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1. Introduction 

1.1. This Planning, Design and Access Statement has been produced to support a full application for 
the development of 5no. self-build dwellings and associated works on Land at Wasperton Road, 
Wasperton (hereafter ‘the application site’).  

1.2. This statement has been produced by RCA Regeneration Ltd on behalf of Malvern Homes 
Limited (the applicant).   

1.3. This document should be read in conjunction with the following supporting technical reports 
and architectural drawings:  

• Location Plan; 
• Elevation Drawings; 
• Floor Plans; 
• Proposed Site Plan; 
• Street Scene;  
• Heritage Statement; 
• Archaeological Assessment; 
• Geo-Physical Archaeology Assessment; 
• Arboricultural Report; and 
• Ecology Survey. 

1.4. The remainder of this statement is set out as follows:  

• Section 2: Site Description and Surrounding Area  
• Section 3: Planning History  
• Section 4: Proposed Development 
• Section 5: Development Plan and Other Material Considerations  
• Section 6: Planning Balance and Conclusions  
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2. Site Description & Surrounding Area 

2.1. The application site is a rectangular, 0.48ha parcel of land, situated on the southern side of 
Wasperton Road.  

2.2. The northern boundary of the site is defined by a hedgerow, with a further hedgerow to the 
eastern boundary. To the west of the site is an existing dwelling, whilst the southern boundary of 
the site is not defined by any existing physical features as the site is part of a wider field.  

2.3. The site is within the Wasperton Conservation Area, which was designated in 2002. The 
Wasperton Conservation Area Leaflet1 states that the Domesday Book recorded that the village 
had a population of 91, a mill and thirty acres of meadows.  

2.4. The Wasperton Conservation Area boundary follows the pattern of the village partly, linked with 
open space and infill. The entrance to the boundary is dominated by the grounds of Wasperton 
House, with more recent 20th Century developments throughout the village. The boundary is 
shown as follows: 

 
1 https://www.warwickdc.gov.uk/downloads/file/474/wasperton_conservation_area 

Figure 2 Wasperton Conservation Area (hatched blue) 

Figure 1 Location Plan 

https://www.warwickdc.gov.uk/downloads/file/474/wasperton_conservation_area
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2.5. The development boundary of Wasperton is illustrated as follows: 

2.6. The access into Wasperton is along a relatively narrow road, lined by trees. The buildings within 
the village are traditional in character, with a prevalence of older red brick dwellings, with a small 
number of infill plots of modern proportions. There are a small number of single storey dwellings, 
but the majority are 2 storey, with a notable array of buildings with gable dormer windows. 

Figure 5 Photograph of dwellings within Wasperton (Google Maps, 2021) 

Figure 4 Photograph of dwellings within Wasperton 

Figure 3 Village Boundary (Local Plan Extract) 
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2.7. Wasperton is situated a short distance south of the River Avon, but the site is not impacted by 
flooding constraints and is within Flood Zone 1 (lowest risk of flooding).  

2.8. The road through the village is a no-through road, but the A429 is a short distance to the east of 
the site (approximately 300m). On this road, bus services can be accessed which provide approx. 
1 service per hour to Warwick and Stratford-upon-Avon where higher order services are available.  

2.9. Barford is a short distance to the north of the site and can also be accessed using this bus route, 
a journey which would also take around 5 minutes. Barford has expanded in recent years, and 
contains restaurants, a shop and primary school.   

2.10. The site falls within Warwick District Council, in South Warwickshire.  
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3. Planning History  

3.1. The planning history for the site is as follows: 

Reference Description Decision  Date 

W/10/0175/AG Erection of an agricultural building on land 
in Wasperton village 

Refused 12/03/2010 

 

3.2. The reason for refusal of this application was that the agricultural building did not preserve or 
enhance the special architecture of the Conservation Area due to its size and visibility. It was 
therefore contrary to Policy DAP 9 of the Warwick District Local Plan 1996-2011.  

3.3. There are a small number of other applications listed under the address Wasperton Hill Farm 
(the address of the aforementioned application), but no plans and documents are available, so it 
is not possible to determine where exactly these relate to, and whether they are within the site. 
In any case, they relate to the formation of an access (permitted development), storage building 
(refused) and extraction of sand and gravel (refused) which are not directly relevant.  
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4. PROPOSED DEVELOPMENT 

4.1. This planning application proposes the development of 5 self-build dwellings.  

4.2. The dwellings all have 4 bedrooms and are all accompanied by timber framed car ports. As with 
many dwellings in Wasperton, the new homes would be set back within their plot, with a series 
of private driveways. This allows room for landscaping to the site frontage, to replace the sections 
of hedgerows that would be removed to make access.   

