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1.0 MATTER 6(ii): OTHER ALLOCATIONS FOR HOUSING AND MIXED 

USES; RESERVED HOUSING SITES, STOURPORT ON SEVERN 

1.1 This Hearing Statement has been prepared by Harris Lamb Planning 

Consultancy (“HLPC”) on behalf of Taylor Wimpey West Midlands (“Taylor 

Wimpey”) in response to the Inspector’s Matter 6 questions. The Inspector’s

questions are set out below, alongside Taylor Wimpey’s response.

Q6.1 Is the selection of the other site allocations in each of the 

identified areas based on an adequate assessment of all potential 

sites, including sustainability appraisal and assessment of their roles 

in serving Green Belt purposes? In particular:

a) have the assessments used suitable methodologies and applied 

them consistently?

b) is it clear why the Council has decided to allocate the specific sites

and not others? 

c) is the proposed development of each of the allocated sites 

consistent with the Plan’s vision, aim and objectives and with national 

planning policy? 

1.2 It is our view that the site selection process is suitable and has been applied 

consistently. The Housing and Economic Land Availability Assessment 2019 

Update (HOU04) (“HELAA”) identifies and reviews a variety of different

development opportunities. The Green Belt Topic Paper (ED20) assesses 

the contribution that the proposed Green Belt allocations make towards the 

purposes of the Green Belt and helps inform the site selection process. The 

Site Selection Paper (SSP01) clearly explains how sites have been selected 

for allocation in the emerging Plan, drawing together the wider evidence 

base.

1.3 Taylor Wimpey control, and are promoting the proposed residential

allocation MI/38 – School Site Coniston Crescent. The HELAA and the Site
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Selection Paper confirm that the only constraint to the development of the

site is its current Green Belt status. It is advised that whilst the development

of the site would extend the built up area in this location northwards, it would 

be in line with the existing development at Burlish Park estate to the west 

and the allotments/Kingsway would form a firm Green Belt boundary. The 

site is considered to be in a sustainable location for development with easy 

access to employment opportunities and services. The Green Belt Topic 

Paper advises that whilst the site makes a significant contribution to the 

Green Belt purposes, the site can also make a contribution towards meeting 

the development needs of the District in a relatively sustainable location.

The impacts on the Green Belt can be mitigated to some degree through site

design. As detailed in our response to Q6.5 there are exceptional

circumstances that outweigh any limited harm to the Green Belt. 

1.4 The allocation of site MI/38 will work towards delivering the Vision, Aims and 

Objectives of the emerging Plan, including:

 Encouraging the long-term sustainable development of Wyre Forest 

and its communities (Objective 1). As explained in this Hearing 

Statement the development of this site will result in significant and 

essential investment into Stourport High School. Supporting 

education provision works directly towards creating sustainable

communities.

 It will help address the key challenges of the district by providing 

housing to meet future residents’ requirements (Objective 2 and 3). 

 It will improve access to sport, recreation and community facilities

(Objective 9) through providing investment into Stourport High 

School and the creation of a new all-weather rugby pitch. 

Q6.2 (i) Are the specific requirements for development of the sites 

justified, consistent with national planning policy, and likely to be 

effective? Do they make sound provisions for the number and types of 

dwellings, mixed uses and other needs, air quality, noise and flood 

protection, infrastructure requirements including green and blue 
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infrastructure, and protection and enhancement of the natural and 

historic environment? 

1.5 Policy 33 ‘Stourport-on-Severn Allocations’, of the emerging Plan, advises 

that proposed allocation MI/38 – School Site Coniston Crescent, is 3.64 ha 

in size and is expected to provide in the region of 115 dwellings. The 

emerging Plan proposes to remove the site from the Green Belt and to 

allocate it for residential development. We support the provisions of this 

policy. 

The Capacity of the Site 

1.6 As detailed in our response to Q6.5, Taylor Wimpey, on behalf of Severn 

Academes Educational Trust (“The Trust”), have been promoting the 

proposed allocation site for development to help fund essential repair work 

to Stourport High School. In order to sell this site for housing, the Trust have 

had to make an application to the Secretary of State to dispose of the site. 

