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Application No: PAP/2015/0222

Barge And Bridge PH, 79, Coleshill Road, Atherstone, CV9 2AB
Demolition of existing public house building. Erection of building for 9 flats and
associated works, for
Arragon Construction Limited
Introduction
This application is referred to the Board at the discretion of the Head of Development
Control.
The Site
This is an area of 0.08 hectares comprising the Barge and Bridge Public House
including the building, car park and outdoor seating areas. The site occupies a
prominent position on the south east corner of a staggered junction on the Coleshill
Road, a major road leading into the town with Westwood Road and Minions Close. The
opposite corner is occupied by Queen Anne House, 68 Coleshill Road, a Grade II Listed
Building. The site currently presents an open frontage to the Coleshill Road with the
existing building set back within the site. The open aspect is enhanced by Westwood
Road and the adjacent main railway line which are to the north of the site. There is a
new block of residential development being constructed immediately to the east. To the
south is a range of buildings used for motor repairs, the canal and the presently vacant
Britannia Mill premises.
Appendix A illustrates the location.
The Proposal
It is proposed to demolish the existing public house building and to erect a three storey
building of brick and clay tile construction providing nine apartments – three two bed on
each floor - with twelve car parking spaces and associated works to provide a refuse bin
storage area. Vehicular access would be provided via the arrangements to be installed
to the residential development with extant planning permission permitted to the rear of
the application site. This new block would be three stories in height too. The site is in
the same ownership as the current application site. Pedestrian access into the building
would be from the rear parking area. The “door” on the Westwood Road elevation
provides access to meters and services.
The footprint of the new building is larger than that of the current building and as such
its elevations would be closer to both Westwood and Coleshill Roads than the existing.
However it would be no taller than the current building. The appearance of the new
building doesn’t replicate the particular character of the Public House because it follows
that previously approved and now under construction next door.
The motor repairs business referred to above and adjoining the application site to the
south benefits from a right of access across the application site to Coleshill Road. As a
consequence this has to be safeguarded and the existing vehicle access to the Coleshill
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Road is thus retained. This will be controlled by a barrier which will be closed by the
occupier of the adjoining property when those premises are not in use.
The application is accompanied by two supporting documents. The first is a Site
Investigation Report which concludes that in view of the low levels of priority
contaminants within the soils and the lack of pollution linkages, no remedial works will
be required. The second is a Noise Assessment report recommending the installation of
appropriate acoustic glazing and ventillation measures as a consequence of the
proximity to the railway line.
Appendix B illustrates the layout and Appendix C is a street scene. Both show the
proposed development in context with the block presently under construction to the
east.
Background
The proposals have been amended since originally submitted and the latest plans were
recently sent out for re-consultation. The responses below relate to the latest plans.
Consultations
Warwickshire County Council as Highway Authority – It has no objection subject to
conditions to ensure the provision of safe vehicle access through appropriate access
design; the provision of a barrier to the Coleshill Road access and the re-instatement of
areas within the existing access arrangement that are no longer required.
Environmental Health Officer – No objection subject to standard conditions to require
details of ground gas migration protection and noise attenuation measures to be
submitted prior to commencement.
The Canal and River Trust – No comments received
Representations
Atherstone Civic Society – The Society objects. It considers that the scale and height of
the proposed building is over-dominant in this prominent, sensitive location and that it
adversely affect the settings of nearby heritage assets – the Grade II Listed Buildings of
Britannia Mill and Queen Anne House as well as the historic canal corridor which
includes a number of locks, also listed buildings, and the approach into and out of the
town. There have been several responses as amendments have been received. These
are included as Appendix D, but whilst some of the detailed matters might have been
resolved, the principal objection remains as outlined above.
Atherstone Town Council – The Council objects. The proposal is considered to be an
over-development of the site with inadequate parking, which will cause on-street parking
on near roads thus causing highway safety issues.
Development Plan
The Core Strategy 2014 – NW1 (Sustainable Development); NW2 (Settlement
Hierarchy), NW5 (Split of Housing Numbers), NW6 (Affordable Housing), NW10
(Development Considerations), NW12 (Quality of Development), NW14 (The Historic
Environment), NW18 (Atherstone) and NW20 (Services and Facilities)
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Saved Policies of the North Warwickshire Local Plan 2006 – ENV6 (Land Resources):
ENV12 (Urban Design), ENV13 (Building Design), ENV14 (Access Design), ENV15
(Conservation) and COM2 (Protection of Community Facilities)
Other Material Planning Considerations
The National Planning Policy Framework 2012 – (the “NPPF”)
The National Planning Practice Guidance 2014
Observations
There is no objection in principle here. The site is inside the development boundary
defined for the town and significant housing growth is also allocated for the town by the
Development Plan. Moreover the site next door has an approval for a similar
development. However the proposal would lead to the loss of a community facility. In