4.3. The dwellings contain a variety of elevational treatments, to create variety and visually 
interesting streetscene. The layout of dwellings seeks to continue the linear pattern of the village 
and would appear to be located in an ideal position to be able to fulfil this.  

4.4. The proposed site layout is shown below: 

 
4.5. Each dwelling benefits from a garden of suitable proportions, whilst a hedgerow boundary will 

be introduced to the rear of the site, with the rest of the paddock land being retained for its 
existing purpose.   

4.6. A more detailed explanation of the design approach is included later in this document.   

  

Figure 6 Proposed Site Layout 
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5. DEVELOPMENT PLAN AND OTHER MATERIAL 
CONSIDERATIONS 

5.1. The Planning and Compulsory Purchase Act 2004 at Section 38(6) states that the determination 
of planning applications under the Act must be made in accordance with the Development Plan 
unless material considerations indicate otherwise.   

The Development Plan  

5.1.1. The development plan comprises the Warwick District Local Plan (2017) (LP). 

5.1.2. We consider the relevant policies of the LP to be as follows: 

Table 1 - Relevant LP Policies 

Policy Ref and Name Details 

DS5 Presumption in Favour 
of Sustainable Development 

This policy reflects the presumption in favour of sustainable 
development set out in the NPPF.  

EC3 Protecting 
Employment Land and 
Buildings 

This policy seeks to protect employment land and buildings, 
which will not be permitted unless the development meets 
one of a number of conditions, such as if the continued use 
would not be viable.  

H0 Housing This policy seeks to ensure the right amount, quality and mix 
of housing is secured.  

H1 Directing New Housing This policy sets out the spatial distribution of new housing, 
stating that new development will be permitted within 
Limited Infill Villages. Wasperton is a Limited Infill Village. 

H2 Affordable Housing This policy sets out the requirements to provide affordable 
housing.  

H15 Custom and Self-build 
Housing Provision 

Proposals for custom and self-build housing will be 
encouraged and will be approved in suitable locations, such 
as within infill villages.  

SC0 Sustainable 
Communities  

This overarching policy contains a number of requirements 
for new developments to ensure they are sustainable.  

BE1 Layout and design New development should be permitted where it contributes 
to the character and quality of its environment through good 
design, developments are required to demonstrate 
compliance with a significant number of requirements, such 
as relating well to the settlement pattern, using appropriate 
materials and producing an attractive environment.  

BE3 Amenity  This policy ensures high standard of amenity for existing and 
future residents.  

TR1 Access and Choice This policy seeks to ensure safe and suitable access will be 
provides for all users, whilst promoting sustainable modes of 
transport.  

TR3 Parking This policy seeks to ensure sufficient and appropriate parking 
is provided.  

HS1 Healthy, Safe and 
Inclusive Communities  

This policy encourages the potential for creating healthy, safe 
and inclusive communities.  
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HS6 Creating Healthy 
Communities 

This policy expands on HS1, providing key considerations and 
measures to promote the aims of the policy.  

HS7 Crime Prevention Through a number of considerations, this policy encourages 
developments to reduce the potential for criminal activity 
through good design.   

CC1 Planning for Climate 
Change Adaption 

This policy requires all developments to be designed in a way 
which is resilient and adapts to climate change.  

FW1 Reducing Flood Risk This policy seeks to ensure new developments would not be 
at risk of flooding, whilst ensuring that new development 
would not increase the risk of flooding elsewhere.  

FW2 Sustainable Drainage New developments must include SuDS.  

HE1 Designated Heritage 
Assets and their setting 

Developments will not be permitted where they would lead 
to substantial harm to or the total loss of the significance of 
the heritage asset, unless it is demonstrated that the loss is 
necessary to achieve the substantial public benefits. Where 
the development would lead to less than substantial harm to 
the significance of the asset, the harm will be weighed 
against the public benefits, including securing its optimum 
viable use.  

HE2 Conservation Areas There will be a presumption in favour of the retention of 
unlisted buildings which make a positive contribution to the 
character and appearance of the Conservation Area. 
Demolition of unlisted buildings will only be granted where 
the detailed design of the replacement can demonstrate that 
it will preserve or enhance the character and appearance of 
the CA.  

NE1 Green Infrastructure  The Council will seek to protect and enhance the districts 
green infrastructure.  

