(2)

Application No: PAP/2015/0674

Former Social Club, 66 Station Road, Nether Whitacre, Coleshill, B46 2EH
Demolition of redundant clubhouse, change of use to residential and erection of 9
houses with ancillary site works, for
Arnold Holdings Ltd
Introduction
This application is reported to the Board at the discretion of the Head of Development
Control given the interest shown by the Board in housing proposals within the Parish.
The Site
This is the site of the former Ex-Serviceman’s Social Club on the west side of Station
Road and south of Cottage Lane at the southern end of Whitacre Heath. It amounts to
some 0.2 hectares in extent and has frontages to both of the above roads. It is level
ground and presently accommodates the former Club building which is now vacant and
its associated car park. The parish hall is sited immediately to the north. There is open
agricultural land to the south and west; residential development beyond Cottage Lane
and the Village Hall to the east on the opposite side of Station Road.
Its location is shown at Appendix A.
Members should be aware that the present proposals to be considered at this meeting
represent an amended scheme, as the original proposal was for ten houses.
The Proposals
This is a detailed application for the erection of nine houses involving the demolition of
the existing club premises. All vehicular access would be via an improved access
arrangement onto Station Road. This would provide a small cul-de-sac with a mix of
four and five bedroom detached two storey houses. None are proposed to be
“affordable” within the definition of the National Planning Policy Framework 2012.
The proposed layout and elevations are shown at Appendix B. A cross section through
the site is at Appendix C.
The application is accompanied by a Design and Access Statement which describes the
proposal in a little more detail and a bat survey which concluded that evidence of bat
activity was found and therefore recommended mitigation measures.
A Flood Risk Assessment states that flooding is unlikely given the recent Environment
Agency defences along the River Tame to the west. It is proposed as pre-cautionary
measures in the event of a breach of the defences that all sleeping accommodation is
provided at first floor level and that the minimum floor level of all dwellings is set at least
300mm above adjacent ground levels (69.3 AOD). Surface water would be dealt with
via a sustainable system preferably through natural infiltration.
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Representations
The Parish Council – The Council supports the use of this brownfield site for new
housing and that if a local housing need is identified then it would be appropriate for
some affordable units. If not, then there needs to be fewer market homes on the site.
This is because:
•

•

•

The proposals are over-development of the site. Despite the dropping of one unit,
the footprint has increased from 11800 square feet to 14390. It is cramped
development with limited green spaces around the dwellings.
Car parking spaces are inadequate in number and dimension. This will result in
on-street parking in the cul-de-sac as well as on Station Road. This stretch is
already congested and this has been added too by the displacement of local
residents cars that used to parked on the application site. There would be
conflict with other access points – particularly for cars turning into and out of
these access points.
There is concern that the development will increase the risk of flooding as a
consequence of surface water disposal.

Six letters of representation/objection have been received referring to the following
matters in respect of the amended scheme for the nine houses:
•
•
•
•
•
•

Despite the reduction in numbers the development is too dense for the locality
It is not clear if Green Belt land is included.
Car parking is inadequate and not likely to be effective.
There are concerns about surface water run-off and the potential impact on
surrounding property.
Bat roosts should be included
Increased traffic on Station Road

Ten letters were received in respect of the original ten unit scheme:
•
•
•
•
•
•
•
•
•
•

These are not “affordable” houses – there is no provision made
It extends beyond the development boundary into the Green Belt by 0.1 of a
hectare.
Existing congestion and traffic issues on Station Road would be exacerbated.
Car parking is inadequate and the design of the layout impacts on neighbours.
The design is not in-keeping
The Club should be refurbished and used as a community asset
There is a filled “pit” on the site and there could thus be ground water
implications
Increased traffic on the roads
Insufficient sewerage capacity
Neighbours in Cottage Lane will be badly affected.
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•

