Agenda Item 7
8 February 2016
Planning Applications

This file contains the reports for Items (4) (5) and (6)

(4) Planning Application PAP/2015/0297
Land North of 19 Southfields Close, Coleshill. Erection of two four
bedroom semi-detached dwellings with integral garages for Mr Alain
Franck-Steier – D G Lewis Estate.

(5) Planning Application PAP/2015/0369
52 New Street, Baddesley Ensor, CV9 2DN. Outline application for
three two bedroom bungalows for Mr & Mrs Gilbert.

(6) Planning Application PAP/2015/0478
Dordon Ambulance Station, Watling Street, Dordon, B78 1TE.
Demolition of existing former ambulance station and construction of
No.14 dwellings, with improved access and associated landscaping for
Jessups.

(4)

Application No: PAP/2015/0297

Land North of 19, Southfields Close, Coleshill,
Erection of two four bedroom semi-detached dwellings with integral garages, for
Mr Alain Franck-Steier - D G Lewis Estate
Introduction
This application was reported to the Planning and Development board on 13 July and
10 August 2015 but determination was deferred in order that Members could visit the
site and so that the applicant could re-consider the proposal in light of the change in
Government guidance on affordable housing provision.
For convenience the previous report is attached at Appendix A.
A note of the visit is at Appendix B.
The applicant is not proposing either on-site affordable housing provision or an off-site
contribution in lieu.
One of the main issues arising from the application was the impact on car parking
provision. Members saw the situation on their visit. One of the representations has
submitted photographs too – these are at Appendix C. The applicant too has provided
some photographs and these are at Appendix D.
Observations
As Members are aware, following the change in Government guidance on affordable
housing provision for developments of less than ten units, the Council’s approach is
through Policy NW6 of its Core Strategy. This would require either 20% on–site
provision or an offsite contribution in lieu. The latter is the approach recommended to
the applicant here. He has undertaken all of the appropriate viability studies as set out
in Council advice and used the recommended methodology to ascertain whether an offsite contribution can be offered. His calculations show that it is not. Officers have
assessed these conclusions and agree that the residual values do not enable the
opportunity to be taken for a contribution in this case.
In respect of the parking situation then Members should be aware that the photographs
were taken on different days – those at Appendix C on a Sunday and those at Appendix
D on a Monday at 1800 hours. Three points were made in the previous report in
Appendix A. Firstly that the proposed development itself includes six off-street spaces
for the two houses – a provision above standard guidance. Secondly the existing
houses all have two off-street car parking spaces – in line with guidance – and thirdly
there is no objection from the Highway Authority. In these circumstances, a refusal
could not be justified.
Since the application was last considered by the Planning and Development Board, no
further planning considerations have led to a change in the recommendation of
approval, as covered in Appendix A.
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Recommendation
That planning permission be Approved subject to the conditions set out in Appendix A.
Additional Background papers further to Appendix A
Local Government Act 1972 Section 100D, as substituted by the Local Government Act,
2000 Section 97
Planning Application No: PAP/2015/0297
Background
Paper No

Author

24
25

NWBC Forward Plans
Agent

26

Agent

27

Case Officer

25
26

NWBC Forward Plans
Case Officer

Nature of Background Paper

Email to agent
Photographs of road
Revised land value
calculation
Email of land value
calculation to relevant
officers
Consultation response
Email to agent

