn’t forget mining town character and grain. 

 
Appendix 3. Comments of attendees (Developing a Vision).  
 
SOCIAL  
Well run, well served, fair for everyone.    

 
• Need to ensure that a wide range of facilities are provided on site in order to 

reduce the need to travel by car.  

• Provide opportunity to connect the residents to accessible, well designed 
open spaces and recreation facilities.  

• Mixed communities (not just higher end housing).  

• All through education provision.  

• Leisure provision – sports/open play space.  

• New primary school could be located towards the NE corner to serve both 
new and existing residents.  

• Design, layout which needs community pride and ownership.  

• Joined up working, health, housing, community hall, village green, library, and 
retail all together.  

• Co-location of facilities.  

• Provide a hub in the heart of the development which will act as a focus point.  

• Good community facilities  

• Pre and post school day care.  

• Connect to Dordon village. 

• Enhance existing Polesworth retail centre.  

• Mixed community/mix of housing.  

• Layout to assist in people choosing a healthier lifestyle with the opportunity to 
tackle obesity.  

• New leisure/sports facilities.  

• Dementia friendly/elderly friendly communities.  

• Community centre/theatre/arts.  

• Doctors surgery provision  

• Good access to high quality leisure facilities.      
 
ENVIRONMENTAL   
Well designed and built, well connected, environmentally sensitive.   
 

• Provision of cycle routes/walkways and cycleways.  

• Safe and secure cycle parking at key local facilities such as shops, hub etc.  

• Development not reliant on the car.  

• Provision of circular routes to provide the opportunity for people to have 
exercise.  

• Maintain N/S footpath and review the potential for cycle lane to be provided 
with it. SW-NE link to St. Helena acting as a Green Infrastructure lung and 
arteries to the Hollies.  

• Provide high quality link for pedestrians and cyclists to key destinations such 
as, retail, employment, leisure, and education.  

• Good connections to surrounding area.  

• Creation of a friendly, permeable and safe street scape which encourages 
travel by non-car modes.  
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• Natural connectivity using ancient woodlands and hedgerows.  

• Link to Tamworth cycle and sustainable transport network along Birchmoor 
Road from secondary school and create new West to East link to the site.  

• Green infrastructure links, green gyms, open space, environmental 
improvements.  

• Better public transport offer.  
• Link to Tamworth cycle and sustainable transport network along Birchmoor 

Road from secondary school and create new West to East link to the site.  

• Green infrastructure links, green gyms, open space, environmental 
improvements.  

• Better public transport offer.  
• As much housing as possible  

• Links to other development to avoid isolation.  

• Development to be well related to existing settlements.  

• Respects public rights of way and where possible enhance them. 

• Environmental sustainability built in (including climate change adaption)  

• Energy efficient housing – properties/buildings should be sustainable and 
allow for technology to be provided or provide for/enable flexible working 
patterns.  

• Provision of SUDs. 

• Allotments 

• Visually interesting developments  

• Space not cramming  

• Village centre housing should be more in keeping with the current (traditional 
style). Furthermost East/SE part of the site could be more contemporary.  

• Opportunity to relieve congestion on local routes.  

• Mitigates vehicular impacts on strategic routes.  
• Rails services to be improved at Polesworth without compromising service 

provision at Atherstone.   

• Improvements to Dordon and Grendon junction at A5.  

• To assist with the A5 business case.  

• A5 dualling.  

• Provision of new road through the site.  

• Canal bridge at B500   

• Improvements to M42- J10.  

• Good transport links  

• Have link from Orchard site north of A5 through ancient woodland to Hill on to 
River/canal and Pooley park.  

• Proper transport links particular to Birmingham from where the housing need 
comes from.  

      
ECONOMIC 
 
Thriving, active inclusive and safe.    
 

• Employment opportunities.  
 

• Coal issue to be resolved. 
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APPENDIX 3 – example task plan 
 

TRANSPORT 

Issues Action/Task Responsibility Timetable 

 
 
 
 

   

 
 
 
 
 

   

 
 
 
 

   

 
 
 
 
 

   

 
 
 
 
 

   

 
 
 
 
 

   

 
 

EMPLOYMENT 

Issues 
 

Action/Task Responsibility Timetable 
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HOUSING 

Issues 
 

Action/Task Responsibility Timetable 

    

 
 
 

   

 
 

SOCIAL INFRASTRUCTURE 

Issues 
 

Action/Task Responsibility Timetable 
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URBAN DESIGN AND MASTERPLANNING 

 
Issues 

 
Action/Task 
 

 Responsibility Timetable 

 
 
 
 
 

 

  

 
 
 
 
 

 

  

 
 
 
 

 

  

 
 
 
 
 

 

  

 
 
OPEN SPACE AND RECREATION 

Issues Action/Task 
        Responsibility Timetable 
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VIABILITY, PHASING AND DELIVERY  
Issues Action/Task 

Responsibility Timetable 

 
 
 
 
 

 

  

 
 
 
 
 

 

  

 
 
 
 
 

 

  

 
 
 
 
 

 

  

 
 
 
 
 

 

  

 
 
 
 
 