There are limited services in the village

One letter of support has been received:
•

We are happy with the plans as they will be in-keeping

Consultations
Warwickshire County Council as Highway Authority – No objection subject to standard
conditions following the receipt of amended plans.
Warwickshire County Council as Lead Local Flood Authority – It originally objected
requiring additional detailed information about surface water disposal. That has been
submitted and it now has no objection subject to conditions.
Warwickshire Museum – No objection
Environment Agency – No objection subject to conditions
Environmental Health Officer – No objections
Severn Trent Water Ltd – No objection subject to a standard condition
Warwickshire Police – No objections
Development Plan
The Core Strategy 2014 – NW1 (Sustainable Development); NW2 (Settlement
Hierarchy), NW4 (Split of Housing Numbers), NW6 (Affordable Housing Provision),
NW10 (Development Considerations), NW12 (Quality of Development) and NW20
(Services and Facilities)
Saved Policies of the North Warwickshire Local Plan 2006 – ENV12 (Urban Design);
ENV14 (Access Design) and ECON 12 (Services and Facilities in Category 3 and 4
Settlements)
Other Material Planning Considerations
The National Planning Policy Framework 2012 –the “NPPF”)
The National Planning Practice Guidance 2014 – (the “NPPG”)
Observations
The greatest part of the application site (some 95%) is within the development boundary
of Whitacre Heath as defined by the Development Plan. That part within the Green Belt
is a strip of land at the extreme southern end of the site between the south gable of the
building and the site boundary. This is shown in Appendix A. Whitacre Heath is shown
in the Core Strategy as a settlement that can accommodate a minimum of 20 dwellings
within the plan period. In these circumstances it is considered that the development is
acceptable as a matter of principle. The inclusion of a small corridor of Green Belt is not
considered to materially affect the openness of the Green Belt in the locality or indeed
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impinge on the reasons for including the land in the Green Belt. The inappropriateness
of the proposed development in the Green Belt is thus considered to have very limited
Green Belt harm.
Notwithstanding this position, Members will have to address the loss of the Club as a
local community facility. The Club has been vacant for a little while and the applicant
has indicated that he bought it from the Official Receiver as the Club had to close
because of on-going financial problems. Moreover it is considered that there are
equivalent facilities in the community within close proximity to the site – public houses;
the village hall and meeting/function rooms. It has neither been proposed as a
Community Asset. It is noted too that the Parish Council has not made representations
relating to this issue. In these circumstances it is not considered that there would be
material harm to the community through the loss of the club.
There is no affordable housing being proposed either on-site or through an off-site
financial contribution in lieu. Members will be aware of the recent litigation concerning
the Government’s own guidance on the threshold as to when such provision should be
sought. The NPPG originally exempted sites of less than ten units. This was
successfully challenged in the Courts and thus withdrawn, only to be re-instated
following a Government appeal. The original NPPG advice thus still stands –
developments of less than ten units should be exempt. This applies here and this advice
thus carries substantial weight. The Parish Council’s aspiration that this is an
appropriate location for affordable housing is understood, but Government guidance
would now outweigh this expectation.
In terms of the technical considerations here then the Highway Authority has no
objection and neither does the Environment Agency. The Warwickshire Flood Authority
has also looked in detail at the surface water drainage measures put forward by the
applicant and has not raised an objection. This is highly material as Members will know
that Whitacre Heath has been a “sensitive” area in terms of flooding with substantial
flood defence works put in place by the Environment Agency and with significant input
by the local community through the local Flood Group. Neither that Agency nor the
Warwickshire County Council has raised objections.
The Highway Authority has been fully involved here too because the access cul-de-sac
is unlikely to be adopted, and thus its’ setting out and design have been considered in
detail as if it were, so as to prevent adverse impacts onto the adopted highway network.
This additional interest is in direct response to the representations made as set out
above. Following the receipt of amended plans it does not object. The former Club had
a large car park and up until recently it allowed local residents to park here rather than
on the road. With the closing of the Club and the closure of the car park there has been
dis-placement onto Station Road. Members will be aware that there is no planning or
highway obligation on the owner or indeed either of the two Authorities to provide offstreet car parking for residents other than those occupying the proposed houses. As the
provision here meets the Council’s standards there is no refusal reason available. The
car parking provision on site is 200% plus two extra spaces. Each is dimensioned as set
out in the Council’s standards. The reason why some may appear to be “short” is
because they are partially under a canopy as can be seen from the elevations. There is
no available refusal reason here. Additionally a planning condition can be imposed in
order to retain garage spaces as parking provision.

6/167

The representations received refer to a number of other matters. The one not yet
referred too is the character of the proposals. The design has been amended several
times in order to enhance the appearance so as to make it more appropriate to a rural
setting. Hence the original “dutch half-hips” have been removed; chimneys have been
added and a better fenestration detail included along with a more appropriate mix of
facing materials. It is noted that the representations relating to the revised proposals do
not now refer to this matter. The density is high and the footprint is now larger than the
initial submission. That in itself is not a reason for refusal as it is not considered that the
current proposal is of such a poor quality that it should be clearly refused. Separation
distances between the three proposed dwellings facing Cottage Lane and the existing
houses here are appropriate, as they match the Council’s guide of around 22/23 metres.
In all of these circumstances it is considered that the redevelopment of this brown-field
site within the development boundary can be supported.
Recommendation
That planning permission be GRANTED subject to the following conditions:
1.

Standard Three year condition

2.

Standard Plan numbers – the location plan received on 2/11/15 and plan
numbers 1308/01H; 1308/05E, 1308/12, 13, 14 and 15.

Defining Conditions
3.

All street lighting within the cul-de-sac hereby approved shall be provided by lowlevel bollards.
REASON
In the interests of the visual amenities of the area

4.

All finished internal ground floor levels shall be 300mm above adjacent ground
levels (69.3 AOD).
REASON
In the interests of reducing the risk of flooding

5.

There shall be no sleeping accommodation whatsoever provided on the ground
floor of any of the houses hereby approved at any time.
REASON
In the interests of reducing the risk of flooding
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6.

Notwithstanding the provisions of Part1 of Schedule 2 to the Town and Country
Planning (General Permitted Development) (England) Order 2015 as amended or
as may be amended, all of the garages shown on the approved plan shall remain
available for car parking provision at all times.
REASON
In the interests of highway safety.

Pre-Commencement Conditions
7.

No development shall commence on site until details of all facing and roofing
materials together with all boundary treatments to be installed have first been
agreed in writing by the Local Planning Authority. Only the approved materials and
treatments shall then be used on site.
REASON
In the interests of the visual amenities of the area.

8.

No development shall commence on site until drainage plans for the disposal of
foul water have been submitted to and approved in writing by the Local Planning
Authority. Only the approved plans shall then be implemented on site.
REASON
In the interests of reducing the risk of pollution and flooding.

9.

No development shall commence on site until full details of design and location of
bat roosts to be installed have first been submitted to and approved in writing by
the Local Planning Authority. Only the approved details shall then be installed.
REASON
In the interests of retaining bio-diversity on the site.

10.

No development shall commence on site until full details of the construction of
the access and the cul-de-sac, the car parking and turning areas including
surfacing, levels and drainage 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 order to reduce the risk of flooding and to ensure safe construction.
6/169

11.