this case it is considered that this is does not carry substantial weight. This is because
the premises have been vacant for some time; they are in need to significant renovation
and there are other equivalent facilities within walking distance. In other words the loss
of the facility here would be unlikely to have a detrimental impact on the viability and
vitality of the town. The main issues here are thus going to be matters of detail. In this
respect the representations identify the main considerations.
The present building is not a Listed Building and neither is the site itself in the town’s
Conservation Area. The site however is a prominent one, given its location on one of
the main roads into and out of the town and its proximity to the canal. Moreover it does
stand on high ground. Coleshill Road rises as it exits the town and Westwood Road too
is at a lower level to the east. The present building is tall although only being two stories
in height and thus it too is a prominent feature in the surrounding street scene. It is
however set back from the Coleshill Road frontage. The key issue in terms of the
proposal here is thus whether the proposed built form is appropriate for this site, not that
it is different from the existing building. It is agreed that a three storey building here is
appropriate given the height of the existing building; the development under
construction on the adjoining site and the mass of the Britannia Mill buildings to the
south on the other side of the canal. The narrowing of the building line onto the Coleshill
Road is not considered to be adverse given that it would provide a visual “stop” when
looking south out of town along the road and again because of the backdrop of the
significant mass of the Britannia Mill factory buildings. The north facing gable and its
double bay window adds visual interest to this corner too. In conclusion it is considered
that the proposed built form is appropriate for its location.
Members will be aware that the Council has a statutory duty to have special regard to
the desirability of preserving listed buildings, including their settings and their particular
architectural and historic interest. Here there are Listed Buildings close by. It is
considered that there is no direct impact on their particular architectural or historic
interest either externally or internally, but that rather the matter revolves around the
impact of the proposed development on their settings. Queen Anne House is a Grade 2
Listed Building to the west of the site on the other side of the road. The significance of
this asset is the retention of an intact late 18th/early 19th Century house with its
associated garden and boundaries and contemporaneous architectural details both
inside and out. It sits within its own site between the railway line and the Minions Close
residential road. The proposed development would not significantly impact on this
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setting. This is because the House would retain its significance as described; its’
prominent and very visual presence when viewed from the Road would not be lost and
the space around it would not be “invaded”. The height of the proposed building and the
narrowing of the gap between it and Queen Anne House is not considered to be
material given the space and separation distances. This conclusion still holds when the
cumulative impact with Charles Willis Court on the other side of the railway line is
considered. Overall therefore the harm caused to the significance of the asset is
considered to be limited. The significance of Britannia Mill is the retention of a complete
hat factory showing its evolution over time; its historic operational connection to the
canal and it being one of the last surviving such factories which were historically central
to the commercial well-being of the town. The proposed building will not impact directly
on the architectural or historic interest of this significance. As before the issue is to
assess the impact of the proposal on its setting. It is not considered that this would be
adverse because of the substantial mass of the original factory and its extensions which
will remain the dominant street scene feature and there being no impact breaking or
weakening the linkage to the canal. It is agreed that part of the view of Britannia Mill
when leaving town along the Coleshill Road will be obscured because of the new
building’s new building line but the full extent of the Mill only becomes apparent from the
approach to and over the canal bridge where there will be no visual obstruction. Again
here it is considered that the harm is limited in extent. The canal is acknowledged as
being important to the history of the town but the new development will not adversely
impact on this very linear feature and in this location the mass of the Britannia Mill will
still pre-dominate.
In conclusion therefore the impact on the local heritage assets here is considered to be
limited even when taken cumulatively. The issue is thus whether this is of sufficient
weight in the final balance to lead to a refusal.
The Civic Society refers to a number of design detailed issues which have been
addressed in the revised plans or can be done so through planning conditions in the
event of an approval.
The proposed access arrangement is complicated by the existing right of way to the
adjoining site from Coleshill Road. However the highway authority is satisfied with the
proposed joint access arrangement onto Westwood Road and the arrangements to
control access to the Coleshill Road via a barrier that will be closed when the adjoining
property is not in use. In these circumstances there is no weight behind a potential
refusal reason. It is agreed that parking provision is not at 200% but as Members are
aware this is a settlement which has very good public transport provision and also that
the parking provision here satisfies Development Plan guidance. A refusal would not be
sustained on this ground given these factors.
This is sustainable development and thus carries the presumption of an approval. That
conclusion, given that there are no other adverse impacts, is considered to outweigh the
limited adverse impact on local heritage issues referred to above.
Recommendation
That planning permission be GRANTED subject to the following conditions:
1.