Date

6/8/15
28/9/15
21/12/15
22/12/15
12/1/16
13/1/16

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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APPENDIX A
Application No: PAP/2015/0297
Land North of 19 Southfields Close, Coleshill,
Erection of two four bedroom semi-detached dwellings with integral garages for
Mr Alain Franck-Steier - D G Lewis Estate
Introduction
The application is brought to the Board following a Local member request because of
concerns about the impacts on the locality.
The Site
The application site lies within the Coleshill development boundary and is on the east
side of a residential cul-de-sac off Springfields to the south of the town centre. There is
residential property to the east – the rear gardens of the frontage to Coventry Road and
there is residential property opposite the site and to the south. To the north are the rear
gardens referred to above. The application site itself is currently a fenced garden area
and is generally level.
The site is inside the Coventry Road, Coleshill Conservation Area right on its western
boundary.
The location is illustrated at Appendix A.
The Proposal
The proposed is for a pair of semi-detached dwellings fronting the cul-de-sac and which
would have integral garages. They would be of matching design and be sited around 7
metres back from the highway edge.
The roof pitches would be low with the ridge running north to south. Vehicular access to
both would be off Southfields Close, with a garage being provided and a drive for at
least two vehicles. The drives are proposed to be constructed with a permeable
surface.
The dwellings would have lawns to the front with rear gardens and 1.8 metre close
boarded fences around the boundaries. The materials would be brick and tile. Below is
the proposed street scene view.
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Further plans can be viewed in Appendix A and photographs of the site and area can be
viewed in Appendix B.
Background
Southfields Close is a cul-de-sac within a short distance from the main Coventry Road.
In 2011 outline planning permission was approved for a detached dwelling house further
to the north. This is now constructed and is number 5. Planning permission for numbers
1 and 3 Southfields Close and for the two houses opposite the application site was
granted in 1973. Planning permission was granted in 2005 for the current development
of 19 and 21 Southfields immediately to the south.
Development Plan
North Warwickshire Core Strategy – NW1 (Sustainable Development); NW2 (Settlement
Hierarchy), NW4 (Housing Development), NW5 (Split of Housing Numbers), NW6
(Affordable Housing Provision), NW9 (Employment), NW10 (Development
Considerations), NW11 (Renewable Energy and Energy Efficiency), NW12 (Quality of
Development), NW14 (Historic Environment), NW17 (Economic Regeneration) and
NW20 (Services and Facilities)
Saved polices of the North Warwickshire Local Plan 2006 -- ENV12 (Urban Design);
ENV13 (Building Design), ENV14 (Access Design), ENV15 (Heritage Conservation),
ENV16 (Listed Buildings) and TPT6 (Vehicle Parking)
Other Relevant Material Considerations
National Planning Policy Framework 2012
National Planning Policy Guidance 2014
Supplementary Planning Guidance: - The Council’s SPG – A Guide for the Design of
Householder Developments – Adopted September 2003
The Coleshill (Coventry Road) Conservation Area Designation Report - 1995
Consultations
Warwickshire County Council as Highway Authority – No objection subject to conditions
Environmental Health Officer – No comments to make
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Representations
Objections have been received from four neighbours raising the following matters:
•
•
•
•
•
•
•
•
•
•

Southfields Close was designed as a cul-de-sac, with houses on one side.
The road is 5.6 metres wide, leading a turning area at the end. The turning area
is used for parking which leads to a reduction in highway capacity.
Current owners on Southfields Close, park on the road, along with existing
drives, and if the owners of the new dwellings do the same, then the highway
could be blocked, leading to emergency vehicle issues.
Increase in traffic along the road.
Existing dwellings are linked detached, and it is considered that the semidetached development will detract from the design, character and quality of the
cul-de-sac.
Impact upon privacy to existing dwellings opposite, and also the impact upon
outlook.
The Government has put an end to “garden grabbing”.
Concerns over building works and the issues it may cause.
Not appropriate within a Conservation Area.
Reduce the value of dwellings in the area.

The Town Council objects raising the following matters:
•
•

Out of character in appearance with the existing housing in the area.
Unacceptable in density, and a further loss in gardens.

Observations
a) Introduction
This proposal for two additional dwellings within Coleshill wholly accords with the Core
Strategy. The site is within the defined development boundary; the town is allocated for
new housing and the site is sustainable development. The presumption here is
therefore that the application can be supported in principle.
Because of the size of the proposal and its location, no on-site affordable housing
provision is required, nor is any off-site contribution required in lieu.
It is important from the outset to say that there is no planning policy or statement
requiring Southfields Close to be a cul-de-sac with only one side being developed. This
representation will carry no weight.
Secondly reference is made to density. This is a residential area with a normal housing
density. This proposal would not materially alter that position. Again this argument
should carry no weight.