No development shall commence on site until a Ground Conditions Survey has
first been undertaken and submitted to the Local Planning Authority
REASON
In order to reduce the risk of pollution

12.

No development shall commence on site until a detailed surface water drainage
scheme for the whole site based on sustainable drainage principles and an
assessment of the hydrological and hydrogeological context of the development,
has been submitted to and approved in writing by the Local Planning Authority.
For the avoidance of doubt this scheme shall include:
•
•
•
•
•
•
•
•

confirmation of the completion of infiltration testing in accordance with BRE 365
guidance to clarify whether or not infiltration into the ground is a viable means of
disposing surface water;
demonstration that the surface water drainage system(s) are designed in
accordance with CIRIA C795,
demonstration that the discharge rate generated by all rainfall events up to and
including the 1 in 100 year plus 40% (allowance for climate change) critical rain
storm has been limited to the agreed rate for all return periods,
demonstration that the provisions of surface water run-off attenuation storage is
in accordance with the requirements specified in “Science Report SC030219
Rainfall Management for Developments”,
detailed design ( plans, network details and calculations) in support of any
surface water drainage scheme, including details of any attenuation system and
outfall arrangements,
evidence from Severn Trent Water Ltd that it has granted approval of discharge
of sewerage to its assets including discharge rates and connection locations,
demonstration of overland flood flow routes in case of system failure through
hydraulically modelling the floodwater outline indicating flood flow depths and
velocities,
submission of a Maintenance Plan to the Local Planning Authority giving details
on how the entire surface water system is to be maintained and managed after
completion for the life time of the development, including all contact details.
REASON
In the interests of reducing the risk of flooding and protecting water quality.

Pre-Occupancy Conditions
13.

There shall be no occupancy of any of the houses hereby approved until the
whole of the cul-de-sac; the parking and turning areas has been fully completed
in accordance with the details agreed under condition (10) above.
REASON
In order to reduce the risk of flooding and to ensure safe construction.
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14.

There shall be no occupancy of any of the houses hereby approved until visibility
splays have been provided to the vehicular access to the site measuring 2.4
metres by 87 metres from the near edge of the public highway. These splays
shall remain open at all times.
REASON
In the interests of highway safety

15.

There shall be no occupation of any of the houses hereby approved until visibility
splays have been provided to the pedestrian crossing point measuring 1.5 by 11
metres as measured from the near edge of the highway. These splays shall
remain open at all times.
REASON
In the interests of highway safety

16.

There shall be no occupation of any of the houses hereby approved until the
whole of the drainage scheme as agreed under condition (12) above, has been
fully implemented and completed on site to the written satisfaction of the Local
Planning Authority.
REASON
In the interests of reducing the risk of flooding.

Ongoing conditions
17.

There shall be no gates hung within the vehicular access to the site.
REASON
In the interests of highway safety.

18.

All car parking and turning areas shall remain available for these purposes at all
times
REASON
In the interests of highway safety.
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19.

Notwithstanding the provisions of Part 1 of the General Permitted Development
Order 2015 as amended, or as subsequently amended, no development within
Classes A, B and C shall be undertaken on any of the dwellings hereby
approved.
REASON
In the interests of both residential and visual amenity

Notes
1.

The Local Planning Authority has met the requirements of the National Planning
Policy Framework in this case through on-going discussion with the applicant;
seeking the submission of amended plans and in resolving technical issues.

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 1991
and all relevant Codes of Practice.

3.

Attention is drawn to the need to contact Natural England in order to obtain the
necessary Licence to remove any existing bat roosts in the building prior to
demolition.

4.

The Lead Local Flood Authority advise that :

•

•

Surface water run-off should be controlled as near to the source as possible
through a sustainable drainage approach to surface water management.
Sustainable drainage (SUDS) is an approach to manage surface water run-off
which seeks to mimic natural drainage systems and retain water on-site as
opposed to traditional drainage approaches involving piping water off-sire as
quickly as possible.
SUDS involve a range of techniques including methods appropriate to
impermeable sites that hold water in storage areas – e.g. ponds, basins, green
roof etc. rather the just the use of infiltration techniques. Support for SUDS is set
out in the NPPF.
• Storage systems should be located within pubic open spaces
• This consent is in addition to any planning or building regulation approvals that
might be needed.
• The County Council will not expect any increase in flood risk during the
construction or operation stages of the proposed development. Any impact of the
development should have on flood risk should be clearly quantified and included
within a Flood Risk Assessment.
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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/2015/0674
Background
Paper No

Author

Nature of Background Paper

Application Forms, Plans
and Statement(s)
Letter
Representation

1

The Applicant or Agent

2
3

Case Officer
D Billings

4

Environmental Health
Officer

Consultation

5
6
7
8
9
10
11
12
13
14
15
16
17
18
19
20
21
22
23
24
25
26
27
28
29
30
31
32

Warwickshire Museum
C Mason and M Goodyear
Warwickshire Police
Parish Council
C Elliot
R Gardiner
Mr & Mrs fields
WCC Highways
S Kingston
J Brown
W Gamble
G Stowe
WCC Flooding
M Miller
Severn Trent Water
D Billings
S McDonnell
M Goodyear
WCC Highways
Severn Trent Water
Mr & Mrs Field
Parish Council
L Taylor
WCC Flooding
M Miller
WCC Highways
Applicant
WCC Highways

