To:

The Deputy Leader and Members of the Planning and Development
Board

(Councillors Simpson, Bates, Bell, Chapman, Dirveiks, Fowler, Gosling,
Hayfield, Hobley, Humphreys, Jarvis, Parsons, H Phillips, Reilly, Ridley
and Ririe)

For the information of other Members of the Council

For general enquiries please contact the Democratic Services Team
on 01827 719226 via

e-mail — democraticservices@northwarks.gov.uk

For enquiries about specific reports please contact the officer named
in the reports.

The agenda and reports are available in large print and electronic
accessible formats if requested.

PLANNING AND DEVELOPMENT BOARD
AGENDA
2 SEPTEMBER 2024
The Planning and Development Board will meet on Monday, 2 September 2024
at 6.30pm in the Council Chamber at The Council House, South Street,

Atherstone, Warwickshire.

The meeting can also be viewed on the Council’'s YouTube channel at
NorthWarks — YouTube.

AGENDA
1 Evacuation Procedure.
2 Apologies for Absence / Members away on official Council
business.
3 Disclosable Pecuniary and Non-Pecuniary Interests

Page 1 of 230



REGISTERING TO SPEAK AT THE MEETING

Anyone wishing to speak at the meeting, in respect of a Planning
Application, must register their intention to do so by 1pm on the day of
the meeting, either by email to democraticservices@northwarks.gov.uk
or by telephoning 01827 719226 / 719237 / 719221.

Once registered to speak, the person asking the question has the option
to either:

(a) attend the meeting in person at the Council Chamber; or
(b) attend remotely via Teams.

If attending in person, precautions will be in place in the Council
Chamber to protect those who are present however this will limit the
number of people who can be accommodated so it may be more
convenient to attend remotely.

If attending remotely an invitation will be sent to join the Teams video
conferencing for this meeting. Those registered to speak should join
the meeting via Teams or dial the telephone number (provided on their
invitation) when joining the meeting and whilst waiting they will be able
to hear what is being said at the meeting. They will also be able to view
the meeting using the YouTube link provided (if so, they may need to
mute the sound on YouTube when they speak on the phone to prevent
feedback). The Chairman of the Board will invite a registered speaker
to begin once the application they are registered for is being considered.

Minutes of the meeting of the Board held on 5 August 2024 — copy
herewith, to be approved and signed by the Chairman.

ITEMS FOR DISCUSSION AND DECISION
(WHITE PAPERS)

Planning Applications - Report of the Head of Development Control
Summary

Town and Country Planning Act 1990 — applications presented for
determination.

5a Application No: PAP/2024/0349 - Land Off, Old Holly Lane,
Atherstone, Warwickshire

Approval of reserved matters for access, appearance,
landscaping, layout and scale for Phase 2A and 2B for the
erection of 250 dwellings at land at Old Holly Lane, Atherstone
relating to application PAP/2014/0542
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5b

5c

5d

s5e

5f

59

Application No: PAP/2024/0297 - Land north and south of
Junction 9 of the M42, Adjacent to Lichfield Road

Outline planning application, with all matters reserved (except for
access), for employment development (Use Class B2/B8 with
ancillary E(g)), together with habitat creation, landscaping,
parking, service yards, HGV waiting area, footpaths/cycleways,
and other associated infrastructure

Application No: CON/2024/0012 - Mancetter Quarry, Quarry
Lane, Mancetter, CV9 2RF

Variation of condition 2 (Cessation of operations and restoration
date) of planning application NWB/19CMO009 variation of
condition 43 (hours of operation) of planning permission
NWB/14CM034

Application No: PAP/2024/0078 - Land north of Ivy Cottage,
Freasley Common, Dordon

Conversion of existing stables into residential dwelling utilising
existing access and parking

Application No PAP/2023/0188 — Land at Tamworth Road,
Dosthill

Outline planning application with full details of access (with
matters reserved for landscape, scale, layout and appearance) for
development comprising up to 22,000sgm (GEA) for flexible Use
Class E(g)(ii), Eg(iii), B2 and/or B8 with associated car parking
and works (Cross boundary application Tamworth BC reference
0163/2023)

Application No CON/2024/0013 — Crown Aggregates Limited,
Mancetter Road, Hartshill

Erection and use of a steel portal framed workshop building

Application No PAP/2024/0274 — Aston Villa Training Ground,
Bodymoor Heath Lane, Bodymoor Heath

Master Plan — Building Elite Sports — Facilities Update. 1.
Relocate  grounds  operations  store. 2. Construct
Rehab/Recuperation and Recovery Centre. 3. Extend EXxisting
Building to provide woman’s super league and girls academy
centre. 4. Repurpose existing building to create media and
administrative support centre. 5 relocate U16 Boys Internal pitch
elite football development centre and 6. Associated landscaping

Page 3 of 230



5h Application No PAP/2023/0101 — Land 180 Metres South West
of Sewage Works, Gravel Lane, Warton

Change of use of land to a wedding and events venue including
the erection of temporary event space and associated structures,
formation of car parking and new landscaping

5i Application No PAP/2024/0189 - Sunnyview, Dingle Lane,
Nether Whitacre, Coleshill, B46 2EG

Demolition of existing garage block and the erection of a single
self/custom build dwelling (Resubmission PAP/2023/0208)

5j Application No: PAP/2018/0755 - Land to east of Former
Tamworth Golf Course, North of Tamworth Road - B5000 and
west of M42, Alvecote

Outline application - Demolition of all existing buildings and
construction of residential dwellings including extra care/care
facility; a community hub comprising Use Classes E(a)-(f) & (g) (i)
and (i), F.2 (a) & (b), drinking establishment and hot food
takeaway uses, a primary school, the provision of green
infrastructure comprising playing fields and sports pavilion, formal
and informal open space, children's play area, woodland planting
and habitat creation, allotments, walking and cycling routes,
sustainable drainage infrastructure, vehicular access and
landscaping

The Contact Officer for this report is Jeff Brown (719310).

Proposed changes to the National Planning Policy Framework and
other changes to the planning system — Report of the Head of
Development Control

Summary

Draft revisions to the NPPF (“NPPF24”) were announced on 31 July
2024. The changes comprise a mix of proposals that either accept or
reverse changes made to the December 2023 version of the framework
and then introduce some new policies. The report considers the main
changes and explains how they may affect the Borough.

The Contact Officers for this report are Jeff Brown (719310) and Dorothy
Barratt (719250).
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Appeal Update - Report of the Head of Development Control
Summary
The report updates Members on recent appeal decisions.

The Contact Officer for this report is Jeff Brown (719310).

STEVE MAXEY
Chief Executive
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NORTH WARWICKSHIRE BOROUGH COUNCIL

MINUTES OF THE 5 August 2024
PLANNING AND DEVELOPMENT BOARD

Present: Councillor Simpson in the Chair

Councillors Bates, Bell, Chapman, Farrow, Fowler, Hayfield,
Humphreys, Jackson, Jarvis, Parsons, H Phillips, O Phillips, Ridley,
Ririe and Smith

Apologies for absence were received from Councillors, Dirveiks
(Substitute Councillor O Phillips), Gosling (Substitute Councillor
Jackson), Hobley (Substitute Councillor Jackson) and Reilly
(Substitute Councillor Smith)

18 Disclosable Pecuniary and Non-Pecuniary Interests

Councillor Humphreys declared a non-pecuniary interest in Minute 20c —
Application No PAP/2021/0372 (Flexdart, Marsh Lane, Water Orton, B46
INS) by reason of being on the Regulatory Board of Warwickshire County
Council and took not part in the discussion or voting thereon.

19 Minutes

The minutes of the meeting of the Planning and Development Board held on
8 July 2024, copies having previously been circulated, were approved as a
correct record, and signed by the Chairman.

20 Planning Applications

The Head of Development Control submitted a report for the consideration of
the Board.

Resolved:

a That Application No PAP/2024/0236 (6, Marie Close,
Mancetter, Atherstone, CV9 1NF) be granted subject to the
conditions set out in the report of the Head of Development
Control and with an amendment to include Saturday opening
hours from 08:00 to 12:00;

[Speaker: Ellie Jones]
b That Application No PAP/2024/0189 (Sunnyview, Dingle Lane,

Nether Whitacre, Coleshill, B46 2EG) be deferred for a site
visit;

4/1
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[Speaker: Darren Bignall]

c That Application No PAP/2021/0372 (Flexdart, Marsh Lane,
Water Orton, B46 1NS) be granted subject to the conditions
set out in the report and the supplementary report of the
Head of Development Control together with the completion of
a Section 106 Agreement between the applicant, the Borough
Council and the Warwickshire County Council in the terms set
out in the supplementary report in respect of highway matters
and the main report in respect of the phasing of the
development; and

[Speaker: Chris Fellows]

d That Application No PAP/2023/0188 (Land at, Tamworth
Road, Dosthill) be deferred in order to invite the applicant to
consider if further mitigation could be included in respect of
addressing potential impacts arising from noise and traffic as
well as reviewing the landscaping proposed.

[Speakers: Raymond Collister, Adrian Barnsley, Henry
Courier, Stuart Black]

Hall Farm, Farthing Lane, Curdworth

The Head of Development control outlined the background to the making of
an Emergency Tree Preservation Order in respect of a Willow tree at Hall
Farm in Curdworth.

Resolved:

That the Board confirmed action taken under the Chief Executive’s
Emergency Powers to make a Tree Preservation Order in respect

of a Willow tree at Hall Farm, Farthing Lane, Curdworth.

Appeal Update

The Head of Development Control brought Members up to date with recent
appeal decisions.

Resolved:

That the report be noted.

M Simpson
Chairman

4/2
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Agenda Item No 5

Planning and Development
Board

2 September 2024

Planning Applications

Report of the
Head of Development Control

11

2.1

2.2

2.3

2.4

3.1

4.1

4.2

Subject
Town and Country Planning Act 1990 — applications presented for determination.
Purpose of Report

This report presents for the Board decision, a number of planning, listed building,
advertisement, proposals, together with proposals for the works to, or the felling of
trees covered by a Preservation Order and other miscellaneous items.

Minerals and Waste applications are determined by the County Council.
Developments by Government Bodies and Statutory Undertakers are also
determined by others. The recommendations in these cases are consultation
responses to those bodies.

The proposals presented for decision are set out in the index at the front of the
attached report.

Significant Applications are presented first, followed in succession by General
Development Applications; the Council’s own development proposals; and finally
Minerals and Waste Disposal Applications.

Implications
Should there be any implications in respect of:

Finance; Crime and Disorder; Sustainability; Human Rights Act; or other relevant
legislation, associated with a particular application then that issue will be covered
either in the body of the report, or if raised at the meeting, in discussion.

Site Visits

Members are encouraged to view sites in advance of the Board Meeting. Most
can be seen from public land. They should however not enter private land. If they
would like to see the plans whilst on site, then they should always contact the Case
Officer who will accompany them. Formal site visits can only be agreed by the
Board and reasons for the request for such a visit need to be given.

Members are reminded of the “Planning Protocol for Members and Officers dealing
with Planning Matters”, in respect of Site Visits, whether they see a site alone, or
as part of a Board visit.

5/1
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5.1

5.2

6.1

Availability

The report is made available to press and public at least five working days before
the meeting is held in accordance with statutory requirements. It is also possible
to view the papers on the Council’s web site: www.northwarks.gov.uk.

The next meeting at which planning applications will be considered following this
meeting, is due to be held on Monday, 7 October 2024 at 6.30pm in the Council
Chamber

Public Speaking

Information relating to public speaking at Planning and Development Board
meetings can be found at:
https://www.northwarks.gov.uk/info/20117/meetings_and_minutes/1275/speaking
and_questions_at meetings/3.

5/2
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Planning Applications — Index

Item
No

Application
No

Page

Description

General /
Significant

5/a

PAP/2024/0349

Land off Old Holly Lane, Atherstone

Approval of Reserved Matters for access,
appearance, landscape, layout and scale
for Phases 2A and B for the erection of 250
dwellings relating to application
PAP/2014/0542

General

5/b

PAP/2024/0297

26

Land north and south of Junction 9 of
the M42, Adjacent to Lichfield Road,

Outline planning application, with all
matters reserved (except for access),
for employment development (Use
Class B2/B8 with ancillary E(Q)),
together  with habitat  creation,
landscaping, parking, service yards,
HGV waiting area,
footpaths/cycleways, and other
associated infrastructure,

General

5/c

CON/2024/0012

59

Mancetter Quarry, Quarry Lane,
Mancetter, CV9 2RF

Variation of condition 2 (Cessation of
operations and restoration date) of
planning application NWB/19CMO009
variation of condition 43 (hours of
operation) of planning permission
NWB/14CM034

5/3
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5/d | PAP/2024/0078 62 |Land north of Ivy Cottage, Freasley
Common, Dordon,

Conversion of existing stables into
residential dwelling utilising existing
access and parking

5/e | PAP/2023/0188 79 Land at Rush Lane, Dosthill

Outline planning application with full
details of access (with matters reserved for
landscaping, scale, layout and
appearance) for development comprising
up to 22,000 sgm (GEA) for flexible Use
Class E (g) (ii), E(g)(iii)), B2 and/or B8 with
associated car parking and works (cross
boundary application Tamworth BC
reference 0163/2023)

5/f | CON/2024/0013 | 148 | Crown Aggregates Limited, Mancetter
Road, Hartshill

Erection and use of a steel portal framed
workshop

5/g | PAP/2024/0274 152 | Aston Villa Training Ground,
Bodymoor Heath Lane, Bodymoor
Heath

Master Plan — Building Elite Sports —
Facilities Update. 1. Relocate grounds
operations store. 2. Construct
Rehab/Recuperation and Recovery
Centre. 3. Extend Existing Building to
provide woman’s super league and girls
academy centre. 4. Repurpose existing
building to create media and
administrative support centre. 5 relocate
U16 Boys Internal pitch elite football
development centre and 6. Associated
landscaping

5/h | PAP/2023/0101 176 | Land 180 metres south west of
Sewage Works, Gravel Lane, Warton

Change of use of land to a wedding and
events venue including the erection of
temporary event space and associated
structures, formation of car parking and
new landscaping

5/4
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5/i | PAP/2024/0189 | 191 | Sunnyview, Dingle Lane, Nether
Whitacre, Coleshill

Demolition of existing garage block and
the erection of a single self/custom build
dwelling (Resubmission PAP/2023/0208)

5/j | PAP/2018/0755 | 219 | Land to east of Former Tamworth Golf
Course, North of Tamworth Road -
B5000 and west of M42, Alvecote,

Outline application - Demolition of all
existing buildings and construction of
residential dwellings including extra
care/care facility; a community hub
comprising Use Classes E(a)-(f) & (9) (i)
and (i), F.2 (a) & (b), drinking
establishment and hot food takeaway
uses, a primary school, the provision of
green infrastructure comprising playing
fields and sports pavilion, formal and
informal open space, children's play area,
woodland planting and habitat creation,
allotments, walking and cycling routes,
sustainable drainage infrastructure,
vehicular access and landscaping

5/5
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General Development Applications

(5/a) Application No: PAP/2024/0349

Land Off, Old Holly Lane, Atherstone, Warwickshire,

Approval of reserved matters for access, appearance, landscaping, layout and
scale for Phase 2A and 2B for the erection of 250 dwellings at land at Old Holly
Lane, Atherstone realting to application PAP/2014/0542, for

Merevale And Blythe Estates & Bloor Homes Ltd

1.

11

2.1

2.2

3.1

3.2

3.3

Introduction

This application is reported to this Board at this time for information only. A full
determination report will be prepared in due course. The report therefore
describes the proposals and identifies the main Development Plan policies and
other material planning considerations against which it will be assessed.

The Site

This comprises eleven hectares, being two agricultural fields land on the west
side of Sheepy Road between it and Old Holly Lane and the present built-up
edge of Atherstone at River Drive. It is also north of the site of the former Durno’s
Nurseries now being redeveloped residentially. The Innage Brook runs
north/south through the site where it discharges into the River Anker at Alder Mill
just to the north of the site. The Alder Mill Business Park is also located here.

The location plan is at Appendix A.
The Proposals

The proposal is for 250 new houses - 70 constructed off the Sheepy Road
between it and the course of the Innage Brook and the balance on the remainder
of the site accessed via a loop road running from OIld Holly Lane through to a
connection in the former Nursery site presently under construction with 123 units.
There would be no vehicular connection between the two areas. A green corridor
of open space either side of the Brook would be retained as well as a much
larger area of open land at the site’s northern end, being within the flood plain of
the Anker.

The overall layout is at Appendix B.

The mix of houses is proposed - 6 one bedroom units, together with 66 two
bedroom, 95 three bedroom, 79 four bedroom units and 4 five bedroom houses.
40% of the total would be affordable — that is 100 units — being mainly two and
three-bedroom houses, with a proposed tenure mix of 80% affordable rent and
20% intermediate rent. The affordable units would be spread throughout the two
parts of the overall site.

5a/l
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3.4

3.5

3.6

3.7

3.8

3.9

3.10

3.11

Some illustrative street scenes are at Appendix C.

Additionally, there is a significant amount of information in a Design Statement at
Appendix D.

The application is accompanied by the following documentation.

An initial Geo-physical survey of the site suggests historic agricultural activity —
former field boundaries and indications of possible ridge and furrow regimes.

An Ecological Appraisal identifies that there are no statutory designated sites
within 5km of the site and no non-statutory sites within a kilometre. The site is of
low ecological value in terms of both the flora and fauna found on site, except for
its boundary hedgerows and trees together with the Brook. Anticipated impacts
arising from the development are thus low. However, there is scope for new
habitat creation and enhancement to existing features such that overall net bio-
diversity gain can be achieved.

An Arboricultural Assessment identifies ten individual trees on the site, eleven
small groups of trees and four lengths of hedgerow. The quality and health of
these features has then been assessed and their locations super-imposed on the
proposed layout. The Assessment concludes that the layout has been largely
designed around the natural features on the site including tree and hedgerow
cover, thereby avoiding significant loss. The largest proportion of the existing tree
cover is positioned around the site perimeter and along the central water-course
— all of which are to be retained. As a consequence, only one individual tree
would be removed together with five small groups of trees and two stretches of
hedgerow. However, none of these features is regarded to be of high quality. One
tree to be retained — a willow — on the brookside is considered to be a Veteran
tree and it will require a separate protection plan to avoid works to its root
protection area.

A Noise Impact Assessment shows that a limited number of house elevations will
need acoustic fenestration and ventilation measures, as a consequence of road
traffic noise and potentially from the Alder Mill Business Park. These are those
facing Sheepy Road.

A Statement of Community Engagement describes how the applicant has
undertaken pre-application consultation with the local community during the
period between the end of May and mid-June. A web-site was set up and this
was publicised via a direct mailing of 778 residential and business addresses as
well as a press release and engagement with local Ward Members and the Town
Council. The Report indicates that the website had 827 visits and 16 went on to
complete a questionnaire. In response to the questions, 40% welcomed the site
being brought forward through the Local Plan process with 40% saying no. In
respect of the proposed layout, the main concerns were lack of infrastructure, the
loss of countryside and reference to existing flooding and potential overlooking.

5a/2
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4.1

4.2

4.3

4.4

7.1

7.2

Comments on the housing mix and the 40% provision of affordable housing were
again more related to the view that there should be no more housing and that the
40% figure was too high. There was support for enhanced bio-diversity.

Background

This is an application for the approval of reserved matters. It follows the grant of
an outline planning permission in 2022 for the erection of 620 houses on either
side of Old Holly Lane. The redevelopment of the former Durno’s Nursery site is
the first phase in the implementation of this wider residential permission.

The permission also extends over an area of land allocated for residential
development in the North Warwickshire Local Plan which was adopted in 2021.
This allocation is known as H1 and was for a minimum of 620 dwellings.

Additionally, that Plan allocated further land to the west — known as H2 — for an
additional minimum of 1280 dwellings.

The sites of these allocations in respect of the current application are shown at
Appendix E.

Development Plan

North Warwickshire Local Plan 2021 — LP9 (Affordable Housing Provision), LP14
(Landscape), LP15 (Historic Environment), LP16 (Natural Environment), LP27
(Walking and Cycling), LP29 (Development Considerations), LP30 (Built Form),
LP33 (Water Management), LP34 (Parking), LP37 (Housing Allocations) and H1
(Land at Holly Lane, Atherstone)

Other Material Planning Considerations

The National Planning Policy Framework 2023

National Planning Practice Guidance

Observations

Members will be aware that this site already benefits from an outline planning
permission and thus the Board’s remit here is limited to looking at the details of
layout, appearance and landscaping as well as the detailed access
arrangements.

The most important planning policies relevant to these matters are identified
above. In particular, the assessment should have regard to the planning

conditions contained in the outline planning permission and the matters raised in
Policy H1 which deals specifically with the allocation and thus this application.

5a/3
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7.3

A full determination report will be prepared in due course when any matters
raised through the consultation process will be reported.

Recommendation

That the report be noted.

5a/4
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1. Introduction

This Design Compliance Statement is submitted in
support of a Reserved Matters application for the
second phase of residential development at Old
Holly Lane, Atherstone, in pursuant to Qutline
Planning Permission EAP/2014/0542
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Complianceis demonstrated within the following sections:

1. Intreduction - cutlines the purpose of the decument.

2. The site - considers the site and the surrounding context.

3. Design evelution - sets out how the design principles from the
approved Design and Access § the site
public consultation have influenced the reserved matters design.

nt and

4. Design proposals - details the use, amount, layout, scale, landscaping
and appearance of the proposals.

5. Building for a Healthy Life Assessment.

6. Summary.

7. Appendix- Condition schedule.
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LS
2. The site

This section presents an overview of the site and the surrounding context There are no public footpaths or rights of way which cross the site or within
and identifies the opportunities and constraints which have informed the the immediate area. Sheepy Road has a footpath along its eastern side
reserved matters design. which provides a youte into town. There are no dedicated cyde paths in the
LA immediate vicinity of the site.

The Site is located to the north west of Atherstone and is bounded by Sheepy
Road to the East, Old Holly Lane to the North and West, and the Phase 1
development (formerly Durnos Nursery) to the south.

In the wider area, Coventry Canal lies approximately 1km to the Southwest
and the tow path provides a traffic free recreational cycle route to awide area
following the route of the canal. The future masterplan for land allocation
H2 at Whittington indudes a 2/3km stretch of the canal through the centre.

Cld Holly Lane connects to Sheepy Road along the sites northern boundary.  This provides a significant opportunity for pedestrian and cyce routes in
Sheepy Road runs into Atherstone Town Centre approximately km to the the wider area and potential future connectivity is akey consideration in the

south. On the western side of the site, Old Holly Lane runs southwards and development of H1 phase 2 and future H1 phases.

nnects to the regional road network via the AS with connections to the M42
to the north west and the MES to the Southeast.

The site is well connected to public transport infrastructure, the nearest bus
stops are at the junction of Sheepy Road and Rolands Way, approximately
300m from the southeast corner of the site. Atherstone railway station is
approximately 1km to the south andlies on the Trent Valley section of the
West Coast Main Line.
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Existing Land Use

- Town centre
- Employment
: Playing fields
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Primary School
Secondary School
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Railway station
Bus station

Fire station

Supermarket
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Healthcare

Place of worship
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Parcel 28

Landscape Character

The phase 2 site extends to approximately 11 ha and consists of two arable
fields divided by the Innage Brook, which runs northwards across the middle
and flows into the River Anker which lies to the north. Topographically the
land falls gently northwards from the boundary with Phase 1 to the River
Ankey, afall of around 6m over a distance of approximately 400m.

The site is bounded by mature hedgerows to the north, east and west
boundaries, and to the south by retained field hedgerow adjacent to Phase 1.
Mature trees and vegetation line the Innage Brook on both sides and shape the
landscape character of the site.

#2024 Goagle

Local architectural styles and materials

The northern end of the site lies within the flood zone of the River Anker,
and a narrow flood zone of Innage Brook runs northwards across the site.
The retention, protection and enhancement of the existing green and blue
infrastructure is akey consideration in the development of phase 2.

f| Access

Vehicular access to the parcels was fixed through the outline consent.

The parcel on the eastern side, identified as parcel 24, is accessed from anew
junction with Sheepy Road. The parcel to the west of Innage Brook, identified
as parcel 2B, is accessed by a continuation of the wad from Phase 1 on the
southern boundary and by a new junction with Old Holly Lane to the western
boundary.

Built Character

There is no defining architectural style in the area surrounding the site.
Housing dosest to the site in the Sheepy Road area is late 20th century estate
development of varying character and style. More modern style has been
introduced by recent development off Rowlands Way to the south and the
phase 1 scheme. Dwellings are typically constructed of red and buff or buff
brick with brown day or grey concrete rof tiles.

Further afield, a variety of architectural styles are visible in Atherstone. In

the town centre, the linear origins of Roman Watling Street is evident, whilst
the dense plan of surrounding streets reflects the growth of Atherstone as a
medieval market town. Buildings whichline the central streets are set directly
to back of pavement and are predominantly 3 storeys interspersed with some
2 and 2.5. Many building are influenced by Georgian and Victorian style using
avariety of red brick shades, some with stone detailing, painted brick or
rendery, and with roofs of brown day tile or grey slate or concrete tiles.

Ra
O
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Opportunities and constraints

: Site boundary
IE] Flood zone 3
[:] Flood zone 2

Existing overhead cable

Existing hedgerow
o Existing trees retained
Site contours
mmmmen Proposed secondary route
©-8-@@ Potential pedestrian connection
VVVVY Sensitive boundary edge

# Vehicular access
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Further consideration of the detail design of phase 2 has introduced a central
green space along the link road which will provide a focal point for the western
side of the development of area H1. To reinforce the concept of this central
placemaking node, alinking street branches eastwards from the green and
aligns with entrance junction from Sheepy Road, creating a strong visual east-
west connection across Innage Brook, which will tie the two parcels of phase 2
together. This visual
link is reinforced by a
pedestrian and cyde
nnection across

the Brook, providing
connectivity for active
travel between the
streets and lanes

in each parcel and

the wider east-west
network.

3. Design Evolution

This section illustrates how the masterplan and design concepts set out
in the approved application have been further developed to inform the
reserved matters design.

Pedestrian and cycle
connections

Central green space

Green corridor to
Innage Breck

Putlic cpen space

Principal Streets

5a/11
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“The vision for the land at
Old Holly Lane is to provide
a landscape led, high quality

.{
The outline masterplan highlighted opportunities for enhanced connectivity through allocation Hi:

eastwards crossing Sheepy Road to connect to playing fields at Royal Meadow Drive, and westwards

through allocation H1 to future development in allocation H2 and the Coventry Canal corridor. devezopynent that integrates

Phase 2 has been designed in compliance with the outline masterplan and will deliver a network of
accessible pedestrian and cyde paths through retained green infrastructure, providing active travel
options and promoting health and well-being and opportunities for play on the way activities.

with the existing settlement of

Atherstone and complements the

The existing green and blue infrastructure of Innage Brook will provide a green link through
development to public open space to the north, creating the first phase of substantial public
open space which will form a green buffer to the nural edge of development of allocations H1
and H2. Existing trees and vegetation will be retained and enhanced by new planting to create a
development rooted in the existing landscape character.

existing setting.”

Active travel routes to town centre

[ ste , W s
i Town Centre ' Rgpoa = 15 ?‘m i

vv"

Primary active
travel routes

Additional active
travel and leisure
routes

s Coventry Canal

Al TIEIE Rail line

10

g}-

Outline application ¢ 4. Crime prevention - The approach is to create areas that are attractive

Cutline planning consent for allocation Hl to deliver 620 homes and
infrastructure was approved in August 2022 following the signing of the $106
agreement. This reserved matters application for Phase 2 of the development
is informed by that wider outline planning consent, adding detail to the
previously established principles of development.

¢ 1 Local character - Through careful study, positive aspects of the local
vernacular are intyoduced to ensure that the development responds to the
local character and context. The approach is to create an overall identity and
image that reflects the local characteristics and building styles of the locality

tn ensure an appropriate transition between town and countryside.

>

2 Safe, connected and effident streets - The proposed layout promotes
the use of more sustainable means of transport for the movement of people
at the local level. Road connections within the site and to surrounding
areas provide appropriate vehicular access and are designed to reflect

their function within the street hierarchy. Sustainable linkages (induding
cyding and walking) within the development and to surrounding areas are
promoted and create routes where people want to go. The design of street
types which form the movement framework are integral to the character of
the overall of the development.

L 2

3. A network of green spaces— the proposals create a network of multi-
functional green spaces that harness ecological benefits to add greater
value. This approach respects the landscape setting of the surrounding

area and ensures that important biodiversity assets and landscape
characteristics are protected and managed in a positive way and that
wildlife corridors across the landscape are enhanced. Open space is
integrated, flexible and highly accessible from residential areas via footpath/
cyde-ways.

2k f

and contain dearly defined public and private areas. This will enable the
residents to take pride in their surroundings without the fear of crime,
which in turn will create a sense of shared ownership and responsibility.
To discourage anti-social behaviour, public space is overlooked by
development providing passive surveillance to all areas induding open
space, footpaths, play areas and parking.

5. Access and inclusion - The development will create a place for everyone,
ensuring public and private space is accessible to all, and movement
opportunities are indusive and beneficial to all.

6. Effident use of natural resources- The development promotes the
efficient use of natural resources by providing Sustainable Urban Drainage
Systems (SuDS) as part of the flood mitigation proposals. Theland is

used efficiently by providing homes at appropriate density and capable of
adaption to changes in lifestyle and demogyraphy over time.

7. Cohesive and vibrant neighbourhoods - By understanding the context
of the location, incorporating national and local design guidance, and being
guided by best practice placemaking principles, the reserved matters design
creates a high-quality development with a defined character and sense

of place. The movement network combined with building form, height,
scale and massing creates an interesting and varied skyline which reflects
local vernacular and respects the edge of town setting. By retaining and
enhancing the natural environment along Innage Brook, the design creates
an attractive and vibrant setting for homes whilst protecting ecology and
providing enhanced habitat. The addition of a focal green space, proposed
to be called Holly Green, will create a wayfinding hub and memorable place
at the heart of the parcel.

5a/12
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Public Consultation

A programme of online-based community engagement
was conducted prior to the reserved matters application
being submitted. An accessible interactive engagement
website was established where members of the
cmmunity could view an interactive masterplan and
read an overview of the pmposed development. A step-
by-step feedback questionnaire was provided to gather
cmments from the community, as well as an option
for people to register to receive email updates about the

T

Pre-application Consultation.

Boor Homes
Atherstone Phase 2

Pre-application discussions took place with North

Warwickshire Borough Council on 20th May 2024

The feedback received in relation to all of the
consultation exercises has been considered in detail
and the design response has been determined through
an iterative approach that seeks to balance the
technical and environmental considerations as well

as addyess the requirements of the outline planning
permission for the overall development

proposed development.