NE3 Biodiversity New development will be permitted provided it protects, 
enhances or restores habitat biodiversity.  

 

Other Material Considerations   

National Planning Policy Framework   

5.2. The Government published the latest revision of the National Planning Policy Framework (NPPF) 
in February 2019. Paragraph 7 of the NPPF confirms that the purpose of the planning system is to 
contribute to the achievement of sustainable development through plan making. 

5.3. The relevant NPPF sections are as follows:  

Section Details 

2. Achieving 
Sustainable 
Development  

The NPPF is clear in its aim for achieving sustainable development, which 
means meeting the needs of the present without compromising the 
ability of future generations. Developments should seek to meet 
economic, social and environmental objectives. Decisions should apply a 
presumption in favour of sustainable development, and as such should 



 

 

13 | RCA REGENERATION | PDAS | RCA479p 

MALVERN HOMES LTD 

approve developments that accord with an up to date development plan 
without delay.  

4. Decision 
making 

Planning authorities should approach decisions in a positive and creative 
way, working proactively with applicants to secure developments that will 
improve the economic, social and environmental conditions of an area. 
Planning applications must be determined in accordance with the 
development plan unless material considerations indicate otherwise.  

5. Delivering a 
sufficient supply 
of homes  

This NPPF sets out the approach of the Government to significantly boost 
the supply of housing. It states that affordable housing is needed 
amongst a varied mix, size, type and tenure. Provision of affordable 
housing should be expected to be met on site.  

8. Promoting 
healthy and safe 
communities  

The development should aim to achieve a healthy, inclusive and safe 
place. Through promoting social interaction, ensuring that developments 
are safe and in order to enable healthy lifestyles.  

9. Promoting 
Sustainable 
transport  

In terms of decision making, it should be ensured that appropriate 
opportunities to promote sustainable transport have been taken, safe and 
suitable access can be achieved for all users and impacts from the 
development can be mitigated to an acceptable degree.  

11. Making 
effective use of 
land 

This NPPF places emphasis on ensuring that sufficient land is available to 
meet the objectively assessed housing need and decisions should reflect 
the need for certain land uses. The NPPF also details that sufficient 
density should be secured for each site, to make the most effective use of 
land.  

12. Achieving well-
designed places 

This chapter of The Framework highlights the centrality of high quality 
buildings and places to sustainable development. The chapter sets out a 
number of requirements, such as adding to the overall quality of an area 
and establishing a strong sense of place.   

15. Conserving 
and enhancing 
the natural 
environment 

This chapter highlights the importance of enhancing the natural 
environment. This section of the Framework sets out the importance of 
protecting and enhancing biodiversity and geodiversity, whilst also 
ensuring the suitability of developments in relation to ground conditions 
and pollution.  

16. Conserving 
and enhancing 
the historic 
environment 

In determining planning applications, applicants should describe the 
significance of any heritage assets affected and the contribution made by 
their setting. The level of detail should be proportionate to the assets’ 
importance. The Framework details the importance of conserving and 
enhancing designated and undesignated heritage assets. It notes that 
not all areas of a Conservation Area will necessarily contribute to its 
significance.  
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5.3.1. The Warwick District Residential Design Guide (2018)2 is a Supplementary Planning Document 
(SPD) used to support policies BE1, DS3, H1, SC0, TR1, HS1 and HS7 (amongst others) in the LP. 

5.3.2. It sets out how local distinctiveness, densities, scale, mix, design and appearance, gardens, 
materials, access, landscaping and parking should be considered within the design process and 
seeks to drive design quality.  The SPD includes examples of good design, including on sites 
affected by historic assets.  

5.3.3. The Warwick District Parking Standards (2007) SPD sets out parking design requirements and 
ratios for all new development around the district.  The proposals have taken account of expected 
parking standards, as well as the location of the site within a sustainable village and in light of the 
other constraints of the site.  

5.3.4. The Custom and Self-build SPD (2019) is a short document which provides further information 
about the legal requirement for Councils to maintain a register of people seeking to acquire land 
to build a home for themselves. The SPD repeats the provisions contained within Policy H15 and a 
series of requirements for serviced plots on larger sites. The SPD states that the Council will provide 
an annual Progress Report (one has not been provided as discussed below), it also states that if 
the demand significantly exceeds the quantum of suitable plots, then the SPD will be reconsidered 
along with any other powers the Local Authority may have to meet the Council’s legal obligations.  