Consultation
Objection
Consultation
Objection
Objection
Objection
Objection
Consultation
Representation
Objection
Objection
Objection
Consultation
Objection
Consultation
Representation
Representation
Representation
Consultation
Consultation
Objection
Objection
Representation
Consultation
Objection
Consultation
Letter
Consultation
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Date

2/11/15
9/11/15
10/11/15
11/11/15
and
26/11/15
1/12/15
16/11/15
16/11/15
25/11/15
26/11/15
26/11/15
26/11/15
26/11/15
28/11/15
25/11/15
26/11/15
2/12/15
7/12/15
5/1/16
27/1/16
29/3/16
1/4/16
2/4/16
7/4/16
8/4/16
20/5/16
22/4/16
24/4/16
9/5/16
11/5/16
26/5/16
27/5/16
3/6/16

33
34
35

Nether Whitacre Parish
Council
Applicant
WCC Flood Authority

Representation

24/6/16

E-mail
Consultation

27/6/16
27/6/16

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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Application No: PAP/2016/0011

Southfields Farm, Packington Lane, Coleshill, B46 3EJ
Erection of a polytunnel (retrosepective), alterations to two existing farm
buildings to form a toilet block and a small animal shelter and use of field OS no.
4580 for educational visits and care farm project in connection with the
agricultural use
PAP/2016/0029
Southfields Farm, Packington Lane, Coleshill, B46 3EJ
Change of use of three former agricultural buildings, one for commercial metal
fabrication and welding use, one for motor vehicle repairs and one for the storage
of repackaging of palletised goods
Both for Mr John Plumb - Southfields Farm Ltd
Introduction
Members will be aware that these two applications were reported to the May Board
meeting but that determinations were not made. This was to enable Members to visit
the site and secondly for further research to be undertaken particularly in respect of
traffic generation at the site.
Members have now visited the site and that was during the day whilst there was a
school visit also occurring at the same time.
Additionally the applicant commissioned an independent traffic survey of movements
into and out of the farm along the access track off Packington Lane. That has now been
submitted and presented to the Highway Authority for comment.
The applicant has also provided additional documentation which is referred to below.
Prior to the May Board meeting, an objector to the proposals circulated a letter to all
Board Members drawing attention to matters contained in the written report. That report
is attached at Appendix A and the letter is attached at Appendix B.
Additional Information
a) The Visit
A note of the site visit is attached at Appendix C. It is not proposed to comment on this
as it is for Members to express their views and conclusions about that visit. It is however
important to point out that the visit coincided with a school visit.
b) Traffic Count
The applicant commissioned a traffic count of all vehicles using the access into the site
off Packington Lane. The report is attached at Appendix D. It can be seen that this
recorded traffic over a full 24 hour period between the 8 and 14 June. Total movements
(both in and out) averaged 163 over a 12 hour period (0700 to 1900 hours) for a five
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day period, that is 13 total movements an hour and 142 over a full seven day period –
12 an hour. Peak hour periods (0800 to 1000hours) and (1600 to 1800 hours) averaged
26 total movements over a five day period for the morning – 13 per hour - and 30 for
the afternoon – 15 per hour. HGV movements accounted for 2% of total traffic with the
bulk (77%) being cars; vans and cars or vans with trailers. Average speeds were
between 13 and 14mph.
c) Risk Assessment
One of the issues raised by objectors was that the mix of uses at this site was
inappropriate in that they involved children visiting the site where there were commercial
uses operating together with HGV movements. The applicant commissioned an
independent Risk Assessment to be carried out. This is attached at Appendix E.
d) Fire Risk Assessment
The Warwickshire Fire and Rescue Service have undertaken an assessment of fire
safety provisions at the site. That assessment has directly resulted in a request for a
planning condition, should planning permissions be granted. The response is attached
at Appendix F.
e) Additional Information
Other correspondence has been received. Farming and Countryside Education has
written to support the proposal for the education visits confirming that the applicant is
accredited to provide this activity – see Appendix G. The applicant’s accountants have
supplied a letter explaining the contribution that the non-agricultural activities at the farm
make to the viability of the farm – see Appendix H. Three additional e-mails of support
have also been received.
Consultations
Warwickshire County Council as Highway Authority – The traffic count survey was
forwarded to the County Council. Its response is that traffic movements in the peak
hours are not considered to be significant and neither is the total number of vehicle
movements. The original consultation response still stands.
The Objector’s Letter
a) Introduction
It is now proposed to run through each of the criticisms of the report as highlighted by
the objector’s letter at Appendix B. There are a number of general comments however
that need to be made before that task is undertaken and that opportunity is taken now to
avoid repetition later in this report.
Firstly, Members will have read this letter and will be aware that there are the author’s
personal comments therein, relating to the integrity and motives of the applicant. Every
Member will be aware that these two applications have to be dealt with on their planning
merits regardless whom the applicant may be and wholly without any pre-conceived
perceptions.
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Secondly, Members will see that there is reference to the Police. The objector is
pursuing his allegations separately in this respect and Members will be aware that
planning considerations are the sole matters for discussion by this Board.