The engagement website was publicised via a direct
mailing to 778 residential and business addresses
within a 0.5 mile radius of the site. Contact was made
with Atherstone Town Council and the local North
Warwickshire Borough Council membeys for the site
prior to the launch of the community engagement, with
the Town Council helping to publicise the engagement
website via their social media accounts.

The website received 764 visits during the engagement
period, which ran for just over three weeks from 24th
May until 16th June 2024. More information about the
pre-application engagement programme can be found
in the Statement of Community Engagement that
accompanies the planning application.

1z

%-

4. Design proposals

This section explains how the proposed design complies with the principles
of development set out in the outline consent terms of land use, amount,
layout, scale, landscape and appearance.

The design has been developed to comply with the National Planning Policy
Framework to ensure that the development:

¢ Will function well and add to the overall quality of the area, not just for

the short term but over the lifetime of the development;

+ Is visually attractive as a result of good architecture, layout and
appropriate and effective landscaping;

>

Is sympathetic to local character and history, induding the surrounding
built environment and landscape setting.

*

Establishes a strong sense of place, using the arrangement of
streets,spaces, building types and materials to create an attractive,
welcoming and distinctive places to live, work and visit;

*>

Optimises the potential of the site to accommodate and sustain an
appropriate amount and mix of development; and

*

Creates a places that is safe, indusive and accessible and which promote
health and well-being, with a high standard of amenity for future users
and where crime and disorder, and the fear of crime, do not undermine
the quality of life or community cohesion and resilience.

Land Use

29% of the site is retained as existing natural green infrastructure which will
be protected and enhanced through additional planting and management.
These areas indude retained blue infrastructure, additional sustainable
drainage solutions, public open space, boundary buffers with retained hedges
and trees, and a network of recreational routes. The proposed land use has
responded to the character and topography of the site and reflects the edge
of town transition from built development in the south to rural edge in the
north.

Amount

A total of 250 dwellings are proposed, with up to a maximum of 40% of
those to be provided as affordable housing either on site, thiough off site
contributions, or a combination thereof, compliant with the land use strategy
set out in the outline application, and envisaged by the S106 agreement that
accompanies the outline planning permission.

Amarket facing range of typologies compliant with national and local policy
is proposed induding 1 and 2 bed apartments, and 2 to 5 bedwom houses
to accommodate a variety of households delivering much needed homes for
people and families.

Access

Points of access from Old Holly Lane, Sheepy Road and the phase 1
development are compliant with the outline consent. The proposed layout
provides a well-connected network of streets and spaces which are accessible
to all and provide a development that is safe, secure and easy to navigate.

A dear hierarchy of streets, designed in accordance with Manual for Streets
and compliant with national andlocal policy, is proposed to provide both
movement and a sense of place to streets and spaces.

13

5a/13

Page 25 of 230



.{
Principal streets connect the main access point from Old Holly Lane on the
western boundary andlooping through phase 1 on the southern boundary,
and to Sheepy Road on the eastern boundary. Green verges are proposed

along principal streets to provide space for regular street trees which provide
character and enhance the street scene.

Anetwork of secondary lanes and mews provide links to development at the
edges and facing the central green corridor. Internal roads are designed to
promote low traffic speeds and encourage safe walking and high permeability
thyoughout the site. An active travel network has been developed in
ampliance with the outline consent and national policy, creating integral
pedestyian and cyce links for users of all ages and abilities, reflecting desire
lines and potential future links. The layout is designed to encourage residents
to use pedestrian and cydelinks to promote active travel and recreation for
health and well-being, and tolink to wider facilities and services, induding
sports and recreational facilities, further afield.

Arange of residential parking typologies compliant with policy are proposed
and every home will have access to secure cyde storage and a means of electric
vehide charging.

Layout

In compliance with the outline masterplan the layout has been designed in
response to the landscape setting of the site to create a coherent sense of place
to the second phase of what will be a larger future development.

The layout is designed to be legible and continues the traditional development
pattern of the area of a mixed building form dose to the back of pavement,
which defines streets and creates endosed perimeter blocks, supplemented
by a range of boundary treatments to dearly define public realm and private
space. Positive frontage is proposed to principal streets, public open space, and
the perimeters of development, providing passive surveillance to the public
realm and creating a high-quality urban edge to development when viewed in
the wider landscape.

14

2

Views and vistas through the site and beyond have been considered Proposed layout in the context of the approved wider masterplan

®

throughout the layout to create visual links between development either side
of Innage Brook, such that the development blocks align with active travel
desire lines for pedestrian and cyde connectivity and frame routes.

Careful choice of house typology and material treatment in key locations
provides focal points along vistas and views and aids wayfinding. Variation in
typologies and material treatment according to defined character areas creates
strong street character and sense of place.

Safety and security of pedestrians is promoted by careful design of vehide
access and by changes in road surface material encouraginglow vehide
speeds. Lighting to streets and the public realm will ensure pavements, paths
and cycle routes are safe and well lit, whilst lighting to routes within the
green infrastructure corridors will be appropriate to ecological considerations.
Development is designed to face positively onto public realm and routes to
provide surveillance and discourage anti-social behaviour.

In compliance with the outline masterplan, a central play space for allocation
H1 will be delivered as part of alarger central public open space to the west of
Cld Holly Lane as part of a later phase.

Scale

In compliance with the outline consent the proposed development is
predominantly 2 storeys, with some 2.5 storey units proposed to give
localised height to specific views. The introduction of Holly Green as a central
public space provides the opportunity for some 3 story units which will
enhance placemaking by increasing density around the central core.

The scheme achieves an average density of 36 dwellings per hectare which
is compliant with the outline consent. Density reduces appropriately on the
northern edge and reflects the density of similar nural edge development in
the area.

15
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Secondary streets
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Green edge
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The landscape setting has been integral in shaping the design process from the
masterplan for allocation H1 through to the detail design of phase 2. This ensures
the proposals are compliant with, and sit within, the wider green infrastructure
framework and strategic principles approved under the outline consent, reflecting
local character and creating a high-quality living environment. The green
infrastructure framework ensures a multifunctional and connected landscape
setting for the development. This is based on a combination of retaining the best of
existing vegetation, creating public open space and adding new planting and trees to
enhance the landscape setting.

Landscape

The northern end of phase 2 which lies within the flood zone of the river Anker
is set aside to maintain flood capacity and provide accessible open space and
recreational routes. Compliant with the outline consent, this creates a managed
green buffer between development and the yural edge, and multi-use will ensure
the land is maintained appropriately. The existing vegetation along Innage Brook
is similarly retained and enhanced to provide a green corridor through the
development.

In compliance with the outline consent, the retention of taller mature trees

along Innage Brook will help to soften the impact of development in the wider
landscape. Existing hedgerows and matuye trees are retained and enhanced with
additional planting of similar and complementary species to reinforce boundaries
and endosures. Appropriate areas outside the flood plain are set aside to deliver
sustainable urban drainage solutions and provide additional ecological habitat.

Grass verges and trees are proposed along principal streets which will soften
development and promote green links across the site. Elsewhere verges and trees
are proposed to frontages and parking courts to soften and add interest to the
street scene. Hard landscape materials, planting to public realm, and planting to
front of plots are used to define streets for pedestrians and assist with legibility and
wayfinding. Private drives facing the public realm are endosed by low level timber
knee rail fencing appropriate to the semi-rural landscape setting.

16
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Appearance Character Areas Plan

Alder Mill

In compliance with the outline consent,
development is set back from the site edges

to preserve the setting of mature boundary
hedgerows and hedgerow trees. Combined with
the retention of flood plain areas and the mature
green corridor along Innage Brook, this landscape
led approach has defined and shaped the
development parcels.

Building on the strategies set out in the outline
ansent, phase 2 introduces four character
areas which reflect the local built character

of Atherstone in terms of street typologies,
architectural styles and materials. The areas are
defined as:

# Classic Core - This area is predominantly the
primary access roads and secondary routes
within the development.

¢ Holly Green - The central green space and heart
of the development on the redirected Old Holly
Lane access road.

: Site boundary

# The Outer Edge - Homes typically facing the

Character Areas
retained green infrastructure of Innage Brook
and the open space to the north. - Holly Green
P .
# Parkland View - A key note frontage free ._.'?.f\ . Cassic core

of vehides which in the future will form
the eastern end of the park at the centre of .
alocation H1. T

" Cuter edge

- Parkland view

peoy Adesus

iy Green infrastructure
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Classic Core

These areas provide the core to each development parcel and reflect street
character typical of Atherstone, with a mix of house typologies in red brick
set behind oynamental hedging. Black railings to front of hedging alond
primary route.

Mix ol tedbricks
Rendet or Tudot boarding o fealute plols
Muxed grey and brewn teof Liles

While fascia & soffil
While lkeaded Ligh windews
While Ral & prorch teofs

Tetracolla coloured heads and aills
Pasiel itonl deors
Mixof redbrick

Holly Green

This area creates a central focal point for the development with buildings and
public vealm larger in scale. Buff brick and render is used to create a unique
built character with generous green space and more formal enclosure using
black railing to the front of ornamental hedges.

Buff bricks

Pendet 10all plols
Grey el Liles

Black fascia & soffil

Anthracile grey leaded lighl vrindoms ——

Black Ral & porch rools

Bufl cobuted headsand alls
Black ftonl doors

2 course red brick st hing below waindows

Outer Edge

These areas soften the transition between built development and the green
edges of Innage brook and rural landscape to the north. More simpler designs
in red brick reflect the rural character with more open informal front gardens
and shirub planting.

Mix of red bricks.

Hall heighi rendet 1o fealute plols

Mhixed grey and brewn reaf liles
Black fascia & soffil

While mock sash windows

2 course red brick siting below windows
Black flal & cutved porch roofs

Recon slone heads above windows
Black fton! deors:

L course ted brick siting be low windowes

18

Parkland View

This area reinterprets the traditional terrace form typical of older parts of
Atherstone. Buff brick in combination with bespoke architectural detailing
creates a unique character with ornamental hedges and blacks railings
fronting the public open space.

Bufl bricks
Couble pol chimney
Hall beighl render 1o fealure plols
Crey roof Liles

Black fascia & soffil

Light grey mock sash wndewrs
Zeourse bufl brick sinng b low windows
Black Ral & cutved porch teafs

Recon slone vnndews

Black fron! doors
Leourse bufl brick sithing below wandows
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Materials

+

In compliance with the Design and Access Statement approved in the outline consent, a palette of traditional materials and detailing appropriate to the

region is proposed. The following materials and details are combined to create distinctive character areas as per the matrix in Table 1and in more detail in the

accompanying materials plan and house type pack.
Facing Materials

Forterra: Qumber red

Detail brick - Wienerberger Sienna red

Forterra: Lindum Cottage red multi
Detail brick - Wienerberger Sienna red

Ibstock: Balmoral
Detail brick - Wienerberger Sienna red

Ibstock: Hardwicke Minster
Beckstone mixture

Detail brick - Ibstock Hardwicke
Minster cream blend

Half Height Weber Monocouche
Rough Cast Render Chalk.

Full Height Weber Monocouche
Rough Cast Render Chalk.

Roof tles Architectural features

HMustrative street scenes

Table 1
Classic
Core

Forterra Brick Clumber Red or
similar

Parkland
View

Outer

Holly
Green

Forterra Brick Lindum Cottage Red
Multi or similar

SIS

Thstock Brick Balmoral or similar

Thstock Brick Hardwicke Beckstone
Mixture orsimilar

Pender orsimilar to key plots, half
or full

Russell Righland Slate Grey or
timilar

AN

AANLN

Russell Grampian Slate Grey or
similar

Russell Grampian Peat Brown or
sirilar

SGNENEINNAN,

White Windaw Frames White
Soffit,Fascias & Canapys, of similar

Y & &

Light Grey Window Frames Black

20

i

- Russell: Highland 7 Off Black Tudor Soffit, Fascias & Canopys, or similar
_;M Boarding With Chalk White Window Frames Black Sofft,
Slate grey Render. S Canapys. or similar /

Russell: G ; #nthracite Grey Windovw
ussell: Grampian A)’ WWhite Tudor Boarding FramesBlack Sofit, Fascias & /
Slate grey 4 4. with Earth Render. Canopys, or sirmilar
Russell: Highland
s ghl A Feature Chimney
Peat brown

To comply with the design principles set out in the outline application, the reserved matters layout provides a mix of properties which when combined with
materials and treatments according to character area will create distintiveness and a strong sense of place.

Classic Co

Wollaton Dawlish

Auckland Byron Lyttelton

5a/17
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Outer Edge

Watercroft Wetton

Parkland View

Verwood

Dawlich

22

Landscape Strategy

In compliance with the Design and Access Statement approved in the outline
ansent, the reserved matters landscape design had been developed in response
to the green infrastructure strategy for the wider H1 allocation.

The green infrastructure framework set out in the outline consent creates a
multi-functional and connected landscape setting for the wider site. This is based
cn a combination of retaining existing vegetation, proposed open space and new
tree planting to reinforce the existing landscape and provide a new landscape
framework. This will create an enhanced and integrated landscape setting
providing water management and biodiversity gains.

The consented masterplan creates an extensive area of open space to the western,
eastern and northern fringes of allocation H1 to aid the transition of the
development into the rural areas beyond. This design for phase 2 complies with
the framework, setting aside the northern end of the site for public open space
within the existing natural setting.

The wider landscape framework creates a destination park in the centre of H1,
which is located to the west of Old Holly Road. This application complies with the
design of the future central space, providing feature frontage in the form of the
Parkland View character area.

The retained landscape frontage to Sheepy Road will form the eastern edge of
development. The existing hedgerow and its setting will be retained and enhanced
to provide screening and softening of the development edge. Additional trees

end planting will enhance the eastern edge and provide a visual transition to the
rural landscape beyond. The retained landscape around Innage Brook forms a
green spine within the network of accessible footpaths which induding feature
footbridges which cross the brook.

Crass verges and street trees along principal routes will provide green links
through the parcels, and opportunities for front of plot planting and trees will
soften development and link habitats for wildlife.

23
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Landscape
Strategy Plan

See nexl page for hey
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(@) Foolbridges providing pedesivian and cycle
nnecivily across Innage Brook

Euisling boundary hedgetaw and hedgerow |1ees
relained

@ Habilal relent ion and enhancemenl along Innage
Brook

Fool pal hs and rec
open space

: =
Ay Grassvergeson prncigal shieels 1o provds space

@ Se0S allenual on areas and velland planiing 1o
for st vl Irees and crealegresn hinks

prormle habilal crealion
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Landscape Materials

@ Cenlral eycke hink providing conmecl mly belween
parels and wider eastwes! nelwork

@ Feol pal h eonmeclions lowndet landscape roules

The comprehensive landscape
strategy complies with the design
principles established in the outline
consent and will deliver a high quality
public realm. The public open space to
the north provides the first stage of
delivering the landscape framework
set out in the wider consent.

| = -
A Dl preen space losupport placenaking and
wayRinding

In compliance with the Design and Access Statement approved in the outline consent, a palette of hard and soft landscape materials and means of endosure to
private space will create high quality public realm reinforcing the sense of place created by the character areas and aid legibility and wayfinding.

Surface Materials Planting

Materials will be delivered to adoptable standards
for yoads and pavements using materials which are
hard wearing, durable and slip resistant.

A comprehensive scheme of new planting to
reflect and complement existing native species is
proposed. A mix of native and ornamental new

Changes in surface materials will distinguish the trees will be planted throughout the development

interface between pedestrian and cyde and vehide
routes to provide safe crossing points.

Formal hedging and shrubs will help define plots
and private space, whilst in the public realm,
areas of mixed and more informal shrub planting
will enhance public open space and help define
recreational routes.

Changes in surface materials also help define
character areas and promote natural traffic calming

at regular intervals.

Block paving

L

Hoggn fool pal hs Tattnac pavernenl, lawned fronl age wih | rees block paved diive Sireel Irees
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to create structure and help define character areas.

Means of enclosure

A variety of means of endosure is proposed to
separate private gardens from the public realm.
Means of endosure will help define character areas
providing complementary boundaries to private
space.

- —r—

Melal hooploprailingsand hedge  Feal ber Limbet fence

Knee rail fence

Malive hedge Brick garden enclesure
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*
5. Building for a Healthy Life Assessment

This section updates the Building for a Healthy Life (BfHL) assessment from the outline application which has been used throughout the design process to
ensure high- quality placemaking and design. This further demonstrates compliance with the principles and strategies approved by the outline consent.

Integrated Neighbouthoods

B

Distinctive Places

MNatwral Connections

The development will be well connected through
vehicular conm ections to Old Hally Lane, through
Phasel, and ta Sheepy Road. The development will sit
within a retained mature landscape and form a new
high-quality edge to the existing edge of town .

Walldng, cycling & Public
Transport

Anetwork of walking/cycle routes is proposed
through thesite linking to existing active travel
toutes inta town in the south and in the wider
countryside to the north, eastand west. Local bus
routes are available close to the eastern edge via
Sheepy Road, and the town has a rail connection on
the national network.

Maldng the Most of What's
there

The proposals retain and enhance the best of the
existing green and blue infrastructure, ensuring
the development provides asensitive and suitably
high-quality transition from the town to the rural
edge. Land vetain ed as public open space opens up
recreational opportunities within the landscape.

Amemorable chavacter

The development responds to the context and creates
different character aveas across thesite combined
with amix of styles and materials drawn from the
local aveas which will combine to create a memorable
chavacter.

The layout creates a series of well-defined streets

R H| N

KA N H

Aith eis 3 highly sustainablel with a Well defined streets and and spaces. Buildings combined with appropriate
Facilities & Services wide range of public sevvices and facilities all within spaces enclosures provide well defined spaces and a clear
reasonable walking distance of the site. definition between public and private space.
The layout combines house typologies, appropriate
materials and landscape treatments, and the retained
Amixof housing to suit local need is proposed with Easy to find your way around landscape settingta create 3 legible development
Homes for E
e lor Svegs 40% being affardable in line with policy. with key buildings and vistss providing a unique place
and views to help people navigate.
B ommen
Streets for All
Streets are design to en courage people to choose
active travel options, priovitising pedestrian, and
Bealthy Streets cyclists tf:l improve h.ulth and well-being. Ru.utg.ave
Tt vestricted to vehicular movement and prioritise
safety and connect people with where they want to
go.
Every homeis provided with cycle access and storage
Cycle & car parking andis located within easy reach of the cycle friendly

Toutes. A mix of parking salutions is provided with
electric vehicle charging a vailable ta all.

Green & blue mfrasbucture

Approximately 25% of the siteis set aside for green
infrastructure and includes retained and proposed
blue infrastructure. This will create improved habitat
and water management.

Back of pavement, front
of home

K E R

The development has carefully considered plot
frontages with hoop tap railings and low hedges
proposed along principal routes and the central

green ta provide character. Properties have side or
vear gates for refusecollection, and bin stoves and
mllection points have been included where necessary.
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6. Summary

This Design Compliance Statement is submitted in support of a Reserved
Matters application pursuant to Cutline Planning Peymission PAP/2014/0542
for Phase 2 of residential development at Cld Holly Lane, Atherstone.

The development will create 250 quality new homes and public open space
set within retained and enhanced green and blue infrastructure forming a
cohesive and sustainable neighbourhood. This will deliver the next phase of
the wider vision for development ofland at Whittington and Northwest of
Atherstone as set out in the North Warwickshire Local Plan (2021).

The reserved matters layout and details have been designed in compliance with
the approved outline masterplan forland allocation H1 in the (NWLP). The
Design Compliance Statement has set how detailed assessment of the site and
its environs combined with reference to national and local policy and guidance
have influenced the proposals.

Phase 2 of development at Cld Holly Lane is designed to make the most of the
existing green infrastructure and deliver efficientland use, providing a new
northern edge to the town appropriate to the semi-rural setting. The design

is sensitive to the landscape setting of the site and will provide residents with
the opportunity to access nature and choose active travel options.

The site will deliver a safe, well-connected community within walking distance
of the town, local facilities and services, and with good access to public
transport.

i e - '!J‘f‘
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7. Appendix -Condition Schedule

This section provides a schedule of the conditions attached to the outline consent and the corresponding documents submitted for Reserved Matters.

Condition Number  Condition Wording Supporting RM Submission Documents

1 No development within any phase shall commence on site until details of the siting, For list of submission documents and plans
appearance, landscaping, layout and scale of development (hereinafter called "the please see submitted Covering Letter
reserved matters”) for the phase has been submitted to and approved in writing by the
Incal planning authority. The development shall be carried out as approved.

2 The first application for approval of reserved matters shall be submitted no later N/A
than 2 years from the date of this permission, and all subsequent reserved matters
applications shall be submitted by nolater than 8 years from the date of this
permission.

3 The development hereby permitted shall be begun either before the expiration of six N/A
vears from the date of this permission, or before the expiration of two years from the
date of approval of the first of the reserved matters to be approved, whichever is the
later. No phase of development shall be begun later than one year from the date of
approval of the last of the reserved matters to be approved.

4 The development hereby approved shall notbe carried out otherwise than in N/A
accordance with the Site Location Plan received by the Local Planning Authority on 13
October 2014.
No development shall commence on site until details of the phasing of the Phasing Plan has been submitted for
development have been submitted to and approved in writing by the Local Planning discharge by Pegasus on behalf of

5 Authority. This shall indude the phasing for the construction of the proposed primary | Merevale Estate on 12th June 2024 (Ref:
road as shown on Masterplan EMS.2451_02-1K or any subsequently approved DOC/2024/0038)

masterplan and full details of the street hierarchy. The development shall be carried out
in accordance with the approved phasing details.

25
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Condition Number | Condition Wording Supporting RM Submission Documents

6 Unless otherwise agreed in writing by the Local Planning Suthority following the Phasing Plan has been submitted for
submission of a revised masterplan, the reserved matters shall be designed broadly discharge by Pegasus on behalf of
in accordance with the Masterplan contained in plan reference EMS.2451_02-1K Merevale Estate on 12th June 2024 (Ref:
received on 17 October 2014 apart from the location of the attenuation areas which | DOC/2024/0038)
should be submitted for approval as part of the reserved matters stage. Attenuation areas are shown on the plans
submitted for approval as part of the
Reserved Matters application.
7 The total number of residential units within the development hereby approved shall | N/A
not exceed 620 in number.
8 No more than 50% of the residential units shall be ocaipied until the play space N/A
and pedestrian/cyde link along Old Helly Lane has been constructed to the written
satisfaction of the Local Planning Authority and no more than 60% of the residential
units shall be occupied until the play space and pedestrian/cyde link along old Holly
Lane are available for public use.
9 Prioy to the commencement of construction of any phase of development on the Landscape Masterplan WSPE-DR-A-00002_
site the details of the proposed landscaping and boundary treatment relevant to that | P01 prepared by WSP and boundary
phase, induding boundary drainage shall be submitted to and approved in writing treatments shown on MI121-PD-020 and
by the local planning authority. The approved details shall be implementedin full in | explained in further detail on pages 20 - 22 in
accordance with a programme to be submitted to and approved by the Local Planning | this Design Compliance Statement for Phase
Authority. 2a and Zh.
It has been agreed that plot landscaping plans
will be submitted when we know the layout is
agreed to avoid abortive work.
No phase of the development shall be occupied until the wads serving that phase of | N/A
10 the development induding footways, private drives, means of access, car parking and
manoeuvring areas have been laid out and substantially constructed.

30

*+

Condition Number | Condition Wording Supporting RM Submission Documents

bk

Prior to the commencement of construction of any phase of the development a
detailed scheme to manage surface water drainage sustainably for that phase shall
be submitted to and approved in writing by the local planning authority. Cnly the
approved scheme shall then be implemented in full prior to the occupation of that
phase. The scheme shall indude:

« Surface water discharge rates restricted to Gbar for each sub-catchmentup to and
induding the 100 year critical rainstorm event as proposed within figure 4f of the FRA
ref: 10137/FRA/02, thus providing 60% betterment on Greenfield nunoff rates for the
100 year event;

«Infiltration tests carried out to BRE365 to identify soakage potential for the
development. The drainage scheme shall favour infiltration where shown to be feasible
by these tests;

«Implementation of afull range of SUDs as proposed within the FRA, to indude above
ground landscaped attenuation ponds set outside of the 100 year Climate Change
fluvial flood extent;

Attenuation must be designed to accommodate a1 in 100 year critical rainstorm event
with an appropriate allowance for dimate change (30% of peak rainfall intensity);

« Details of the performance of the drainage network for each sub catchment, induding
Micro-drainage calaulations and network drawings. Performance must be tested for the
1:1 year, 1 in 30 year and 1 in 100 year critical rainstorm events;

+The drainage strategy for each sub catchment will comply with Sewers for Adoption
7th Edition design criteria, demonstrating no above ground flooding up to and
induding the 1:30 year rainstoym event;

+ Confirmation of adoption and future maintenance proposals for the drainage
features.

Details will be submitted by a separate
discharge of conditions application for Phase
Za and 2b.
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Condition Number | Condition Wording Supporting RM Submission Documents

nature and extent of contamination appropriate to that phase of development shall
be submitted to and approved in writing by the Local Planning Authority. This
assessment must be undertaken by suitably qualified and experienced persons, shall
be based on a Preliminary Risk Assessment carried out for the site in accordance
with the British Standard for the investigation of potentially contaminated land, and

shall assess any contamination on the site, whether or not it originates on the site.
Moreover, it must indude:

1) A survey of the extent, scale and nature of contamination;

(ii) An assessment of the potential risks to:

+ Human health

+  Property (existing or proposed) induding buildings, crops, livestock, pets,
woodland and service lines and pipes;

+  Adjoining land;

+  Ground and surface waters;

+  Ecological systems; and,

«  Aychaeological sites and ancient monuments.

12 All residential units proposed to be built within Flood Zone 2 will have a finished floor | FFL drawing MI197-EN-099 is submitted
level set at least 600mm above the 100 year Climate Change associated in-channel with the Reserved Matters application for
water level. Layout drawings detailing these finished floor levels shall be submitted for | Phase 2a and 2b.
the approval of the Local Planning Authority.

13 Prior to the commencement of any phase of development a written scheme for WSI June 2024 prepared by Orion Heritage
archaeological investigation appropriate to that phase of development shall be and submitted with the Reserved Matters
submitted to and approved in writing by the Local Planning Authority. The written application for Phase 2a and 2b.
scheme shall indude full details of the investigation to be undertaken, the extent of
the area to be investigated and the arrangement for the deposit of the archaeological
record. The approved scheme of investigation shall be implemented in accordance with
the approved details.

14 Prior to the commencement of any phase of development an assessment of the Details will be submitted by a separate

Discharge of Conditions application for Phase
2aand 2b.

*+

Condition Number | Condition Wording Supporting RM Submission Documents

If any unacceptable contamination is found during the site investigation, a report
specifying the measures to be taken to remediate the site to render it suitable for the
development hereby permitted induding how it is proposed that the remediation
will be verified shall be submitted to and approved in writing by the Local Planning
Authority. The phase of the site shall then be remediated in accordance with the
approved measures before development begins.

with the outline Travel Plan appended to the Transport Assessment forming part of
the outline application for that phase has been submitted to and approved in writing
by the Local Planning Authority in consultation with the highway authority for the AS
trunk road. Such a detailed Travel Plan shall indude the following:

+  Measures to be introduced to reduce the dependency on car travel easures
+  Modal share targets
+  The methods to be employed to meet the agreed targets

15 In addition to the requirements of condition number 14, if, during the course Details will be submitted by a separate
of development, any unacceptable contamination is found which has not been Discharge of Conditions application if
identified in the site investigation, additional measures for the remediation of this unacceptable contamination is identified for
source of contamination shall be submitted to and approved in writing by the Local Phase 2a and 2b.

Planning Authority. The remediation of the site shall incorporate the approved
additional measures. Within three months of the completion of measures identified
in the approved remediation scheme, a verification report (that demonstrates the
effectiveness of the remediation carried out in accordance with the verification plan)
must be submitted to the Local Planning Authority

16 No development within any phase shall commence on site until full details of the Discharged 05/12/2022 (planning ref:
artificial badger sett to be provided on land within the applicant's ownership, as DOC/2022/0097)
detailed in the Badger Survey Report as received on 13 October 2014, has been
submitted to the local planning authority for their approval in writing. Only the
approved details shall then be implemented on site.

17 No phase of development shall commence until a detailed Travel Plan in accordance Travel Plan prepared by Lawrence Walker

Limited is submitted with the Reserved
Matters application for Phase 2a and Phase
2h.

33
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Condition Number | Condition Wording Supporting RM Submission Documents

«  The penalties to be applied in the event that the agreed targets are not met
+  Timescale of implementation and operation thereafter

+  Mechanisms for monitoring, reviews and updates

18

No phase of development shall commence until a Landscape and Open Space
Management Plan for that phase, indudinglong term design objectives, management
responsibilities and maintenance schedules for all landscape and open space areas, has
been submitted to and approved by the local planning authority. The Plan shall indude
details of the mechanisms which will secure its implementation. The Plan shall be
carried out as approved. The landscaping details submitted for the appropriate phase
shall indude Trees TS, T15, T13, T8 and T14 to be retained for bat mwosting and the
secondary road being repositioned outside of the root protection area for the English
oak trees T15 and T13

N/A

19

No phase of the development hereby permitted shall be commenced until a scheme
for the provision of adequate water supplies and fire hydrants necessary for fire
fighting purposes at that phase, has been submitted to and approved in writing by
the Local Planning Authority. The development shall not then be occupied until the
scheme has been implemented to the satisfaction of the Local Planning Authority.

Details will be submitted by a separate
Discharge of Conditions application for Phase
2a and Phase 2b.

20

No phase of the development hereby permitted shall be commenced until a
Construction Management Plan relevant for that phase has been submitted to the
Local Planning Authority for their approval in writing. This Plan must contain a
Construction Phasing Plan, details to prevent mud and debris on the public highway,
and HGV Routing Plan The development shall only take place in full accordance with
the plan hereby approved.

Details will be submitted by a separate
Discharge of Conditions application for Phase
2aand Phase 2b.