The Secretary of State requires a minimum sales value of £4M to be 

achieved. The proceeds of the sale must be spent on repair work to the 

school. However, the actual cost of the repair work is substantially greater 

than £4M, as detailed below. Taylor Wimpey have reached an agreement 

with the Trust to acquire the site once planning permission is granted,

provided that this minimum value is met.

1.7 In order to achieve the required value, best use needs to be made of the 

site. The delivery of approximately 115 dwellings is supported as it will assist

in delivering the funds required for the school. However, it is not realistically

possible to deliver in the region of 115 dwellings on site and provide 40% 

Green Infrastructure in accordance with the provisions of Policy 14 

‘Strategic Green Infrastructure’.

1.8 The allocation is 3.64 ha in size. If 40% of the site was developed for Green 

Infrastructure, it would reduce the developable area to 2.18 ha. To deliver 

115 dwellings on the site would necessitate a density of c.53 dph. Indeed, a
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53 dph scheme would not be well suited to a greenfield edge of settlement

site such as this one. It would be out of keeping with the character of the

surrounding area. It is noted that Policy 8A ‘Housing Density & Mix’, advises 

that greenfield town centre sites should have an average density of 35 dph.

If 40% Green Infrastructure was provided, and the rest of the site developed 

at 35 dph, the capacity of the site would be reduced to just 76 dwellings. 

This would significantly diminish the value attributed to the site. As a

consequence, the recognition in the Plan that the site should deliver in the 

region of 115 dwellings is welcomed. 

1.9 In order to clarify the quantum of development that is expected, it our view

that Policy 33.16 ‘Stourport Site, Coniston Crescent - MI/38’, should confirm 

that in the region of 115 dwellings should be provided on site, at an efficient

and appropriate density, to maximise the amount of Green Infrastructure

available. However, in order to ensure that the necessary sales value is 

achieved, 40% Green Infrastructure will not be a requirement. It is noted that 

Policy 14 ‘Green Infrastructure’, confirms that Green Infrastructure provision 

can be reduced subject to viability. This is, in effect, the position that is 

created here. 

Access Arrangements

1.10 Policy 33.15 ‘School Site, Coniston Crescent - MI/38’, includes three criteria

for the development of the site. The first criterion is that vehicular access 

should be taken from The Kingsway, adjacent to the allotments. Taylor 

Wimpey object to the wording of this section of the policy.  

1.11 The extent of the proposed allocation is shown in Appendix B of the

emerging Plan. Taylor Wimpey control the full extent of the land included 

within the allocation. The Plan in Appendix B is reproduced at Figure 1

below; The Kingsway is shown as solid green line; and Coniston Crescent

as a blue solid line. 

Figure 1 – Proposed Allocation MI/38 with The Kingsway and Coniston

Crescent Highlighted 
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1.12 The proposed allocation is separated from The Kingsway by an area of 

allotments and part of a former golf club that is owned by the Council. Taylor 

Wimpey are currently in the process of negotiating an agreement with the

Council that will allow a road to be constructed from the north western edge 

of the proposed allocation to The Kingsway. In order to create the access,

approximately 100m of new road will need to be constructed between the 

proposed allocation and The Kingsway. There is currently no footpath along 

The Kingsway. Taylor Wimpey are advised by their Highways Consultants,

DTA that a pavement will need to be constructed along the southern edge of 

The Kingsway, to the point of access with Stourport High School. It is 

expected that the junction between The Kingsway and the Minster Road will 

need to be upgraded. Whilst this is all achievable, it is a significant 

development cost.

1.13 An alternative access could be taken from Coniston Crescent to the south 

west. Coniston Crescent provided access to the Sixth Form block that was 

located on the south eastern section of the allocation site before it was 

demolished. There have, therefore, previously been vehicle movements onto 

Coniston Crescent from the proposed allocation site. Taking access from 

Coniston Crescent would be a substantially less expensive way of creating 

an access into the site. 
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1.14 DTA have been in discussions with Worcestershire County Council 

Highways regarding the suitability of Coniston Crescent as vehicular point of 

access. Attached at Appendix 1 is a note from DTA, with associated

correspondence from WCC Highways, confirming that a vehicular access 

from Coniston Crescent is acceptable, subject to 5 parking spaces being 

provided within the development site, to offset the loss of spaces that will be

lost through the construction of the access. Taylor Wimpey would be happy 

to provide these spaces should the Coniston Crescent access be preferred.