Standard Three year condition
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2.

Standard Plan numbers – the location plan received on 7/4/15 and plan numbers
0662/1B; 3B, 4B, 5B and 7A received on 22/12/15.

Pre-commencement conditions
3.

No work shall commence on site other than demolition works until full details of
ground gas protection measures to be installed have first been submitted to and
approved in writing by the Local Planning Authority. Only the approved measures
shall then be installed on site.
REASON
In the interests of reducing the risk of pollution.

4.

No work shall commence on site other than demolition works until full details of
the acoustically treated glazing and ventilation to be installed have first been
submitted to and approved in writing by the Local Planning Authority. Only the
approved measures shall then be installed on site.
REASON
In the interests of reducing the risk of noise pollution.

5.

No work shall commence on site other than demolition until full details of all
facing, roofing and surface materials together with all boundary treatments
including details of the refuse store have first been submitted to and approved in
writing by the Local Planning Authority. Only the approved details and materials
shall then be used on site.
REASON
In the interests of the visual amenities of the area.

6.

No work shall commence on site other than demolition until full details of the
provision of the access, car parking, manoeuvring and service areas including
surfacing, drainage and levels have first been submitted to and approved in
writing by the Local Planning Authority. Only the approved details shall then be
implemented on site.
REASON
In the interests of highway safety

7.

No development shall commence on site other than demolition until full details of
a barrier to be placed between parking space number 6 and the bin store
together with the barrier to be installed across the access onto the Coleshill Road
have first been submitted to and approved in writing by the Local Planning
Authority. Only the approved details shall then be installed on site.
REASON
In the interests of highway safety.
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8.

No development shall commence on site other than demolition until full details of
the measures to be introduced to ensure that 20% of the units hereby approved –
for the avoidance of doubt that is 2 units – will be affordable dwellings in
perpetuity.
REASON
In the interests of meeting Development Plan policies in respect of affordable
housing provision.

Pre-Occupancy Conditions
9.

No dwelling hereby permitted shall be occupied until the whole of the access
arrangements, parking, servicing and manoeuvring areas together within the gate
and barrier as agreed under condition (7) have first been implemented in full on
site to the written satisfaction of the Local Planning Authority.
REASON
In the interests of highway safety.

10.

No dwelling hereby approved shall be occupied until the existing access onto the
Coleshill Road has been reduced in width to accommodate the gate approved
under condition (7) and the public highway footpath reinstated to the written
satisfaction of the Local Planning Authority.
REASON
In the interests of highway safety.

Other Conditions
11.

The gate approved under condition (7) shall only be opened when G W Motors is
open for business and shall remain closed at all other times
REASON
In the interests of highway safety

12.

The “goal-post” barrier shown on plan number 0662/1A shall be removed.
REASON
In the interests of highway safety.

13.

No occupier of any of the dwellings hereby approved shall use the gated access
onto the Coleshill Road.
REASON
In the interests of highway safety.
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14.

There shall be no deliveries or collections associated with the construction of the
development hereby approved between 0800 and 0900 hours; between 1700 to
1800 hours and during hours when children will be going to or leaving school.
REASON
In the interests of highway safety

Notes
1.

The Local Planning Authority has worked positively with the applicant in this case
to address the planning issues arising with the case through seeking
amendments in respect of design and highway matters thus meeting the
requirements of the National Planning Policy Framework.

2.