*+

Condition Number | Condition Wording Supporting RM Submission Documents

21 No phase of the development hereby permitted shall be commenced until the site The following drawings are submitted with
layout has been agreed in writing by the planning authority, with the submission this Reserved Matters application:
ir?d.uding the following drawings to ensure the development layout is acceptable in - Vehide Tracking Drawings (Pire Tender)-
highway terms: MI121-TR-001
a Adoption plan; - Vehide Tracking Drawings (Refuse)- MI121-
b. Vehide tracking drawings for a refuse vehide and fire tendey; TR-002
c. Forward visibility splays; « Porward visibility splays at visibility splays
d Visibility splays at junctions within the development site; aijunctions are also’shown on submitted

plans.
e. Location of four bus stops along the development spine road

22 No phase of development shall commence until a Noise Management Plan and Noise Assessment prepared by Suono is
programme for that phase has been submitted to and approved in writing by the submitted with this Reserved Matters
Local Planning Authority. The Plan shall indude appropriate specification of any application for Phase 2a and 2b.
noise insulation needed to ensure an acceptable noise dimate for the nccupiers of the
dwelling houses. The approved Plan shall be implemented in full in accordance with
the approved Programme.
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General Development Applications
(5/b) Application No: PAP/2024/0297
Land north and south of Junction 9 of the M42, Adjacent to Lichfield Road,

Outline planning application, with all matters reserved (except for access), for
employment development (Use Class B2/B8 with ancillary E(Q)), together with
habitat creation, landscaping, parking, service yards, HGV waiting area,
footpaths/cycleways, and other associated infrastructure, for

Richborough Commercial

1. Introduction

1.1 This application has an accompanying Environmental Statement and will thus be
reported to the Planning and Development Board for determination in due course. This
report introduces the proposal to Members.

2. The Site

2.1 The proposal is split into two parcels of land, the location and extent of which are
shown edged red and annotated on the Site Local Plan provided at Appendix A.

2.2 The southern parcel of land extends to 19.51 hectares and a northern parcel of land
extends to 7.23 hectares of land.

2.3 The southern parcel is approximately 19.51ha (48.22 acres) in size and comprises
agricultural land within the Green Belt. There are no existing buildings or structures
within the site boundary, save for overhead powerlines and a below ground gas
pipeline.

2.4 Tree cover is mainly limited to the southern parcel’s boundaries, with the arable
fields being traversed and bound by stretches of bramble clad hawthorn hedgerows.
The topography of the southern parcel comprises a valley running east-west through the
southern central part of the site with the low point at the eastern boundary of circa.
82.5m AOD. The land rises from here to the south reaching a high point at the southern
boundary of circa. 88.5m AOD. The land also rises noticeably to the north, reaching a
high point at the northeastern boundary of circa. 98.5m AOD.

2.5 In terms of existing infrastructure, the southern parcel is bisected by a below ground
gas pipeline that runs on a broadly north-south alignment through the site. Overhead
power lines cross the northern part of the southern parcel, supported on pylons; two of
which are located within the southern site parcel. The development proposals have
considered these constraints as well as their respective easements. The southern
parcel is accessed from Lichfield Road (A446).
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2.6 A roughly triangular area of land with a frontage to Lichfield Road (along the north
eastern boundary) is excluded from the southern parcel as it does not form part of the
land ownership. It is farmed under a separate tenancy.

2.7The southern parcel is bounded on three sides by significant highways infrastructure,
including Lichfield Road (A446) to the east/north, Junction 9 of the M42 to the
immediate north and the M42 / M6 (Toll) to the west.

2.8 To the south, the site is bounded by an agricultural field, which was subject to a
recent planning application and subsequent appeal for a truck stop development,
beyond which is Marsh Lane, which connects the A446 to Curdworth village. The site is
1km from the Hams Hall Rail Freight Terminal and 6km from Birmingham International
Airport. It is located to the east of Curdworth, c.1.5km from the centre of the village and
immediately east of the M42 and M6 Toll.

2.9 The northern parcel of land is to the north of Junction 9 of the M42, is within the
Green Belt, and is intended to be utilised for habitat creation to contribute to the
proposed development’s bio-diversity (BNG) objectives, Green Belt enhancement and
public access. It extends to 7.23ha (17.87 acres) and largely comprises an arable field
that has been left fallow and now contains tall ruderal vegetation.

2.10 The northern parcel is contained by belts of trees and hedgerows, but there are no
trees located internally.

2.11 Pedestrian access to the northern parcel is via the existing Birmingham and
Fazeley Canal towpath along the western boundary, or via Lock House Lane along the
northern boundary. An area of temporary hardstanding and an access road running
north to south is present on site associated with HS2 construction works.

2.12 The northern parcel is bounded by the Birmingham and Fazeley Canal and
towpath and associated footpath along the western boundary. However, there is
currently no formal public access to the northern parcel from the towpath. Lock House
Lane runs along the northern boundary of the parcel, the M42 Motorway to the eastern
boundary and Junction 9 of the M42 Motorway to the southern boundary.

2.13 This wider context is illustrated at Appendix B.

3. The Proposal

a) Introduction
3.1 In general terms this is an outline planning application for the development of land
for employment development (Use Class B2/B8 with ancillary E(g)), together with
habitat creation, landscaping, parking, service yards, HGV waiting area,
footpaths/cycleways, and other associated infrastructure. Details of the proposed

access arrangements are submitted for approval in full, but all other matters are
reserved for later applications.
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3.2 The following reports and information have been submitted with the application.

Design and Access Statement

Nineteen47

Ecological Impact Assessment

Tyler Grange

Economic Needs & Benefit Report

Wisher Consulting

Employment Land Assessment

Lambert Smith Hampton

Energy and Sustainability Statement

Watt Energy

Environmental Statement covering:e
Landscape and Visual Impact

* Soils and Agricultural Land

* Built Heritage and Archaeology

* Transport

* Air Quality

* Noise and Vibration

* Socio-economics

* Climate Change

Asteer Planning with input from relevant
consultants

* Lighting

Flood Risk Assessment and Drainage RAC-E
Strategy

Green Belt Review Tyler Grange
Health Impact Assessment Pegasus
Market Report and Occupier Overview | CBRE

Outline Skills and Employment Plan

Richborough Commercial

Preliminary Arboricultural Impact
Assessment
(including Tree Constraints Plan)

Tyler Grange

Phase 1 Ground Investigation Report

M-EC

Statement of Community Involvement

Asteer Planning

Supporting Planning Statement

Asteer Planning

Alternative Sites Assessment

Asteer Planning

Drawings (for approval)

Parameter Plan

004 Rev F

Proposed A446 Site Access with
Auxiliary Lane and Merge Taper Plan

T22578.001 rev F

Site Location Plan

RE-M42J9-AB-01A

b) Additional Detail

3.3 The applicant has provided more background on the scope of the proposals and this

identifies the following:

Southern Parcel

e Up to 700,000 sqg ft (65,032 sgm) of employment development (Use Classes

B2/B8 with ancillary E(Q));

e Potentially 845 new FTE jobs on site and 169 FTE jobs off-site;
e Maximum building height of 20m above a proposed ground level;
¢ New vehicular and pedestrian access from Lichfield Road (A446);
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e Overhead pylon corridor including landscape, drainage, ecological mitigation,
roads, footpaths/cycleways, parking, service yards and other infrastructure;

e A new footway/cycleway at the southeastern boundary providing direct access
into the site from Lichfield Road (A446); and

¢ Retained and enhanced green and blue infrastructure buffers of a minimum of
10m around the boundary of site which will include landscaping, drainage,
ecological mitigation, footpaths/cycle ways and other infrastructure

Northern parcel

e 7.23 ha of habitat creation land and enhanced public access including ecological
and landscape mitigation, footway and cycle ways and other infrastructure; and
e New access and egress for pedestrians and cyclists only

3.4 In order to “structure” this proposal on the site, a Parameters Plan has been
submitted — see Appendix C. This sets out how the applicant would see the proposal
being laid out.

3.5 Further detail has also been submitted in the form of an illustrative layout — see
Appendix D and is described below.

3.6 For the southern parcel of land, the layout indicates one way in which the amount of
development could be accommodated on the site in accordance with the parameters
plan. It shows three large buildings (plots 1-3) could be accommodated in the south, the
widest part of the site. As the site narrows towards the north and is constrained by
underground and overhead services, three further buildings of smaller footprints are
shown to make use of the remaining land available. The proposal also indicates a small
area designated for HGV parking and waiting area within the centre of the scheme.

3.7 In terms of the northern parcel of land, this would be utilised for habitat creation
contributing towards the development’s Biodiversity Net Gain objectives and Green Belt
enhancement. The illustrative masterplan and an illustrative landscape masterplan
demonstrates how this could be set out, for instance the illustrative masterplan indicates
a path walkway loop into the scheme — see Appendix E.

3.8 As part of the scheme, access is a consideration and Appendix F indicates the
proposed access into the site. This would be from the A446 via a a left in and left out
priority junction arrangement from the northbound carriageway of the A446 Lichfield
Road with merge and diverge tapers onto the A446 (of at least 110 metres in length).

3.9 Also it is proposed to improve accessbility to the southern parcel for pedestrian and
cyclists. A new staggered toucan crossing is proposed on the A446 at the Hams Hall
Roundabout to replace the existing uncontrolled crossing point. A new 3m wide shared
footway is proposed between this point and the site access road which would then link
to an internal offline walking and cycling network.

3.10 Two pedestrian/cycle accesses are proposed into the northern parcel from
Birmingham and Fazeley Canal at Dunton Wharf Bridge and Marston Lane Bridge.
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c) Environmental Impacts

3.11 As indicated earlier the application is accompanied by an Environmental Statement
and the applicant addresses a series of potential environmental impacts through this
document. If Members wish to research any particular impact then the full
Environmental Statement is available on the web site, however a useful summary is
provided in Planning Statement at Appendix G.

d) The Applicant’s Case

3.12 Members will be aware that there are substantial issues involved with this proposal
and that their assessment will have to be considered in the final planning balance which
will take account of all of the material planning considerations affecting determination.

3.13 It is thus important that the Board understands the applicant’s position on these
issues. And to this end he has produced a Planning Statement. In order to assist
Members on the Very Special Circumstances element of this Statement is attached at
Appendix H. In particular it addresses the main crux of the final planning balance —
whether inappropriate development in Green Belt (Policy LP3) of the North
Warwickshire Local Plan 2021 is clearly outweighted by other considerations. These are
identified as:

The Development plan is out of date;

The provision of immediate need for employment land;

The lack of alternative sites outside of the Green Belt; and
The significant social, economic and environmental benefits.

3.14 The full Statement is available for Members to research if they wish to follow these
matters in more detail.

4. Development Plan

North Warwickshire Local Plan 2021 - Policy LP1 (Sustainable Development); LP2
(Settlement Hierarchy), Policy LP3 (Green Belt), LP5 (Amount of Development), LP6
(Additional Employment Land), Policy LP11 (Economic Regeneration), Policy LP12
(Employment Areas), LP14 (Landscaping), Policy LP15 (Historic Environment), LP16
(Natural Environment), LP17 (Green Infrastructure), LP22 (Open Spaces and
Recreational Provision), LP23 (Transport Assessments), LP25 (Railway Lines), LP27
(Walking and Cycling), Policy LP29 (Development Considerations), LP30 (Built Form),
LP33 (Water and Flood Risk Management), LP34 (Parking), LP35 (Renewable Energy
and Energy Efficiency), LP36 (Information and Communication Technologies) and
Policy LP39 (Employment Allocations)

5. Other Relevant Material Considerations
Draft Employment Development Plan Document — Scope, Issues and Options 2024
Air Quality and Planning - SPD 2019

West Midlands Strategic Employment Sites Study (Phase One) — 2015
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West Midlands Strategic Employment Sites Study (Phase Two) — May 2021
National Planning Policy Framework 2023 — (the “NPPF”)

The National Design Guide 2021

The National Model Design Code 2021

Appeal Decision APP/R3705/W/24/3336295 Land north-east of Junction 10 of the M42
Motorway Dordon — Appeal dismissed.

Appeal Reference - APP/R3705/W/23/3327296 - Land west of Hams Hall roundabout
and south of Marsh Lane, Curdworth, B76 OAA — Caesarea Development — 200 HGV
spaces Appeal dismissed.

6. Observations

6.1 This application for outline planning permission is seeking approval in
principle for a development which will involve the change in the use of land from
agriculture to commercial employment use. Members will have to address the following
considerations in the determination of the application.

e As inappropriate development in the Green Belt, the impact on its openness and
how much weight should be given to this.

e Whether the proposal accords with Local Plan policy LP2 (Settlement Hierarchy)

e Whether the proposal accords with the terms of Local Plan policy LP6 such that it
does represent additional employment land.

e Whether the proposal accords with Local Plan policy LP34 in respect of the
proposed inclusion of an HGV waiting area

e Whether the identification of any harms arising from the environmental impacts
identified by the applicant are acceptable under the terms of the relevant Local
Plan policies and whether any residual harms can be mitigated.

e Whether the proposal leads to any cumulative benefits and disbenefits

6.2 As a consequence of these considerations, weights can be afforded to them such
that they can then be assessed in the final planning balance, which will include all
relevant material planning considerations. If the sum of the weight of other
considerations clearly outweighs the sum of weight attached to the harm, then very
special circumstances may exist.

6.3 Members may wish to visit the site together before a determination is made.
Recommendation

That the receipt of this application be noted, and that Members consider how a visit to
the site might be arranged.

5b/31

Page 43 of 230



" = :
S § =) T i< 2
S f o Cle 8
3 m S S (TR I
A m " o @ g g
S e & m a8 @®:=3| [g
o E R ey | s
g R S oH|F |
% fil 5 4 E CEghs 8
[ € o Cilsl g

Page 44 of 230

5b/32



Hams Hall
Distribution
Park
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Wider Land Area Inset
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EXECUTIVE SUMMARY

1.1 This Supporting Planning Statement has been prepared by Asteer Planning LLP on behalf
of Richborough, in support of an outline planning application, with all matters reserved
(save for access) for:

“Employment development (Use Class B2/B8 with ancillary E(g)), together with habitat
creation, landscaping, parking, service yards, HGV waiting area, footpaths/cycleways, and
other associated infrastructure at Land at Lichfield Road, Junction 9 of the M42 (‘the site’)".

1.2 Thesite is situated in a highly accessible location for strategic employment development,
providing immediate access to the strategic highways network and being located at the
heart of the West Midlands ‘Golden Logistics Triangle’, as part of the M42 Corridor. The
site is proposed for development that will meet what we consider to be an immediate and

demonstrable need for employment land in North Warwickshire.

1.3 The vision for this site is to create a high quality, modern and highly sustainable new
business location to meet the significant identified demand for strategic employment in
the region, and which capitalises on the location of the site in the Golden Logistics
Triangle. The development will also meet an unmet local need for smaller units in North
Warwickshire. This site will deliver significant benefits to North Warwickshire, including a
wide range of jobs available for local people, newly accessible and usable Green Belt land
to benefit the local community and a cutting edge approach to energy efficiency,
sustainability and biodiversity enhancement.

1.4  The remainder of this section provides a high level summary of our proposals and the
compelling reasons why it is wholly appropriate for employment-led development, and
should be approved by North Warwickshire Borough Council without delay.

Richborough'’s Proposals at Junction 9

1.5  An lllustrative layout for the site has been prepared that is underpinned by robust and
rigorously tested parameters, to present a development that capitalises on the site’s
location and responds the site’s opportunities. In summary, the “wider application site”
comprises two parcels of land:

o A'southern parcel’ that extends to 19.51 hectares in size, comprising agricultural land
that is bound on three sides by significant highways infrastructure, including Lichfield
Road (A446) to the east/north, Junction 9 of the M42 to the immediate north, and the
M42 / M6 (Toll) to the west. The southern parcel is proposed to accommodate up to

1
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700,000 sq ft of employment development (Use Classes B2/B8 with ancillary E(g));
and

o A 'northern parcel’ that extends to 7.23ha and comprises an arable field that has been
left fallow and now contains tall ruderal vegetation. This land will be utilised for habitat
creation to contribute to the proposed development's Biodiversity Net Gain objectives,

Green Belt enhancement and public access.

1.6 A Parameters Plan has been prepared which could support a development that is laid out
in a number of different ways. This is supported by an lllustrative layout which indicates
that the site could potentially accommodate up to 3 “Big box” units (100,000 sq ft +) and
up to 3 “Mid Box" units of between approximately 50,000 and 85,000 sq ft - providing
adequate flexibility and ensuring the site can meet the needs of prospective end-users; as
well as ensuring the site is well master planned and the land available is used efficiently.

1.7 In addition, a number of opportunities have been identified that will increase the
accessibility of the site as part of the proposed development, including new pedestrian
crossings and footways, a new bus stop, the re-routing of existing bus services, improved
frequency of existing bus stops and improved integration with the railway timetable to
enable multi-modal trips.

The Strategic Case for Development
The Policy Position

1.8  The National Planning Policy Framework (“the Framework”), sets the national policy
agenda and seeks to attach significant weight to the need to support economic growth
and productivity, recognising that planning policies and decisions should acknowledge
and address the specific locational requirements of different sectors’.

1.9  Ata local level, the adopted North Warwickshire Local Plan (2021) failed to allocate any
strategic employment sites, to meet either its own or an established regional need for
strategic employment land. As a result of this, Policy LP6 (Additional Employment Land)
was included in the adopted Local Plan and states that: “significant weight will be given in
decision taking to supporting economic growth and productivity, particularly where evidence
demonstrates an immediate need for employment land, or a certain type of employment land,
within Area A on Figure 4.10 of the West Midlands Strategic Employment Sites Study of

' The Framework, Paragraphs 85 and 87
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September 2015 (or successor study) which cannot be met via forecast supply or
allocations™. The site lies within Area A (now Area 2) of the West Midlands Strategic
Employment Sites Study (2021), which is effectively the M42 corridor, where there is a
significant and identified market demand for regional employment development.

Meeting Employment Needs
Established National, Regional and Sub-Regional Evidence

1.10 There is a significant body of evidence that supports economic growth, increasing
productivity and increasing the supply of employment sites to support this - particularly
in the West Midlands, the Golden Logistics Triangle and the M42 Corridor.

1.11 At a national level, the Government's ‘Build Back Better' plan for growth (2021) and the
Levelling Up White Paper (2022) seek to create an environment where businesses can
succeed and places emphasis on supporting the private sector and high-growth
businesses within the UK.

1.12 At a regional and sub-regional level, a wide range of existing evidence supports the
economic growth of the region and points to an acute and immediate need for new
employment sites, including:

e The West Midlands Strategic Employment Sites Study (2021) - which identifies
locations where there is a significant demand across the region, including the M42
corridor (Area A / Area 2), where there is a fundamental lack of supply. This study
concludes that there is an “urgent need” to identify an adequate supply of strategic
employment sites across the region.

o The Coventry & Warwickshire Housing & Economic Development Needs Assessment
(“HEDNA") (2022) - which identifies a significant need for strategic B8 employment
land across the Coventry and Warwickshire area, identifying a requirement for 551ha
of land to 2041 and 735ha of land to 2051 (which is not disaggregated by Authority).

1.13 Locally, North Warwickshire has consistently failed to engage with the requirement to meet
its need for strategic employment land through plan making, resulting in a significant

unmet need for at least 10 years; exacerbated by a failure to exercise its duty to cooperate

2 North Warwickshire Local Plan (2021), Policy LP6
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on strategic matters with neighbouring economic geographies, such as the Coventry and
Warwickshire FEMA and the Greater Birmingham FEMA.

An Updated Assessment of Demand and Supply

1.14 As part of this application, an updated assessment of employment need has been
undertaken by Lambert Smith Hampton (“LSH"). LSH's evidence contests the figures in
the HEDNA and identifies various methodological weaknesses, including the use of
incomplete data, the use of completions data from 2011-2019, replacement demand
assumptions, forecasting for demand due to traffic growth and the selection of scenarios
to estimate growth demand.

1.15 To address the failings of the HEDNA and to identify a strategic B8 need figure for Coventry
and Warwickshire that is robust and PPG compliant, LSH has undertaken an assessment
using correct completions data and estimating the recent shift in the demand in the e-

commerce sector using up to date data.

1.16 The below table sets out the supply and demand balance for the Coventry and
Warwickshire FEMA, comparing the HEDNA against LSH's own assessment:

Strategic B8 Need (2021-41) Large Site Supply Shortfall
551 ha -214.9 ha
336.1 ha
LSH 678 ha -3419 ha

1.17 If the Coventry City Council’s Gigafactory site (which is not available for B8 uses) is
excluded from the supply, then the gross area of large sites in the Coventry and
Warwickshire FEMA reduces to 279.6 ha gross and therefore the shortfall increases.

1.18 Based on LSH’s analysis, the HEDNA effectively under-estimates the need for strategic B8
land in the Coventry and Warwickshire FEMA by 127ha by 2041 and 248ha by 2050 . In
addition, LSH identifies a shortfall of 48.8ha in Greater Birmingham FEMA, which has
historically have looked to North Warwickshire to accommodate unmet employment land
need.

1.19 When considering supply in North Warwickshire, due to the lack of strategic employment
allocations, LSH identity less than a 1 years supply of sites that can meet the need for

strategic B8 uses.
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1.20 For local general industrial B2 and B8 land, LSH also identifies a need of 56.1 ha between
2021-2041. LSH's report identifies a supply of just three sites totalling, 8.8 ha -
representing a shortfall of 47.3ha.

1.21 For local general industrial (B2 and B8) land, LSH identifies a need for 56.1ha for 2021-
2041. LSH's report identifies a supply of just three sites totalling 8.8 ha - representing a
shortfall of 47.3ha of general industrial (B2 and B8 sites) in North Warwickshire. In
summary, the evidence points to a critical undersupply of both strategic B2 and B8 and
general industrial / local B2 and B8 employment land - therefore demonstrating an
immediate need.

1.22 Inaddition, a Market and Occupier Overview has been undertaken by CBRE, and submitted
as part of this application, to provide a market overview, review of occupier demand and
consideration of a disposal strategy for the site. It demonstrates that there is currently a
high level of demand for space in the region due to a lack of available speculative space,
market stability, on shoring via Brexit, the continued rise of e-commerce and an increase
in R&D manufacturing operators.

1.23 As set out in Chapter 6 of this document, we consider that the proposed development fully
meets the tests of planning policy, and engages the “significant weight” that should be
attributed based on Policy LP6 of the adopted Local Plan.

The Green Belt & Other Potential Harm

1.24 The Green Belt in North Warwickshire was first proposed in 1955 but formally approved in
the 1970’s. Since this time, the Green Belt around the site has been fundamentally altered
by major infrastructure and other development, including the construction of the M42, the
M6 Toll, Hams Hall Distribution Park; and now the introduction of HS2 - all of which has
significantly impacted the function and contribution of the Green Belt in this location.

1.25 In this context, Tyler Grange consider that, overall, the southern parcel makes a limited
contribution to the purposes of the Green Belt. However, whilst the impact upon the
openness of the wider Green Belt would be limited, the Applicant acknowledges that the
harm to openness of the Green Belt should be afforded substantial weight in the decision-

making process.

1.26 The robust suite of technical assessment work undertaken by the Applicant’s consultant
team demonstrates other impacts identified are negligible or minor adverse. Itis therefore

concluded that, overall, the weight attributed to the ‘other harm’ is limited.
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Very Special Circumstances

1.27 In accordance with Paragraph 152 of the Framework, proposals that are harmful to the
Green Belt and should not be approved except in ‘Very Special Circumstances’ (“VSC").
This submission present a clear and robust VSC case that demonstrates that:

e The adopted Development Plan is inconsistent with the Framework as it fails to plan
for or meet an up to date need for strategic and local employment land and therefore
the employment policies which are most important for determining the application are
out of date;

e There is a significant immediate need for employment development within Area A of
the West Midlands Strategic Employment Sites Study and therefore Policy LP6 of the

Development Plan is engaged;

e There are no alternative sites in North Warwickshire outside of the Green Belt which
can meet this immediate need. This need therefore must be met in the Green Belt -
and the site provides a location which makes a limited contribution to the purposes of
the Green Belt; and

e There are range of economic, social and environmental benefits that will be generated
by this proposal — which should be afforded very significant weight. These are detailed
in full in Chapter 10 of this document.

Conclusions and the Planning Balance

1.28 The application demonstrates that the proposed development is not in conflict with the
adopted Development Plan, and that the proposals fully comply with Policy LP6. The
proposals demonstrate an immediate need for employment land and demonstrate public
benefits which can be afforded very significant weight in relation to socio-economic and
economic benefits, significant weight in relation to social benefits and significant weight
in relation to environmental benefits. It has therefore clearly been established that there
are substantial benefits set out in this application that outweigh any harm to the Green
Belt or other harm - demonstrating that the VSC's exist to wholly justify the proposed
development.
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10

10.1

10.2

VERY SPECIAL CIRCUMSTANCES CASE

Policy LP3 seeks to protect the Green Belt and is consistent with Paragraph 152 of the
Framework (2023), in stating that inappropriate development is, by definition, harmful to
the Green Belt and should not be approved except in ‘Very Special Circumstances’ ("VSC").

The VSC case in support of the proposed development comprises:

o The Development Plan is ‘out of date’ and inconsistent with the Framework as it
fails to plan for or meet up to date need for strategic and local employment land
and therefore the employment policies which are most important for determining
the application are out of date;

¢ There is a significant immediate need for employment development within Area A
of the WMSESS and Policy LP6 is engaged;

e There is a lack of alternative sites, as demonstrated by an Alternative Sites
Assessment, prepared by Asteer and submitted with this application, which
concludes that the need demonstrated in North Warwickshire must be met in the

Green Belt;

o There are range of economic, social and environmental benefits that will be
generated by this proposal. These elements of the case are summarised in this
Chapter and should be read alongside the following technical reports which
support the VSC case for the proposed development:

o Employment Land Assessment prepared by LSH; this report sets out the
substantial evidence base which demonstrates a need for strategic B2 and
B8 employment floorspace within North Warwickshire. The report
assesses the quantitative and qualitative employment land supply of large

scale logistics at regional, sub-regional and local levels;

o Economic Need and Benefits Report prepared by Wisher Consulting; this
report sets out the main economic needs in North Warwickshire and
immediately adjacent areas that the proposed development will help to
meet, before setting out the range of economic, employment and fiscal

benefits that the scheme will deliver

106
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Out of Date Development Plan

10.3 The current Development Plan for NWBC comprises the Local Plan (2021) which covers
the period until 2033. The Local Plan was submitted for examination on 27 March 2019
and therefore was prepared in the context of the Framework (2012). However, the Local
Plan did then consider and incorporate a later version of the Framework, published in 2019.

10.4 A Proposals Map was also adopted in 2021, depicting the settlement boundaries,
allocations for housing, employment, town centres and a series of environmental
constraints and opportunities. This demonstrates that the Borough has a significant
amount of Green Belt land which wraps around the settlements and allocations and is

tightly drawn.

10.5 It has already been explained in this SPS, that the employment allocations within the Local
Plan do not adequately plan for the identified strategic employment need. It is also clear
that the local and strategic employment need cannot be accommodated within the
settlement boundary and this is a view supported by the WMSESS (2021) and various other
evidence based documents.

10.6 A history of the WMGB is set out in the previous chapter of this SPS but in summary, the
Green Belt was proposed in 1955 but not formally approved by the Secretary of Statement
until 1975. The Green Belt within North Warwickshire was altered through the New Local
Plan process leading to the Plan’s adoption in September 2021. This involved the removal
of areas identified for development or with planning consent for development, including
Hams Hall Power Station B site, a housing site at Lindridge Road, Wishaw, Water Orton
new Primary School site, and redevelopment of part of former primary school site. No
changes to the Green Belt to allow for the Council’s identified and immediate strategic
need for employment land were made.

10.7 The Local Plan was informed by evidence (the WMSESS 2015 and 2021) which suggested
that the Green Belt should be reviewed in the context of the identified and immediate
strategic employment need. However, this principle was not taken forward through the
Local Plan process which resulted in the inclusion of Policy LP6, at the request of the
Inspector during the Local Plan Examination, In effect, the LPA has failed to plan positively
to meet the identified OAN for employment land.

10.8 Section 3 of the Framework relates to ‘Plan-Making'. Paragraph 17 states that,

“the development plan must include strategic policies to address each local planning

authority’s priorities for the development and use of land in its area. These strategic policies
107
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can be produced in different ways, depending on the issues and opportunities facing each
area. They can be contained in:

a) joint or individual local plans, produced by authorities working together or independently
(and which may also contain non-strategic policies); and/or

b) a spatial development strategy produced by an elected Mayor or combined authority,

where plan-making powers have been conferred”.

10.9 Paragraph 20 of the Framework states, “strategic policies should set out an overall strategy
for the pattern, scale and design quality of places (to ensure outcomes support beauty and
place making), and make sufficient provision for:

a) Housing (including affordable housing), employment, retail, leisure and other

commercial development...”

10.10 Neither the Local Plan (2021) nor Core Strategy (2014) included strategic policies for
strategic employment development to address the local planning authority’s priorities for
the development and use of land in its area, despite the evidence base making it clear there
was a strategic need for employment development, specifically B8.

10.11 Therefore, the Development Plan does not accommodate strategic policies to
accommodate the Borough's employment need in full and those employment policies
contained within the Development Plan do not allocate sufficient land to meet the strategic
need. Therefore, the Council does not have a Development Plan which is consistent with
national policy and the employment policies, which are most important for determining the

application, are out of date.

10.12 Itis acknowledged that the Council is preparing an Employment DPD. The stated intention
of the emerging Employment DPD is to allocate strategic employment sites, if these are
found to be necessary. However, the preparation of the Employment DPD has already been
significantly delayed and adoption is anticipated in 2026, at the very earliest, despite the
fact the Council requires it to address the identified need for strategic sites set out in the
evidence base dating back to at least 2015. There has, therefore, been a protracted failure
of the statutory development plan to address the significant need for more strategic and
local employment land.

10.13 Paragraph 49 of the Framework states,

108
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“arguments that an application is premature are unlikely to justify a refusal of planning
permission other than in the limited circumstances where both:

a) the development proposed is so substantial, or its cumulative effect would be so
significant, that to grant permission would undermine the plan-making process by
predetermining decisions about the scale, location or phasing of new development that

are central to an emerging plan; and

b) the emerging plan is at an advanced stage but is not yet formally part of the development
plan for the area.”

10.14 Inthis case, the development proposed is not so substantial, or its cumulative effect would
be so significant (as demonstrated by the submitted ES) that to grant planning permission
would undermine the plan-making process. The Council’s strategic employment need will
require a number of sites to come forward, of which this would be just one.

10.15 Equally, the emerging Employment DPD is not at an advanced stage for the reasons set
out above; and therefore carries no material weight in the decision making process. On
this basis, the proposed development is not (even arguably) premature to meet this
longstanding unmet need.

10.16 The approach taken by the Council is the antithesis of paragraphs 85 and 86 of the
Framework which seek to build a strong, competitive economy and set out a clear
economic vision and strategy which positively and proactively encourages sustainable
economic growth and the Framework’s plan-making policies which seek to ensure all plans
include strategic policies to make sufficient provision for employment land.