1.15 It is our view that part 1 of the policy should be amended to introduce 

additional flexibility. It should advise that vehicular access to the site can be 

taken from The Kingsway, or Coniston Crescent.

(ii) Should provision be made for Gypsy and Traveller accommodation 

on any of the sites, subject to identified need? 

1.16 No comment. 

(iii) Are the policies clearly written and unambiguous?

1.17 Policy 33 ‘Stourport-on-Severn Site Allocations’, is clearly written and 

unambiguous.

1.18 Policy 33.16 ‘School Site of Coniston Crescent - MI/38’ is clearly written. The

supporting text helpfully explains that the sale of the site will help fund major 

repair work at Stourport High School. 

Q6.3 Is each of the allocated sites viable and likely to be delivered 

within the expected timescale? Does the evidence, including any up-

to-date information, support the housing trajectory for the individual 

sites? 

1.19 Proposed Allocation MI/38 – ‘School Site of Coniston Crescent’, is entirely

deliverable. Taylor Wimpey are currently in the process of preparing a ‘full’
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planning application for the site. It is expected to be submitted in Q1 of 2021, 

with a start made on site in Q2 of 2022. It is expected that the development 

will be completed in approximately 18 months. The Housing and Economic 

Land Availability Assessment 2019 Update (HELAA) (HOU04) concludes 

that the entirety of the site is deliverable between 2021 and 2025. This is 

entirely realistic.

Q6.4 Regarding the changes to the Use Classes Order in September

2020, are any modifications required for the soundness of the 

allocation policies? 

1.20 No comment

Q6.5 Taking account of the specific characteristics of the allocation 

sites that are currently within the Green Belt, are there exceptional 

circumstances that justify the proposed alterations to the Green Belt 

boundary?

1.21 As detailed in our Hearing Statement for Matter 3 – ‘Overall Spatial 

Strategy, the Green Belt and the Overall Housing and Employment and 

Employment Land Requirement’, we are of the view that the housing

requirement and the limited availability of suitable non-Green Belt sites is 

sufficient to demonstrate exceptional circumstances to justify Green Belt 

land release. In addition, there are specific exceptional circumstances that 

justify the removal of proposed allocation MI/38 – ‘School Site Coniston 

Crescent’, which are summarised in paragraph 33.28 of the emerging Plan. 

1.22 A large proportion of the Stourport High School buildings date back to the 

1950s.  It was the intention for the school to be demolished and be replaced 

on the same site during the mid-2000s, prior to the last recession.  However, 

following the cancellation of the Building Schools for the Future programme,

as part of the austerity measures, this opportunity has been lost.  There is 

now no prospect of the Trust receiving funding for a replacement School.  

They are, therefore, having to make the best use of the buildings that they 

have and undertake repair work as necessary. 
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1.23 The Trust have had a series of Condition Surveys undertaken, the most 

recent of which was completed in October 2020 (attached at Appendix 2). It 

concludes that £4,938,712 needs to be spent on maintenance work to the

school buildings that needs to be undertaken within the next five years. The

Survey identifies “a number of significant ‘concern’ items” and “some of 

these concerns could cause full or partial closure of significant parts of the 

school unless urgent works are programmed”.

1.24 The Trust has reviewed all possible grant opportunities to help fund this 

work.  Whilst the Trust has been successful in obtaining grant funding in the 

past, it no longer qualifies for further investment. Multi-Academy Trusts, 

such as the Trust, and some other groups of academy trusts with at least 5 

academies and more than 3,000 pupils, receive a School Condition 

Allocation (“SCA”) to deploy strategically across their estate to address their 

priority maintenance needs. The Trust are now only entitled to SCA funding 

which is tied to the number and size of the schools (pupil numbers) in the 

Trust. It takes no account of the condition of buildings. Under this system the 

Trust receives a set payment each year of £800,000, and this money has to 

support all 7 schools within the Trust and is required for routine 

maintenance. The Trust are, therefore, in a position whereby the only way 

they can raise the significant capital funds required for essential repair work 

is to sell the surplus land for a higher value use, i.e. residential.