Thirdly, there is reference here to matters that are in breach of planning control and this
is given weight by the objector. Members will be aware that planning legislation allows
for the submission of retrospective applications as it is not a criminal offence to
undertake development without first obtaining a planning permission. The report makes
it clear that these applications are in part retrospective applications.
Fourthly, there is reference to allegations about officers by name. These allegations are
wholly denied and are being dealt with formally through the Council’s complaints
procedures.
b) The Letter
Because there are several matters raised, it is proposed to respond by way of a table as
set out below.
Comment

Response

The poly-tunnel is an eyesore

Members will need to make their own
assessment
The applicant says only 14 cars would be The Traffic county has now been
generated by the care farm project
undertaken and there are comments made
in this respect below
Quality of the access works
WCC only requires 20 metres to be
improved.
See
the
recommended
condition on maintenance
Health and Safety issues from HGV’s and See the Risk Assessment
“industrial yard”
Representations poorly recorded
The objector’s letter is now appended in
full
Coleshill Town Council
No further representation has been
received amending its initial response
WCC involvement has been badly handled WCC has been invited to review its
and no consideration given to the lack of comments in light of the traffic count
street lighting
There are fire safety issues
The Fire Services report is appended
Health and Safety issues ignored
See the Risk Assessment
Criticism of the Environmental Health The Environmental Health Officer makes a
Officer
professional assessment. In this case he
had no comments to make
Retrospective changes of use
It is acknowledged there have been
breaches here
Traffic figures are inaccurate and no See the Traffic Count
record of type of vehicle
The Care Farm project covers the whole This is acknowledged
farm
Unauthorised businesses are here
The main unauthorised activity here is for
WCC to enforce. See the report
The toilets
This is a matter for the Building
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Regulations
The welfare of animals
Other legislation covers this issue
School Risk Assessments
This is the objector’s own opinion. No
comments to make
Similar uses do not have industrial activity Accepted but that does not automatically
close by
lead to a recommendation of refusal
The National Planning Policy Framework This is an issue that Members can decide
is not supportive of the proposals
on
The proposals here are not “small”
This is an issue that Members can decide
on
False information concerning the waste The report acknowledges this use at the
issue
farm but the enforcement issue here is one
for WCC
Health and Safety issues
Members can make their own assessment
after seeing the Risk Assessment and
visiting the site.
Observations
There have been no changes to the Development Plan since the applications were last
reported to the Board.
As indicated above, Members have visited the site and seen it in operation during a
school visit.
There is no change to be recommended in respect of the overall planning policy
approach to be taken to these applications as a consequence of the additional
information received. However it is proposed to re-visit the matter of the potential
impacts, beginning with highway issues.
The traffic figures illustrate the total use of the access to the farm holding and thus they
include traffic movements associated with the various retrospective uses that are the
subject of these applications. This is important as it is the cumulative highway impact
that has to be considered here. There are some general comments that need to be
made in this regard. The full traffic count will include farm vehicles as well as personal
vehicle movements and normal domestic visits. They will also include movements
associated with other uses at the site – notably the unauthorised waste activity which
would account for the HGV movements. Members should be aware that it is
understood that the lease for this activity is to cease at the end of August. The objector
has suggested that the applicant’s figures of traffic generation are underestimated and
that his own survey shows this to be the case. It is indeed true that his survey aligns
with the traffic count now submitted and thus the same comments as above will apply.
The issue for the Board is whether the traffic generated by the activities proposed in the
applications and the existing lawful uses causes any adverse highway impacts. The
Highway Authority has been re-consulted as a consequence of the traffic count. It does
not alter its original view and does not object to the proposed use of this access track or
its junction with Packington Lane by the proposed uses. Members are reminded that the
Government guidance set out in the NPPF is that highway refusal reasons should only
be contemplated if the traffic impacts are “severe”. It is considered that with the
evidence now available and with the benefit of the site visit, that the Highway Authority’s
assessment can be supported.
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The Fire and Rescue Service has visited the site and carried out a risk assessment. On
the basis of that, the Service recommends a planning condition be added in respect of
the provision of adequate water supplies and fire hydrants. It has already offered
guidance to the applicant on this matter. From a planning perspective this matter is
resolved.

A Health and Safety Risk Assessment has been undertaken too in light of the concerns
about the mix of uses/activity at the site. That is a material planning consideration and it
should be given weight in the determination of these applications.
The additional information provided too is considered to be of weight.
As a consequence of the deferral, Members have now benefitted from the receipt of
additional supporting evidence which supports the recommendations as set out in the
initial report. There is thus no planning reason to alter those recommendations.
Recommendations
a) PAP/2016/0011 – The Care Farm
That planning permission be granted subject to the conditions as set out in Appendix A
together with an additional condition requiring details of water supplies and fire hydrants
as recommended by the Warwickshire Fire and Rescue Service.
b) PAP/2016/0029 – The Other Uses
That planning permission be granted subject to the conditions as set out in Appendix A
with an additional condition requiring details of water supplies and fire hydrants as
recommended by the Warwickshire Fire and Rescue Service.
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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/2016/0011
Background
Paper No

1
2
3
4
5
6
7
8
9
10
11

Author

Mr G Stevenson
FACE
Magic Accountancy
L Jones
H Jones
S Stafford
Applicant
Warwickshire Fire and
Rescue
Warwickshire Fire and
Rescue
C Dickinson
WCC Highways

Nature of Background Paper

Date

Objection
Support
Letter
Support
Support
Support
Traffic Data

undated
27/5/16
14/6/16
21/5/16
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22/5/16
20/6/16