10.17 The Council does not have a Development Plan which is consistent with national policy
and the Council's employment policies, which are most important for determining the
application, are out of date. In summary, the Council has failed over a protracted period to
address the unmet need for employment land.

Immediate Need for Employment within Area A of the WMSESS

10.18 Chapter 8 of this SPS summarises the substantial evidence base, which spans many years
and demonstrates a prolonged and compelling requirement for immediate additional
employment land that can meet strategic and local need, specifically B8. Firstly, the site is
located within Area A of the WMSESS.

109
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10.19 Based on LSH’s assessment, between 215ha and 342ha of additional land will be required
to meet the demand for strategic B2 and B8 need up to 2050. In terms of supply, the LSH
report concludes that, when measured against average take-up of 8.85ha per annum
(which itself is an underestimation of need, as it fails to reflect that recent take-up has
been severely constrained by the lack of readily available sites) the 42.8ha of available

employment land in North Warwickshire represents just four years’ supply.

10.20 Crucially only 20% of this land, some 8.5ha, is available for B8 development. This amounts
to less than one year's supply. The remainder is reserved for B2 manufacturing. This is a

material consideration of very significant weight.

10.21 For local general industrial (B2 and B8) land, The HEDNA identifies a need for 56.1ha for
2021-2041. LSH's report identifies a supply of just three sites totalling 8.8 ha -
representing a shortfall of 47.3ha of general industrial (B2 and B8 sites) in North
Warwickshire. In summary, the evidence points to a critical undersupply of both strategic
B2 and B8 and general industrial / local B2 and B8 employment land.

10.22 It has therefore been demonstrated that there is compelling evidence of an immediate
need, within Area A of the WMSESS, for strategic and local employment land and that there
is a critical and immediate need for strategic B2 and B8 land.

10.23 The proposed development will contribute towards meeting this significant and immediate
need, specifically the need for strategic B8 development. Policy LP6 is therefore clearly
engaged and significant weight should be attached.

Lack of Alternative Sites

10.24 A review of potential alternative sites within North Warwickshire that lie outside of the
Green Belt has been undertaken, to establish if there was significant non-Green Belt land
available for strategic B8 uses. This assessment indicates that:

e There are no sites allocated in North Warwickshire that can meet the demonstrable

immediate need for strategic employment land.

e There are no sites outside the Green Belt in North Warwickshire that can meet the
demonstrable immediate need for strategic employment land.

e There is a severe and evidenced lack of supply across both the Coventry and

Warwickshire and Greater Birmingham FEMAs, which North Warwickshire is a part of;

110
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and therefore there is a clear lack of alternative sites across the wider FEMA and sub-

region.

10.25 It is therefore concluded that the need for strategic and local employment sites needs to
be met within the Green Belt, on sites which meet the tests of Policy LP6 and which have
excellent strategic access to the highway network.

Other Social, Economic and Environmental Benefits

10.26 Chapter 12 of the ES and the Economic Need and Benefits Report assesses the socio-
economic effects of the proposed development. In particular, it assesses the likely
significant effects resulting from the proposed development through:

e Permanent on-site job creation and the profile of jobs to be created. Total estimated
operational phase employment as a result of the proposed development stands at
1,014 Full time Equivalent (FTE) jobs, comprised 845 FTE on-site jobs plus 169 FTE
off-site jobs in local supply chains. If the development attracted more B2 occupiers
rather than B8 occupiers then the jobs impact would increase.

¢ All off-site expenditure and permanent off-site job creation.

e Any fiscal effects - i.e. additional Business Rate capture as a result of the
Development.

o Construction phase employment and expenditure effects.

10.27 The assessment identifies the main economic needs in North Warwickshire and
immediately adjacent areas that the proposed development will help to meet, before
setting out the range of economic, employment and fiscal benefits that the scheme will
deliver. A summary is provided below.

Need for Jobs and Economic Benefits

10.28 At first sight, North Warwickshire is in many respects an economic success story. For
example, North Warwickshire already has a higher than average “job density”. Job density
represents the ratio of total jobs to population aged 16-64. The latest 2021 data from the
Office for National Statistics (“ONS") shows that North Warwickshire has a job density of
1.23, substantially higher than GB average of 0.85.

10.29 North Warwickshire exhibits net in-commuting (rather than net out-commuting). North
Warwickshire had a net inflow of 8,350 workers each day according to 2011 Census -

111
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which means far more people travel into the district for work than travel out. This is not
typical for a location on the fringes of a big city, such as Birmingham.

10.30 Notwithstanding the above, North Warwickshire and neighbouring communities exhibit

demonstrable economic needs which are summarised below.

10.31 Whilst economic inactivity is low in percentage terms, there is still a level of inactivity that
needs to be tackled in North Warwickshire. There are circa 970 unemployed residents and
deprivation issues in the east of the district around Atherstone. The district is not huge
geographically and these pockets of deprivation are located less than 7km from the
proposed development.

10.32 North Warwickshire and the site area specifically are highly integrated economically with
neighbouring districts — especially the east side of Birmingham, the northern segment of
Solihull and Tamworth. There are very substantial current labour market and employment
needs in these neighbouring communities, many of which are no more than 6km from the
site. Most of these areas already have some public transport links to the site and these
links will be strengthened and broadened through public transport improvements that are

proposed as part of the planning application.

10.33 There are future employment needs in North Warwickshire that will arise due to
accelerating population growth in the district. Population is forecast to increase by circa
10,500 in the next 20 years, far higher than the growth of 3,500 in the last 20 years and this
will require a commensurate uplift in levels of employment growth.

Type and Scale of Jobs / Economic Benefits Created
Construction Jobs

10.34 The enabling and construction phase will support the local construction sector. It is
estimated by Richborough that total construction costs, inclusive of infrastructure works,
across the proposed development will be circa £60 million. Construction is likely to span

circa two years - so this implies circa £30 million of construction spend per annum.

10.35 Government provides metrics on the ratio of construction spend to job creation®2. For a
development such as this employment scheme, the guidance suggests a figure of 20 jobs
per £1 million of construction turnover. On this basis, the proposed development will

32 OffPAT Construction Job Appraisal Guidance.
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support in the region of 600 on and off-site FTE construction jobs per annum. This figure
includes both contractors on-site and in construction supply chains off-site.

10.36 Construction jobs are to be highly valued. The construction industry offers very accessible
employment opportunities, with extensive use of apprenticeships and trainees.

10.37 The construction sector also offers more social mobility than any other sector of the UK
economy. 53% of those in management or professional roles in construction were from
families where the main earning parent was from a skilled trade of a lower occupational

group.

Permanent Occupier Jobs

10.38 The new development plots will yield a substantial number of new on-site jobs. The
proposed development will involve the construction of up to 700,000 sq ft of new B2/B8
floorspace across a range of units. The units will be primarily targeted at the logistics and
distribution sector.

10.39 The assessment of effects outlined below is based on a fully complete and fully occupied

scheme.

10.40 Official guidance is provided by the Homes and Communities Agency (now under the
trading name of Homes England) on employment creation metrics7 and has been used in
this assessment. Given the type of floorspace to be created, the “regional distribution
facility” category is selected from the employment density guidance. This shows a
recommended employment density of 77 sqm per FTE job. It should be noted that the
overall density for distribution facilities factors in a small element of office provision which
is common in logistics units and the same approach has been taken for the proposed
development.

10.41 Based on the above, some 845 FTE jobs would be accommodated in a fully developed and
fully occupied scheme. If the development attracted more B2 occupiers rather than B8

occupiers, then the jobs impact would increase.

10.42 There would also be a further 169 FTE off-site jobs created as a result of the proposed
development.

10.43 Jobs are expressed in FTEs (Full Time Equivalents) as set out in the employment density
guidance. The actual number of jobs, when an element of part time working is factored in,
will be greater.
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10.44 Empirical evidence shows that distribution/logistics jobs are good quality and highly
sought after. They are predominantly full time, command salaries above the UK all-sector
average and are available across a range of skill levels. Research suggests that around a
quarter of all jobs in logistics can be categorised as “high skilled” (such as managers and

directors, analysts, programmers and software developers).

10.45 The jobs will realistically go to local residents. Empirical evidence on the logistics sector
shows that over 50% of the on-site workforce will be drawn from within a 10km radius of
the site. There is substantial labour market need within the 10km site catchment, and an
already established presence of logistics operators and relevant workforce skills. The bus
and transport improvements proposed by the scheme will improve the accessibility of the

site to the neighbouring labour markets.

Other Economic Benefits

10.46 Itis estimated that the proposed development will result in a £65 million GVA contribution
per annum. The development and occupation of the proposed development will also yield
in the region of £2.5 million of Business Rate revenue each year.

10.47 Given the strategic nature of the site, the proposed development will attract significant
multi-national and national operators to the area which would provide jobs and sustained
economic benefits for the local area. Including contractors off site and construction supply
chains off-site the development will support in the region of 600 on and off site

construction jobs per annum.

10.48 The lllustrative Masterplan has demonstrated that the site can also accommodate units
of less than 100,000 sq ft which could accommodate units for local businesses.

10.49 The development of up to 700,000 sq ft of new employment floorspace support's the
Government's objectives to address regional inequalities as part of the levelling up

agenda.

10.50 The above socio-economic and other economic benefits are substantial and meet a
plethora of national and local planning policy aspirations. On this basis, they would be

afforded very significant weight in the planning balance.

Social Benefits
Enhanced Connectivity

10.51 The proposed development will seek to deliver the following connectivity enhancements:
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e A staggered ‘toucan’ crossing (pedestrians and cycles) on Lichfield Road (A446) /
Hams Hall Roundabout which would replace the existing uncontrolled crossing on
the southbound approach. The proposed crossing would be provided between the
crossing point and the site access road and would connect into the internal
network of the proposed development at the southeast corner.

e A new 3.0m shared footway would also be provided on the central island to link
both crossings and the existing footway along the western verge would be
improved to a 3.0m shared footway.

e A new eastbound bus stop on Faraday Avenue, approximately 90m east of Hams

Hall Roundabout and 400 metres from the proposed development access road.

e Re-routing the X13 bus service to make a U-turn at Hams Hall Roundabout and
serve the new bus stop.

e Re-routing the 76 bus service to make a U-turn at the Faraday Avenue/Edison Road
roundabout to serve the new bus stop.

e Improve the frequency of both the 76 and X13 bus services to make it more
convenient and attractive to travel by bus.

e Improve integration with the railway timetable to allow muiti-modal trips and
interchange between bus and rail at Coleshill Parkway.

e A new pedestrian and cycle route through the northern land to enable users of the
canal tow path to explore nature and enjoy enhanced access to the Green Belt.

e A financial contribution made by the Applicant for improvements to the canal tow
path at the boundary of the northern parcel of land.

Training, Education and Skills

10.52 The proposed development provides an opportunity to deliver training, education and skills
through partnerships with the local training colleges. The Applicant is committed to further
exploring how the proposals can link with existing programmes and an update will be
provided on this through the determination period. An Outline Skills and Employment Plan
has been prepared by Wisher Consulting and submitted in support of this planning
application. As detailed within the SCI by Asteer Planning, the applicant also contacted the
Councils Warwickshire Skills Hub and will continue these discussions through the

determination period.
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Green Belt Enhancement

10.53 Paragraph 147 of the Framework (2023) explains that, when it is concluded necessary to
release Green Belt, ways in which the impact of removing land from the Green Belt can be
offset through compensatory improvements to the environmental quality and accessibility
of remaining Green Belt land should be considered.

10.54 PPG? provides specific examples of ‘compensatory improvements’, including:
e new or enhanced green infrastructure;
e woodland planting;

« landscape and visual enhancements (beyond those needed to mitigate the immediate
impacts of the proposal);

o improvements to biodiversity, habitat connectivity and natural capital;
» new or enhanced walking and cycle routes; and,
» improved access to new, enhanced or existing recreational and playing field provision

Proposed Enhancements

10.55 An lllustrative Landscape Strategy Plan (ref. n2053_005 Rev H) has been prepared by Tyler
Grange, which establishes the following principles for the northern parcel:

o Use of native species, where appropriate, to maximise opportunities to contribute
towards local landscape character, reinstate green infrastructure, and wildlife habitat
opportunities.

e Inclusion of a fenced recreational route within the northern parcel to be accessed via
the canal towpath.

o Incorporation of enhanced planting along all boundaries to aid in screening and
filtering views towards the proposed development (including views from the M6, the
roundabout to the north, Marsh Lane to the south, and Lichfield Road to the east).

33 paragraph: 002 Reference ID: 64-002-20190722, Revision date: 22 07 2019

116

5b/56

Page 68 of 230



Supporting Planning Statement: Land at Lichfield Road, Junction 9 of the M42 June 2024

10.62 This unit gain represents the minimum that can be delivered on-site and there is an
opportunity to increase this to an approximate 35% gain in habitat units through a higher

split of neutral rather than amenity grassland on the southern parcel.

Tree Planting

10.63 The extent of tree loss and replacement will be determined at reserved matters stage, but
the Applicant is committed to a minimum of 2:1 replacement strategy, with a 4:1
replacement for any Category A trees.

10.64 The above environmental benefits meet a plethora of national and local planning policy
aspirations. On this basis, they should be afforded significant weight in the planning

balance.

Summary and Conclusions

10.65 It has been demonstrated that the following VSC's are present:

o The Council does not have a Development Plan which is consistent with national policy
and the Council’'s employment policies, which are most important for determining the
application, are out of date. In summary, the Council has failed over a protracted

period to address the unmet need for employment land.

e There is compelling evidence of an immediate need, within Area A of the WMSESS, for
strategic and local employment land and that there is a critical and immediate need
for strategic B2 and B8 land - and therefore Policy LP6 is engaged.

e There are no alternative sites and the need for strategic and local employment sites
must be met within the Green Belt, on sites which meet policy LP6 and which have
excellent strategic access to the highway network.

e The very significant socio-economic and economic benefits, significant social

benefits and significant environmental benefits, as demonstrated in this section.

10.66 The requirement to justify whether or not VSC's exist is clearly set out in the Framework.
This involves consideration of harm arising due to the appropriateness of the development
and any other harm. It is considered that the proposals will result in very significant socio-
economic and economic benefits, significant social benefits and significant environmental
benefits.
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10.67 Taking the above into consideration, it has been established that the VSC's set out in this
SPS, in addition to the very significant and significant benefits listed in this Chapter
outweigh the harm to the Green Belt and other harm; and therefore VSC's exist to justify
the proposals at the application site.
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General Development Applications
(5/c) Application No: CON/2024/0012
Mancetter Quarry, Quarry Lane, Mancetter, CV9 2RF

Variation of condition 2 (Cessation of operations and restoration date) of
planning application NWB/19CMO009 variation of condition 43 (hours of operation)
of planning permission NWB/14CMO034, for

Tarmac
Introduction

This application has been submitted to the County Council as the Minerals Planning
Authority and it has invited the Borough Council to make representations as part of the
final assessment of the case.

The Site

Mancetter Quarry is an amalgamation of three mineral workings with rock now only
being extracted from one, as the other two have largely been restored. The working
guarry is to the south of Purley Chase Lane around 1.5km south-west of Mancetter. It
comprises a processing area including an asphalt plant to produce coated roadstones.
Otherwise, the aggregate is used as road stone and for rail ballast. In light of these
technical qualities, it is recognised as a resource of national importance.

An overall plan is at Appendix A.

Planning Background

In 2015, the County Council granted planning permission for a lateral, westwards
extension of the one working quarry towards the former Purley Chase golf course.

An established Agreement requires a routing arrangement which requires all unladen
HGV’s to enter the site via Quarry Lane through Mancetter from the west, but to exit the
site via Purley Chase Lane to the east.

The Proposals

The current proposals are to:

i) Extend the life of the extended quarry from 2025 to 2030 and
i) To replicate the existing working hours over the same period.

The quarry owners say that extraction levels have been less than anticipated with pre-
Covid levels only now being achieved and thus the resource is still required.
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Development Plan

The Minerals Local Plan for Warwickshire 2018-2032 — Policies MCS 1 (Supply of
Minerals); MCS3 (Crushed Rock), MCS 5 (Safeguarding Minerals and Infrastructure)
and DM 10 (Mineral Safeguarding)

North Warwickshire Local Plan 2021 — LP29 (Development Considerations)

Mancetter Neighbourhood Plan 2016 — 2029.

Other Material Planning Considerations
The National Planning Policy Framework 2023

Observations

There is no objection in principle here given the significance of the mineral resource
here and the established planning situation. The Council did not object at the time of the
2015 planning permission for the extension. There are however two matters that the
County Council should be made aware of. Firstly, that the established Agreement for
the routing of HGV’s should continue and secondly, that it is necessary to engage with
Tarmac about the future restoration of the last working quarry.

In respect of the second of these, the covering Statement published with this current
planning application makes it clear that the later phases of the development are yet to
have final restoration schemes submitted. In this regard the Mancetter Parish Council
has lodged the opportunity for using the quarry for natural environment/recreation/ and
tourism uses linking in with Hartshill Hayes and the interest in Mancetter during the
roman period, when it responded to the recent consultation on the Borough Council’s
Economic Development Strategy. It is considered that this should be followed through
with the County Council as early as possible.

Recommendation

That the Council does not object to the proposed extension, but that the County Council
confirm that the existing HGV routeing arrangement remains and that it commences
early consultation with Tarmac about the future restoration of the quarry involving both

the Mancetter Parish Council and this Council as soon as possible with a view to
restoration to a recreation use.
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General Development Applications
(5/d) Application No: PAP/2024/0078
Land north of Ivy Cottage, Freasley Common, Dordon,

Conversion of existing stables into residential dwelling utilising existing access
and parking, for

Mr & Mrs Pritchard
Introduction

This application was referred to Board on 10 June 2024, but the determination was
deferred as Members sought clarification on the exact boundaries shown on the Site
Location Plan, the Topography as Built Plan and the Proposed Plan. Members also
requested a note on the alleged breaches of planning control concerning access and
the location of the existing stable block.

The previous Board Report is attached at Appendix A.
Updated Information
1. Updated Plan

1.1. An objection was received from a neighbouring property concerning the red line
on the submitted plans not matching up.

1.2. An updated Site Location Plan (0002_100C) and Proposed Site Plan
(0002_150F) has been produced. These are attached at Appendix B and C.

1.3. ltis officers’ opinion that the red line boundaries now match the boundary shown
on the Topography Plan. The revised plans were circulated to the objector on
29" July 2024. He still maintains that the plans are not a true reflection of the
topographic survey.

1.4. As with all plans, there may inevitably be slight variations between Land Registry
plans, Ordnance Survey plans and topographical plans when produced at minute
scales. It is considered that all plans now follow the same red line and are
therefore as accurate as they can be.

1.5. Itis important to note that this application should not provide the opportunity for
limitless tweaking of the boundaries when the red line boundary is in accordance
with the topographical survey. Due to objections, there is the infinite opportunity
for amendments to the red line boundary. Members are advised that it is the
applicant’s plan and that the Board should determine the application on the basis
of that plan.
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1.6.

1.7.

1.8.

1.9.

2.1

2.2.

The purpose of the red line is to define the application site. The applicant is
therefore able to define their own red line, as long as then the appropriate
Notices have been served on all of the relevant landowners. It is not down to the
Local Planning Authority to define the application site. Furthermore, the Planning
Practice Guidance is clear that land ownership, including any restrictions that
may be associated with land, is not a planning matter.

This application is for the change of use of the existing building. It is accepted
that part of land to the south of the site is not within the applicant’s control.
However, since the June Board, a Certificate B Notice has now been served on
the Parish Council as land-owner and the statutory 21 days’ notice period has
been provided.

Following the Certificate B Notice being served, Dordon Parish Council were
reconsulted with and comments were requested by 10™ July 2024. No comments
were received. The Case Officer emailed the Parish Council on 15" July 2024 to
clarify whether they were intending to provide any comments however, no
response has been received.

Overall, it is considered the red line boundary highlights the building that is
included as part of the application and the area of land that is required for
access. The Site Location Plan and Proposed Site Plan are considered
acceptable. Whilst not all of the land is in the applicant’s ownership, the correct
Notice has been served.

Breach of Planning Control- Access

Since the June Board, officers understand that the applicant has met with Dordon
Parish Council to present historic documents concerning the access to them. The
outcome of this meeting is unknown. Officers also met the applicant separately to
also review these documents. What is apparent is there is a long and intricate
history regarding Freasley Common becoming a Common and issues of access
dating back to 1988. This history of the Common becoming a Common is not a
material consideration in determining this application but it is important to set it
out in this Board Report in order for Members to fully understand how the access
arrangements at lvy Cottage came to be as they currently are.

Freasley Common was registered as Common Land in 1968. An enquiry took
place in 1988 which determined that there was an absence of a discovered
owner and as such, ownership was vested to Dordon Parish Council. Following
this, the applicant, who was the Secretary to the Common Rights Holder
Committee at the time, wrote to Dordon Parish Council in November 1989 to
seek confirmation for how they would like to proceed with various concerns over
potential erosion of common land. This included the provision of hard standing
surfaces for access. Dordon Parish Council responded in January 1990 to
confirm that the Common Rights Committee should continue to decide on
matters relating to the Common including current and future access applications.
A Village meeting was held in February 1990. A letter from the applicant to
Dordon Parish Council confirmed that access matters should be limited to those
who own land only accessible from the common but who wish to upgrade the
quality and therefore agreed that the Common Rights Committee should
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2.3.

2.4.

2.5.

2.6.

2.7.

determine such applications. 15 applications were subsequently received to
cross the Common including one from Ivy Cottage. A vote was held and ratified
by Rights Holders. The access at Ivy Cottage was passed unanimously 7 to O.
The Parish Council wrote to accept these measures in January 1991. As such,
this is how the access across the Common Land to lvy Cottage became to be
allowed.

At that time, the access was not constructed of the asphalt concrete that is
clearly visible today meaning that the physical characteristics of the access have
changed over time. Furthermore, the vote from the Common Rights Holder
Committee to allow for access across the common land does not mitigate the
need for formal planning permission from the Local Planning Authority and/or the
Highways Authority. Evidence from Google Earth imagery does evidence that the
access in question has been established from at least April 2007. Given the
passage of time, the access formation regardless of its need for permission,
would be immune from formal enforcement action.

Representations for this application have reported that the existing access, which
as stated above is established is allowed over common land and is lawful
because no enforcement action has been taken, has recently been bound. The
laying of bound material may constitute an active breach of planning conditions.

A retrospective planning permission was granted in September 2013 for the
erection of a stable building and menage (PAP/2013/0210). There was a
condition (Condition 8) attached to the permission which reads as follows:

Notwithstanding the plans submitted the development shall not be used for the
purposes of stabling horses until details of the surfacing (including abound
surface for a distance of 15.0 metres, as measured from the near edge of the
public highway carriageway), drainage and levels of the car parking and
manoeuvring areas have been submitted to and approved in writing by the
Council. The unit 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 access 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.’.

Condition 8 does require a discharge of conditions application detailing a bound
surface for a distance of 15 metres, as measured from the near edge of the
public carriageway. Google Streetview imagery does evidence that a bound
surface in the form of asphalt has been laid along the length of this access,
between the public highway and application site since sometime between
October 2021 and October 2022. However, no such Discharge of Condition
application has been received to address Condition 8 despite the engineering
works undertaken.

In respect of the enforcement implications of this, it is necessary to understand
that a breach of condition 8 would occur, if the stabling of horses had begun

BEFORE the determination of a Discharge of Condition application to hard
surface the access. The wording of the condition is specific — it refers to the use,
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2.8.

2.9.

3.1.

3.2.

not to the start of work on the building. Section 17B of the Town and Country
Planning Act 1990 states that planning conditions need to have been in breach
for ten or more years, to no longer be actionable. Therefore, the enforceability of
this condition does depend on what date the stabling of horses in the stable
building began.

Information provided by the applicant states that whilst the building has been
constructed it has never stabled a horse. Notwithstanding this, the building
would be lawful, if built in accordance with the approved plans. Nonetheless,
given the condition wording, as the stable building has never been used to stable
horses between 10" September 2013 and 10" September 2023, the condition
would now no longer be enforceable. This thus leaves the engineering works
which would constitute a breach of planning control as they have not been
completed for a four-year period. When considering the expediency of such
action, Members are asked to note that the works are not recent — they are
almost four years old — and that Condition 8 did actually anticipate these works.
Indeed, the works as seen on site may well have been approved if a discharge
condition application had been submitted. Moreover, the current outstanding
application seeks regularisation of the position. It is in all of these circumstances
that it is not considered expedient to commence enforcement action.

Members are also reminded that a supposed breach of planning control cannot
be a reason for refusal on a planning application incorporating such works of the
supposed breach. The planning application needs to be considered on its own
merits and in reference to the Development Plan and any other material
considerations in accordance with the planning judgement of section 38(6) of the
Town and Country Planning Act 1990. Given the reasons set out above and
given that the asphalt is shown on the Proposed Site Plan, it is considered that
this is not a reason for refusal.

Breach of Planning Control- Enforcement Notice

Another objection was received during the public consultation in March 2024 from
another neighbouring property. The objector alleged that two previous appeal
decisions R3705/C/14/3000653 and R3705/C/14/3000654 in relation to land
adjacent to the stable had not been complied with.

For background context, appeal decisions R3705/C/14/3000653 and
R3705/C/14/3000654 were in relation to a retrospective planning application to
vary conditions of PAP/2013/0210 to allow an allotment area, green house and
hen house (PAP/2024/0168). The application was refused. It was taken to
appeal, which was dismissed, and an enforcement notice was served
(ENF/2014/00029). The applicants appealed against the enforcement notice but
that failed. The conclusion was that the wall should be reduced to a height of no
more than 2m and the land returned to its prior condition including removal of the
greenhouse, hen house and raised planting beds. The objector does not believe
that this has happened.
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3.3.

4.1.

This, however, is a separate issue to the change of use application that is
pending. This application does not seek to regularise the development that is
alleged to be in breach. This complaint is with officers and is being investigated
separately to this application. It does not have material weight on the
determination of this application.

Appeal Decision APP/R3705/C/14/3001038

The stable block was built approximately 1m higher on the western boundary
than approved in PAP/2013/0201. An enforcement notice was subsequently
served. This was taken to appeal APP/R3705/C/14/3001038. The Inspector
concluded that the stable block being built taller did not result in a material harm.
It was concluded that the appeal should succeed, and planning permission
granted. On these grounds, the enforcement notice was quashed. As such, the
building structure as it is today, is lawful.

Recommendation

The recommendation remains as set out in Appendix A, but that Condition 2 is to be
updated to refer to the amended plans.
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Appendix A
Application No: PAP/2024/0078
Land north of Ivy Cottage, Freasley Common, Dordon,

Conversion of existing stables into residential dwelling utilising existing access
and parking, for

Mr and Mrs Pritchard
Introduction

This application is referred to the Board at the request of local Members in view of the
site’s previous history concerning the erection and use of the stables.

The Site

The application site is a stable block located within the curtilage of vy Cottage. lvy
Cottage is located within Freasley which is a small village within Dordon Parish. The site
is not within a defined settlement boundary as defined within the adopted North
Warwickshire Local Plan 2021. The site also includes a hen house, planting beds,
vegetable patch and a pond. The site is served by an access off The Green.

The location plan is at Appendix A.
The Proposal

Full planning permission is sought to convert the stables into a three bedroom dwelling
including three ensuites, a dressing room, living room, dining/kitchen area and a utility
room. The existing access from The Green will be used and the driveway and gravel
courtyard will be reinstated to allow vehicles to manoeuvre in front of the property. The
building structure is in place. The only internal building work which is proposed is to
close up the current open space between what will become the kitchen/dining and utility
with the hallway.

Plans are attached at Appendix B.
Background

The current building was granted planning permission through a retrospective planning
application (Ref: PAP/2013/0210) for its use as a stable to replace former stables and a
menage, which were in a poor condition. The building was not built in accordance with
the permission granted and an enforcement notice was issued. An appeal was made
against this enforcement notice (Ref: APP/R3705/C/14/3001038). The appeal was
allowed on 30 April 2015 and the enforcement notice was quashed. The use as a stable
never materialised and the building is now utilised as storage and amenity space for the
occupants of Ivy Cottage. The use as a menage also never taken up and the land is
currently underutilised and is grassed over with fencing throughout.
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Development Plan

North Warwickshire Local Plan 2021 - LP1(Sustainable Development); LP2(Settlement
Hierarchy), LP7 (Housing Development), LP8 (Windfall Allowance), LP13 (Rural
Employment), LP14 (Landscape), LP16(Natural Environment), LP17(Green
Infrastructure), LP29 (Development Considerations) and LP30 (Built Form)

Dordon Neighbourhood Plan 2023 - DNP2 (Protecting the Natural Environment and
Enhancing Biodiversity) and DNP8 (Achieving High Quality Design)

Other Relevant Material Considerations
National Planning Policy Framework 2023 (NPPF).

Supplementary Planning Document: Provision of Facilities for Waste and Recycling for
New Developments and Property Conversions (2023)

Consultations

Environmental Health Officer — No objection
Representations

Four objections have been received referring in the main to:

e The proposal conflicts with Local Plan policies LP1, LP2, LP7, LP14, LP16,
LP17, LP22, LP29 and LP30.

e Freasley is a Category 5 settlement where development is not acceptable and
furthermore, none of the exception criteria for development would be met.

e The permitted stables have not been used for equine purposes since their
completion and use/occupation conditions relating to that permission do not
appear to have been discharged.

e The requirements to the appeals have not been carried out

e Concerned over the access over Common Land

e Land here is Common Land not owned by the applicant.

One letter of support has been received referring to

e The good design
¢ No-one will notice the changes
e This enables the applicant to continue to be able to live in the village.

Observations
a) The Principle

The site is not within a defined settlement boundary. It is therefore classified as a
Category 5 ‘All other Locations’ in Local Plan Policy LP2. LP2 states that here
development will not generally be acceptable, however there are instances where it may
be appropriate, including the re-use of redundant buildings. There is no definition in the
Local Plan nor the NPPF as to what constitutes a ‘redundant’ building. A redundant
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building can reasonably be defined as a building whose use has not been in use as
intended or permitted, for a period of time. This, on the balance of probability is the case
here and therefore the building can be considered redundant. LP2 does go on to state
that such development will be considered on its merits, with regard to other policies in
the Local Plan. Additionally, the NPPF at para 84(c) says that ‘decisions should avoid
the development of isolated homes in the countryside unless the development would re-
use redundant buildings and enhance its immediate setting’.

Policy LP13 supports the re-use of rural buildings provided that:

a) The building is readily accessible to the Main Towns and Local Service Centres
via a range of modes of transport,

b) They are of sound and permanent construction; and,

c) Are capable of adaptation or re-use without recourse to major or complete re-
building.