5.3.5. The Wasperton Conservation Area Leaflet provides additional information in relation to the 
origin of the village and the Conservation Area itself, which was designated in 2002. The 
Wasperton Conservation Area Leaflet3 states that the Domesday Book recorded that the village 
had a population of 91, a mill and thirty acres of meadows.  

5.3.6. The Wasperton Conservation Area boundary follows the pattern of the village partly, linked with 
open space and infill. The entrance to the boundary is dominated by the grounds of Wasperton 
House, with more recent C20 developments throughout the village. The Leaflet identifies a key 
view from the north east corner of the site across the trees associated with the Church.  

5.3.7. The Warwick District Custom and Self Build Progress Report (2019) documents the demand and 
supply of self-build and custom homes. This is required by the self-build and Custom 
Housebuilding Act 2015 (as amended by the Housing and Planning Act 2016).  

5.3.8. This data is presented into base periods, with a comparison of demand, supply and the 
outstanding supply. Since 2015/2016 (Base Period 1), the number of outstanding units has increased 
every Base Period and there is now a shortfall of 66 dwellings. This of course is in addition to anyone 
who may register since this date. An extract from the Progress Report Is included overleaf. 

5.3.9. It is clear that there is a significant unmet demand for self-build and custom homes in the 
Warwick District.  

 

 

 
2 https://www.warwickdc.gov.uk/downloads/file/4782/residential_design_guide  
3 https://www.warwickdc.gov.uk/downloads/file/474/wasperton_conservation_area 

https://www.warwickdc.gov.uk/downloads/file/4782/residential_design_guide
https://www.warwickdc.gov.uk/downloads/file/474/wasperton_conservation_area
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5.3.10. A recent appeal decision in Wychavon (REF: APP/H1840/W/19/3241879) was allowed. The site 

was outside the settlement boundary and thus within open countryside. In the appeal, there was 
no dispute regarding 5 year housing land supply, but the Inspector also disagreed with the 
Council’s view that this type of housing should fall under the umbrella of open market housing. 
The Inspector allowed the Appeal, largely because the Council had not satisfactorily 
demonstrated that it has granted enough permissions to meet the demand for self-build and 
custom homes in the District. 

5.3.11. There is further precedent for self-build developments, with a further recent appeal being 
allowed in Ledbury (REF: APP/P1615/W/18/3213122) for the construction of 5no. self-build 
dwellings, outside but adjacent to the settlement boundary. In this case, the site was surrounded 
on three sides by the existing settlement, and the Inspector found there to be no reason why the 
development could not be integrated without harm to the character of the settlement. The 
Council could demonstrate a 5 year housing land supply and had a recently adopted 
development plan. In relation to the provision of self-build dwellings, the Inspector found that - 
despite the Council’s arguments - they did “not share the Council’s apparent confidence that the 
requirement would be met”.  

5.3.12. An Appeal Decision in Chorley (REF: APP/D2320/W/20/3247136) demonstrates the importance of 
secondary sources in establishing the need for this type of housing. In this instance, the Inspector 
stated that whilst secondary data may indicate aspiration rather than direct need, the data can 
show where there is greater than the Register may suggest.  

 

Figure 7 Extract from Self-build Progress Report 2019 
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PLANNING BALANCE 

5.4. The following paragraphs assess the conformity of the proposed development with the policies 
contained within the development and other key material considerations.  

Principle of Development   

5.5. It is self-evident that the Government is seeking to actively increase the supply of self-build and 
custom homes, as set out at paragraph 61 of the Framework and within the PPG. This is enacted 
in the relevant legislation: The Self-build and Custom Housebuilding Act 2015 (as amended), 
Custom Housebuilding Regulations 2016 and the Housing and Planning Act 2016.  

5.6. The Self-Build and Custom Housebuilding Act 2015 (as amended) places a statutory duty on local 
authorities to meet demand from its Self-Build Register. This means there is a requirement to 
grant permissions for at least an equivalent number of self-build dwellings to meet the need, as 
defined by the register and other sources. 

5.7. The importance is reiterated in the Planning for the Future White Paper (2020), which gives 
numerous mentions to this type of housing and explicitly at paragraph 1.12 states that the 
Government wishes to “support innovative developers and housebuilders, including… self 
builders”.  

5.8. The most recent Warwick Progress Report dates to 2019, with no evidence for the last two years. 
On average (between 2015-2019), the demand has been 99.5 (100) units, whilst the supply has 
been (on average) 79 units. This is evidenced by the fact that in Base Period 2 the outstanding 
figure was (-4), this outstanding figure jumped to (-48) in BP3 and (-66) in BP4.  