Consultation

9/3/16

Risk Data

3/6/16

Consultation
Consultation
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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
General Development Applications
a) Application No: PAP/2016/0011
Southfields Farm, Packington Lane, Coleshill, B46 3EJ
Erection of a polytunnel (retrosepective), alterations to two existing farm
buildings to form a toilet block and a small animal shelter and use of field OS no.
4580 for educational visits and care farm project in connection with the
agricultural use
b) Application No: PAP/2016/0029
Southfields Farm, Packington Lane, Coleshill, B46 3EJ
Change of Use of three former agricultural buildings, one for commercial metal
fabrication and welding use, one for motor vehicle repairs and one for the storage
of repackaging of palletised goods
Both for Mr John Plumb - Southfields Farm Ltd
Introduction
These applications are referred to Board because of Member requests concerned about
the potential impacts arising from the proposals.
Whilst there are two different applications reported here they relate to the same address
and thus they are included in this one report. Each will need to be determined on its
own merits but the impact of each on the other will need to be assessed as will the
cumulative impacts.
The Site
Southfields Farm is at the southern end of Coleshill, a few hundred metres to the east of
Packington Lane close to its junction with the main Coventry Road. There is a
residential frontage to these two roads and the Coleshill School and Leisure Centre are
further to the south. The single access into the farm is bounded by high hedgerows and
is only partly made-up. The farm itself currently comprises 120 hectares of land rented
from the Wingfield Digby Estate and the Father Hudson’s Society. Following the
cessation of dairy farming in 2004, the farming enterprise currently involves mostly
arable crops and sheep grazing. Conservation under the Environmental Stewardship
Scheme is also undertaken. There is a range of both traditional and modern buildings
here as well as the main farmhouse. Some of these are used for non-agricultural
purposes - four separate commercial uses include an inert waste haulage business, an
office use, a metal fabrication business and a motor vehicle repair business. In addition
school education visits have been made since 2006.
The general location is illustrated at Appendix A.
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Background
There are historic permissions that permitted other uses within former agricultural
buildings at the farm. A planning permission was granted in 2001 for the use of a
redundant former cattle building to be used by a haulage contractor. This however
expired in 2002. A subsequent planning permission granted by the Warwickshire
County Council, the planning authority responsible for waste disposal matters, permitted
this haulage business to continue to operate as a waste recycling use from the same
premises. This permission was also time limited and has now expired. The recycling
waste business however is continuing to operate from the site and thus is now an
unauthorised use. The County Council is pursuing enforcement action as the
responsible planning authority.
Planning permission was granted in 2006 for the use of another former cattle building
for storage for a market trading business. This was restricted by a condition to be for the
benefit of John Plumb. A further permission granted in 2008 allowed equestrian use
within a number of identified fields. A permission in 2009 allowed the use of a former
farm building for office use within use class B1 (a). Two other uses also operate from
the site - a metal fabrication business and a motor vehicle repairer. Each use operates
from a single former agricultural building. These two uses are not authorised by a
planning permission. As the market trading business is not operated by John Plumb it
does not comply with the restriction imposed. The current application seeks to
regularise the position with respect to the unauthorised uses on the site.
The Proposals
a) The Care Farm Project
This application seeks to authorise a Care Farm project involving education visits to the
farm particularly for disabled groups. It covers the change of use of an identified area of
land to a mixed education/agricultural use; the retention of a poly-tunnel and the use of
three existing buildings to form a small animal shelter and toilet provision. It is
suggested that this would generate around 14 cars; two or three mini-buses and one
school bus/coach a week mostly in the summer months.
The applicant states that these visits commenced in 2006 and have steadily increased
from around twelve a year to 80. Most are from primary schools with a focus on
disabled groups. The area to be used would be subdivided into paddocks for different
animals with moveable shelters.
The application has been amended since its submission through the withdrawal of a
new “geo-dome” building that was to be used as a class-room.
The improvement works to the access as recommended by the Highway Authority if a
planning permission is to be granted, have already been carried out.
The attached plan at Appendix B shows the area for mixed use at “A” and the
associated buildings at “B, E and F”. Building J is to be used as the meeting/class room
replacing the proposed geo-dome building.
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b) Representations Received
Five representations have been received. The concerns relate to the following matters
of principle:
•
•
•
•
•

The proposals are inappropriate development in the Green Belt
No very special circumstances apply
No evidence is submitted to demonstrate that there is an unmet need for the
education facility
Insufficient information is submitted to show how the proposals aid farm
diversification or that it will add viability
No evidence is submitted that the buildings are capable of re-use

Matters of detail raised relate to:
•
•
•
•
•
•
•

Additional traffic
The “dust clouds” arising from unsurfaced internal farm tracks
An assertion that the information submitted is misleading
Concerns about the health and safety of visitors given the mix of uses
Concerns about the disposal of foul water
This is a retrospective application
The poly-tunnel is an “eyesore”

Some representations received include personal comments that are of no weight at all
in the determination of this application.
Coleshill Town Council has no objection welcoming the use.
c) Consultation Responses
Warwickshire County Council as Highway Authority – No objection subject to conditions
requiring the widening of the access track to 5 metres for the first 20 metres of its length
off Packington Lane, together with its hard surfacing over that length. These works have
already been carried out.
Warwickshire County Council Rights of Way – No objection
Warwickshire Museum – No comments received
Warwickshire Fire Services Authority – No objection subject to a standard condition
about water supplies
Environmental Health Officer – No comments to make
The Proposals
a) The Change of Use of Buildings
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This application seeks to regularise the two unauthorised uses at the site, namely the
motor vehicle repairer and the metal/welding fabrication business. Additionally it is
proposed to vary the condition for the market trader such that Mr Plumb’s name is
removed. They have all been present on the site for several years.