With regard to part a), public transport links are limited but there are some bus links
present. The closest bus stop is located in Hockley, Tamworth which is approximately
0.9 miles (20-minute walk) away and provides a direct route to Tamworth. In order to
access the Main Towns and Local Service Centres of North Warwickshire, it is quicker
to use a private vehicle. However, given the rural nature of much of North Warwickshire,
this is the case across many of the parishes and settlements.

It is considered that the proposal does accord with point b) and point ¢). The stable is
constructed of breezeblock. In order to convert the stable into a dwelling, the need for
extra building materials is limited. The building is considered capable of accommodating
a residential use without recourse to substantial rebuilding. The building is already
connected to water, gas and electricity supply.

In accordance with LP8, the proposed dwelling would be classified as a windfall site.
Paragraph 70 (d) of the NPPF states that to promote the development of a good mix of
sites, local planning authorities should ‘support the development of windfall sites
through their polices and decisions- giving great weight to the benefits of using suitable
sites within existing settlements’.

Furthermore, the dwelling will be for the current occupants to live in whilst their daughter
and her young family move into Ivy Cottage. Taking into consideration the health of the
applicants, the proposal accords with LP7 (Housing Development) ‘Older People’ which
states ‘independent living units for the over 55’s will be a key way to provide for some of
these [housing] needs’. LP7 goes on to state that ‘development will only occur if the
appropriate infrastructure is available’. As stated previously, the physical structure of the
building is in already in situ with connection to water, gas and electricity to accord with
LP7.

In all of these circumstances therefore it is considered that the proposal in general
terms accords with NPPF paragraph 84 and Local Plan policies LP2, LP7 and LP13.
The proposal can therefore be supported in principle.
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b) Character and Appearance

Local Plan Policy LP30 (Built Form) states ‘All development in terms of its layout, form
and density should respect and reflect the existing pattern, character and appearance of
its setting. Local design detail and characteristics should be reflected within the
development.’.

Dordon Neighbourhood Plan Policy DNP8 reiterates this stating all proposals are
required to demonstrate how they have responded ‘to local character of both the
surrounding area and the immediately neighbouring properties’ and how they are ‘of a
scale, density and mass that is sympathetic to the character of the immediate locality,
including the rural setting’.

Paragraph 135 of the NPPF states decisions should ensure developments ‘are
sympathetic to local character and history, including the surrounding built environment
and landscape setting, while not preventing or discouraging appropriate innovation or
change’.

Given that the structure is to remain in-situ and the only alterations will be the closing up
of the open sided area between the two stable buildings and the installation of new
windows and doors, it is considered that there will be no significant increase in the built
form. The timber cladding that currently encases the stables will be remain in order for
the proposed dwelling to blend into the surroundings and not stand out. The timber will
be varnished to ensure that the colour matches around the whole of the property to give
a sense of cohesion. Given the location of the building adjacent to The Green and within
proximity to lvy Cottage, the retention of the timber is supported as it will help to ensure
the countryside feel that is prominent from the structure remains. Permitted
development rights should be removed through a condition to prevent the occupants
from painting the outside of their dwelling to ensure the design of the building remains
sympathetic.

The building is situated back from the highway by approximately 21m and there are
established trees which run along the highway verge. These factors help to minimise
the view of the building from the road meaning that the impact upon the street scene as
a result of converting the stables will be limited. Overall, the design in this location is
acceptable.

c) Impact on Neighbouring Amenities

Local Plan Policy LP29 (Development Consideration) point 9, states that development
should ‘avoid and address unacceptable impacts upon neighbouring amenities through
overlooking, overshadowing, noise, light, air quality or other pollution; and in this respect
identification of contaminated and potentially contaminated land will be necessary prior
to determination of proposals depending on the history of the site and sensitivity of the
end use...".

Dwellings along The Green are characterised by having large curtilages. As such, there
are large separation distances between dwellings in Freasley. To the north, the closest
neighbour to the proposal is Selkirk. There is a separation distance of over 125m from
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the proposed development with a line of mature trees between. Officers are satisfied
that there will be a negligible impact on the neighbouring amenity at Selkirk.

There are no immediate neighbours to the east of the property. To the west of the
property is The Green and then open countryside.

The key consideration for this application is the impact that the proposed dwelling will
have on lvy Cottage. There are 4 sets of windows and 2 doors proposed on the
southern facing elevation which is the elevation that is viewable to and from Ivy Cottage.
However, there is a separation distance of 70m maintained between Ivy Cottage and
the proposed dwelling. There is also a topographical difference with vy Cottage being
located on land substantially higher than the proposed dwelling. There are also mature
trees and shrubs within the garden of Ivy Cottage. Given these factors, there is a
negligible impact on the privacy for future residents of lvy Cottage.

d) Amenity Space

LP22 (Open Spaces and Recreational Provision) seeks for recreational areas to be
retained, protected and enhanced. In the context of this application, this is in relation to
the amenity space in the form of a garden. The conversion of the stable into a new
dwelling will involve the garden of Ivy Cottage being reduced in size in order to
accommodate curtilage space at the new dwelling. However, given the size of the land
associated with Ivy Cottage, it is not considered that this reduction will have a negative
impact on the amount of available amenity space for residents of Ivy Cottage. Future
residents will still have ample space to enjoy their surroundings.

With regard to the ménage, the intention is to revert it to garden area, associated with
the new dwelling. Without the adjacent paddock, it is no longer viable for horses.
However, to ensure that its use remains as a garden incidental to the new dwelling, a
condition can be recommended.

Currently, there are 3. ponds in the garden of vy Cottage. The changes to the curtilage
of lvy Cottage will inevitably cut through the water course. There is unlikely to be a
detrimental impact on the maintenance of this watercourse and a fence can be erected
without impacting on the ponds.

e) Highway Safety and Access

Local Plan Policy LP29 (Development Consideration) point 6 states that development
should ‘provide safe and suitable access to the site for all users.’. Policy LP34 (Parking)
requires development proposals to have particular regard to adequate vehicle parking
provision. This requires 2 spaces per residential property over 2 dwellings.

Paragraph 104 of the NPPF says that planning decisions should protect and enhance
access, ‘including taking opportunities to provide better facilities for users’.

As part of the previous permission of the stable and menage PAP/2013/0210, Condition
8 required that access details on the surfacing, drainage, levels of the car parking and
manoeuvring areas be discharged. There is no evidence to show Condition 8 was
discharged. However, as no enforcement action has been undertaken against this in
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view of the expiry of the required time periods. Lawful development is summarised in
planning practice guidance as ‘development against which no enforcement action may
be taken and where no enforcement notice is in force...’- Paragraph: 003 Reference ID:
17¢-003-20140306. The approval of this application would in fact help to regularise the
widening of the access. Given it has been in use for over 10 years, there are no
concerns with regard to the impact of the access on highway safety. Any increase in
vehicular movements is likely to be minimal given that the proposal is only for one
dwelling.

From behind the private gates, there will be a sufficient driveway to allow for at least two
vehicles. There is adequate space to allow vehicles to manoeuvre within the driveway.
From a highway’s perspective, the proposal is acceptable.

f) Ecology and Biodiversity

Local Plan Policy LP16 seeks to minimise harm to, and provide net gains for
biodiversity, where possible. LP14 states ‘new development should, as far as possible
retain existing trees, hedgerows and nature conservation features such as water
bodies’.

Dordon Neighbourhood Plan Policy DNP2 requires development proposals to ‘conserve
or enhance biodiversity value in accordance with national legislation’.

It is considered that there will be no loss in the number of existing trees as there are no
proposed changes to the landscape surrounding the building. The majority of the trees
are along the highway and therefore under the management of Warwickshire County
Council Highway’s Authority. Their removal would require the permission of the
Highways Authority. Consequently, the trees are to remain in situ so if there are any
breeding birds in the vicinity, there will be no disturbance. The supporting Planning
Statement states that the underside of the existing roof has been insulted and sealed
and, as a result, provides no potential for bat roosting. Bird and bat boxes can be
conditioned in order to ensure such species are protected and mitigated against. The
three water bodies, which are home to ducks and moorhens, will also be remaining.
Overall, given that there are minimal building works proposed, biodiversity will not be
harmed. Links to and from surrounding Green Infrastructure assets will be maintained
SO as not to be contrary to LP17.

g) Bin Storage

In accordance with the Waste and Recycling Facilities SPD, there is ample storage
around the property to ensure that bins will not be visible from the road and will not be
stored permanently on the adopted public highway. There is a clear, flat access without
steps or obstacles from the proposed dwelling to the public highway. The proposal
therefore accords with the SPD. In order to ensure that storage facilities will remain
available, a condition will be added.

h) Land Ownership
There have been several concerns raised regarding the ownership of the land and in
particular a part of the land in question being part of Freasley Common. Land ownership

itself is not a material planning consideration that the Local Planning Authority takes into
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account in the determination of applications. In this case the applicant originally
submitted a Certificate A meaning he believes he is the only owner of all of the
application site. Because of the on-going difference of view between the applicant and
the Parish Council — as protector of the Common Land here — the applicant has now
also submitted a Certificate B and formally served Notice on the Parish Council. From a
planning perspective the correct procedure has been followed and thus the application
can be determined on its planning merits alone.

i) Conclusion

The proposal is in accordance with the Local Plan, the Dordon Neighbourhood Plan and
the Waste and Recycling Facilities SPD. There is no adverse impact on neighbours
more than would be reasonably acceptable. The design, the built form and the materials
are in keeping with the character of the surrounding area. By reason of the redundant
stable being brought back into use and given the infrastructure that is already in place, it
is considered that the proposals represent sustainable development, as set out in LP1.
Therefore, it is recommended that the proposal be supported subject to conditions.

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 and drawings titled:

0002-100 Location Plan, Received by the Local Planning Authority on
15/02/2024
0002- 150A Proposed Site Plan, Received by the Local Planning Authority on
15/02/2024
0002-250A Proposed Plans and Elevations, Received by the Local Planning
Authority on
15/02/2024
1400-11 Topographical Survey, Received by the Local Planning Authority on
15/02/2024
1400-12 Measured Building Survey, Received by the Local Planning Authority on
15/02/2024

REASON

To ensure that the development is carried out strictly in accordance with the
approved plans.
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Pre-occupation

3. Prior to first occupation of the dwelling hereby approved, a bin storage facility
capable of holding a minimum of 3 x 240 litre wheeled bins shall be provided
within the curtilage of each dwelling. The storage facility shall remain
permanently available for that purpose at all times thereafter. A hardstanding pick
up point shall be provided adjacent to the public highway for bin collection days.
REASON

To ensure that there is adequate provision for access for domestic waste
collections.

4. The extent of the garden curtilage to the proposed dwelling is limited to the land
outlined in red on the site location plan. The garden hereby approved shall not be
used for any purpose other than for purposes incidental to the enjoyment of the
dwelling hereby approved as such. The garden space shall not be sold off, sub-
let or used as a separate business.

REASON
To protect the amenity space of the approved dwelling.

5. Prior to the occupation of the development, a scheme of ecological
enhancements shall be submitted to and approved by the Local Planning
Authority. The scheme will include details of the provision of a bird and bat
mitigation scheme, including details of the location, type and timing of provision
of the boxes.

REASON
In the interests of improving biodiversity in accordance with NPPF.
Ongoing

6. No development whatsoever within Class A, AA, B or E of Part 1 of Schedule 2
and Class of Part 2 of Schedule 2 of the Town and Country Planning (General
Permitted Development) (England) Order 2015 (or in any provision equivalent to
that Class in any statutory instrument revoking and re-enacting that Order with or
without modification), shall commence on site without details first having been
submitted to and approved by the Local Planning Authority, in writing.
REASON

To protect the rural character of the building and the site, and to prevent spread
of development within the Freasley Common.

7. Any gas boilers provided must meet a dry NOx emission concentration rate of
<40mg/kWh.
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REASON

To achieve sustainable development by reducing emissions in line with Local and
National Policy and as set out in the adopted 2019 Air Quality Planning
Guidance.

Notes

1. The developer is reminded that the Control of Pollution Act 1974 restricts the
carrying out of construction activities that are likely to cause nuisance or
disturbance to others to be limited to the hours of 08:00 to 18:00 Monday to
Friday and 08:00 to 13:00 on Saturdays, with no working of this type permitted on
Sundays or Bank Holidays. The Control of Pollution Act 1974 is enforced by
Environmental Health.

2. The proposed development does not appear to lie on land that is known or
suspected to be contaminated. In the event that land contamination including
ground gases, is found at any time when carrying out the approved development
it must be reported in writing immediately to the Planning Authority. An
investigation and risk assessment must be undertaken, and where remediation is
necessary a remediation scheme must be prepared, which is subject to the
approval in writing of the Local Planning Authority.

3. The proposed development lies within a coal mining area which may contain
unrecorded coal mining related hazards. This is for information only, as the
proposal does not include any proposed ground works. Further information is
also available on the Coal Authority website at:
www.gov.uk/government/organisations/the-coal-authority

4. Radon is a natural radioactive gas which enters buildings from the ground and
can cause lung cancer. If you are buying, building or extending a property you
can obtain a Radon Risk Report online from www.ukradon.org if you have a
postal address and postcode. This will tell you if the home is in a radon affected
area, which you need to know if buying or living in it, and if you need to install
radon protective measures, if you are planning to extend it. If you are building a
new property then you are unlikely to have a full postal address for it. A report
can be obtained from the British Geological Survey at
http://shop.bgs.ac.uk/georeports/, located using grid references or site plans,
which will tell you whether you need to install radon protective measures when
building the property.

5. For further information and advice on radon please contact the Health Protection
Agency at www.hpa.org.uk. Also if a property is found to be affected you may
wish to contact the Central Building Control Partnership on 0300 111 8035 for
further advice on radon protective measures.

6. Wildlife and Countryside Act 1981. Please note that works to trees must be
undertaken outside of the nesting season as required by the Wildlife and
Countryside Act 1981. All birds, their nests and eggs are protected by law and it
is thus an offence, with certain exceptions. It is an offence to intentionally take,
damage or destroy the nest of any wild bird whilst it is in use or being built, or to
intentionally or recklessly disturb any wild bird listed on Schedule 1 while it is
nest building, or at a nest containing eggs or young, or disturb the dependent
young of such a bird. The maximum penalty that can be imposed for an offence
under the Wildlife and Countryside Act - in respect of a single bird, nest or egg -
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is a fine of up to £5,000, and/or six months' imprisonment. You are advised that
the official UK nesting season is February until August. It is advisable that
construction works are undertaken outside of the bird nesting season to minimise
the risk of disturbance to nesting wildlife, and that standard precautionary
measures are taken and all external features/roofing materials be removed
carefully by hand.

. Bats can be found in many buildings, even those that initially appear to be
unsuitable or have been subject to a bat survey and found no evidence.
Therefore if any evidence of bats is found on site, work should stop while a bat
survey is carried out by an experienced bat worker, and any recommendations
made following the survey are undertaken. It should also be noted that as bats
are a mobile species and can move into a property with potential access at any
time. The applicant is advised that to ensure no bats are endangered during
destructive works, the roof tiles should be removed carefully by hand. Bats and
their roost sites are protected under the 1981 Wildlife and Countryside Act and
the Countryside and Rights of Way Act 2000, and are also deemed a European
Protected Species.

. Prior to the occupation of the approved dwelling(s), please contact our Street
Name & Numbering officer to discuss the allocation of a new address on 01827
719277/719477 or via email to SNN@northwarks.gov.uk. For further information
visit the following details on our website
https://www.northwarks.gov.uk/info/20030/street_naming_and numbering/1235/s
treet naming_and numbering_information

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
issues and positively determining the application. As such it is considered that
the Council has implemented the requirement set out in paragraph 38 of the
National Planning Policy Framework.
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General Development Applications
(5/e) Application No: PAP/2023/0188
Land at, Tamworth Road, Dosthill,

Outline planning application with full details of access (with matters reserved for
landscape, scale, layout and appearance) for development comprising up to
22,000sqm (GEA) for flexible Use Class E(g)(ii), Eg(iii), B2 and/or B8 with
associated car parking and works (Cross boundary application Tamworth BC
reference 0163/2023), for

Summix RLT Developments Ltd
1. Introduction

1.1 This application was referred to the Board’s August meeting, but determination was
deferred in order to invite the applicant to consider whether further amendments could
be made to the proposal to assist in mitigating some of the potential adverse impacts
arising as set out in the representations received from the local community. The Board
particularly identified visual and noise impacts as its main concerns.

1.2 Since the previous Board Meeting, Tamworth Borough Council has granted planning
permission for the landscape/ecological works within that part of the site located in its’
Administration’s area.

1.3 The previous Board Report is attached at Appendix A.

1.4 The Supplementary Report tabled is at Appendix B.

1.5 The additional papers circulated for Members at the August meeting are at
Appendix C.

1.6 Members will recall that a petition was handed in at the meeting from local
residents. This contained 21 entries referring particularly to the heights of the proposed
buildings, 24/7 noise and the impact of increased traffic movements. Since the meeting
a further written objection has been received again re-iterating these concerns.

2. Additional Information

2.1 The applicant has responded to the deferral and this is attached in full at Appendix
D.

2.2 He has agreed to the inclusion of semi-mature trees in the location of the “gap” and
sewer easement referred to at the meeting. As indicated, these would be on the
applicant’s land and not affect that easement.

2.3 He has reviewed his proposals in respect of both noise and visual impacts but is not

proposing changes beyond those already made or mitigated through the recommended
conditions. The letter fully explains the reasons for this.
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2.4 He has also referred to the discussion at the meeting relating to traffic generation
and it can be seen that a further note is to be provided which will be circulated when it is
received. It is anticipated that this will clarify the reference to HGV movements through
Kingsbury quoted at the meeting.

3. Observations

3.1 Whilst the response set out is dis-appointing, Members are advised that this should
not attract weight in their consideration of the proposals as set out before the Board at
its last meeting. The recommendation to grant planning permission is not affected.

Recommendation

As set out in Appendices A and B together with the substitution of the new Landscape
Plan number in condition 2.

5e/80

Page 92 of 230



APPENDIX A

General Development Applications
(5/d} Application No: PAP/2023/0188
Land at, Tamworth Road, Dosthill,

Outline planning application with full details of access (with matters reserved for
landscape, scale, layout and appearance} for development comprising up to
22,000sgm (GEA} for flexible Use Class E(g}(ii}, Egliii}, B2 and/or B8 with
associated car parking and works (Cross boundary application Tamworth BC
reference 0163/2023), for

Summix RLT Developments Ltd

1. Introduction

1.1 The receipt of this application was first referred to the Board in July 2023. That
report is attached at Appendix A. The Board resolved 1o visit the site and a note of that
visit is at Appendix B. Both of these Appendices should be treated as an integral part of
this current report.

1.2 Members will be aware that a small part of the application site is within Tamworth
Borough Council's area — see Appendix C.

1.2 Since the initial submission and its report to the Board, there have been two
amendments made. Both relate to the prospective heights of the buildings within the
development. The original submission proposed heights of 18.5 metres throughout the
site. A first amendment reduced this to 13.5 metres along the southern side of the
access road and the second reduced this further to 12.5 metres, whilst retaining the
18.5 metres height elsewhere on the site. The plans for determination in this report are
those of this second amendment.

1.3 In respect of other updates, then there has been no change to the Development
Plan since the last report. However, the National Planning Policy Framework (the
“NPPF”) was updated in late December 2023 and any references in this cumrent report
will be to that edition. The mandatory 10% nett biodiversity gain requirements do not
apply in this case, as the application was submitted before the Regulations took effect in
mid-February 2024.

2. Plans to be Determined

2.1 As indicated above, the proposals now before the Board for determination relate to
the second amendment. The new Parameters Plan is attached as Appendix D. It retains
the three development areas as included in the first amendment, but the maximum
building height here is now shown as 12.5 metres for the two Zones, A and B, fronting
the service road. The 18.5 metre limit is retained for Zone C. There has been no change
to the size of these three Zones and the proposed Use Classes within each also
remains as per the first amendment. There has neither been any change in the overall
maximum Gross Floor Area of the total development — 22,000 square metres. Members
should be aware that this figure includes a 2000 square metres allowance for internal
mezzanine space.
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2.2 The Green Infrastructure Plan that coincides with this new Parameters Plan is at
Appendix E. It shows the proposed tree planting along the service road; the retention of
the public footpath together with the pond and areas of existing grass and scrubland
running north alongside the railway cutting.

2.3 Members will be aware that the Parameters Plan sets a framework for the eventual
development of the site. This would then be “detailed” at the reserved matters stage
once the individual occupiers of the three Zones are known. The applicant however has
submitted two potential options as to how the reserved matters detailing might be
achieved. These are at Appendices F and G, but do not form part of the plans for
determination of this outline planning application.

2.4 The amendments described above have arisen due to the applicant responding to
concems about the visual impact of the proposals in the wider surroundings as well as
in the immediate setting — particularly on the outlook of occupiers of Ascot Drive on the
other side of the service road. The applicant has provided a series of long sections
through the site, and these are attached at Appendix H. The lines of these sections are
defined in the OS Map at the bottom of the Appendix. Also attached at Appendix | is a
series of three sections running from Ascot Drive through to the site — using one of the
Options in the illustrative plans — defined in the plan at the bottom of that Appendix. The
third of these sections runs through the currently open “gap” at the end of the private
drives at the far eastem end of Ascot Drive.

2.5 The applicant has also submitted a series of photographs illustrating this open “gap”
as it is now, and the superimposition of the building heights and proposed tree planting
at various time intervals — see Appendix J.

3. Background

3.1 The general planning history of the application site and its surroundings was set out
in Section 3 of Appendix A.

3.2 Inrespect of the application site itself, then it was recorded that following restoration
of the land, planning pemnissions had been granted between 1997 and 2010 for
industrial uses - including B1, B2 and B8 uses through an approved layout covering the
whole site. The layouts included the construction of the access arrangements described
in Section 2 above. The 2010 permission here is the last one and it is a renewal of the
earlier consents. It is extant because of the construction of the junction onto the AS1
together with the embankments for the spur road extending eastwards from this.

3.3 A copy of the 2010 layout is at Appendix K.
4. Representations

4.1 At the time of the initial submission, nineteen letters of objection were received
referring to the following matters:

Noise and light pollution from 24/7 operations.

There already is noise emanating from the existing premises.

Access through Dosthill is poor with school premises having to be passed.
There is no need for further warehouses.

It will lead to overnight HGV parking.
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There will be an adverse impact on wildlife.

There are existing flooding and drainage issues which would be exacerbated.
The site will be a visual eyesore.

The warehouses will be visually intrusive and dominate the rear outlook from
local residences.

e There will be at least 20 houses which back onto this development leading to
loss of outlook and privacy particularly from the access road.

4.2 Re-consultation has now taken place in respect of the second amendment. Eleven
representations have been received. They all say that the reduction in height to 12.5
metres is immaterial to them, as their key concerns as raised above are not altered -
particularly noise and traffic.

4.3 The residents around the drive at the end of Ascot Drive where the “gap” is, and
referred to above, submitted their own photographic record of the visual impact of the
development proposed under the first amended proposal - see Appendix L. In response
to the second amendment, they maintain their objection indicating that there would be
no visual impact for at least seven years and also expressing concern about the
potential noise impacts.

5. Consultations

Tamworth Borough Council — The application which has been submitted to the
Tamworth Borough Council is to be reported to its Planning Committee on 6 August.
The officer recommendation is that planning permission is granted subject to conditions.
Warwickshire County Council as Highway Authority - It has no objection to the access
arrangements and has expressed an informal view that there is no objection in respect
of the wider impact, but a formal response is still awaited. The up-to-date position will be
reported at the meeting.

Staffordshire County Council as Highway Authority — No objection.

Warwickshire County Council as Lead Local Flood Authority - No objection subject to
conditions.

Staffordshire County Council as Lead Local Flood Authority — No objection subject to
conditions.

Warwickshire County Ecologist — An objection has been received based on the
ecological assessment of the present site, as the proposals would not enable a bio-
diversity nett gain.

Warwickshire Archaeology - No objection.

Warwickshire Fire and Rescue Services - No objection subject to a standard condition.
Network Rail - It originally objected because of drainage issues that currently arise from
the site and which are affecting the line to the east of the site.

Environmental Health Officer - No objection subject to conditions.
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Warwickshire Police (Design) - Detailed comments sent to applicant which will deal with
design matters for the subsequent reserved matters application.

Active Travel England - No comments to make.
6. Observations
a} The Principle of the Development

6.1 Members will be aware from the background section of Appendix A - paragraphs 3.1
to 3.11 - and the summary in section 3 above, that the land the subject of this
application has the benefit of an extant lawful industrial use. Hence the principle of such
development on the site is acknowledged. The key issues with this current application
are therefore not related to the principle of the use, but to address any adverse impacts
that might arise as a consequence of the new proposals. The representations and
consultation responses received as above, identify the most important impacts and the
remainder of the report will need to address these, particularly in respect of what
mitigation can be included.

6.2 However before doing so, it is necessary to say that the cumrent proposals are
different to the approved 2010 scheme - an increase of 2000 square metres of floor
space. The mix of employment uses remains about the same - around 50% of the site
area being B2/B8. This is not considered to be a material difference, but in any event
the impacts of the current proposal are the ones that have to be assessed and those will
be evaluated against present Development Plan policy and not against what may have
been approved back in 2010.

b} Highways

6.3 Local Plan policy LP29 (6) says that all developments should provide safe and
suitable access for all users. The NPPF says that development should only be refused
on highway grounds if there would be an unacceptable impact on highway safety or the
residual cumulative impacts on the road network would be severe — para 115.

6.4 It is of substantial weight that the two relevant Highway Authorities have indicated
that they do not object in principle to the proposals. This is very largely as a
consequence of the extant planning permission.

6.5 Nevertheless, both Authorities are aware of the matters raised by the
representations, and these were the subject of initial concerns from those two
Authorities - they both submitted initial “holding” objections. In essence they sought
additional information and clarification on a number of matters.

6.6 In respect of off-site matters to the north of the site, then Staffordshire County
Council is the relevant Highway Authority. It looked in particular at traffic running
through Dosthill and the capacity of the junction of the A51 with the A5 at Two Gates.

As a consequence of further modelling and analysis, it no longer maintaing an objection.
In respect of off-site matters in Warwickshire, then its County Council was looking at
traffic passing through Kingsbury. Similary, the County has been assessing further
modelling and analysis of the A51/A4097 roundabout, and it is the outcome of this that
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is still awaited — as referred to in the Consultation section above. As a consequence, the
recommendation below allows for this. Should there be no objection, Members are
advised that the NPPF guidance is that highway refusals should only arise if there are
“severe” residual cumulative impacts. That would not be case if both Highway
Authorities do not object.

6.7 In respect of site-specific matters, then Warwickshire County Council is the relevant
Highway Authority. It has no objection in principle given the extant permission and
because the access junction with the AS51 has already been implemented to the
specifications required to cater for that permission — and indeed the prospect of it being
a junction in connection with a previous proposal for a possible Dosthill By-pass. The
County Council therefore consider it to be suitable for the current proposals.

6.8 There are two other matters that Warwickshire County Council as Highway Authority
has been asked to comment on - the need for an emergency access and ovemight HGV
parking.

6.9 In respect of the former, then Warwickshire County Council as Highway Authority
points out that the Warwickshire Fire and Rescue Service has not objected to the
proposals. The Warwickshire Fire and Rescue Service was specifically asked to look at
the proposal in this regard, but it did not lodge an objection, or request a secondary
access point. Access around any future buildings on the site will be a matter to be dealt
with under the Building Regulations. As a consequence, the Highway Authority has not
requested a secondary access.

6.10 In respect of the matter raised about overnight HGV parking — particularly along
the length of the access spur road — there are three measures that can be conditioned.
The first is that no barriers should be constructed across the access into the site off the
spur road such that access can be retained at all times. The second relates to a
condition requiring HGV parking space to be provided within the curtilage of each
building and that this be included in the details submitted within the reserved matters
applications. Finally, Warwickshire County Council has indicated that it would not adopt
the spur road or the roads within any approved layout. As such it could not sponsor
Traffic Regulations Orders under the Highways Acts - eg. waiting and parking
restrictions. This however does mean that the Borough Council itself can impose a
planning condition restricting the parking of any vehicle along either side of the spur
rcad as recommended below. The applicant has agreed to such a condition.

6.11 It is therefore in all of these circumstances, subject to final clearance from
Warwickshire County Council, that it is considered that the proposals do satisfy the
relevant planning policies referred to in para 4.2 above.

c} Landscape

6.12 Policy LP14 of the Local Plan says that new development should look to conserve,
enhance and where appropriate restore landscape character so as to reflect that as
described in the North Warwickshire Landscape Character Assessment of 2010. This
aligns with policy LP1 which says that development must “integrate appropriately with
the natural and historic environment”, and also with Policy LP30 which says that
proposals should ensure that they are “well related to each other and harmonise with
both the immediate and wider surroundings”. This is all reflected in the NPPF at para
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135 (c) which says that developments, amongst other things, should be “sympathetic to
local character and history including the surmrounding built environment and landscape
setting”.

6.13 Clearly there is an industrial lawful use of the land here and the site also has other
lawful industrial uses around its boundaries. It is low-lying in respect of the surrounding
landscape. This setting and the extant use are thus material factors in assessing the
overall landscape impact of its location. The landscape character here as described by
the 2010 Assessment, is marked by “an indistinct and variable landscape with pockets
of agricultural land and woodland, but fragmented by restored soil heaps, large scale
industrial buildings and busy roads as well as being bordered by urban development”.
Overall, it is considered that the proposal can be absorbed into this landscape. This can
be seen from the long sections submitted at Appendix H which illustrate how the
proposal as a whole "sits” within a lower lying area of land than much of the surrounding
area. The heights of the buildings now proposed, help mitigate its impacts and there are
other industrial buildings on three sides of the site or there is land with extant
permissions for industrial development. Additionally, the current Parameters Plan
outlines a scheme which does mitigate the landscape impact and is one which offers a
significant betterment over the extant plans.

6.14 Whilst the proposals do not restore landscape character, they do recognise and
respond to the site’s setting sufficiently well, to satisfy the general content of the
relevant planning policies.

d} Visual Impact and Residential Amenity

6.15 Local Plan policy LP29(9) says that new development should “aveoid and address
unacceptable impacts upon neighbouring amenities through  overlooking,
overshadowing, noise, light, air quality or other pollution”. Policy LP30 says that
amongst other things, proposals should “ensure that all elements of the proposal are
well related to each other and hammonise with both the immediate setting and wider
surroundings”.

6.16 The starting point here is that there is an extant lawful industrial use for the site.
Given this and thus that there will be the visual and residential amenity impacts arising
from this position, the issue is whether these can be reasonably addressed in order to
avoid unacceptable impacts and that the elements of the proposal are well related to the
wider surroundings.