5.9. Should this trend continue (and there is nothing to suggest there will be a significant change, 
given that the supply dropped after the Local Plan was adopted in September 2017) the shortfall 
will have increased to (-87) in BP5, increasing to (-126) next year, which is BP7 (2021-2022). Within 
a few years, Warwick will be unable to meet the supply as the outstanding figure increases year 
on year.  

5.10. In addition, it is unclear on what basis the Council have counted their ‘supply’ figures. In the 
Wychavon appeal decision, listed in paragraph 5.3.8, the Inspector was clear that it was not 
sufficient to rely on CIL exemption forms without further analysis. Because, as it was explored in 
a recently (2020) Inquiry in Chorley (REF: APP/D2320/W/20/3247136), less than one third of those 
indicating an intention at application stage that they intended to pursue the CIL Self-Build 
exemption, actually realised this by reaching the CIL Form 7 Part 2 stage, which is the stage 
applicants must provide details to prove that they are a self-builder.   

5.11. But given the lack of recent data, it is argued that the Council have not provided evidence that 
they have provided enough suitable serviced plots of land to meet the demand for self-build and 
custom homes, with the last progress update being published in 2019.  

5.12. This site therefore provides an excellent opportunity to address the statutory duty to provide 
sufficient self-build plots.  

5.13. In addition, the aforementioned Chorley decision demonstrates the importance of secondary 
sources in establishing the need for this type of housing. In this instance, the Inspector stated 
that whilst secondary data may indicate aspiration rather than direct need, the data can show 
where there is greater than the Register may suggest.  
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5.14. As such, we have acquired data for Build Store which states that there 185 individuals registered 
on PlotSearch, The Right to Build Register and Custom Builds between June 2019 and July 2021, 
though there were many more on the registers dated before this date. This suggests a continued 
strong demand.  

5.15. In addition, the supporting text to Policy H15 states that most people applying have identified a 10-
20 mile radius of Warwick, Leamington and Kenilworth as a preferred location. As Warwick is less 
than 5 miles from the site, it is expected that there would be significant demand for self-build 
dwellings in this location.   

5.16. It is acknowledged that the site is positioned outside the settlement boundary for Wasperton 
(Limited infill Village), within the open countryside, and is therefore contrary to the provisions of 
Policy H1, which directs development within the boundaries of Limited Infill Villages. However, as 
it was argued in the Wychavon appeal decision, this is no more than a technical conflict.  

5.17. This is because a review of the policies map shows it to be incredibly tightly drawn, yet the site is 
clearly within Wasperton and in a location that lends itself excellently to infill development, with 
existing residential development to the north, east and west of the site.  

5.18. There are also notable similarities between the application and the proposals before the 
Inspectors in Ledbury and Wychavon. In particular, the Ledbury appeal decision was allowed as 
the Inspector concluded that the site was surrounded on three sides by the existing settlement, 
and the Inspector found there to be no reason why the development could not be integrated 
without harm to the character of the settlement. This is argued to be the case with these 
proposals too. In both appeal decisions, the Councils were able to demonstrate a 5 year housing 
land supply. 

5.19. For the reasons set out, the Council in this instance has not satisfactorily demonstrated that it 
has granted enough permissions to meet the need identified. As such, the weight to be afforded 
the provision of self-build housing is significant. Therefore, the principle of development should 
be supported.  

Layout   

5.20. Wasperton is a linear village with almost all dwellings being accessible directly from Wasperton 
Road, with private driveways.  

5.21. The development is conscious of the existing settlement pattern, with the five detached 
properties being of a different size dependent on their location within the site. Opposite the 
central part of the site are two small cottages, which is reflected in plots 3 and 4 being smaller 
more modestly sized dwellings. Either side of these plots are larger detached properties, which is 
reflected in the larger detached homes opposite the site.  

5.22. In addition, units 2 and 3 – situated opposite the cottages (9 &10), are offset in their plot to reduce 
the impact on the cottages, which sit close to their respective boundaries.  

5.23. It has also been identified how the streetscene in Wasperton has a unique unpredictability in its 
nature, with a mixture of units that are in some cases relatively close to the road, and others 
further way. To create a sense of organic development, the car ports/car barns are to be located 
closer to the road in the two end dwellings, yet alongside dwellings 2, 3 and 4. 

5.24. Gardens are c. 15m in depth, which maintains the character of the settlement in terms of their 
size too.  
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5.25. In addition, the size of plots are commensurate with the surrounding area, and the layout would 
sit comfortably within the village and would not feel like a suburban addition.  