Traffic generation from all three uses is said to amount to around 20 cars; 10 vans and
2 lorries a week.
The buildings concerned are shown as “D” for the repairs; “G” for the welding and “H”
for the storage” at Appendix B.
Building B is a former brick built barn. It is used by a single mechanic undertaking car
repairs with only one vehicle being worked on at a time given the size of the building –
8.5 by 5 metres. It is said that this use has been present for some twenty years.
Building G is a former steel portal cattle building used for metal fabrication both on and
off-site through use of a van. A lot of the business is to repair and maintain agricultural
plant, vehicles and equipment used on the farm. It measures 18 by 10.5 metres.
Building H is a former cattle building now used for the storage by a market trader. The
building is used to store palleted items, often discount and end-of-line products prior to
re-distribution to markets. Items are delivered by an HGV with goods being unloaded
and stored and then take off-site when required. This building measures 31 by 23
metres.
b) Representations Received
Six representations have been received referring to the following matters:
•
•
•
•
•
•
•

Additional traffic
The “dust clouds” arising from the unsurfaced farm tracks
The commercial uses are inappropriate at a farm location
The information submitted is mis-leading
There are health and safety concerns about the mix of uses
Concerns about the disposal of foul water
There is insufficient information about the value of this to farm diversification

Some representations received include personal comments that are of no weight at all
in the determination of this application.
c) Consultation Responses
Warwickshire County Council as Highway Authority – No objection subject to the
conditions referred to above. These works have been completed.
Warwickshire County Council Rights of Way – No objection
Warwickshire Museum – No Comments
Development Plan
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The Core Strategy 2014 - NW1 (Sustainable Development); NW2 (Settlement
Hierarchy), NW3 (Green Belt), NW9 (Employment), NW10 (Development
Considerations), NW12 (Quality of Development) and NW17 (Economic Regeneration)
Saved Policies of the North Warwickshire Local Plan 2006 - Core Policy (Agriculture
and the Rural Economy); ECON8 (Farm Diversification), ECON9 (Re- Use of Rural
Buildings), ENV13 (Building Design), ENV14 (Access Design), TPT1 (Transport
Considerations), TPT2 (Traffic Management) and TPT3 Access and Sustainable
Transport).
Other Relevant Material Considerations
National Planning Policy Framework 2012 – (the “NPPF”)
National Planning Practice Guidance 2014
Observations
a) General Comments
The farm buildings and land the subject of these two applications are in the Green Belt.
It is necessary to establish whether the proposals are appropriate or not appropriate
development in the Green Belt. To this end the definitions in the NPPF will be used. In
general terms however the erection of new buildings is not appropriate whereas the reuse of buildings is appropriate. Each application will be assessed and then it will be
necessary to see, in the case of any inappropriate development, if there are
considerations of such weight to override the presumption of refusal. Harm arising from
inappropriate development and other harm will both need to be evaluated. The
cumulative impacts will need to be included in this evaluation.
b) The Care Farm Project
Changes of use of land within the Green Belt are not appropriate developments and
hence this proposed mixed use is “de facto” harmful and thus carries a presumption of
refusal. The actual level of harm on the openness of the Green Belt here however is
considered to be minimal. This is because the actual area of land involved is small and
within a complex and range of other buildings and where there is other agricultural and
non-agricultural activity. The associated buildings too are those that would generally be
expected to be seen at such a location. There is neither considered to be any adverse
impact on the purposes of including land within the Green Belt given that the use is
materially associated with agriculture. Members will also be aware that the change of
use of existing buildings is not necessarily inappropriate development in the Green Belt
subject to there being no worse impact on the openness of the Green Belt than the
former use and that the proposals do not conflict with the purposes of including land
within it. Moreover agricultural buildings are appropriate developments in any event. As
a consequence of all of these matters, it is considered that the harm caused to the
openness of the Green Belt is minimal.
In terms of potential other harm as opposed to Green Belt harm then the installation of
new toilets will be the subject of conditions under the Building Regulations. The
additional traffic is a factor but the Highway Authority has not objected. The scale of the
operation here can also be controlled by conditions. In respect of the other matters
raised by the representors then the use and management of the farm roads and tracks
in the farmstead area will be a matter for the farm owner, tenant and business operators
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to manage. The proposed layout however does reduce the risk of conflict between the
different users. Other health and safety issues concerning the welfare of animals and
the supervision of children are matters that are covered by other relevant legislation.
Members will be aware that these are not planning considerations. Each School will
have to undertake its own “risk” assessment before attending the site and there are the
general Health and Safety Regulations governing visitor attractions which the
owner/tenant will need to comply with. From a planning perspective the use is
appropriate. There is neither any planning nor other policy requirement to demonstrate
the need for the care farm facility or to justify educational visits. The point is that the use
is considered to be appropriate meeting several planning objectives and is similar to
other uses elsewhere in the Borough. Overall therefore it is not considered that there is
material “other harm” caused by this proposal.
It is thus necessary now to consider whether there are any planning considerations of
such weight here to warrant them amounting to “very special circumstances”. These
considerations are that the NPPF requires beneficial use to be made of the Green Belt
such as improving access, providing opportunities for outdoor activity; that the use is
wholly dependent on agricultural activity, that the proposal aids farm diversification and
that it supports the local rural economy. Given that the actual level of Green Belt harm
here is minimal and that the potential for other harm is also limited, it is considered that
these considerations are of sufficient weight to support this proposal.
c) The Other Uses
Members will be aware that the NPPF states that the re-use of buildings in the Green
Belt need not necessarily be inappropriate development provided that the buildings are
of permanent and substantial construction; that the openness of the Green Belt is
preserved and that there is no conflict with the purposes of including land within the
Green Belt.
In this case all three buildings are sound, satisfying the condition of the NPPF. There is
neither considered to be any material impact on the openness of the Green Belt here as
they are already established within an existing complex of buildings and in a farm yard.
Vehicle activity, stored and parked equipment and movements are all to be expected in
such a setting. Given the small scale nature of the proposed uses it is not considered
that there would be any adverse impact on openness here. Similarly there would be no
conflict with the purposes of including land within the Green Belt. For these reasons it is
considered that this proposal is appropriate development in the Green Belt.
This conclusion carries weight as it also supports both national and local planning
policies encouraging farm diversification and small rural businesses. These uses are
small in scale and even cumulatively they do not give rise to substantial traffic
movements. The Highway Authority has not objected considering that the access is
adequate and safe. The Environmental Health Officer neither has raised an objection
because of likely noise or other pollution impacts. Members will be aware of similar uses
in farm buildings throughout the Borough and it is not considered that this proposal
gives rise to any significant adverse material impact.
It is considered that much of the concern here about traffic impacts is down to the
unauthorised waste business as that generates more HGV traffic than the proposed
uses outlined here. As referred to earlier this is the responsibility of the County Council
and the recommendation below requests that enforcement action be expedited.
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Concerns have been expressed about the mix of uses here. This is understood, but the
Board is asked to remember that these uses can be supported in planning terms; that
other more relevant legislation covers health and safety issues and the operators and
owners have responsibilities themselves.
Recommendations
a) PAP/2016/0011 – The Care Farm
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 Location plan, Proposed Elevation plans 1A, 1B and 2A
received by the Local Planning Authority on 06/1/2016 and the Site and Block plan
received by the Local Planning Authority on 29/3/2016. For the avoidance of doubt
the application site comprises the buiildings and area identified on the site and
block plan received on 29/3/2016.
REASON
To ensure that the development is carried out strictly in accordance with the
approved plans.
3.
There shall be no operation of the use hereby approved other than
between 0900 and 1700 hours on Mondays to Fridays inclusive, in any one week.
REASON
In the interests of highway safety and the amenity of the area.
4.
The works undertaken at the existing vehicular access to the site – namely
its widening to 5.0 metres for a distance of 20 metres into the access as measured
from the near edge of the public highway carriageway, together with its hard
surfacing over that same length - shall be maintained at all times that the use
hereby approved is in operation.
REASON
In the interest of safety on the public highway.
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5.
Alterations proposed to buildings shall be carried out using materials
similar to those of the existing building.
REASON
In the interest of amenity.
Notes
1.
2.