6.17 Looking first at the visual impact, it is considered that the reductions in height of
the closest buildings to the residential properties of Ascot Drive have been of significant
benefit - reducing from 18.5 to 12.5 metres. This is not only in respect of the properties
at its far eastern end, but also for all of the other properties which run along the length
of Ascot Drive. Whilst it is acknowledged that the success of the proposed tree planting,
its maintenance and the period of time to maturity are concems, the overall outcome is
proportionate to the circumstances here. This is evidenced by the long and short-
sections in Appendices H, | and J. The proposed landscaping, alongside the rear of the
residential properties in Ascot Drive -- see Appendix E - too is a significant benefit which
supplements the reductions in height. It is certainly a significant betterment over the
extant position - see Appendix K. In light of all of these considerations, it is concluded
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that the proposal can be said to satisfy the content of the relevant policies in respect of
the visual impact.

6.18 The next matter is that of potential noise impacts. Again there are several factors
that need to be included in the final assessment here — the 2010 approval for General
Industrial Uses {(Use Class B2) alongside the spur road with no “hours” restrictions; the
extant Use Class B2 premises at the Hunnebeck site again with no “hours” restrictions,
the other B2 users and pemissions on the other side of Rush Lane and the knowledge
that noise complaints have been made as a consequence of emissions from some of
these premises. In other words, the ambient day and night-ime noise levels for the
setting of this site are potentially higher than that in a residential or semi-rural area.
However, voluntary use restrictions by some occupiers does give rise to periods of
quieter ambient levels — night times and at weekends. Additionally, the Council and its
Environmental Health Officers were involved in the refusal of planning permission on
this site for a residential development. An appeal against that refusal was subsequently
withdrawn. The noise environment of the setting here is thus one that has been well
documented and understood by the Council Environmental Health Officers. As a
consequence, the current proposal has been heavily scrutinised by those officers.

6.19 The Environmental Health Officer has not objected to the current proposal, but that
is subject to a series of detailed technical noise conditions. Given the background set
out in the previous paragraph, it is considered that substantial weight is given to that
position. That has been arrived at taking into account that the proposed development
lies between unrestricted B2 Users and thus in itself will act as a “buffer” to noise
emanating from these premises. That may seem “odd” given the industrial nature of the
proposal, but planning conditions can condition design features that assist in further
mitigating likely noise concerns, in addition to the more technical noise conditions
setting out explicit night and day-time noise thresholds for both internal and external
plant, machinery and activity. The design features conditioned would refer to the heights
of the buildings themselves through the Parameters Plan, the landscaping proposals,
the location of loading and service yards and the parking concerns as expressed above.
It is considered that all of these conditions would strongly indicate that the current
proposal offers a betterment over the 2010 extant permission as illustrated at Appendix
K. The combination of these conditions — in the terms of policy LP29 — would “avoid and
address unacceptable” impacts.

e} Flooding and Drainage

6.20 Local Plan policy LP 33 requires water runoff from new development to be nc more
than the natural greenfield runoff rates and developments should hold this water back
on the development site through high quality sustainable drainage arrangements which
should also reduce pollution and flood risk to nearby watercourses. The NPPF at para
175 says that major developments should incorporate sustainable drainage systems
and that these should take account of the advice from the lead Iocal flood authority.

6.21 The representations identify existing issues. Indeed, the two Lead Local Flood
Authorities raised initial holding objections. Additional background information and
clarification has been submitted to both Authorities sufficient to enable the objections to
be lifted in principle, but subject to a series of very detailed conditions. The overall
drainage strategy remains that as originally described in Appendix A — paragraph 4.14.
Members are aware that the combined advice of the NPPF and the policy objective of
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LP33, is that the requirement is for an applicant to demonstrate that the surface water
discharge from a development is “self-contained”, in that it does not worsen any existing
situation. In other words, it is not the responsibility of the applicant, or indeed the Local
Planning Authority, to require that the applicant addresses or resolves existing flooding
problems through his development proposal. Here the solution is to provide two
“attenuation” basins within the site, one on the eastern boundary and the second along
the southem boundary at the lowest points on the site, but still able to discharge into the
existing pond in the corridor of open land alongside the railway - see Appendix E. Iis
outlet at its northern end, discharges into a culvert passing under the railway line, and
then towards the east.

6.22 This pond is within the application site. Both Lead Local Flood Authorities are
satisfied that the inclusion of this pond is an essential factor in the overall drainage
strategy. However, because of silting in the pond reducing the efficacy of the discharge
into the culvert, it is currently over-flowing and part of its discharge is overland towards
the railway cutting. This is why Network Rail has also lodged a holding objection. There
are ongoing discussions between the relevant parties. The issues revolve around the
capacity of the pond to take additional flows from the development and secondly its
proper maintenance. Network Rail's objection is not an objection on planning grounds to
the proposal as there is the extant planning permission. ks concern is that the
maintenance of the pond is not within its ownership and thus outside of its control. As a
consequence, there could be the prospect of continuing discharge onto its land and
railway assets. The proper maintenance of the pond — even if enlarged - is thus a
planning consideration as it is an essential element of the overall drainage strategy for
the development. The way forward from a planning perspective would be to include
agreement on a maintenance plan for the pond or an enlarged pond, within the overall
management plan to be required for the maintenance of the whole surface water
system. This could be achieved through an appropriately worded Grampian planning
condition — as set out below. This approach would satisfy the relevant policy
requirements and be in the interests of all of the parties involved.

f} Heritage

6.23 Local Plan policy LP15 says that the quality, character, diversity and local
distinctiveness of the Borough's historic environment will be conserved and enhanced.
In order to do so, an assessment has to be made of the potential impact of the
proposals on the significance of heritage assets that might be affected by the proposal,
as set out in Section 16 of the NPPF. Whilst there are no assets on the site, the
boundary of the Dosthill Conservation Area is several hundred metres to the north-west.

6.24 The Council is under a Statutory Duty to pay special attention to the desirability of
preserving or enhancing the character or appearance of Conservation Areas. To do so,
the impact of the proposal on the significance of the Area needs to be assessed.

6.25 The significance of the Conservation Area lies in the retention of the original
settlement of Dosthill with surviving properties and some of its semi-rural village
character. It is not considered that the proposal would have any harm on this
significance due to the separation distances; the intervening topography and built form,
the lack of intervisibility and the fact that there is an extent planning permission on the
site. As a consequence, the proposal would not harm the character or appearance of
the Area, thus satisfying the relevant policy.
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g} Biodiversity

6.26 Local Plan policy LP16 says that the quality, character, diversity and local
distinctiveness of the natural environment is to be protected and enhanced as
appropriate, relative to the nature of the development proposed and net gains for bio-
diversity should be sought where possible. The Board is also aware of the new
Regulations introduced in February this year. As this proposal was submitted prior to
their introduction, there is no mandatory 10% nett gain required. Nevertheless, the
proposal still has to show a net bio-diversity gain, where possible, in order to accord
with Policy LP16.

6.27 Members will have seen from the consultation section that the County Ecologist
has objected to the proposals because there would be no nett gain. However, this
response as stated above, is caveated because that conclusion has been reached on
the basis of an evaluation of the existing ecological value of the site, without reference
to what it might have been under the extant planning permission. The County Ecologist
acknowledges this position, indicating quite properly, that the resolution here is a matter
for the Local Planning Authority. It was anticipated that the 2010 approved plans would
be implemented shortly after approval, but that did not happen. The site has thus re-
generated naturally since the landfill operations were completed several years ago
before that 2010 pemmission. lts bio-diversity value has increased throughout that time.
The land in the tri-angular corridor between the railway and the residential development,
within the Tamworth Borough Council area, was not the subject of the development
proposal approved within the 2010 permmnission. It too has re-generated and is now of
value as a potential Wildlife Site. The matter before the Board is thus to balance these
different factors.

6.28 Members are advised that the starting point for this assessment has to be the
extant planning permission. To a large extent this has been the position taken above
when considering the principle of the proposal; the highway and the landscape impacts
as well as the visual impacts and matters to do with residential amenity. It would not
now be reasonable to deal with the bio-diversity issue any differently. Additionally, the
mandatory statutory requirement does not apply to this application and the relevant
policy refers to achieving net gain, "where possible”. As a consequence, the applicant
has agreed 1o the inclusion of appropriately worded condition as the land outside of the
development areas and where there is the most significant bio-diversity interest, is still
land that is under his control. It is noteworthy too, that the Officer report before the
Tamworth Borough Council Planning Committee for this area is also one of support,
subject to the inclusion of conditions. It is thus considered that this approach is
proportionate in these circumstances.

7. Conclusion

7.1 Members will be aware that "old” extant planning permissions do surface from time
to time. This is one of those and thus the principle of the development is acknowledged.
The site has a lawful industrial use. Such permissions however may be "new” to the
local community which may well have changed since the date of such a permission.
This is the case here. In these circumstances the remit of the Local Planning Authority
is to consider and address the impacts arising from this position. This has been
undertaken here under a number of different matters as recorded above. As a
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consequence, it is considered that an appropriate and proportionate balance has been
achieved.

Recommendation

a) That the Council is minded to GRANT outline planning permission subject to the
conditions as set out below together with the addition of conditions as may be
recommended by the Warwickshire County Council as Highway Authority.

b) However, should that Highway Authority raise an objection which cannot be
resolved through further planning conditions; Informatives or by legal Agreement,
the application be referred back to the Board for further consideration.

¢) The conditions referred to in (a) above are:

Standard Conditions

1. Details of the appearance, landscaping, layout and scale (hereinafter called the
“the reserved matters”) shall be submitted to and approved in writing by the Local
Planning Authority before any development takes place and the development
shall be carried out as approved.

REASON

To comply with Section 92 of the Town and Country Planning Act 1990, as
amended by Section 51 of the Planning and Compulsory Act 2004, and to
prevent an accumulation of unimplemented planning permissions.

2. If the development hereby permitted is to be constructed in more than one
phase, details of the proposed phases of construction shall be submitted to the
Local Planning Authority for approval prior to, or at the same time as, the first
application for approval of the reserved matters. The Phasing Plan shall include
details of the separate and severable phases, or sub-phases of the development.
Development shall be carried out in accordance with the approved phasing
details, or such other phasing details as shall subsequently be submitted to and
approved in writing by the Local Planning Authority.

REASON

To comply with Section 92 of the Town and Country Planning Act 1990, as
amended by Section 51 of the Planning and Compulsory Act 2004, and to
prevent an accumulation of unimplemented planning permissions.
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3. The first application for approval of the reserved matters shall be made to the
Local Planning Authority not later than three years from the date of this
permission. All applications for approval of reserved matters shall be made to the
Local Planning Authority not later than five years from the date of this permission.

REASON

To comply with Section 92 of the Town and Country Planning Act 1990, as
amended by Section 51 of the Planning and Compulsory Act 2004, and to
prevent an accumulation of unimplemented planning permissions.

4. The development hereby permmitted shall be begun not later than three years from
the date of approval of the last of the reserved matters to be approved.

REASON

To comply with Section 92 of the Town and Country Planning Act 1990, as
amended by Section 51 of the Planning and Compulsory Act 2004, and to
prevent an accumulation of unimplemented planning permissions.

Defining Conditions

5. The development hereby permmitted shall not be carried out except in complete
accordance with the following approved plans and documents:

a) The Site Location Plan - 23008/SGP/ZZ/ZZ/DR/A/131000 P2 received on
2/5/23.

b) The Parameters Plan - 23008/SGP/ZZ/2Z/DR/A/001001 P7 received on
15/5/24.

¢) The Green Infrastructure Plan - P23/0345/EN/0007/C/Gl received on 15/5/24 .

d) Existing Site Access - 70102401/8SK/002 Rev A received on 20/2/14.

e) Existing site access swept path analysis 16.5m artic 701102401/ATR/001Rev
B received on 20/2/24.

f} The Framework Travel Plan prepared by WSP received on 3/8/23 referenced
70102401/001.

REASCN
In order to define the extent and scope of the permission.

6. The development hereby permitted shall provide for no more than a maximum
figure of 22,000 square metres of floorspace (GEA) for uses within Use Classes
Eg (ii), Eg (iii)), B2 and B8 of the Town and Country Planning (Use Classes)
Order 2020 (as amended).

REASCN

In order to define the scope and extent of the planning permission.
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7. The uses approved under Condition 6 above shall be located on the site, as set
out in the Parameters Plan approved under Condition 5 above.

REASON

In order to define the scope and extent of the planning permission and in the
interests of the amenities of the area.

8. The proposed layout in the reserved matters applications shall be designed in
general accordance with the Parameters Plan approved under condition 5. The
reserved matters applications shall contain full details of the finished floor levels
of all proposed buildings, above ordnance datum, in relation to existing ground
levels. In particular, the layout for Zones A and B as defined by the Parameters
Plan shall avoid service/loading and unloading areas being located along the
northem edge of each of these two Zones.

REASON

In order to define the implementation of the permission so as to reduce the risk of
adverse noise impacts.

9. The specific sound from any individual unit arising from internal or external uses,
including operational sources of an industrial/fcommercial nature within the
development, the operation of fixed plant, machinery, plant and mobile plant
including deliveries, heating, air handing and/or ventilation equipment shall not
exceed the levels outlined below:

i) 40dBLAeq,lhr at any residential property on Ascot Drive, Haydock Lane or
Epsom Close. The specific sound level shall be measured or predicted at
a height of 1.5 metres above ground level at | metre from the facade
containing a habitable room with an opening window, between 0700 and
2300 on any day. The measurements and/predictions should demonstrate
the noise limits for daytime are within gardens of the nearest affected
noise sensitive receptors at 1.5m above the adjacent ground level as a
free field” level as defined by BS 7445:2003 “Description and
measurement of environmental noise (parts 1 to 3)” for an area of not less
than 75% of any dwelling’s garden.

i) 35dBLAeq15min at any residential property on Ascot Drive, Haydock Lane
or Epsom Close. The specific sound level shall be measured or predicted
at a height of 4.5 metres above ground level at | metre from the facade
containing a habitable room with an opening window of any residential
dwelling between 2300 and 0700 on any day.

iii) Where the residential dwelling is a bungalow, all measurement heights for
day and night time are 1.5 metres above ground level.
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REASCN

In order to avoid significant adverse noise impacts on health and quality of life in
line with the National Planning Policy Framework (para 185); the Noise Policy
Statement for England 2010 and Local Plan policy LP29.

10. Within six months of the occupation of any of the new industrial/commercial units
within the development hereby permitted, ncise compliance monitoring shall be
undertaken by a suitably qualified professional and the results of the noise
measurements and/or predictions shall be submitted to the Local Planning
Authority in writing. The submission should provide evidence that the specific
sound level from the industrial/ commercial internal and external sources within
that unit arising from its operation of the new development meets the levels as
described in condition 9.

If the specific sound level from these sources exceeds the limits set out in
condition 9, additional mitigation measures are to be recommended and included
in that submission. Any such measures that are approved in writing by the Local
Planning Authority, shall then be installed or introduced to the written satisfaction
of the Local Planning Authority. These measures shall be permanently retained
and maintained in proper working order for the duration of the operational life of
the development.

REASCN

In order to demonstrate compliance with condition 9 and s$6 to avoid significant
adverse noise impacts on health and quality of life in line with the National
Planning Policy Framework (para 185); the Noise Policy Statement for England
2010 and Local Plan policy LP29.

11.All access arrangements into, through and out of the site together with all off-site
highway alterations shall be carried out in accordance with the plans approved
under Condition 5.
REASCN

In order to define the scope and extent of the planning permission.

12.There shall be no gate, barrier or other structure constructed or placed across
the access into the development area from the spur road running east from the
junction with the A51, thus allowing unocbstructed vehicular access at all times.
REASCN
In order to reduce the potential for noise pollution arising from parked vehicles

not being allowed toc enter the site and to reduce the potential for on-street
vehicular parking.
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13.There shall be no on-street parking of any vehicle whatsoever on any part along
both sides of and the whole of the spur road running east from the junction with
the A51.

REASON

In order to reduce the potential for noise pollution arising from parked vehicles
and to reduce the potential for on-street vehicular parking thus leading to
highway safety concerns.

14.The layout in the reserved matters applications shall include HGV parking spaces
at a minimum of 1 HGV space per 375 square metres of B8 floor space.

REASON:

In order 1o reduce the potential for noise pollution arising from parked vehicles
and to reduce the potential for on-street vehicular parking thus leading to
highway safety concerns.

Pre-Commencement Conditions

15.No development shall take place, including any works of demolition or site
clearance, until a Construction Environmental Management Plan (CEMP) has
first been submitted to and approved in writing by the Local Planning Authority for
the whole of the development hereby approved. The Plan shall provide
information for:

a) The parking of vehicles for site operatives and visitors.

b) The routing for vehicles accessing the site associated with the construction of
the development and signage to identify the route.

¢) The manoeuvring of vehicles within the site.

d) Loading and unloading of plant and materials used in the construction of the
development, including top-soil.

e) The location of the site compounds.

f} Storage of plant and materials.

g) The erection and maintenance of security hoarding fencing.

h) Wheel washing facilities.

i} Measures to control the emission of dust and dirt during construction.

i} Measures to control and mitigate disturbance from noise.

k) A scheme for the recycling/disposal of waste resulting from the construction
works.

1} Any on-site lighting as required during construction.

m) Measures 1o protect existing trees and hedgerows proposed for retention.

n) Delivery, demolition and construction working hours.

o) The means by which the terms of the CEMP will be monitored including
details of the procedure for reporting and resolving complaints as well as the
details of the person or persons to contact in such circumstances.
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The approved CEMP shall be adhered to at all times throughout the construction
period of each phase of the development as approved under Condition 2.

REASON

In the interests of reducing potential harm to residential amenity and in the
interests of highway safety.

16.No development shall take place including any works of demolition or site
clearance, until a Landscape and Ecological Management Plan ("LEMP”) for the
whole site, including the triangular area of land that lies between the railway line
to the east, the residential properties to the west and the development area to the
south, has first been submitted to and approved in writing by the Local Planning
Authority. The content of the LEMP shall be in general accordance with the
approved Parameters Plan approved under condition 5. The LEMP shall include:

a) adescription and evaluation of the features to be managed,

b) ecological trends and constraints on site that might influence management,

c)the aims, objectives and targets for the management,

d) descriptions of the management operations for achieving the aims and
objectives,

e) prescriptions for management actions,

f) Preparation of a work schedule (including an annual work plan capable of being
rolled forward over a thirty-year period),

g) Details of the monitoring needed to measure the effectiveness of management,

h) Details of each element of the monitoring programme,

i) Details of the persons or organisations(s) responsible for implementation and
monitoring,

j) Mechanisms of adaptive management to account for necessary changes in the
work schedule to achieve the required aims, objectives ad targets,

k)Reporting procedures for each year 1, 2, 5, 10, 20 and 30 with bio-diversity net
gain reconciliation calculated at each stage,

1) The legal and funding mechanisms by which the long-term implementation of the
LEMP will be secured by the developer and the management body(ies)
responsible for its delivery,

m) How contingencies and/or remedial action will be identified, agreed and
implemented in the event that monitoring under (k) above shows that the
conservation aims and objectives set out in {¢) above are not being met so that
the development still delivers the full functioning bio-diversity objectives of the
originally approved scheme.

The details in that Plan shall then be implemented on each phase of the
development of the site and it shall be adhered to at all times during the lifetime of
the development.

REASON

In the interests of enhancing and protecting bio-diversity.
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17.No development shall commence on site including any works of demolition or site
clearance, until a detailed surface water drainage scheme for the whole site, based
on sustainable drainage principles has been submitted to and approved in writing
by the Local Planning Authority. The scheme shall include:

a) Evidence to show that the discharge rate generated by all rainfall events up to
and including the 1 in 100 year (plus an allowance for climate change) critical
rain storm is limited to the Qbar greenfield run off rate of 4.32 l/s/ha for the site
in line with the Cutline Flood Risk Assessment and SUDS Strategy prepared by
HWA (v3) dated August 2023.

b) A detailed assessment demonstrating the on-site water courses suitability as a
receptor for surface water run-off from the development. This assessment shall
include:

e A condition survey of the watercourse and evidence of any remedial
measures identified as necessary;

e A review of flood risk impacts from the watercourse demonstrating
consideration for downstream receptors off site in the context of the
proposals,

e Evidence demonstrating that all development and surface water
infrastructure is outside the anticipated fluvial flood extent.

c)Drawings/plans illustrating the proposed sustainable surface water drainage
scheme. The Qutline Flood Risk Assessment and SUDS Strategy prepared by
HWA (v3) dated August 2023 may be treated as a minimum and further source
control SUDS should be considered during the detailed design stages as part of
a "SUDS management train” approach to provide additional benefits and
resilience within the design.

d) Detailed drawings including cross sections, of proposed features such as
infiltration structures, attenuation features and outfall structures. These should
be feature-specific demonstrating that such surface water drainage systems are
designed in accordance with the SUDS Manual CIRIA Report C753 and cross
sections should demonstrate that all SUDS features will be accessible for
maintenance whilst also providing an adequate easement from the on-site
watercourse.

e) Provision of detailed network level calculations demonstrating the performance
of the proposed system to include:

e suitable representation of the proposed drainage scheme, details of design
criteria used (including consideration of a surcharged outfall) with
justification of such criteria,

e simulation of the network for a range of durations and return periods
including the 1 in 2 year, 1 in 30 year and 1 in 100 year plus 40% climate
change events,
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e together with results demonstrating the performance of the drainage scheme
including attenuation storage, potential flood volumes and network status for
each return period,

e and evidence to allow suitable cross- checking of calculations and the
proposals.

f) The provision of plans such as external levels plans, supporting the exceedance
and overland flow routing provided to date. This overland flow routing should:

e demonstrate how run-off will be directed through the development without
exposing properties to flood risk;

e consider property finished floor levels and thresholds in relating to
exceedance flows, and

¢ recognition that exceedance can occur due t6 a number of factors such that
exceedance management should not rely on calculations demonstrating no
flooding.

Only the scheme that has been approved in writing shall then be implemented in
full on site.

REASCN
To reduce the risk of increased flooding and to improve and protect water supply.

18.No phase of the development hereby permitted shall commence until a scheme
for the provision of adequate water supplies and fire hydrants necessary for fire-
fighting purposes relevant to each phase, has first been submitted to and
approved in writing by the Local Planning Authority. Only the approved scheme
shall then be implemented within the relevant phase.

REASCN
In the interests of public safety.

19.No development within any phase of the development hereby approved shall
take place until details of all external lighting specifications for that phase have
been submitted to and approved in writing by the Local Planning Authority. The
details shall be accompanied by an Impact Assessment in order to show that
there are no adverse impacts arising from any proposed light source or from the
glow of light arising from each phase. The Assessment shall also include an
analysis of the cumulative impact of lighting arising from the whole site. In
particular the details shall avoid external lighting being installed on the northern-
most elevations of the buildings to be erected in Zones A and B as defined by the
Parameters Plan approved under Condition 5 above. The lighting shall be
installed, operated and maintained at all times in accordance with the approved
details.
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REASON

In the interests of reducing the risk of adverse ham to the residential amenity of
the local community.

Pre-Occupation Conditions

20.There shall be no occupation of any building hereby approved for business
purposes within any phase of the development, until a Drainage Verification
Report for the installed surface water drainage system as approved under
Condition 17 within that phase, has been submitted to and approved in writing by
the Local Planning Authority. It should include:

a) Demonstration that any departures from the approved design are in keeping
with the approved principles.

b) As built photographs and drawings

¢)The results of any performance testing undertaken as part of the application
process,

d) Copies of all statutory approvals such as Land Drainage Consent for Discharge,

e) Confirmation that the system is free from defects, damage and foreign objects.

The report should be prepared by a suitably qualified independent drainage
engineer.

REASON

To ensure that the development is implemented as approved and thereby reducing
the risk of flooding.

21.There shall be no occupation of any building hereby approved for business
purposes within any phase of the development until a site-specific maintenance
plan for the approved surface water drainage system including the pond as
identified on the Green Infrastructure Plan approved under Condition 5, has first
been submitted to and approved in writing by the Local Planning Authority. It
shall include:

a) The name of the party responsible, including contact names, address, email
address and phone numbers.

b) Plans showing the locations of features requiring maintenance and how these
should be accessed and assessed.

c)Details of how each feature is to be maintained and managed throughout the
lifetime of the development,

d) Provide details of how site vegetation will be maintained for the lifetime of the
development.

e) The procedures for reporting the monitoring undertaken on an annual basis or
other period as may be agreed.

) Details of the any remedial measures to be undertaken in order to retain the
functioning of the system and the pond, together with its outfall, in accordance
with the details approved under Condition 14.
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g) Evidence through the submission of Verification reports that any measures
undertaken under (f) above have been completed and that they have achieved
the appropriate ocutcome.

REASON

To ensure that the maintenance of sustainable drainage structures so as to reduce
the risk of flooding.

22.No phase of the development hereby permitted shall be ocoupied for business
purposes until the roads serving that phase, including footways, means of
accessing plots, car parking and manceuvring areas have been laid out and
substantially constructed in accordance with details first submitted to and
approved in writing by the Local Planning Authority. Areas for the parking and
manoceuvring of vehicles shall be retained for these purposes at all times
thereafter.

REASON
In the interests of highway safety
Other Conditions

23. No works involving the disturbance of any surfacing of public footpath 200/T24/1
or proposals to resurface it shall commence until details of such works are first
submitted to and approved in writing by the Local Planning Authority. Only the
approved works shall then be implemented on site.

REASCN
In the interests of maintaining unobstructed public access.

24.Any contamination that is found during the course of construction within any
phase of the development hereby approved, that was not previously identified
shall be reported immediately to the Local Planning Authority. Development
within that phase shall be suspended and a risk assessment carried out and
submitted to the Local Planning Authority. Where unacceptable risks are found,
remediation and verification schemes shall be submitted to the Local Planning
Authority. Work shall then only resume or continue on the development in that
phase, in accordance with the schemes that have been approved in writing by
the Local Planning Authority.

REASON

In the interests of reducing the risk of future pollution.
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Informatives:

a) The Local Planning Authority has met the requirements of the NPPF in the
issue of a positive decision following full engagement with the applicant on a
number of technical matters together with securing amendments and planning
conditions so as to mitigate potentially adverse impacts.

b) In respect of Condition 9 above - the term “specific sound” relates to the
sound source being assessed. For the avoidance of doubt, the "specific
soundf source relating to this condition is from any individual unit within the
proposed development including all sources of external and internal plant and
equipment. The Laeq values represent the “specific sound level”. For the
purposes of this planning condition, the “specific sound level” LAeq Tr is the
equivalent continuous A-weighted sound pressure level produced by the
specific sound source at the assessment location over a given reference time
interval i.e. Tr = | hr for daytime and Tr = 15 minutes for night-time.

c) Attention is drawn to the Town and Country Planning (Control of
Advertisements) (England) Regulations 2007. The Local Planning Authority
will pay particular attention to the potential impact of any proposed
advertisement, particularly if illuminated, on the northern facing elevations of
any building to be erected in any of the three Zones identified on the
Parameters Plan. This is in order to protect the amenities of nearby
residential property.

d) Attention is drawn to the Borough Councils Air Quality Planning
Supplementary Planning Document and the applications for reserved matters
should evidence how their proposals have addressed the matters raised
therein.
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APPeEND\Y A

General Development Applications
(5/a) Application No: PAP/2023/0188
Land at, Tamworth Road, Dosthill,

Outline planning application with full details of access (with matters reserved for
landscape, scale, layout and appearance) for development comprising up to
23,000sqm (GEA) for flexible Use Class E(g)(ii), Eg(iii), B2 and/or B8 with
associated car parking and works for

- Summix RLT Developments Ltd
1. Introduction

1.1 This major application will be reported for determination in due course, but at the
present time this report provides an introductory description of the site and proposal,
including a summary of the planning history of the site and the most important planning
policies relevant to that determination.

1.2 Part of the application site lies within the administrative area of Tamworth Borough
Council and thus an application has also been submitted to that Council.

2. The Site

2.1 This is an L-shaped site of 7.8 hectares between the Tamworth Road (the A51) to
the west and Rush Lane to the east. To the north is a corridor of open land beyond
which are the rear gardens of a residential estate being the southern edge of the built
up area of Dosthill. To the south-west, with two common boundaries to the site, is a
general industrial site comprising both buildings and a large open yard surrounded by
palisade fencing and occupied by Hunnebeck. Beyond Rush Lane to the south -east of
the site and lying between the site and the Birmingham-Derby railway line further to the
east, is land that is partially occupied by Kingsbury Pallets — a Company that recycles
wooden pallets — as well as open restored land. On the other side of the railway line —
which is in cutting — are the premises of the Weinerberger Brickworks and an
associated clay quarry. A Biffa landfill site is also in this general area to the east of the
site and on the other side of the railway. To the south of the site is an access leading to
a former mineral extraction and land fill site — known as Hockley No 2.

2.2 The site's highest point is along the A51 frontage and it drops towards its lowest
point to the east in the vicinity of the Rush Lane bridge over the railway. The site also
falls from the Rush Lane frontage to this lower level. There is a small difference in levels
between the site and the open yard of the Hunnebeck premises, but there is a more
marked drop immediately to the east of the A51. The site itself is reclaimed land that
has a limited amount of natural regeneration and is generally level throughout. There is
a hedgerow along its Rush Lane boundary.
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2.3 The site includes an existing junction with the A51, including a closed off “spur”
extending a few metres into the site. This has been constructed on a ramp or bund that
reduces in height as it extends further to the east, almost to the site’s eastern boundary.
On the other side of this, is a north facing landscaped slope and the rear gardens of the
residential premises referred to above. There is also a wooden fence closer to the A51,
running at a higher level to the rear of other houses here.

2.4 There is open and naturally regenerated land containing open water in the north-
east corner of the site which extends as a corridor of open land running north, but to
east of the residential estate and west of the railway cutting.

2.5 A location plan is attached at Appendix A which illustrates this description

2.6 A plan illustrating the two Local Authority areas is at Appendix B and it can be seen
that that part in Tamworth's area is the “corridor” of land referred to in paragraph 2.4
above.

3. Background
a) General Historic Background

3.1 The application site together with much of the now developed land as the residential
estate, the industrial premises referred to above and the whole of the land between
Rush Lane and the railway to the east, was formerly used for the extraction of clay for
the manufacture of pipes and bricks. Two large brickworks and numerous brick kilns
occupied the whole of this area. As clay was extracted, the brickworks and kilns were
demolished with the resultant land being quarried for the final clay reserves.
Accompanying these permissions was a Section 106 Agreement signed by both the
Staffordshire and Warwickshire County Councils, obligating a corridor of land to be
safeguarded for the construction of the southern section of a Dosthill By-Pass with a
junction onto the A51. Following extraction, the land was backfilled and a further
planning permission was granted by Warwickshire, as Minerals Planning Authority, for
restoration following completion of the landfill operations.