5.26. The development layout therefore can demonstrably be shown to harmonise with the existing 
form of development, given that it has had regard for the existing settlement pattern, therefore p 

 

Housing Mix and Type 

5.27. The proposed development is for the construction of 5no. self-build dwellings.  

5.28. All dwellings would contain four bedrooms, which accords with the most recent data provided 
by Warwick District Council in terms of the Self Build Progress Report which states the greatest 
need to be this size of property: 

Figure 8 Proposed Site Layout 

Figure 9 Bedroom Requirement (Extract from WDC Progress Report, 2019) 
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5.29. In addition, Policy H4 of the Local Plan recognises that small sites are not always able to provide 
a mix of housing.  

Scale and Massing  

5.30. It was identified that Wasperton is made up of predominantly 2 storey dwellings, though there 
are some bungalows and a prevalence of 1.5 storey dwelling with projecting gable dormers. The 
Conservation Area leaflet also identifies 2 storey dwellings as being more common.  

5.31. Therefore, the proposed dwellings are a combination of 2 and 1.5 storeys. The height of dwellings 
are commensurate with surrounding dwellings, as shown on the submitted streetscenes, albeit 
positioned slightly lower than number 15 and 16 to the west of the site.  

5.32. In addition, the roof profile of all dwellings are broken into smaller parts, which breaks up the 
massing of the buildings to stagger the ridgeline, providing a softer development.  

5.33. The scale, height and position of the development is such that there would be no impact on 
amenity of adjacent or adjoining uses.  

5.34. The development therefore respects the scale and massing of the surrounding area and 
therefore complies with the aims of the Design Guide SPD in this regard.  

Design  

5.35. The area has been shown to contain a wide range of development styles, shown previously in 
figures 4 and 5. In addition to these extracts, the village is characterised by red brick dwellings, 
and red brick features, with brick boundary walls being a component part of the streetscene 
further into the village towards the Church.  

5.36. The design of surrounding dwellings is traditional, and this is something which has been 
replicated within this development.  

5.37. Dwellings all have an element of brick at the ground floor level, and then the first floor of each 
unit varies. Plot 3 has red brick and render, plots 1 and 5 have a mock Tudor finish, whilst plots 2 
and 4 are finished with render to the first floor. This variation is spread through the plots to 
create variety and distinctiveness.  

Figure 10 Plot 2 CGI 
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Figure 11 Plot 4 CGI 

Figure 12 Plot 5 CGI 
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5.38. The oak framed first floors and the use of reclaimed brickwork continue the theme of the 

dwellings as being local and historical, with connections to Wasperton and the wider 
Warwickshire area.  

5.39. The development replicates a number of common themes in the design of the five properties, 
such as the timber casement windows, traditional doors, detailed chimneys and quality 

Figure 13 Plot 3 CGI 

Figure 14 Plot 1 CGI 
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materials. The porches are also designed to a high standard, and are indicative of the standard of 
quality being aimed for with this development. 

5.40. The traditional arrangement of doors and windows ensures a successful façade, with ground 
floor windows being larger than first and second floor windows in most instances. Where 
dormers are proposed, they ordinarily align with windows beneath, to ensure a symmetrical 
appearance.   

5.41. The use of gables is common in this area, as shown on the extracts. Where gables are proposed, 
they are in proportion to the rest of the dwellings, and do not project overly, so as not to break up 
the established building line otherwise created by the development.  

5.42. The rear elevations are characterised by having larger window openings, with the use of bi-fold 
doors at the ground floor and Juliet balconies to the upper floors. This makes the best use of the 
southern facing elevation, with passive solar heating, without the windows being so large that 
there would be any risk of overheating.  

5.43. The high standard of design is shown on the submitted plans and visuals. 

Access  

5.44. Each dwelling would be accessed directly from Wasperton Road at the site frontage. This 
necessitates the creation of 5 points of access.  

5.45. This is consistent with the majority of dwellings in the surrounding village, and sufficient parking 
is provided to ensure that there would be no risk of parking on the relatively narrow road 
through the village.  

5.46. Each dwelling is accompanied by a car port, which provide shelter for 1-2 vehicles, in a traditional 
attractive oak framed style, which continues the theme of rurality being achieved with the 
development.  

5.47. As it was identified, the site is close to Barford to the north. Whilst accessible within 5 minutes 
using a bicycle, it is acknowledged that many may prefer to use the bus service, with a stop 
available a short walk from the site. Warwick is also accessible within 25 minutes using a bicycle.  