1.25 As part of the process of the disposal of the proposed development site, the 

Trust have agreed with the Secretary of State that it is appropriate for this 

land to be sold for residential development.  The relevant correspondence is 

attached at Appendix 3.  In reaching an agreement with the Secretary of 

State to dispose of this site, the Trust has had to demonstrate that there is 

sufficient playing field land available to serve the School.  Indeed, even once

this parcel of land is disposed of, the School has approximately four times 

the amount of playing pitch / sport facility land available to meet the 

Secretary of State’s standards. This is recognised in paragraph 33.28 of the 

emerging Plan.

1.26 The Secretary of State requires the Trust to mitigate the loss of the playing 

field land with a full-sized, hybrid, all weather pitch that can be used for 

Rugby. The pitch will be paid for from the receipt of the sale of this land. It is, 

therefore, a fixed cost in addition to the maintenance costs. The Condition 

Survey concludes that Trust should budget £925,837.00 for the provision of 

the replacement pitch. 
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1.27 The development of the proposed allocation for housing is the only realistic 

way of the Trust generating notable funds which can be used to deliver the 

essential repair work required by the School. Taylor Wimpey are in a 

position whereby if planning permission is granted, they will acquire the site 

from the Trust and the funds from the sale will be directed directly into the 

above repair works. This is, in Taylor Wimpey and the Trust’s view, an

exceptional circumstance in its own right. 

Q6.6 (i) With reference to Policy 7B for the reserved housing sites (a-d) 

that are defined as Areas of Development Restraint in the adopted 

development plan, is there adequate justification for not releasing 

them for development in this Plan, while removing other sites from the 

Green Belt for development during the Plan period?

1.28 No comment.

(ii) Is there adequate justification for the identification of Lawnswood, 

Cookley (Policy 7B(e)) as a reserved housing site? 

1.9 No comment.

(iii) Are Policy 7B and the reasoned justification in paragraphs 7.17-

7.21 consistent with one another and with national planning policy on 

safeguarded land?

1.30 No comment.
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Appendix 1

DTA Coniston Crescent Access Note





Stourport High School
Coniston Crescent Access Option

DN/19019-05 Site Access Overview 1
1st December 2020

Introduction

1.1 The following note sets out the current position and technical requirements of providing an 

access onto Coniston Crescent. 

Site Access

1.2 It has recently been agreed with Worcestershire County Council (WCC) as Local Highway 
Authority, that from a technical view point, a safe and suitable access can be provided onto 
Coniston Crescent subject to the modest loss of on-street parking due to the access, being offset 
by the development. 

1.3 The site access as agreed is shown on Drawing 19019-03a. This shows a technically compliant 
arrangement in line with the proposed level of development. It is 5.5m wide with 2 x 2m 
footways and 6m junction radii, all of which fully accords with WCC’s requirements as set out in 
the adopted Streetscape Design Guide. 

1.4 The visibility splays have been provided in accordance with the Manual for Streets 
recommendations for the 85th percentile recorded speed of traffic. 

Offsite Impacts

1.5 The two junctions that are required to be assessed as agreed with WCC are:

• A451 Minster Road/Windermere Way junction.

• B4195 Bewdley Road/Burlish Crossing junction.

1.6 Early testing of these junctions shows that the development will have a negligible effect on their 
operation. 

1.7 Importantly, a comparable volume of traffic would travel through the same junctions should the 
access be provided onto Coniston Crescent or Kingsway. Whilst there would be no change to the 
flow profile at the Burlish Crossing junction, traffic that would have turned left into and right out 
of Windermere Avenue would travel straight through if the access were onto the Kingsway.  

1.8 Therefore, the wider impacts of the development would still principally be focussed at these 

two junctions. 
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Appendix 2

Condition Survey
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Appendix 3

Secretary of State Consent Letter



Page 1 of 4









 
 
 
 

clearthinking
 

c o m m e r c i a l p r o p e r t y a d v i c e
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

COMMERCIAL AGENCY
 
 
 
 

LAND & DEVELOPMENT
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

LONDON
0207 317 4550