3.2 The Weinerbeger brickworks continues to this day, but with clay now extracted from
reserves further to the east.

3.3 As final extraction and landfill operations were completed west of the railway line,
the present geography of the area came into being.

b) The Hunnebeck Premises

3.4 This site came into being in 1960 when permission was granted for the manufacture
of concrete pipes. There were subsequent additions including the extension of the site
to include the open yard seen today. It is now occupied by Hunnebeck who supply, pre-
assemble, maintain and repair forming and shoring material for the construction and
civil engineering sectors.

3.5 From a planning perspective, the Hunnebeck premises have a lawful and
unrestricted B2 General Industrial use.
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c) The Residential Estate

3.6 The residential estate was granted permission in 1997. Its southern limit is defined
by the safeguarded land referred to in paragraph 3.1.

d) Land East of Rush Lane

3.7 In 2005 an outline planning permission was granted for B1, B2 and B8 uses for the
whole of the land east of Rush Lane and west of the railway cutting. This was extended
in 2013. In 2019 a detailed permission was granted for the Kingsbury Pallets business —
a B2 use - on the southern portion of this land. This has been implemented and the site
is operational today. It is subject to planning conditions restricting working hours.

3.8 The land to the north — the remaining portion of the 2013 site - benefits from the
2005 industrial permission.

e) The Application Site

3.9 Following the restoration of the land, planning permissions have been granted over
the period since 1997 up to 2010 for B1, B2 and B8 uses over the site. These include
the construction of the access referred to in paragraph 3.1 above. This has been
implemented in part — the “spur” referred to in paragraph 2.3.

3.10 The 1997 permission has been taken up through the construction of this “spur” and
thus the lawful use of the application site is for industrial development.

3.11 In 2017 an outline planning application for the residential redevelopment of the
application site with up to 185 houses was submitted. This was refused on the grounds
that it would not be appropriate to agree to residential use within the industrial setting as
described above, particularly with unrestricted neighbouring lawful B2 uses. An appeal
was lodged, but this was withdrawn in early 2022.

4. The Proposals

4.1 This is an outline application for the commercial re-development of the site and in
effect this repeats the permissions granted here since 1997 but brings them into line
with the current Use Classes Order. The “E” Use Classes referred to are essentially the
former B1 Use Class (office; research and development, and industrial uses which can
be carried out in a residential area without causing detriment to the amenities of the
area). The “flexibility” referred to in the description enables movement between the uses
proposed without the need for further referral back to the Council for a period of ten
years. The applicant says that this approach offers flexibility in the letting and market
requirements for the units to be constructed here.
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4.2 A Parameters Plan is submitted and is part of the application to be determined. This
shows two developable areas — Zone A running along the majority of the northern
boundary — with a maximum building height of 13.5 metres from finished floor level to
ridge, and Zone B covering the remainder of the site with a maximum height of 18.5
metres. The Plan also includes a “Green Infrastructure” area running around the site
and including the whole of the “corridor” of land referred to in paragraph 2.4 that falls
with the Tamworth Borough Council area. Two illustrative layouts have been provided to
show how the site might be laid out within these parameters.

4.3 Vehicular access into the site would be from an extension of the A51 utilising the
“spur” mentioned above, with no access off Rush Lane.

4.4 The public right of way that crosses the north-eastern corner of the site would not be
affected.

4.5 The Parameters Plan is attached at Appendix C, with the two illustrative layouts at
Appendices D and E. A Green Infrastructure Plan is at Appendix F.

4.6 The application is accompanied by a significant amount of documentation.

4.7 A Transport Assessment concludes that the existing access junction arrangement
onto the A51 remains suitable for accommodating the proposed development and thus
no off-site highway improvements are recommended. The Assessment identifies the
cycling and pedestrian infrastructure with a shared footway/cycleway running along the
east side of the A51 into Dosthill. The bus stops on that road alongside the site are also
mentioned. A Travel Plan has also been submitted which sets out proposals to
encourage the use of public and shared transport as well as appropriate cycle and
pedestrian links — e.g., secure cycle storage on site, pedestrian/cycle links through the
site and setting up a car share scheme.

4.8 A Noise Impact Assessment describes work done to assess the existing ambient
noise levels over a range of different measures. It then looks at both noise generated
from the proposal as well as from the access road. In respect of the former then, the
Assessment concludes that noise generated by the development should be controlled
through the design of the site layout and through planning conditions, there being no
significant impact in principle. In terms of the noise generated from use of the access
road, the Assessment concludes that this would not have a materially greater impact
over the existing traffic noise arising from the A51. A Construction Management Plan
should be conditioned in the event of a permission being granted.

4.9 An Air Quality Assessment concludes that with appropriate mitigation measures in
place the effect of dust and particulate matter during the construction period would
constitute a low risk, but that once operational there would be no significant impact
based on national assessment criteria.
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4.10 A Landscape and Visual Impact Assessment notes that the site is not subject to
any statutory or non-statutory landscape designation. The Assessment concludes that
the baseline character of the setting will be completely altered as a consequence of the
proposal with an impact, but that within the wider context of the significant industrial and
commercial development on the edge of a suburban area, the magnitude of that impact
would be low. Implementation of the proposed landscaping and green infrastructure will
help mitigate this further. In terms of the visual impact, then the Assessment says that
the site is “contained”, given the setting and with the proposed parameters plan
respecting the fall in levels across the site, the visual impact would be limited, however
particular care should be taken in ensuring sufficient landscaping along the northem
frontage so as to reduce the impact of the development from first floor windows in the
nearby residential estate.

4.11 A Preliminary Ecological Appraisal describes a number of habitats over the site —
dense rose and bramble scrub, semi-improved and marshy grass land, a number of
trees and a large on-site pond supporting a reed bed with other ephemeral ponds.
However, the site as a whole is largely homogenous and lacking the heterogeneity
required to create the complex network of transitional habitats which are considered to
be ecologically valuable. The proposed retention of the trees along the southern
boundary and sensitive enhancements around the setting of the pond are considered to
be beneficial to bio-diversity gain. Any enhancements to strengthen and support green
corridors would add value to the overall site. In terms of the fauna then there was no
evidence found of reptiles, bats, badgers, otters or water voles. The pond was found to
have potential for great crested newts. There are two Sites of Special Scientific Interest
within two kilometres of the site — Kingsbury Brickworks ad Kingsbury Wood - but
because of the geological designation of the first and the separation distance from the
second, no adverse impacts on the SSSI's are identified. There are several non-
statutory Wildlife and Potential Wildlife Sites within a kilometre of the site, but there is
unlikely to be any adverse impact on these, provided protection and precautionary
measures are included during the construction phases. The drainage measures to be
implemented should also not change the existing hydrological regimes or the water
quality.

4.12 An Arboricultural Assessment identifies no ancient or veteran trees on the site and
that tree cover is limited to low quality groups along the eastern and southern
boundaries, but with trees of moderate quality towards the northern and north-eastern
boundaries — particularly in the east of the residential estate. These trees would be
retained in the proposed green infrastructure area shown on the Parameters Plan. New
tree and hedgerow planting along the site boundaries will help with bio-diversity gain
and to visually screen the site from Rush Lane.

4.13 A Heritage Assessment concludes that as the site has been the subject of
substantial extraction and infilling as well as having the original buildings all demolished
there is no longer any underground heritage interest. There is considered to be no harm
to Listed Buildings or the Conservation Area in Dosthill — around 400 metres to the
north-west of the site - because of intervening built development.
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4.14 A Flood Risk and Drainage Assessment identifies the site as falling within Flood
Zone One, the one most suitable for new development — particularly as the proposed
use is one of the less vulnerable “end users”. All other flooding risks are considered to
be low, particularly if Sustainable Surface Water drainage systems are introduced.
These should be split into several features which would eventually discharge into the
pond in the north-east of the site and the wider open watercourse network — the
naturally lowest point on the site. These too will have the benefit of removing the
existing surface water collections in the lower parts of the site. There is a public foul
water sewer in the north-east corner of the site flowing to the north-east. Underground
gravity connections will be made to this, unless the levels require a pumping system.

4.15 A Lighting Assessment says that at this outline stage in the process, there are no
details that can be assessed. It does however identify the location as being in the
“suburban” zone of national guidance. That is “well inhabited rural and urban
settlements, small town centres of suburban locations”. The design at detailed stage
would thus respect the maximum lighting levels for the Zone. Within the development
too, there would be a variety of areas with different levels of lighting — e.g., loading
areas and perimeter lighting. The two illustrative layouts both show the areas that need
to have higher levels of lighting at the rear of buildings away from the residential area to
the north.

4.16 An Energy Statement confirms that the development will need to conform to the
new Building Regulations being introduced in respect of energy efficient design and
generation of energy from renewable sources. The Statement confirms that Air Source
Heat Pumps and Solar Photovoltaic Panels would be appropriate for the development.

4.17 A Preliminary Ground Conditions and Coal Mining Risk Assessment describes the
history of the site in some detail concluding with its infilling and capping in 1999. It says
that the site is considered to be of low to moderate environmental sensitivity given the
aquifers below the site and the absence of a source protection zone or potable water
supply abstractions within the surrounding area and the historic landfilling of the site and
the wider area. In terms of potential contamination then ground gas mitigation measures
are recommended retaining the existing venting arrangements, together with measures
to remediate marginal concentrations of metals and hydrocarbons. There is a low risk
from historic mining activity.

4.18 The Applicant has provided a summary of the socio-economic benefits which he
sees arising. These are an estimated 288 temporary jobs during the construction phase
with financial benefits to the local construction businesses during the 18 month build out
timeframe and between some 300 and 600 FTE jobs on site, once the development is
operational depending on the occupiers.

4.19 Statement of Community Involvement describes the applicant's pre-application
consultation work. He refers to a dedicated consultation website and that over 600
leaflets were distributed to local residents and businesses. Local Councillors, the MP's
and Parish Council were also contacted. There have been 45 responses which
highlighted the main issues as being traffic and highways, noise and the impact on
wildlife.
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4.20 Planning Statement draws all of these documents together and puts forward the
applicant's case and his assessment of the proposal against the relevant planning
policies of the Development Plan

5. Development Plan

The North Warwickshire Local Plan 2021 — LP1(Sustainable Development);, LP2
(Settlement Hierarchy), LP5 (Amount of Development), LP14 (Landscape), LP15
(Historic Environment), LP16 (Natural Environment), LP17 (Green Infrastructure), LP27
(Walking and Cycling), LP29 (Development Considerations), LP30 (Built Form), LP33
(Water Management), LP34 (Parking) and LP35 (Renewable Energy)

6. Other Material Planning Considerations
The National Planning Policy Framework — (the “NPPF”)

The Tamworth Borough Council Local Plan 2006 — 2031:  Policies SC2 (Presumption
in favour of Sustainable Development), EC7 (Strategic Employment Areas), EN1
(Landscape Character), EN3 (Open Space and Green and Blue Links), EN4 (Protecting
and Enhancing Biodiversity), EN5 (Design of New Development), SU1 (Sustainable
Transport Network), SU2 (Delivering Sustainable Transport), SU3 (Climate Change
Mitigation), SU4 (Flood Risk and Water Management) and SUS5 (Pollution, Ground
Conditions, Minerals and Soils)

Emerging Tamworth Local Plan — Issues and Options 2022
The North Warwickshire Landscape Character Assessment 2010
7. Observations

7.1 The Board will have noticed that there are material planning considerations here
which suggest that there may be no objection in principle to this proposal. The Board
will need to satisfy itself that any impacts arising from the proposal do not cause
demonstrable harm either individually or cumulatively. The main ones to consider are
the visual impacts together with potential issues arising from the traffic generated by the
proposal as well as from noise, given that this was the main focus of attention with the
last application. The Board will also need to be satisfied that there is bio-diversity nett
gain arising from the development.

7.2 The determination report will outline the consultation responses in order to assist in
the Board's consideration of these potential impacts, so as to verify or not the
conclusions from the applicant's documentation.

Recommendation

That the receipt of the application be noted.
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APrenpix B

PAP/2023/0188

Rush Lane, Dosthill

Site Visit — 22™ July 2023 at 1100

Present: Clirs Fowler, Gosling, Philips, Ridley and Simpson together with J Brown

1.

9.

Members met on the A51 where the current “spur” road runs to the east across the northern
part of the site.

They were shown plans of the extent of the site and illustrative layouts.

From here Members saw the A51, the raised level of the spur road, the Hunnebeck building
and the brickworks on the other side of Rush Lane. In particular they noted the changes in
levels sloping away from the A51 towards the east and the change between the spur road and
the Hunnebeck premises.

The line of the residential properties in Ascot Drive immediately to the north was pointed out
as well as the tree cover between them and the line of the spur.

Members then walked eastwards into the site stopping at the end of the Hunnebeck yard.
There they saw the extent of that yard, the storage of materials in the yard and the lighting
columns around its perimeter. The levels of the larger site and those of Ascot Drive were again
noted.

The buildings of the brickworks and Kingsbury Pallets were pointed out.

Members then walked down to the eastern edge of the site where they saw the open land
that lies between the railway line and the edge of the residential development which is within
the Tamworth Borough Council area.

Whilst here they looked at the existing ponds here as well as across the site to the Kingsbury
Pallets building and the A51 to the west.

The ground levels were again noted.

10. Members then made their way back to the A51.
11. The visit concluded at around 1140.
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EAPPENDIX B

Planning and Development Board — Supplementary Report
5 August 2024

PAP/2023/0188

Land at Tamworth Road, Dosthill

Outline planning application with full details of access (with matters reserved
for landscape, scale, layout and appearance} for development comprising up to
22,000 sgm (GEA) for flexible Use Class E (g} (ii}, E (g} (iii), B2 and/or B8, with
associated car parking and works (cross boundary application Tamworth BC
reference 0163/2023) for

Summix RLT Developments Ltd
1. Introduction

1.1 This application is included on the Agenda for the Board's 5 August Meeting.

1.2 It indicates that the final consultation response from the Warwickshire County
Council as Highway Authority was still awaited at the time of publication of the
report. The recommendation reflects this position.

1.3 That response has now been received and with the agreement of the Chairman,
this Supplementary Report has been prepared for circulation, rather than have
the matter tabled on the evening of the Meeting.

2. The Highway Authority Response

2.1 As anticipated in the main report, the Warwickshire County Council as Highway
Authority has formally responded with no objection.

2.2 It has requested that conditions be placed on any planning permissicn that might
be granted.

2.3 The first one refers to providing the access onto the A51 in line with the plans
and making good any damage. It alsoc requires no gates to be added. The
provision is covered by Conditions 5 and 11 as recommended to the Board.

2.4 The second one requires the submission of a Green Travel Plan. The cne
submitted requires amendment. A revised Plan has now been received and it
would appear to meet the changes required by the Highway Authority. This
version will be substituted in the recommended condition 5(f) of the main report.
Should this not be the case, then an additional pre-occupation condition will need
to be added.

2.5 The third requires the submission of a Construction Management Plan. This is
already included in the draft conditions recommended to the Board — number 15.
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2.6 These have been referred to the applicant as is required, and there is no
objection to their inclusion.

2.7 The County Council additionally, has requested a sum of £7k for the “processing
and implementation” of a Traffic Regulation Order (TRO) to “restrict parking on
the A51 if overspill parking from the site occurs”. The money would be kept by
WCC for this purpose for a period of five years after the last building on the site
is occupied. It would be returned after this pericd, if not used for a TRO.

2.8 The applicant has agreed that he would provide this contribution through a
separate Section 106 Unilateral Undertaking with the Warwickshire County
Council. As a Unilateral Undertaking, it need not be compliant with the relevant
Section 106 tests. However, in this case it is considered that it would be as it is
directly related to mitigating a potential adverse impact — ie. parking on the A51.
Moreover, it can also be treated as an extension of the planning condition
recommended in the main report concerning parking on the spur road — condition
13.

Recommendation

That planning permission be granted subject to the conditions as set out in the
Main Report at Appendix A, subject to the substitution of the Travel Plan
referenced in Condition 5(f) with Version Two dated July 2024 and the
completion of a Section 106 Unilateral Undertaking by the applicant with the
Warwickshire County Council in the terms as set out in this Supplementary
Report.
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APPENDIX C

PAP/2023/0188
Rush Lane, Dosthill
Site Visit — 1** August 2024 at 1630

Present: ClIrs Bell, Humphries, Phillips, Ridley and Simpson together with A. Barnsley on behalf of
residents and J Brown

1. Members met at the at the access to the private drives of the houses in the vicinity of numbers
63 and 73 Ascot Drive.

2. They were shown the two illustrative options for the possible layout of the development
beyond the houses. The heights of the buildings were also outlined.

3. Additionally, copies of the plans submitted by the applicant showing the short cross sections
through Ascot Drive were circulated as well as the equivalent prepared by the residents.
Photographs of the period between 2009 and 2023 were handed around illustrating the
growth of tree cover beyond the houses over this time period. Residents expressed concern
that new planting by the applicant would take many years to become effective.

4. Whilst here, the residents drew attention to that tree cover but also the noticeable gap in the
middle between the two detached garages. It was explained that this gap was due to the
presence of a main sewer and its easement. Residents are prevented by a Covenant not to
plant over this easement. The question was raised as to how the applicant’s proposed tree
planting could thus go ahead.

5. The visual impact of the buildings was raised.

6. Other matters were raised in respect of the Noise Assessment particularly to the HGV
movements at the rear of the houses, 24/7 working and the prospect of B2 and B8 uses.

7. The visit concluded at around 1650.

5e/123

Page 135 of 230



PEGASUS
Land at Tamworth Road, Dosthill SUMMI X GROUP

Planning Committee Members Briefing

Project name: Land at Tamworth Road, Dosthill
Planning Committee: Agenda Item 5/d, Planning Committee 05.08.2024
LPA Reference: PAP/2023/0188

This application seeks Outline Planning
Permission for the development of the site
to provide up to 22,000sqm (GEA) of:

Figure 1 - Green Infrastructure Parameters Plan
) \ 5 $

e Class E(g)ii) Research and
Development

s Class E(g)(iii) any industrial process,
which can be carried out in any
residential area

* Class B2 General Industrial

« Class B8 Storage and Distribution

&
: — £ : , SAPEPE
It is proposed that the site will be divided e el
into 3no. parameter zones, which dictate | —— eke
the maximum building heights and land | vae Eigy, Earo Vie B4 G b

$3 a1 A

uses, as per Figure 1.

‘ = - Ir vl ) . 2oL € -
Details of layout, appearance, scale and L / e Loy O
landscaping are to be subject of =
subsequent Reserved Matters. r /
| §
The development will provide numerous /
economic, social and environmental ; I
benefits by helping to meet the demand for e
employment, storage and logistics ‘ L "4’ |
floorspace. Importantly, the site: ‘

« Benefits from an extant planning permission for industrial / employment use.

« The site will deliver numerous job opportunities in a sustainable location within close proximity to
the strategic road network.

« Highways and Environmental Health (noise) officers raise no objection to the application
proposals.

Background - The site was historically used for the extraction of clay for the manufacture of bricks,
before it was then used for landfill operations. Since the end of these activities in the 1990s, the site has
become scrubland, vegetation and trees. Subsequently, planning permissions were secured at the site
between 1997 and 2010 for employment uses (Bl, B2 and B8), with this permission having been
implemented through the construction of the access / spur road. Consequently, the site benefits from an
extant planning permission which could continue to be implemented at any time. This is a significant
material consideration in the determination of this current application.

Principle of Development - The principle of this site being used for employment purposes has been
established through the extant planning permission. Paragraph 85 of the NPPF which sets out that
planning decisions should “help create the conditions in which businesses can invest, expand and adapt.
Significant weight should be placed on the need to support economic growth and productivity, taking
into account both local business needs and wider opportunities for development.”

Pegasus Reference: P23-0345
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Land at Tamworth Road, Dosthill SUMMIX GROUP

Height / Massing / Scale / Materiality - The height, massing, scale and materiality of the proposed
buildings will form a subsequent Reserved Matters application for consideration by the LPA. The
Parameters Plans specify that any building within Zones A and B shall be a maximum height of 12.5m, whilst
Zone C will have a maximum height of 18.5m. In direct response to neighbour consultee comments, these
heights have been reduced during the application determination. An indicative layout is provided at
Figure 2 below, however the building form will be subject of any subsequent Reserved Matters application.

Access - The principal access
to the site is via an existing
junction with Tamworth Road,
which is of suitable width and
visibility to serve the proposed
development. The access road
within the development will be
privately maintained and
include parking / waiting
restrictions to ensure no
loitering vehicles within close
proximity of the Ascot Drive
residents. No access is
provided onto Rush Lane. Figure 2 - lllustrative Site Configuration (subject of Reserved Matters)

Traffic Generation —Inevitably, the development of this vacant site will result in associated traffic using
the A51 Tamworth Road, principally routing southwards through Kingsbury to access the M42/M6 and
strategic road network. However, as presented within the accompanying Transport Assessment, the level
of trips that were forecast by the extant planning permission were greater than the current proposal and
the assessment work has demonstrated that the proposed development does not have a significant
impact on the operation of the highway network. Following completion of this assessment work (including
junction forecast modelling), neither Warwickshire of Staffordshire County Council Highways Authority
raise object to the application proposals.

Noise - A robust noise impact assessment has been submitted with the application, which has been
scrutinised and by the Council's Environmental Health Officer (EHO), who raises no objection. Noise from
the operations of the proposed development is controlled via planning conditions, with a requirement for
servicing and deliveries to take place away from nearby residential properties, thereby enabling the
proposed building to act as noise buffer. Noise generated along the proposed access road is not
anticipated to materially change the ambient sound level over existing traffic noise arising from the A51.

Visual Amenity and Landscaping - Additional landscaping screening is proposed along the site's
northern boundary, which will reduce the visual impact of the proposed development from the residential
properties to the north. A comprehensive landscaping scheme, alongside a ecological management plan,
will be adopted elsewhere across the site, to enhance landscape and biodiversity features.

Sustainable Energy Features — The proposed development will exceed compliance with Part L of Building
Regulations 2021, with inclusion of an all-electric approach to energy supply, incorporating the use of air
source heat pumps (ASHP) and Solar PVs. This application is supported by a BREEAM pre-assessment
which demonstrates how the proposed development is able to achieve BREEAM ‘Excellent’.

Economic Benefits — Significant economic benefits and job opportunities will be delivered by the
proposed development. The Economic Benefits Statement, submitted with the application, sets out that
an estimated 288 temporary jobs could be support per annum during the build phase, with between 144
full-time equivalent jobs and 294 full-time equivalent jobs (based on floorspace) during the operational
phase, dependent on the type of operation occupying the premises. In addition, the proposed
development provides opportunities for significant Gross Value Added generated by the site, as well as
business rates and wages which will benefit the local economy.

Pegasus Reference: P23-0345
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Previous Residential Proposal PAP/2017/0340 - REFUSED

DECISION NOTICE

Major Outline Application Application Ref: PAP/2017/0340

Site Address Grid Ref:  Eastng 421604 78
Land Between, Rush Lane And Tamworth Road. Cliff Northing 299368 67

Oooozuco: of Development

1ings, public open space é_dmoou.:o sustainable urban drainage
and associated infrastructure - all matters reserved except acces:

>uv=nu:.

Your planning application was valid on 2 August 2017 It has now been considered by the Council. | can
nform you that

lanning permission 15 REFUSED for the foliowing reason

| It 15 not considered that the site 15 an appropnate location for new residential development
as the propasal « not accord Y Policies LP 1, LP2 and LP 29 (2) of the North Warwickshire
Local Plan ncn as ,.ucuvonmn. sections 12 and 15 of the NPPF 2021. This 15 because the

of sustainable desgn which positively improves
the o-.uasm— o:a oo?&aﬁnv of Dosthill or the environmental quality of the area. The proposal
does not integrate with ,,_52 améSuS@:. _. 5 vwm,..a_ma o.,.<u_8_7 visually and m_uo:o.z from

No sense ..i place or cS::c:qu:@ m@:.:m 1S _...ch..:m_ _= character and ouooﬁgo@ with
neighbouring lawful B2 and B2 uses. These by definition are not suitable in a residential area. A
high standard of E:@:.z 15 not achieved. This in part is because of the measures beng proposed

efiechvely wi

exisung business facillies

2.5

2.6

3.0

31

The second contextual consideration provided in the HA report is that noise from
Hunnebecks can be mitigated by having windows closed and alternative means of ventilation
provided. 1 do not disagree that this method can be used to control noise and may be
effective in this case, however it does not overcome the issue during periods when residents
may wish to open windows.

It is SR’s view that during these periods, noise from Hunnebeck’s will be clearly audible
within residents’ properties. In addition, as advised in paragraph 2.3 above there is a
potential for a significant adverse impact on the use of resident’s gardens. As a
consequence noise from Hunnebeck’s will potentially cause complaints and restrictions on
the continued 24-hour operation of the Hunnebeck’s site. This is in conflict with the policy
aims as set out in paragraph 182 of the NPPF. The additional information provided by HA in
the Technical Note does not provide any evidence to contradict SR’s view in this case.

12 May 2021 - Meeting

At the time of the meeting both SR and HA summarised their positions regrading the
technical assessment of noise and the impact of noise from the zcssmcma_«w on the

Eovom.oa residential development. HA maintains the position that noise from Hunnebeck’s

can be B_:mmnma 5-0:@7‘ the measures discussed mmoﬁ =»m advised in para 2. a it _m SR’s

<.oi, that Hunnebecks is an _=:m33_< noisy site, ‘and the development of noise sensitive

properties closer to Hunnebeck's than existing noise sensitive properties, will potentially

cause complaints and as a result restriction on the continued 24-hour use of the site.

The previous application PAP/2017/0340 was refused with one of the reasons being that the setting around the proposal is industrial (B2 and B8 - as proposed in the current
application) and measures to mitigate the impacts of the industrial noise cannot be achieved. This included the use of a specific ‘Eco-Gramm’ barrier along the one of the
Hunnebeck boundaries. It is also referenced that the industrial character and appearance by definition are not suitable in a residential area.

Therefore the current proposal to build a significant industrial development with B2 and B8 uses adjacent to an EXIST ING residential setting (Ascot Drive) should be
refused on the same basis as the above. Concerns were noted at a meeting in May 2021 that new residents of the previous PAP/2017/0340 proposal would potentially
cause complaints due to the 24-hour operation of the Hunnebeck site. Again, this is the same scenario as the noise concerns raised by the residents of Ascot Drive
throughout the application process, and is likely to result in current residents of Ascot Drive complaints should the proposed B2 and B8 industrial use be granted.
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Example of the ‘Eco-Gramm’ barrier that was deemed i nt to mitigate noise from the Hunnebeck site.
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Restrictions imposed in this area of Ascot Drive

w“

the strip of land”™ means the strip of land shown on the Plan and hatched black thereon and being [
wide and unless the contrary slail be stipulated or be clear from the drawings the strip of Tand s

“the Apparatus™ means the foul and/or surface water sewers and any accessorics hierclo as defined by section 219 of

nol (o aller the ground levels within the strip of land

not (o plant or cause or penmil o be planied any trees or shrubs in the strip of land

The significant gap in the existing vegetation/tree planting
exists due to a restriction imposed on this area of Ascot Drive
due to the pass through of the mains sewers (surface water and
foul). The area of cross hatching shown in the diagram left
restricts building over, altering ground levels or plant any trees
or shrubs in the strip of land.

This hatched markings extends to the ‘bund’ and area identified
by the applicant to plant additional trees to fill the significant
gap in existing vegetation/trees. This may restrict planting and
crucially the effectiveness of the proposed planting.

Extract taken from 67 Ascot Drive TP1 document

cach side of the centreline of the Apparalus
the Waler Industry Act 1991 as arc within (he sirip ol land
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Example of ~12.5m high buildings in an industrial environment for scale of applicant proposal _ [}

R

O

N

Ref:

~12.5m Height
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Noise impact Concerns
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The assessment has identified that noise levels arising as a result of probable operations

predicted to be at a level defined as

in BS4142:2014+A1.2019 terms,

alLow Impact ht the closest off-site noise-sensitive receptors

The assessment has also identified that noise effects arising as a result of vehicles using the proposed

e residual acoustic environment o

67 Ascot Drive

Page 146 of 230
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PAP/2023/0188 - Noise Assessment including simulation - DISPUTED BY ASCOT DRIVE RESIDENTS

Sound Level - dB PARE LT YRCAL S0UND LEVELS FOUNDIN THE BNV ONVE:

Receptor Specific Sound i Future Ambient Change in

Ambient Level:

Level: Laeq-hour s Level: Laeqt Ambient Level e 33.63_ 2 s
20 to 30dB(A) Quiet bedroom at night
Peak Daytime 30 to 40dB(A) Living room during the day
1 245 485 485 0.0 40 to 50dB(A) Typical office
50 to 60dB(A) Inside a car
Peak mm2< ZOZ::Q 60 to 70dB(A) Typical high street
1 246 489 489 0.0 70 to 90dB(A) Inside factory
Peak Z_an-z_.:m 100 to 110dB(A) Burglar alarm at Im away
110 to 130dB(A) Jet aircraft on take off
L 198 454 454 00 140dB(A) Threshold of Pain

Extracts above are taken from the Inaccoustic Noise Assessment received 31/08/2023. Additional annotation added for referencing.

The recommendation of the Noise assessment notes that the proposed Access Road and vehicular movements associated with the industrial development will have
absolutely no change to the ambient noise level in the MP1/Receptor 1 area of Ascot Drive and is therefore ‘Low Impact’. The simulations created for all times of day
(Daytime and Night-Time shown on the previous page) indicate that noise levels will in fact be improved over the current noise levels recorded.

As a group of residents, we dispute that this can be possible given that there is currently no access road or vehicular movement in that area at any point of the day. For
refence the current noise taken at MP1 is equivalent to a typical office environment and the proposed additional noise is that of a quiet bedroom at night, therefore has no
change in ambient level. This cannot be an accurate simulation.