Reference is also made to “garden grabbing”. The Government changed the definition
of “brown field” land in 2012 so as to exclude gardens. Its priority is for new housing to
be located on brown field land but there is no embargo on the development of gardens
as Members will have seen from decisions over many months.
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The key issues here are matters of detail as recorded in the representations above.
b) Amenity
Looking firstly at amenity issues, then the neighbouring dwelling at number 19 does
have windows in its side elevation facing the site. However, however these serve a
utility room and kitchen at ground floor with a landing and bathroom window at first floor.
The proposed dwellings do not protrude beyond the front or rear of number 19. The side
three small side facing windows of the proposed dwellings will contain obscure glazing.
The rear facing windows will lead to an element of overlooking however given the
residential context of the area then there is already a degree of overlooking in the area
Below are photos of 19 / 21 Southfields Close.

The nearest dwellings opposite are numbers 14, 12 and 10 Southfields Close. The
proposal will have windows in their front elevations. The nearest windows on the
proposed dwellings are to dining rooms, and are approximately 20 metres away from
the existing properties opposite on Southfields Close. The first floor windows are to
proposed bedrooms and they have two lights. Southfield Close dwellings opposite have
one large window serving a bedroom. The separation distance from window to window
on the first floor is approximately 22 metres. This is acceptable and used throughout the
Borough as a general guideline. Indeed similar separation distances are evident within
the Close itself.
It is acknowledged that the ground level of the proposed houses would be higher than
that of the existing properties on the opposite side of the road. The cross-section at
Appendix A shows this. This is not considered to be such an adverse impact as to
warrant refusal because of the separation distance involved and the scale of the height
difference. Below are photos of the dwellings opposite.

To the rear of the site are the dwellings on Coventry Road, and to the side of Plot 2 are
the rear gardens to some of these. There again will be a degree of overlooking given
the residential setting. The dwellings to the rear are approximately 27 metres to the
nearest parts of 138 to 148 Coventry Road. As above this distance is considered to be
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acceptable. The rear elevation to the dwellings is approximately 7 metres to the
boundary of the rear gardens to properties on Coventry Road, which are divided by a
rear vehicle access point. Numbers 19 and 21 Southfields Close have similar separation
distances to the properties on Coventry Road.
Photos of the properties on Coventry Road, and views from the rear access point are
included below.

When all of these matters are put together it is not considered that the proposal would
cause materially adverse amenity impacts either to existing occupiers or indeed to the
future occupants of the proposed dwellings.
c) Parking and Traffic
The proposal would include one garage and two off road parking spaces for each
dwelling. As such this meets the Council’s parking standards and thus the proposed
arrangements enable satisfactory off-street parking. Vehicle parking is an issue
affecting local residents, but for there to be a refusal here based on this matter, the
Council would have to have substantial evidence that the additional houses would have
a materially adverse impact on the existing traffic and parking situation. It is not
considered that this is available. In this respect it is noteworthy that the Highway
Authority has not raised the matter.
Indeed it is material that the Highway Authority does not object to the scheme even from
a traffic point of view. That Authority considers that the proposed visibility splay and
vision from the proposed dwellings would be similar to that which exists to other
dwellings along Close. In the previous 2011 case for the single dwelling next to number
3, the County Council agreed that the carriageway width was 5.6 metres wide, and that
this met the standard width set out in and required by the County Council’s Design
Guide for a D-class residential road to be adopted. The Design Guide states that such a
class D road could accommodate up to 50 dwellings. There are 15 presently, and the
application proposal will increase that to 17. Each of the existing houses on the Close
has off-street parking provision for two cars – either with a garage and a single space
on a front hard-standing or through two spaces on a front hard-standing. The proposed
dwelling houses will have two off-road parking spaces and a garage. The parking
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requirement for a three bedroom house in this location as set out in the Development
Plan is two spaces.
The location of the vehicle access is opposite existing access arrangements. There is
an argument that this would lead to a possible conflict when occupiers wish to access
their respective drives and property – particularly difficult it is said when vehicles are
reversing. The issue to consider here is whether this situation would be such a hazard
as to warrant refusal. It is considered not because actual access into and out of these
properties would not be on a regular or frequent basis; the low levels and frequency of
passing traffic, the local knowledge of the occupiers, and the fact that this kind of
situation of access opposite access is commonplace throughout the Borough. There is
thus nothing particularly unusual here to be significant enough to warrant a refusal.
There are no known records of any accidents on Southfields Close or Springfields within
the last five years. This is not to say that minor collisions may not have happened or
that they are not likely to do so in the future, but it does not provide the evidence on
which to base a refusal.
d) Design
It is agreed that the design of the dwellings is different to other properties within
Southfields Close as can be seen in the photographs. There are also at least three
different house types in the immediate area and indeed in the Close itself there are
differences in appearance. There is no refusal reason apparent here given this situation.
The design of the new houses is acceptable and would be welcomed in many other
locations in the Borough.
e) Heritage
The site is just inside the Coleshill Coventry Road Conservation Area. Its boundary is
illustrated at Appendix C. The Council’s statutory duty in this respect is to consider
whether the proposal “preserves or enhances the character and appearance of the
Conservation Area”. The significance of this Conservation Area is two-fold. The primary
factor is the recognition of the role of the Father Hudson’s Society in the social history of
the town and how that was reflected in a specific built form. The second was to
recognise the street terraces in this part of the town. This proposal will not affect either
of these two factors and there will be very little impact on the character and appearance
of the Conservation Area. Members should be aware that number 19 and 21 Southfields
Close were permitted in 2005 some years after the Area’s designation.
f) Other Issues
Vehicles parking on the road causing obstruction are matters for the Highway Authority
and the Police to address. Construction hours can be conditioned. Members will be
aware that the value of properties is not a material planning consideration.
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Recommendation
That planning permission be GRANTED subject to the following conditions:
1.