Attention is drawn to Sections 149, 151, 163 and 184 of the Highways Act 1980;
the Traffic Management Act 2004, the New Roads and Street Works Act 1981
and all relevant Codes of Practice.
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BACKGROUND PAPERS
Local Government Act 1972 Section 100D, as substituted by the Local Government Act,
2000 Section 97
Planning Application No: PAP/2015/0222
Background
Paper No

Author

1

The Applicant or Agent

2

Atherstone Civic Society
Environmental Health
Officer
Environmental Health
Officer
Atherstone Town council
Agent
Case Officer
Agent
Case Officer
Agent
Atherstone Civic Society
Atherstone Town Council
Canal and River Trust
WCC highways
Agent
Agent
Atherstone Town Council

3
4
5
6
7
8
9
10
11
12
13
14
15
16
17

Nature of Background Paper

Date

Application Forms, Plans
and Statement(s)
Objection

29/4/15

Consultation

29/4/15

Consultation

12/5/15

Objection
Letter
Letter
Letter
E-mail
Letter
Objection
Objection
Consultation
Consultation
Letter
Letter
Objection

22/5/15
3/7/15
24/7/15
24/8/15
14/8/15
28/9/15
21/10/15
22/10/15
21/10/15
2/11/15
21/12/15
12/1/16
21/1/16

7/4/15

Note: This list of background papers excludes published documents which may be referred to in the
report, such as The Development Plan and Planning Policy Guidance Notes.
A background paper will include any item which the Planning Officer has relied upon in preparing the
report and formulating his recommendation. This may include correspondence, reports and documents
such as Environmental Impact Assessments or Traffic Impact Assessments.
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Application No: PAP/2015/0253