5.48. To encourage cycling use, the car ports have integrated cycle storage. There may also be 
opportunities for the installation of electric car charging points.  

5.49. Wasperton Road is fairly typical of rural village roads, which do not lend themselves to higher 
speeds. Indeed, the speed limit is 20mph and is used by pedestrians in the absence of a formal 
footpath.  

5.50. The site benefits from an existing access at the northeast corner of the site. The existing 
Gardener Way would be extended into the site. CrashMap data4 shows no accidents within the 
village for the period 2010-2020, with only one slight collision at the Wasperton Road/A429 
junction. As such, there is no reason to conclude that the development would have any adverse 
effect on Highway safety.  

 

 

 

 
4 https://www.crashmap.co.uk/Search 
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Non-Technical Summary  

Archaeology 

5.51. An archaeological Desk Based Assessment found there to be a low-moderate potential for 
Prehistoric finds and features, with a low potential for finds dating to all other periods. The 
Assessment recommended a geophysical survey, which was also conducted.  

5.52. This Survey found no definite archaeological anomalies, but some linear trends of unknown 
origin were identified. These were likely to be of modern origin.  

Built Heritage 

5.53. There are no listed buildings within the site, but there are within the vicinity. These include The 
Elms (Grade II), Old Manor House (Grade II*) and St John the Baptist Church (Grade II) within the 
wider village. Due to the separation and screening between the site and these heritage assets 
there would be very limited to no harm to their setting. Importantly, the site is in the central area 
of the Wasperton Conservation Area. 

5.54. In relation to the Church, there would be some very limited visual harm (less than substantial, 
lower end), as the development would likely limit views towards the boundary trees associated 
with this building. But the Church cannot be seen from the site frontage in any event. This very 
limited harm would be outweighed by the public benefits of the proposals. In connection with 
this, the same very limited harm is described in relation to the views of the trees associated with 
the Church, though as previously, this is outweighed by the benefits associated with the 
development.  

5.55. In respect of the Conservation Area, the Statement notes that the unbroken line of hedging at 
the site frontage impedes views into the site, with the exception of the gateway at the north 
eastern corner. The Statement does state that the utilisation of green space and landscape at the 
site frontage will ensure new development is not overly apparent from Wasperton Road and the 
design approach is responsive to the local vernacular. The Statement acknowledges some harm 
(lower end of the less than substantial scale) from the loss of this view, this (as before) is 
outweighed by the public benefits associated with the proposal.  

5.56. The Statement comments on other historic buildings, stating that whilst numbers 15 and 16 are 
historic, they are not listed. Nevertheless, the set back of development within the site ensure that 
they will retain a sense of prominence.  

5.57. The Statement concludes that a development could be accommodated at the site by being set 
back within the plot as well as a sympathetic landscaping approach.  

Arboricultural Impact Assessment (AIA) 

5.58. This AIA found there to be 13no individual trees, 9no. groups of trees and 2no. hedges. The trees 
were generally found to be in good to fair condition, though one tree and one group were found 
to be unsuitable for retention.  

5.59. In order to facilitate a development some trees would be impacted, but the only trees identified 
for removal are of ‘low quality’. The AIA recommends that these are mitigated for with a post 
development planting scheme, which could be secured by way of a suitably worded condition.  
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Preliminary Ecological Appraisal (PEA) 

5.60. The PEA found there to be no statutory sites within the study area. A total of 6no. non-statutory 
sites were identified within 1km, but a development at the site would have no impact on these 
sites.  

5.61. The hedgerows at the site are species rich, but would not be an important hedgerow due to its 
characteristics and this would be retained as far as possible.  

5.62. The PEA found there to be no requirement for additional surveys in relation to badgers, bats, 
reptiles, birds, riparian mammals or GCN. Nevertheless, the PEA provides a series of 
recommendations to avoid any harm to any protected species, in particular lighting 
requirements due to the potential for bats.  

Drainage Strategy 

5.63. The Drainage Strategy and accompanying note states that there is likely to be good potential for 
soakaways due to the soil characteristics, and as a result 5no. soakaways are provided within the 
development. The note also provides additional information in terms of foul drainage, which 
would be managed with domestic treatment plants.  

 
Planning Balance and Conclusion 

5.64. The proposed development is for the construction of 5no. dwellings, on land at Wasperton Road, 
Wasperton. It is considered that the development of the site would constitute sustainable 
development.  