The development to which this permission relates must be begun not later than
the expiration of three years from the date of this permission.
REASON
To comply with Section 91 of the Town and Country Planning Act 1990, as
amended by Section 51 of the Planning and Compulsory Purchase Act 2004, and
to prevent an accumulation of unimplemented planning permissions.

2.

The development hereby approved shall not be carried out otherwise than in
accordance with the plans numbered 4403 PL 01; and 4403 PL 06 (fence details)
received by the Local Planning Authority on 15 May 2015; to the and the plan
numbered 4403 PL 04 REV B received by the Local Planning Authority on 1 June
2015; and t o the plans numbered 4403 PL 06 REV B; 4403 PL 05 REV B, and
4403 PL 03 REV B received by the Local Planning Authority on 16 June 2015.
REASON
To ensure that the development is carried out strictly in accordance with the
approved plans.

3.

No development shall be commenced before details of the facing bricks, roofing
tiles, external materials and surfacing materials to be used have been submitted
to and approved by the Local Planning Authority in writing. The approved
materials shall then be used.
REASON
In the interests of the amenities of the area.

4.

No development whatsoever within Class A, B and C of Part 1, of Schedule 2 of
the Town and Country Planning (General Permitted Development) (England)
Order 2015 shall not commence on site.
REASON
In the interests of the amenities of the area.

5.

No additional opening shall be made other than shown on the plan hereby
approved, nor any approved opening altered or modified in any manner.
REASON
To protect the privacy of the occupiers of adjoining properties.
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6.

The garages hereby permitted shall not be converted or used for any residential
purpose other than as domestic garages.
REASON
To ensure adequate on-site parking provision for the approved dwellings and to
discourage parking on the adjoining highway in the interests of local amenity and
highway safety.

7.

All ground floor and first floor windows, and ground floor doors to the side
elevations to the northern facing and southern facing elevations shall be
permanently glazed with obscured glass which shall provide a minimum degree
of obscurity equivalent to privacy level 4 or higher and shall be maintained in that
condition at all times. For the avoidance of doubt privacy levels are those
identified in the Pilkington Glass product range. The obscurity required shall be
achieved only through the use of obscure glass within the window structure and
not by the use of film applied to clear glass.
REASON
To protect the privacy of the adjoining property and to prevent overlooking.

8.

Before occupation of the dwellinghouses a landscaping scheme shall be
submitted to the Local Planning Authority for approval.
REASON
In the interests of the amenities of the area.

9.

All planting, seeding or turfing comprised in the approved details of landscaping
shall be carried out in the first planting and seeding seasons following the
occupation of the buildings or the completion of the development, whichever is
the sooner; and any trees or plants which, within a period of 5 years from the
date of planting die, are removed or become seriously damaged or diseased
shall be replaced in the next planting season with others of similar size and
species.
REASON
In the interests of the amenities of the area.

10.

Access for vehicles to the site from the public highway (Southfields Close D583)
shall not be made other than at the positions identified on the approved drawing,
number 4403 PL 01 , and shall not be used unless a public highway crossing has
been laid out and constructed in accordance with the standard specification of
the Highway Authority.
REASON
In the interests of the amenities of the area and safety on the public highway.
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11.