Land North Of, Eastlang Road, Fillongley,
Residential development comprising of 27 no: affordable 2, 3 and 4 bedroom
houses and 2 bedroom bungalows including associated highways, external
works, landscaping and boundary treatments, for
The Cassidy Group UK
Introduction
The receipt of this application is reported to the Planning Board in view of its past
interest in this site. The application site and proposal will be described below together
with the relevant Development Plan policies that will apply. A determination report will
be prepared for a later meeting once consultation is completed.
The Site
This is on the east side of Eastlang Road and extends to some 1.3 hectares of open
green pasture presently used as a paddock on the north eastern side of Fillongley.
It is triangular in shape, generally flat but with a slight fall from east to west. To the north
the boundary is marked by mature trees and hedgerows, beyond which, lies an
unnamed stream/brook and the Fillongley park/recreation ground in which there is a car
park, changing facilities and a children’s play area. To the east, the boundary is also a
hedge line with trees and pasture land beyond. To the south are the Fillongley
Community Centre, a collection of older persons bungalows as well as residential
development fronting both sides of Eastlang Road before its junction with the Coventry
Road some 150 metres away. To the west is Church Lane which again has residential
properties fronting either side of the road. There are some high voltage overhead lines
running through the southern tip of the site.
It is more particularly illustrated at Appendix A.
The Proposals
It is proposed to construct 27 dwellings on the site with all vehicular access off Eastlang
Road.
These dwellings would all be affordable houses - defined by the applicant as being low
cost ownership and for affordable renting. They would comprise eight rented units (3
two bedroom bungalows, one three bedroom house and four two-bedroom houses) with
the remaining shared ownership units being four two bedroom bungalows, four three
bed houses, two four bed houses and nine two bedroom houses. The parking provision
is 200% - two spaces for each unit. All of the houses would be two storey.
The access is proposed off Eastlang Road leading into a cul-de-sac with two arms.
There would be a mix of houses and bungalows throughout the site. Two areas of public
open space are proposed; one in the southern corner and the other alongside the
drainage balancing pond to the north-west. The line of an existing public footpath would
be retained across the site and there is a safeguarded area beneath the overheads line.
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The overall layout is shown at Appendix B with street scenes at Appendix C
There is a significant amount of supporting documentation submitted with the
application and these various reports are summarised below.
A Protected Species Survey describes the site and existing habitats. There are no
national, regional, local or potential wildlife designations affecting the site or its locality.
Survey work shows no signs of amphibians, water voles, otters or reptiles but the
habitat to the north – particularly along the stream and its banks – has potential and
should be retained. No evidence of bats or badgers was found but further survey work is
needed for the presence of great crested newts. The report recommends that the
northern boundary is retained in as natural form as possible so protecting trees,
hedgerows and the stream banks. Further landscaping should be considered within the
site to enhance bio-diversity.
A Flood Risk Assessment from a previous application for 27 dwellings here concludes
that there is no overall objection subject to sustainable drainage measures being
incorporated into the layout and the design. Appendix D is a copy of the conclusions.
A Utilities and Infrastructure Assessment attaches a number of responses from a variety
of infrastructure providers. Severn Trent Water say that there should not be an issue
with use of the existing drainage infrastructure to accommodate both foul and surface
water drainage as well as provision for water supply, provided that sustainable drainage
measures are incorporated into the design. No objections are included from gas and
electricity providers.
A Sustainability Assessment reviews a number of relevant factors concluding that the
site is sustainable given its location on the edge of Fillongley which is said to have a
range of services within walking distance. The assessment also concludes that the
development would help the local economy as well as providing a wide range of quality
homes that are well-designed and that would meet at least the former Code level 3 for
sustainable homes as well as providing sustainable drainage measures.
A Transport Assessment describes the site and the surrounding highway network
pointing out that Eastlang Road is an adopted road with street lighting and footpaths.
The report calculates that over a twelve hour day the development would generate
some 126 movements with most occurring during peak hours – up to 16 movements. It
is said that in pre-application discussions, the Highway Authority had no objection.
A Fillongley Housing Needs Survey dated June 2014 has been submitted which is said
to evidence the need for the number of units being proposed as well as the tenure.
A Design and Access Statement describes the location and setting of the site and
shows how these matters have influenced the proposed layout and appearance of the
houses.
A Public Consultation Report describes a public exhibition/consultation event held in
Fillongley in late November 2015. Twenty responses were received to a questionnaire
at the event. These indicate that of those twenty, sixteen agreed that homes should be
built to meet the specific needs of Fillongley residents to enable them to remain in the
local community. Similar numbers agreed that the application site was centrally located;
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with good access to the road network and local amenities, in the right location for both
older persons housing and family housing.
A Planning Statement draws on the conclusions from all of the above documentation
and puts it into a planning policy context. The National Planning Policy Framework is
outlined in full with the conclusion that the proposal is consistent with the overall
planning principles set out therein. The applicant identifies those Core Strategy policies
which he thinks are relevant. The site is in the Green Belt and he considers that the
development is appropriate as it falls within one of the National Planning Policy
Framework exceptions for new dwellings here – namely that it provides affordable
housing for local community needs. The overall conclusion is that because of this and
the location, the development is sustainable development thus attracting a presumption
of support. The Statement refers to the recent appeal decision here and to the
conclusions of the Inspector with particular reference to the Housing Needs Surveys
undertaken.
Development Plan
The Core Strategy 2014 – NW1 (Sustainable Development); NW2 (Settlement
Hierarchy), NW3 (Green Belt, NW5 (Split of Housing Numbers), NW6 (Affordable
Housing Provision), NW10 (Development Considerations) and NW12 (Quality of
Development)
Saved Policies of the North Warwickshire Local Plan 2006 – Core Policy 3 (Natural and
Historic Environment); policies ENV1 (Protection and Enhancement of the Natural
Landscape), ENV4 (Trees and Hedgerows), ENV6 (Land Resources), ENV8 (Water
Resources), ENV11 (Neighbour Amenity), NW12 (Urban Design), ENV13 (Building
Design), ENV14 (Access Design), HSG2 (Affordable Housing), HSG3 (Housing Outside
of Development Boundaries) and TPT6 (Vehicle Parking)
Other Material Planning Considerations
The National Planning Policy Framework 2012 – (the “NPPF”)
The National Planning Practice Guidance 2014
Background
Members will be aware that a planning application for 27 houses on this site was
refused planning permission in 2014. A subsequent appeal was dismissed. The
decision letter is attached at Appendix E. Although for the same number of houses and
for the same layout, that refused scheme was for 21 affordable houses and 6 open
market houses. The applicant considers that this “split” was the cause of the dismissed
appeal and thus he considers that this revised application now overcomes that cause
through the proposal to have all 27 units as affordable houses.
The central issue with the current application will be for the Board to establish whether
the proposal is appropriate or not appropriate development in the Green Belt. The 2009
Direction will apply if the Board considers that this is not appropriate development, but is
still mindful to support the scheme. In other words it will be referred to the Secretary of
State. If the Board finds that it is appropriate development and is supportive, then there
will be no referral. Any refusal will not require referral. Members will be guided again on
this issue in the later determination report.
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A Section 106 Agreement will be necessary in order to manage the affordable housing
provision here in order to ensure that it remains as such in perpetuity and that
occupation is prioritised for the local community.
Observations
The site is wholly within the Green Belt. The Board will first have to establish whether
the proposal is appropriate or not appropriate development here by using the definitions
in the National Planning Policy Framework. If it is found to be appropriate development
then the presumption will be one of support. The Board will also have to consider
whether the proposal is sustainable in terms of its location and overall content.
Consideration of any adverse impacts will also have to be identified so that they can be
weighed in the final balance or assessment of the proposals.
Recommendation
That the application be noted at this time.
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