3.

The Local Planning Authority has met the requirements of the NPPF in this
case by addressing the planniing issues arising from the application.
Attention is drawn to Sections 149, 151, 163 and 184 of the Highways Act
1980; the New Roads and Street Works Act 1991, the Traffic Management
Act 2004 and all relevant codes of practice. Advice on these sections can
be obtained from the Warwickshire County Council.
Attention is drawn to the relevant legislation covering health and safety
matters affecting visitor attractions as well as contacts with animals.

b) PAP/2016/0029 – The Other Uses
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 Location plan received by the Local Planning Authority on
06/1/2016 and the Site and Block plan received by the Local Planning Authority on
29/3/2016. For the avoidance of doubt the application site comprises the buildings
and area identified on the site and block plan received on 29/3/2016.
REASON
To ensure that the development is carried out strictly in accordance with the
approved plans.
3.
The works undertaken at the access to the site – namely its widening to
five metres for a distance of 20 metress into the access as measured from the
near edge of the public highway carriageway, together with its hard surfacing over
that same length – shall be maintained at all times that the uses hereby apprived
are in business use.
REASON
In the interest of safety on the public highway.
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4.
The use hereby approved shall enure solely for the benefit of R Frankel
trading as R F Motors and for no other persons or bodies whomsoever, and
specifically not for the benefit of the building identified as Building D on the
approved site block plan at Southfields Farm and shall be discontinued on or
before the vacation of the property by the person and business named above.
REASON
Planning permission is granted solely in recognition of the particular circumstances
of the beneficiaries.
5.
The use hereby approved shall enure solely for the benefit of Gary Jones
trading as Jones Fabrications and for no other persons or bodies whomsoever,
and specifically not for the benefit of the building identified as Building G on the
approved site block plan at Southfields Farm and shall be discontinued on or
before the vacation of the property by the person and business named above.
REASON
Planning permission is granted solely in recognition of the particular circumstances
of the beneficiaries.
6.
The use hereby approved shall enure solely for the benefit of Clive
Matthew, a sole trader, and for no other persons or bodies whomsoever, and
specifically not for the benefit of the building identified as Building H on the
approved site block plan at Southfields Farm and shall be discontinued on or
before the vacation of the property by the person and business named above.
REASON
Planning permission is granted solely in recognition of the particular circumstances
of the beneficiaries.

Notes
1.
2.

3.

The Local Planning Authority has met the requirements of the NPPF in this
case by addressing the planning issues arising.
Attention is drawn to Sections 149, 151, 163 and 184 of the Highways Act
1980; the New Roads and Street Works Act 1991, the Traffic Management
Act 2004 and all relevant Codes of Practice. Further advice can be sought
from the Warwickshire County Council.
Attention is drawn to the relevant legislation covering health and safety
matters affecting visitor attractions as well as contacts with animals.

c) Other Matters

That the Warwickshire County Council be requested to expedite enforcement
action against the unauthorised waste operations being undertaken at the site.
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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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