No development shall commence until full details of the surfacing, drainage and
levels of the car parking and manoeuvring areas as shown on the approved plan
have been submitted to and approved in writing by the Council. The units shall
not be occupied until the areas have been laid out in accordance with the
approved details and such areas shall be permanently retained for the parking
and manoeuvring of vehicles. The vehicular accesses to the site shall not be
constructed in such a manner as to reduce the effective capacity of any highway
drain or permit surface water to run off the site onto the public highway.
REASON
In the interests of the amenities of the area and safety on the public highway.

12.

No structure, tree or shrub shall be erected, planted or retained fronting the site
within 2.4 metres of the near edge of the public highway carriageway exceeding,
or likely to exceed at maturity, a height of 0.3 metres above the level of the public
highway carriageway.
REASON
In the interests of the amenities of the area and safety on the public highway.

13.

The development hereby permitted shall not commence or continue unless
measures are in place to prevent/minimise the spread of extraneous material
onto the public highway and to clean the public highway of such material.
REASON
In the interests of the amenities of the area and safety on the public highway.

14.

No work relating to the construction of the development hereby approved,
including works of demolition or preparation prior to operations, or internal fitting
out, shall take place before the hours of 0700 nor after 1900 Monday to Friday,
before the hours of 0800 nor after 1300 Saturdays nor on Sundays or recognised
public holidays.
REASON
To protect the amenities of the occupiers of nearby properties during the
construction period.

Notes
1.

The submitted plans indicate that the proposed works come very close to, or abut
neighbouring property. This permission does not convey any legal or civil right to
undertake works that affect land or premises outside of the applicant's control.
Care should be taken upon commencement and during the course of building
operations to ensure that no part of the development, including the foundations,
eaves and roof overhang will encroach on, under or over adjoining land without
the consent of the adjoining land owner. This planning permission does not
authorise the carrying out of any works on neighbouring land, or access onto it,
without the consent of the owners of that land. You would be advised to contact
them prior to the commencement of work.
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2.

You are recommended to seek independent advice on the provisions of the Party
Wall etc. Act 1996, which is separate from planning or building regulation
controls, and concerns giving notice of your proposals to a neighbour in relation
to party walls, boundary walls and excavations near neighbouring buildings. An
explanatory booklet can be downloaded at
www.communities.gov.uk/publications/planningandbuilding/partywall.

3.

In dealing with this application, the Local Planning Authority has worked with the
applicant in a positive and proactive manner through seeking to resolve planning
objections and ssues, by suggesting amendments to improve the quality of the
proposal negotiations. As such it is considered that the Council has implemented
the requirement set out in paragraphs 186 and 187 of the National Planning
Policy Framework.

4.

Condition numbers 10 and 11 require works to be carried out within the limits of
the public highway. Before commencing such works the applicant/developer
must serve at least 28 days notice under the provisions of Section 184 of the
Highways Act 1980 on the Highway Authority‘s Area Team. This process will
inform the applicant of the procedures and requirements necessary to carry out
works within the Highway and, when agreed, give consent for such works to be
carried out under the provisions of S184. In addition, it should be noted that the
costs incurred by the County Council in the undertaking of its duties in relation to
the construction of the works will be recoverable from the applicant/developer.
The Area Team may be contacted by telephone: (01926) 412515. In accordance
with Traffic Management Act 2004 it is necessary for all works in the Highway to
be noticed and carried out in accordance with the requirements of the New
Roads and Streetworks Act 1991 and all relevant Codes of Practice. Before
commencing any Highway works the applicant/developer must familiarise
themselves with the notice requirements, failure to do so could lead to
prosecution. Application should be made to the Street Works Manager,
Budbrooke Depot, Old Budbrooke Road, Warwick, CV35 7DP. For works lasting
ten days or less, ten days notice will be required. For works lasting longer than
10 days, three months notice will be required.

5.

Section 163 of the Highways Act 1980 requires that water will not be permitted to
fall from the roof or any other part of premises adjoining the public highway upon
persons using the highway, or surface water to flow – so far as is reasonably
practicable – from premises onto or over the highway footway. The developer
should, therefore, take all steps as may be reasonable to prevent water so falling
or flowing.