5.65. In an environmental sense, the proposals are to redevelop a vacant site, which does not require 
the loss of substantial amounts of habitat. Only short sections of hedgerows are to be lost to 
facilitate access, but the development proposes landscaping to replace this loss. In addition, the 
development provides opportunities for active travel through the provision of cycle storage and is 
within a location in which people can take advantage of bus routes into nearby Barford or 
Warwick. The development will be built to a high standard, utilising local materials where possible, 
and maximises opportunities for passive solar gain in appreciation of the southern facing rear 
elevations with slightly larger windows. The PEA acknowledges that there are no designated 
habitats or species within the site, either.   

5.66. The economic benefits are two-fold. In the short term, the development will create employment 
opportunities in the form of construction. These benefits extend into the long-term, through the 
fact that residents are also likely to spend money locally. The Council will also benefit from increase 
tax revenues, which will be used to support local services. The proposals will also contain superfast 
broadband if feasible (Policy BE5), which will allow people to work from home, which has become 
increasingly important throughout the COVID-19 pandemic. Whilst it is acknowledged that 
services locally are limited, the NPPF recognises that a development in one village is likely to 
support services in nearby villages.  

5.67. There would also be social benefits in relation to the proposal, since 5 dwellings would be created, 
of mixed sizes which improves housing choice locally. The proposed development is also within 
walking distance of an extensive public footpath network, to which this site connects, which is 
ideal for recreational pursuits. This will help to support the emotional and physical wellbeing of 
future occupiers. The social benefits are enhanced by the provision of self-build dwellings, of which 
a shortfall has been identified.  
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5.68. The provision of self-build dwellings should attract substantial weight in the planning balance, 
because at present the Council has not demonstrated that it has granted enough permissions to 
meet the demand for self-build and custom homes in the District. The importance of this has been 
illustrated in numerous appeal decisions; with several approvals in locations outside - but adjacent 
to - the development boundary of villages.  

5.69. Policy H15: Custom and Self-build Housing Provision provides a number of suitable locations in 
which self-build developments will be encouraged and supported, one of which is “e) appropriate 
locations within infill villages”. Whilst it is noted that the site is outside the development boundary, 
this is considered to be a technical breach, as it was successfully argued in the Wychavon appeal 
decision. Because in this instance, it is apparent that the development could comfortably fit into 
the village and provides a natural infill opportunity with residential development on three sides of 
the site. This is illustrated on the proposed site layout, which thoughtfully positions buildings to 
respond to the existing settlement.  

5.70. In addition, the supporting text to Policy H15 states that most people applying have identified a 10-
20 mile radius of Warwick, Leamington and Kenilworth as a preferred location. As Warwick is less 
than 5 miles from the site, it is expected that there would be significant demand for self-build 
dwellings in this location.   

5.71. It is noted that the site is within the Wasperton Conservation Area. In this regard, the Heritage 
Statement identifies less than substantial harm (lower end), as the development would restrict 
views from the site access across to the trees associated with St John The Baptist C of E Church. 
Nevertheless, the Heritage Statement concludes that the public benefits associated with the 
development outweigh this very limited harm. It should also be noted that the development will 
introduce 5no. new accesses to the site frontage, which may allow glimpses through the 
development to the trees in any event.  

5.72. Importantly, from a heritage perspective, the report concludes that the design approach is 
receptive to the local vernacular, in particular because of the utilisation of landscaping and green 
space which maximises the green edge to Wasperton Road. Together with the siting and 
alignment of buildings, the development will not be overly apparent from Wasperton Road.  

5.73. The provision of landscaping at the site frontage will ensure that the development contributions 
to Green Infrastructure and Biodiversity, in accordance with policies NE1, NE3 and NE4.  

5.74. The public benefits associated with the development are the provision of 5no. new high quality 
homes which will improve housing choice locally. The quality of design is such that it will provide 
an enhancement to the design quality, and will also preserve the character of the Conservation 
Area, in full accordance with Policy HE2. These public benefits are enhanced by the delivery of self-
build housing and will assist the Council in meeting its requirements.  

5.75. The proposed development is of a high standard, providing quality design and sufficient private 
amenity space which will ensure a good standard of living, having consideration to the Design SPD 
and the policies BE1 and BE3 of the development plan.  

5.76. The accompanying documents have also set out how the development is entirely deliverable from 
an ecological, arboricultural, drainage and heritage perspective.  

5.77. On balance, it is considered that the proposed development aligns with the Local Plan and NPPF, 
and therefore should be approved without delay.  

 