6.

Pursuant to Section 149 and 151 of the Highways Act 1980, the
applicant/developer must take all necessary action to ensure that mud or other
extraneous material is not carried out of the site and deposited on the public
highway. Should such deposits occur, it is the applicant's/developer's
responsibility to ensure that all reasonable steps (e.g. street sweeping) are taken
to maintain the roads in the vicinity of the site to a satisfactory level of
cleanliness.
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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/2015/0297
Background
Paper No

Author

1

The Applicant or Agent

2
3

5
6
7
8
9
10
11
12
13
14
15
16
17
18
19
20

WCC Archaeology
NWBC Forward Planning
NWBC Environmental
Health
WCC Highways
Neighbour
Neighbour
Coleshill Town Council
Neighbour
Neighbour
Agent
Agent
Case officer
Agent
Agent
Case officer
Case officer
Case officer
Case officer
Neighbour

21

Case officer

22

Cllr Jones

23

Cllr Ingram

4

Nature of Background Paper

Application Forms, Plans
and Statement(s)
Email to NWBC
Consultation response

Date

15/5/15
22/5/15
1/6/15

Consultation response

3/6/15

Consultation response
Representation response
Representation response
Representation response
Representation response
Representation response
Email to case officer
Email to case officer
Email to agent
Email to case officer
Emails to case officer
Emails to agent
Email to WCC Archaeology
Emails to agent
Email to agent
Email to case officer
Email consultation with
Councillors
Request application taken to
P and D board
Request application taken to
P and D board

11/6/15
4/6/15
5/6/15
3/6/15
16/6/15
25/6/15
1/6/15
27/5/15
4/6/15
16/6/15
26/6/15
26/6/15
26/6/15
23/6/15
18/6/15
26/6/15
23/6/15
26/6/15
26/6/15

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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Appendix A – Plans
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Appendix B – Photos
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APPENDIX B

PAP/2015/0297
19 Southfields Close, Coleshill
Board Site Visit – 1 August 2015 at 1030
Present:
Councillors Humphries, Lea, James, Jenns, B Moss, Phillips, Smitten and Sweet with J
Brown
1. Members stood outside the site and looked at its location on the Close and its
relationship with the existing houses and the Coventry Road properties beyond.
2. They saw the parking arrangements for those houses and the situation along the Close
and at its turning head.
3. Members also saw the most recent property developed in the Close at number 5.
4. The visit closed at 1045
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APPENDIX C
Below are photographs taken by the owner of 12 Southfields Close, on Sunday 14 June
2015, showing parking within the street.

7/203

APPENDIX D
Below are photos taken by the agent showing parking in Southfields Close on 3 August
2015 at 18:08
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(5)

Application No: PAP/2015/0369

52, New Street, Baddesley Ensor, CV9 2DN
Outline application for for three two bedroom bungalows for
Mr and Mrs J Gilbert
Introduction
This application was referred to the December board meeting but a determination was
deferred in order to enable Members to visit the site. That has now happened and the
case is brought back for a decision.
Recommendation
That the recommendation as set out in Appendix A be agreed.
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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/2015/0369
Background
Paper No

1

Author

Nature of Background Paper

Note

Date

4/2/16

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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7/216
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(6)

Application No: PAP/2015/0478

Dordon Ambulance Station, Watling Street, Dordon, B78 1TE
Demolition of existing former ambulance station and construction of No.14
dwellings, with improved access and associated landscaping, for
Jessups
Introduction
This application was deferred at the December Planning and Development Board
meeting in December 2015 in order that it could better understand the highway position
in respect of the proposed access arrangements.
The previous report is attached at Appendix 3.
Consultations
Highways England – maintain no objection to proposed development
Observations
A Supplementary Transport Statement has been submitted by the applicant to provide
additional information consequential to the deferral. This sets out in detail the traffic and
highway measures considered in formulating this development proposal; the
engagement with relevant interested agencies prior to submission of the application and
the measures included in the proposal. It identifies the various options that were
considered that might improve highway safety associated with traffic movements into or
out of the site and sets out the responses received from Highways England and the
police. This is attached as Appendix 1.
The options considered include:•

re-modelling of the vehicle access to facilitate east bound traffic turning into the
development and to encourage vehicles leaving the site to travel along the
eastbound A5 carriageway;

•

extending the 40mph speed limit restriction to a point on the A5 to the west of
site,

•

closure of the gap in the central reservation of the A5 opposite the vehicle access
to the site and the

•

closure of all of the gaps within the central reservation of the A5 between the
Dordon roundabout and the application site.

The consideration of all of the above options identified issues with the implementation of
all of these or in achieving the desired outcomes without significant un-intended
consequences. The detailed consideration is set out in the attached report.
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The proposed vehicle access will incorporate wider corner kerb radii to facilitate east
bound traffic turning into the site. The modifications to the vehicle access will be subject
to a Road Safety Audit process and be constructed within a S278 agreement made
under the Highways Act.
The speed limit outside the site is 50 mph in both directions, although the speed limit
changes to 40mph at point in line with the eastern boundary of the site. Highways
England are not convinced that extending the 40mph limit further west is appropriate
given the dual carriageway is designed for higher speeds. Circular 01/2013 – Setting
Local Speed Limits advises against setting unrealistically low speed limits, which may
be ignored leading to a higher risk of collisions and injuries. A change to the speed limit
would require support of the police, who will usually object to the introduction of
inappropriate changes in speed limits Warwickshire police advised they would not
support different speed limits on a stretch of road where the character is essentially the
same and would object to a proposal to introduce an inappropriate change in the speed
limit
Clarification of the position of Highways England with respect to the proposed
development has been sought. A further response from Highways England provides a
detailed consideration of the traffic and highway options considered, including its
assessment of the likely outcomes of the various options and of the issues with
implementation. This is attached in full as Appendix 2.
In summary whilst Highways England recognise that traffic movements that involve
turning across the A5 carriageway pose a hazard, alternative arrangements would
however also give rise to other potential hazards on the highway, such that overall, it
does not consider alternative arrangements would be likely to result in an overall
improvement for highway safety. The reasoning behind this is explained within the
appendices.
Highways England thus continues to have no objection to the proposed development.
A Site Road Safety Assessment has also been submitted. This reviews the available
data from the previous five years on road traffic accidents in the vicinity of the site to
assess the extent to which the existing central reservation gaps may have been
significant factors in causing these. It also considers the consequences of the closure of
the existing gaps and the impact for vehicle trips, driver behaviour and for highway
safety. This is attached as Appendix 4
This concludes that
•
•
•
•

none of the accidents in the 5 year period 2010 to 2014 have been attributed to
the presence of the three central reservation gaps.
there are no safety or visibility issues identified with the central reservation gaps
or the associated accesses.
the proposed development of 14 dwellings would not represent a significant
increase in the daily trips to the site or in the use of the central reservation
opposite the site entrance compared to the former use as an Ambulance Station.
closure of the central reservation at the site access alone would increase the
likelihood of shunt type collisions at the two other central reservation gaps; also if
the gap is not physically closed there would be a high risk of non-compliance as
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•

queues at busy periods will cause significant time delays and deter drivers using
the Dordon roundabout to access the westbound A5 carriageway.
closure of the two other gaps is not considered necessary in view of the low
accident history at the sites associated with turning vehicles; the development is
unlikely to have any material impact on these gaps as traffic accessing the site
would use the central reservation gap opposite the entrance

Conclusion
The proposal is for a development of 14 affordable dwellings. The proposal complies
with local plan policies with encourage the provision of affordable housing to meet the
identified need. This consideration can be afforded significant weight in the
determination of this application.
The additional information and details submitted concerning the highway matters reaffirm that significant improvement for safety on the highway network is unlikely to be
achievable without substantial costly intervention to the wider highway network.
Highways England acknowledges the existing highway arrangements pose hazards but
considers the proposed development will not result in an unacceptable increased risk
for highway safety.
Thus overall the balance here is considered to be in favour of granting planning
permission for the proposed development.
Recommendation
That planning permission be GRANTED subject to the conditions set out in the previous
report attached here as Appendix 3.
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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/2015/0478
Background
Paper No

Author

1

The Applicant or Agent

2

Highways England
Head of Development
Control

3

Nature of Background Paper

Supplementary Transport
Statement
Consultation Response
Letter

Date

18/12/2015
11/1/2016
15/12/15

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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