The proposed access road and noise associated with HGV movements, reversing into warehouse bays, general movements in and out of the industrial site that is entirely
reliant upon a vegetation/tree as barrier to migrate this noise impact cannot be accurate. As previously highlighted the vegetation/tree barrier has a significant break in its
coverage in this area of Ascot Drive due to the covenant and pass through of the Mains Sewers, which will take 15+ years to be established to near the level of coverage of
the existing vegetation/trees. This vegetation/tree varies throughout the year depending on the season and thinning accordingly. The previous domestic dwelling
application for this site noted that a specific ‘Eco-Gramm’ barrier was not sufficient to mitigate the noise of existing industrial operations. The time period of 15 years that
has been indicated for maturation of the proposed vegetation/tree planting to create the proposed barrier is also not acceptable to the residents within this area of Ascot
Drive.
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APPENDIX D

PEGASUS
GROUP

HC/BL/P23-0345
16 August 2024

Mr Jeff Brown

North Warwickshire Borough Council
Planning Control

The Council House

South Street

Atherstone

Warwickshire

CV9 IDE

Dear Mr Brown
Town and Country Planning Act 1990 (As Amended)

Land at Tamworth Road, Dosthill, B77 1QL
Planning Reference - PAP{2023/0188

As you are aware, our planning application was deferred by North Warwickshire Borough Council
{(NWBC} Planning Board on Monday ™ August 2024 with a request for the Applicant {(Summix RLT
Developments Ltd} to consider further scheme amendments to appease concerns regarding
residential amenity.

Since this time, the application was also considered at Tamworth Borough Council (TBC} Planning
Committee who resolved to grant planning permission for the land withing their administrative
boundary. The Decision Notice was subsequently issued on & August 2024 (TBC Ref. 0163/2023).
TBC raising no concemns regarding the principle of development.

| set out below the Applicant's position in order for the application to revert to Planning Board on
Monday 2™ September:

Landscaping / Trees

To provide visual screening, the Applicant is happy to commit to the planting of semi-mature trees
to infill “the gap” along the northern boundary. As previously demonstrated, these trees would be
located so as not to interfere with the existing sewer (which is not within the Applicant’s ownership
or being relied upon to serve this development). The Green Infrastructure Plan has been updated
to include an annotation to this effect (Dwg No. P23-0345_EN_0007_D_Gil enclosed with this
submission} and this will form an “approved drawing” which any future Reserved Matters (RM}
application would have to adhere to. A planning condition could also be added if the LPA consider
necessary.

Noise

Please find enclosed at Appendix 1 commentary from our acoustic consultant, summarising the
noise environment and impact of the proposed development upon nearby residential properties.

21 Ganton Street, London, WIF 9BN
T 020 3897 110 E London@pegasusgroup.co.uk
Offices throughout the UK.

Pegasus Group is a trading name of Pegasus Planning Group Limited (07277000) registered in England and Wales
Registered Office: Pegasus House, Querns Business Centre, Whitworth Road, Cirencester, Gloucestershire GL7 IRT

. 1
Expertly Done. Jn, Y .0
DESIGN | ECONOMICS | ENVIRONMENT | HERITAGE | LAND ERTY | PLANNING | TRANSPORT & INFRASTRUCTURE PEGASUSGROUP.CO.UK J
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In summary, the proposed development has been designed to reduce the potential for any
significant noise effects, by locating all potentially significant noise-generating activities on the
sides of buildings facing away from the residential area of Ascot Drive. Additionally, it is anticipated
that additional built form at this site will also reduce the noise effects associated with existing
surrounding uses (Hunnebeck / Kingsbury Pallets} by adding intervening screening. The proposed
development would necessarily operate with a regime of stringent noise controls in place, and is
considered to offer an appropriate balance of development and amenity protection.

Transport and Highways

Although contained within the submitted Transport Assessment, there was discussion at Planning
Board regarding the quantum of HGY movements associated with the proposed development. The
Applicant will provide the Planning Officer clarity on this matter in advance of Planning Board on
2 September.

One suggestion from residents was for Zone C to be served from an access onto Rush Lane,
thereby reducing HGVY movements within proximity of the residential properties located to the
north of the site. We have reviewed this with our Transport Consultant (RPS), however would
discount for the following reasons:
» The existing junction of Rush Lane / Tamworth Road is a simple priority junction, without a
separate right turn lane from Tamworth Road. Therefore, safety would be a concern;
» The existing junction of Rush Lane / Tamworth Road is on a 5Omph section of Tamworth
Road, whereas our current site access is 30mph;
» Rush Lane serves the quarry and other uses, which WCC have continually highlighted the
HGV movements that have been observed at the junction;
+ Thewidth of Rush Lane is narrow to accommodate additional HGVY movements;
» There is no pedestrian or cycle connection and if we provide a formal access, we should
be providing a safe access for pedestrians / cyclists, but this would not be achievable.
» The extant planning permission (NWBC Ref. 2010/0292) relies upon access from Tamworth
Road, with only an emergency access provided from Rush Lane.

It should be reminded that NPPF Para 115 states “Devefopment shoufd onfy be prevented or refused
on highways grounds if there would be an unacceptable impact on highway safety, or the residual
cumufative impacts on the road network would be severe.” The Highways Authority (both WCC
and SCC} raise no objection to the development proposals and therefore there is no reason to
refuse this application on highways grounds.

Land Uses / Hours of Operation

For the reasons set out below, the Applicant is unwilling to make further amendments to the
scheme or accept restrictions on the use:

» Commercialfity — the Applicant is seeking to maintain maximum flexibility to enable a viable
scheme to be delivered as part of any RM application. Any further restrictions on the
distribution of uses across the site / operating hours if likely to significantly impact upon
commerciality and ability to fully occupy the development. This decision has been
informed by input from leading commercial agents (Savills, CBRE, Tungsten} who have
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knowledge of occupier requirements, as well as the Warwickshire Property and
Development Group.

Amendments to date — At the request of the LPA / local residents, the Applicant has
already undertaken numerous concessions during the application determination (over last
year}, as summarised below:

o Limitation of Zone A {which occupies the prime site frontage} to Use Class E(g)(ii}
research and development and Use Class E(g)iii} light industrial.

o Omission of B2 general industrial from Zone B. Zone B will therefore only allows Use
Class E{(g)(ii} research and development; E(giii} light industrial; and B8 storage and
distribution.

o Reduction in height of Zones A from 13.5m to 12.5m and reduction in height of Zone
B from 18.5m to 12.5m.

o Reductionin overall maximum floor area from 23,000sgm GEA to 22 000sgm GEA,
and developable area from 4.32ha to 4.21ha.

o Provision of additional tree planting to provide visual buffer.

Technical justification — There is no technical basis on which to restrict operational hours
or the distribution of use classes across the site. The EHO has raised no objection on noise
grounds and the Highways Authority (both WCC and SCC) have not raised concerns on
transport grounds. Such restrictions are therefore unnecessary in our view and would not
meet the tests of NPPF Para 56.

Site constraints — Whilst the Applicant is seeking to maintain maximum flexibility /
parameters for any future RM application, the site itself will dictate to some extent the unit
size and typology, lending itself to smaller units. For example, the site is not of sufficient
size to accommodate an Amazon distribution centre, which typically operate in excess of
25,000sgm.

Reserved Matters stage — It must be remembered that this application seeks Qutline
consent, with many of the matters of concern mitigated by the layout to be determined at
Reserved Matters (RM} stage. The “developable area” included on the parameters plan
show the land to be used for the employment floorspace as well as car parking, internal
roads, servicing and footpaths. The visualisations accompanying this outline application
(Vista3D May 2024} are based upon a building at the maximum parameter {worst case},
however it is the RM application which will determine the exact configuration, layout and
height of the units and consequently the visibility from Ascot Drive. It is our view, that the
maximum parameters (height and developable area) to be secured by this outline
application will be appropriately and proportionately mitigated through additional tree
planting at the northern site boundary, to infill “the gap” which is currently experienced
from Ascot Drive.

Extant permission — The current application will provide a betterment when compared with
the extant permission (NWBC Ref. 2010/0292) for the following reasons:

o Extant permission allows B2 within close proximity of residential (referenced as
Warehouse A on approved Site Plan POO2}, whereas the current application does
not allow B2 use within Zone B;

o Servicing yards for the approved B2/B8 warchouse (referenced as Warehouse A on
approved Site Plan POD2} are located to north of unit and therefore the building
does not act as an acoustic barrier. Whereas the current application includes a

5e/139

Page 151 of 230



P

pPlanning condition which restricts the location of servicing yards to the north of
the building.

o The ridge height of Warehouse A (approved plan P401} measures (approx.} 13.5m,
which is Im greater than the current proposals maximum parameter for Zone A / B.

o Planning conditions are imposed upon the current application which place strict
controls over the operational noise from the proposed development when
measured at the nearby residential properties of Ascot Drive, Haydock Lane and
Epsom Close. These are enforceable by the LPA.

| trust the above usefully set out the Applicant's position in respect of application PAP/2023/0188,
and trust this application can progress back to NWBC Planning Board on 2™ September 2024 for
determination. Should you have any queries in respect of the above, then please do not hesitate
to contact me.

Yours faithfully,
Plk’ Jasus Pfu)\f WMAG (]YGU\JP
V) &

Henry Courtier
Director

Henry.Courtier@pegasusgroup.co.uk

Enc.
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Appendix 1 - Letter prepared by Inacoustic (dated 15™ August 2024)
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inacoustic

15% August 2024 your reference  PAP/2023/0188

our reference 22-431

By e-mail: Henry.Courtier@pegasusgroup.co.uk

Henry Courtier
Pegasus Group
21 Ganton Street
London

WI1F 9BN

Dear Henry,

RE: Land at Rush Lane, Tamworth. Responses to Neighbour Noise Objections. Fee Proposal.

Further to the note received from the residents of Ascot Drive; in particular, addresses, 58, 60, 63,
65, 67, 69, 71 & 73, which raises concerns with regard to various aspects of the planning submission,
including the Noise Impact Assessment prepared by Inacoustic dated 10t August 2023, please find
below the respective considered responses.

As a pretext to the individual responses, it should be respectfully noted that the concerns are largely
borne of a lack of understanding of the majority of the report’s content, including the assessment
principle of a baseline environment and the impact of predicted noise from future activities upon it.

Direct Responses:

It should be noted that the opening text of the resident’s noise objection, following the provision of
extracts from the report, states:

The recommendation of the Noise assessment notes that the proposed Access Road and vehicular
movements associated with the indusirial development wiil have absolutely no change to the
ambient noise level in the MP./Receptor 1 area of Ascot Drive and is therefore Low impact’. The
simulations created for ail times of day (Daytime and Night-Time shown on the previous page)
inaicate that noise levels wiil in fact be improved over the current noise levels recorded.

As mentioned above, the principle of assessing the effects of a specific future noise source against
an existing baseline is clearly not understood, here. Cbviously, the introduction of a new road will
not remove existing noise from the atmosphere. The table extracts in the objection document, which
are drawn from Table 17 of the assessment, set out the following information, in left-to-right column
order:

» The receptor position references, as shown on Figures 6, 7 and 8 of the Noise Report;

* The predicted noise level at the receptor, arising from the use of the new road inisolation;

» The measured baseline equivalent continuous energy level (Lseqr} for each assessment
period, at the receptor positions (established by means of a detailed noise survey,

inacoustic | bristol
2C Melrose Place fton, Bristol, BS8 2NG

GN7 325 3249 bristol@inacoustic.co.uk
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undertaken over three consecutive days, in accordance with the reguirements of BS7445,
BS61672 and BS4142);

« The total future noise levels arising as a result of adding the predicted specific sound level
to the measured baseline levels; and

« The relative change in the baseline sound level as a result of the addition of the predicted
noise i.e. the predicted future ambient sound level minus the measured ambient sound level.

The decibel scale is logarithmic, so the addition of two sound levels of equivalent value, will result in
an increase of circa 3 dB e.g. 50 dB + 50 dB = 53 dB. The addition of a new noise source that is
predicted to be circa 20 dB below the prevailing noise level will engender no change i.e. 48.5 dB +
24.5 dB = 48.5 dB, which is why a relative change of O dB is predicted and presented.

In other words, the noise generated by predicted traffic on the proposed access road will be
substantially below the level that already exists at the receptor positions and is not predicted to
engender an increase in the existing noise level at those receptor positions. In this case, the
calculation considers a baseline environment, which is currently governed by the presence of a busy
road, a busy rail line and surrounding industry, which is all, admittedly, further from the dwellings
than the proposed development.

To eguate this energy contribution principle to something visually tangible, it is useful to use light as
an analogy. For example, the sun obviously emits light energy, but is a distant source, and against
that light baseling, a candle, which is much closer to a receptor’s eyves than the sun will have no
effect on the levels of light received by the receptor’s eve, due to the comparative energy levels.
This may be a simplistic comparison, but the principle is the same as trying to hear a whisper in a
rock concert, to stretch the principle to its extremes.

Further to the above; it should also be noted that this exercise does not state or demonstrate that
the new road will not be audible; much as the candle in the light analogy would not be invisible. That
traffic may be heard, but it will not be sufficient to change the level of measurable sound energy
received at the receptor position.

It should also be noted that the proposed access road will be located beyond an existing close-
board timber boundary fence, which separates the dwellings from the application site, and at the
foot of an embankment, as the road is proposed at a lower elevation than the dwellings (to varying
degrees), so its activity generated noise will be attenuated by the intervening screening and
distance loss to the receptors.

The objection goes on to state:

The proposed access road and noise associated with HGV movements, reversing into warehouse
bays, general movements in and out of the indusirial site that is entirely reiant ovpon a
vegetatior/iree as barrier to migrate this noise impact cannot be accurate. As previously
hightighted the vegetatior /tree barrier has a significant break in its coverage in this area of Ascot
Drive due to the covenant and pass throuah of the Mains Sewers, which wiil take 15+ years to be
estabiished to near the level of coverage of the existing vegetatior/irees. This vegetatior/tree
varies throughout the year depenaing on the season and thinning accordingly. The previous
aomestic dweiting apphcation for this site noted that a specitic 'Eco-Gramm’ barrier was not
sufticient to mitigate the noise of existing indusirial operations. The time period of 15 years that has
keen indicated for maturation of the proposed vegetatior/tree planting to create the proposed
Larrier is also not acceptable to the residents within this area of Ascot Drive.

It should firstly be noted that narrow bands of vegetation are acoustically transparent. A vegetated
visual barrier may reduce receptor sensitivity by removing the exposure of one sense to a potential

22-431/Rush Lane, Tamworth/Responses to Objector Comments 2 -
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source of noise, but will not necessarily reduce the actual level of sound energy i.e. if you can’t see a
noise source, you are less likely to be sensitised to it, so may perceive it as guieter, but the decibel
level remains the same. This is where sound and noise become slightly separate phenomena; sound
is physics, but noise is the psychological reaction to a sound. In essence, harrow tree lines only act
as a barrier to sound, if you cut them down and turn the collected timber into solid fencing, but they
may reduce someone’s sensitivity to noise, by blocking the visual connection to the source.

Conseqguently, the presence of vegetation or otherwise in this circumstance will not meaningfully
affect the propagation of sound and is purely a visual impact consideration.

Further Explanation and Narrative:

We were previously engaged for some considerable time in trying to secure the principle of
residential uses on this site. Despite the incorporation of considerable acoustic design and
mitigation measures into the proposed residential scheme, the Local Authority were not sufficiently
assured that residential uses within such close proximity to the Hunnebeck commercial premises
would not constitute a significant agent of change and acoustically constrain the Hunnebeck
operations. The presence of the pallet recycling yard, which shreds waste pallets within an open-air
facility and the longstanding Wienerberger operations further compounded these concerns.
Consequently, the development type was altered to something which the Local Authority felt was
more appropriate for the site.

The Hunnebeck site was previously observed to undertake a considerable amount of noise-
generating activity, including the hammering of steel formwork; primarily during the day, but
potentially during the night.

These activities, alongside the existing roads and rail lines in the area colour the sound environment
of the site and surrounding area and the receptors have presumably become habituated to their
noise contributions. These activities comprise the prevailing ambient sound environment i.e. the
baseling, upon which the predicted effect of the future sources has been considered i.e. an existing
baseline of mixed commercial and transport-attributed acoustic contributions.

The content of the noise assessment report and the conceptual design, which was derived with
noise mitigation as a core principle, have resulted in a situation where the specialist noise officers at
the Local Authority have no outstanding objections to the development. Conseguently, the evidence
provided has been deemed sufficiently robust to assure those officers that the following planning
conditions, which have been proposed by the Local Authority, can be achieved:

1. The specitic sound from any inaividual unit arising from internal or external uses, incluaing
cperational sources of an indusiria/commercial nature within the development, the
cperation of fixed plant, machinery, plant and mobile plant incluaing detiveries, heating, air
hanaing anc/or ventilation equpment shatl not exceed the levels outtined below:

i) 40ABL gequme At any residential property on Ascot Drive, Haydock Lane or Epsom Ciose. The
specitic sound level shail be measured or preaicted at a height of 1.5 metres above ground
wevel at | metre from the facade containing a habitable room with an opening window,
between O700 and 2300 on any aay. The measurements anc/preqictions shouid
demaonsirate the noise limits for daytime are within gardens of the nearest affected noise
sensitive receptors at 1.5m above the acjacent ground level as a free fietd” level as defined
Lty BS 7445:2003 'Description and measurement of environmental noise (parts 1 to 3)” for
an area of not less than 75% of any dweiling’s garden.

i) 35aBLacgismin at any residential property on Ascot Drive, Haydock Lane or Epsam Close.
The specitic sound leve! shail be measured or predicted at a height of 4.5 metres above

22-431/Rush Lane, Tamworth/Responses to Objector Comments 3 -
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aground level at | meitre from the facade containing a habitable room with an opening
window of any residential dweiting between 2300 and 0700 on any day.

1) Where the residential dwetiing is a bungalow, ail measurement heights for day and night
time are 1.5 metres above ground level,

Reason: in order to avoid significant adverse naise impacts on health and quaiity of tife in
tine with the National Flanning Foticy Framework (para 185, the Noise Poiicy Statement for
England 2010 and Local Flan policy L F28,

2 Within six months of the occupation of any of the new industria/commercial units within
the development hereby permitted, noise comptiance monitoring shail be undertaken by a
suitabiy quaiitied professional and the resuits of the noise measurements anc/or preaictions
shail be submitted to the Local Flanning Authority in writing. The submission shouid provide
evidence that the specitic sound level from the industria,/ commercial internal and external
sOuUrces within that unit arising from its operation of the new development meets the levels
as described in conaition 9.

i the specitic sound level from these sources exceeds the limits set out in condition 9,
aaaitional mitigation measures are to be recommended and included in that submission.
Any such measures that are approved in writing by the Local Planning Authorily, shail then
ke instatled or introduced to the written satisfaction of the Local Flanning Authority. These
measures shail be permanently retained and maintaned in proper working order for the
duration of the operational ife of the development.

Reason: In order to demonstrate compiance with conaition 8 and so to avoid signiticant
adverse noise impacts on health and quatily of life in tine with the National Planning FPaiicy
Framework (para 185, the Noise Paiicy Statement for England 2010 and Local Plan poticy
LF29,

These planning conditions will ensure that activities associated with the site will be sufficiently guiet,
50 as to hot exceed the No Cbserved Adverse Effect Level threshold of the PPG Noise (as detailed
in the Noise Impact Assessment Report). Noise within this range is described as Noticeable and Not
intrusive, with the following accompanying narrative:

Noise can be heard, but does not cause any change in behaviour, attitude or other physiclogical
response. Can stightly affect the acoustic character of the area but not such that there is a change in
the quaiity of tife.

In summary, it would be unrealistic to expect a new commercial development to be entirely
inaudible at a receptor in such close proximity, but it is not unrealistic to expect or condition it to
not significantly alter the acoustic characteristics of the surrounding area. In this case, the
development is designed to optimise the principle of self-screening, which will minimise the
propagation of sound towards the receptors, consequently reducing the potential for any significant
noise effects, by locating all potentially significant noise-generating activities on the sides of
buildings facing away from the residential area of Ascot Drive.

It should also be noted that the addition of significant, appropriately designhed development massing
between Ascot Drive and the existing commercial activities, particularly the Hunnebeck site, may
also reduce the noise effects associated with these existing uses by adding intervening screening.
The proposed development would necessarily operate with a regime of stringent noise controls in
place, and is considered to offer an appropriate balance of development and amenity protection, by
adding a buffer of low-noise sustainable commercial development on a brown-field site, between an
established heavy industrial area and encroached residential development. Conseguently, the

22-431/Rush Lane, Tamworth/Responses to Objector Comments 4 -
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Inacoustic

interests of both land user types are considered to be protected by such a proactive planning
approach.

Hopefully, the above explanation adds clarity to the information presented within the technical
Noise Impact Assessment Report and assists in allaying any outstanding concerns of the local
residents and their elected representatives.

Authored by:

Neil Morgan MSc MIOA
Director

T: 0117 325 3949

M: 07488 597860

E: neil@inacoustic.co.uk
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General Development Applications

(5/f) Application No: CON/2024/0013

Crown Aggregates Limited, Mancetter Road, Hartshill,

Erection and use of a steel portal framed workshop building, for

Warwickshire County Council

Introduction

This application has been submitted to the County Council as the Minerals Planning
Authority and it has invited the Borough Council to submit representations to be
considered as part of its determination of that application.

The Site

Hartshill Quarry is located to the west of the Mancetter Road and to the east of Hartshill.
It is an established hard rock quarry operating under a planning permission which
permits extraction up to 2042.

The Proposal

As described above, this is for a new workshop building measuring 20 by 10 metres and
8 to its ridgeline. It would be located against the far eastern side of the present
processing area with all access from within the quarry site itself. The applicant says that
it is needed to store plant and machinery inside.

A general location plan together with elevations are included at Appendices A and B.
Development Plan

The Minerals Plan for Warwickshire

The North Warwickshire Local Plan 2021 — LP29 (Development Considerations) and
LP30 (Built Form)

Other Material Planning Considerations

The National Planning Policy Framework 2023

Observations

There is no objection to this proposal as its location is wholly within the working area of
the quarry and adjacent to its eastern boundary where there is substantial perimeter

woodland and landscaping. There are no neighbouring residential properties affected by
the new building and the site itself would not be visible from a public perspective.
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Recommendation

That the Council has no objection to the proposal subject to the building being removed
at the expiry of the planning permission for the quarry.
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General Development Applications

(5/g) Application No: PAP/2024/0274

Aston Villa Training Ground, Bodymoor Heath Lane, Bodymoor Heath

Master Plan — Building Elite Sports — Facilities Update. 1. Relocate grounds
operations store. 2. Construct Rehab/Recuperation and Recovery Centre. 3.
Extend Existing Building to provide woman’s super league and girls academy
centre. 4. Repurpose existing building to create media and administrative support
centre. 5 relocate U16 Boys Internal pitch elite football development centre and 6.
Associated landscaping for

Aston Villa Football Club

1.

11

1.2

2.1

2.2

3.1

Introduction

This application is referred to the Board because if the recommendation below is
supported, the case will need to be referred to the Secretary of State under the
2024 Direction, the proposals being in the Green Belt.

Members have visited the site prior to this meeting and a note of that visit is at
Appendix A.

The Site

Members will be familiar with the Club’s Training Ground located off of Bodymoor
Heath Lane and running alongside the A4091 Tamworth Road between the
Kingsbury Water Park and the Belfry Hotel and Golf courses and south of
Middleton Hall. It is located in open countryside with significant established tree
and woodland perimeter woodlands and landscaping. It comprises a full training
ground complex with multiple pitches of varying size (some flood lit), a main
Football Academy Building with an indoor training pitch and a variety of other
training and changing accommodation spread throughout the holding. The
complex is divided effectively into two by a substantial area of retained woodland.

A general location plan is at Appendix B.
Background

The Club moved its training facilities to Bodymoor Heath in the 1990’s and the
Academy Building followed in 2002 with additional pitch provision. The majority of
this was located alongside Bodymoor Heath Lane and the A4091 to the south of
the Academy Building. However, the acquisition of this land by HS2 Ltd meant
that these facilities had to be relocated. The land to the north and east had
mostly been the subject of sand and gravel extraction from the 1950’s and the
Club acquired this with a view to relocate the “lost” pitches. At the same time, the
additional land, enabled the Club to expand its facilities to include more youth
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4.1

4.2

4.3

4.4

4.5

4.6

4.7

and women'’s facilities. The expansion of the site was approved in 2018 and is
now the extent of the existing accommodation.

The Proposals

In general terms, the overall proposal contains several separate proposals, but in
particular to substantially enhance provision, accommodation and facilities for
women’s and youth training opportunities. There is thus the introduction of
expanded Academy facilities to enable this, away from the main central hub at
the site of the new pitches.

The overall proposal is described in the header above. Each element will now be
looked at and these can be identified on Appendix C. The first three are in the
general location of the Academy between it and the wood.

The existing grounds maintenance store is located on the original pitches south
of the Academy building. It is now no longer central to the whole holding and
needs to be larger to accommodate more and bigger plant and vehicles. It is
proposed to demolish the existing structure and relocate it more centrally
alongside the central wooded area to the west of the main Academy Building. It
would measure some 540 square metres in floor area — the existing is 304
square metres - and be around 7 metres to its ridge with a very shallow pitch and
constructed in black metal cladding. It is illustrated at Appendix D.

The re-purposing of space within the existing Academy Building would lead to the
inclusion of a new mezzanine floor of some 417 square metres, to accommodate
a new media centre and administrative accommodation. This would replace
temporary accommodation of around 145 square metres and be located by the
side of the Academy Building. It would also significantly expand office space in
the main building. There would be no extension of the building, but it will require
external changes in the form of window and door openings. The indoor 3G pitch
will remain. The plans of this are at Appendices E and F.

The new rehabilitation, recuperation and recovery centre is a new two storey
building set very close to the main Academy building. Its purpose is to provide
over-night bedroom accommodation for players and staff when they return to
Bodymoor Heath after late evening fixtures. The overall size would have a 1158
square metres footprint and have a flat roof around 8 metres tall and be
constructed in a facing brickwork. This is illustrated at Appendices G and H.

The remaining elements are to be located in the area of the new pitches following
the 2018 permission beyond the intervening woodland. There are only a few
small buildings here at present, offering basic accommodation.

The most significant new building, although not in size, would be an extension to
the existing Women’s accommodation so as to provide a new purpose-built
Academy facility to replicate much of the training accommodation that is
presently available for the Men’s teams at the main Academy. The extension
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4.8

4.9

4.10

411

would require the demolition of some temporary buildings leaving a net increase
in floor area of 847 square metres. It would be the same height as the existing
building and be constructed with the same materials. The location plan is at
Appendix | and the elevations are at Appendix J.

The most significant building in terms of size however is the addition of a new
indoor 3G pitch in this area of the holding, along with associated single storey
accommodation. It would be for U16 girls’ and boys’ teams. This would cover an
existing grass pitch. It would in effect be a large white fabric “domed” structure -
around 15 metres to its highest point. It together with the accommodation is
shown on Appendices K and L.

The final element is to add lighting to another of the pitches close to the Academy
building as shown on Appendix M — six 15-metre tall columns. There is an
existing flood lit pitch here to the west.

As indicated, some of the elements involve demolitions and the plan at Appendix
N illustrates where these are.

The additional landscaping proposed is to strengthen the corridor of established
planting along the western side of the main access road running north/south
through the site from the existing Academy building to the site of the new
Academy.

Consultations

Warwickshire County Council as Lead Local Flood Authority — No objection in
principle but more detail is required.

Warwickshire County Council as Highway Authority — No objection subject to
comments on the Construction Management Plan

Warwickshire Fire and Rescue Services — No objection subject to standard
conditions

Warwickshire County Ecologist — No objection in principle but more detail is
required.

Warwickshire County Council (Infrastructure) — An annual contribution of £5,000
is requested over five years to go towards enhancing public transport facilities to
the site.

Environmental Health Officer — No objection

Representations

None received.
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9.1

9.2

Development Plan

The North Warwickshire Local Plan 2021 — LP1 (Sustainable Development);
LP3(Green Belt), LP15 (Historic Environment), LP16 (Natural Environment),
LP29 (Development Considerations), LP33 (Water and Flood Risk Management),
LP35 (Renewable Energy and Energy Efficiency) and LP30 (Built Form)

Other Material Planning Considerations

The National Planning Policy Framework 2023 — (the “NPPF”)
National Planning Practice Guidance — (the “NPPG”)
The Town and Country Planning (Consultation) (England) Direction 2024

Observations
Green Belt

The site is in the Green Belt and as Members are aware, the construction of new
buildings in such a location is deemed to be inappropriate development by the
NPPF and thus harmful to the Green Belt, carrying a presumption of refusal.
However, the NPPF does define a number of exceptions to this and one in
particular is wholly relevant to this application. This is where the new buildings
comprise “the provision of appropriate facilities (in connection with the existing
use of land or a change of use) for outdoor sport, outdoor recreation, cemeteries
and burial grounds and allotments, as long as the facilities preserve the
openness of the Green Belt and do not conflict with the purposes of including
land within it” — paragraph 154 (b). As there is an established outdoor sports and
recreation provision here, the Board will need to assess the proposals against the
content of this exception.

The first matter is to consider whether the proposals are appropriate facilities for
such outdoor uses. It is important to recognise that the definition does not refer to
“essential” facilities, only that they should be “appropriate”. Each element of the
overall proposal will need to be looked at. The first is the relocation and
enlargement of the Grounds maintenance store. It is clear that this needs to be
replaced and since the date of the original construction, machinery has changed
too. Given the nature of the lawful and established use, this building is an
appropriate facility for the maintenance of the whole outdoor facility. The second
is the media and support centre. These works are wholly internal and thus are
not affected by this definition. However, they do involve the demolition of other
buildings on the site which would overall result in some improvement to the
openness of the area around the existing buildings. The third element is the
extension to the Women’s Academy building. There is an existing building here
fulfilling in part the Academy role that is occurring in the main building. It is
entirely reasonable given the increasing profile of the Women’s Leagues and the
need to ensure equal provision that this extension should be considered to be an
appropriate facility. The fourth element is the new indoor pitch. This is appropriate
given that another indoor facility has already been approved on the site next to
the Academy and that equal provision should be extended to as many teams and
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9.3

9.4

9.5

9.6

cohorts as possible given the very wide range of provision already at the site and
So as to enhance that provision. The fifth element is to light a further pitch. This is
appropriate given that there are already “lit” outdoor pitches on the site and that
its provision extends the ability to use existing outdoor facilities. The final element
is the rehabilitation and recovery centre. This has been left to last as it is the one
matter that might not be considered to be “appropriate”. In effect this new building
is bedroom accommodation. Normally, such over-night accommodation would
only be considered to be appropriate on site for security reasons. However, this is
connected to the established use and activity of the Club particularly in order to
retain its status both nationally and internationally. It is therefore a provision that
only relates to the current applicant. The alternative is for the Club to book hotel
space, but that would not provide the immediate access to medical, physio and
treatment provision already at the site. On balance, it is considered to be an
appropriate facility, but only in the circumstances of this particular applicant.

The overall conclusion therefore is that as a “package”, this proposal would
represent appropriate facilities for the purposes of the NPPF. As such, it is now
necessary to consider the proposals against the conditions attached to paragraph
154(g) — namely is the openness of the Green Belt preserved and is there any
conflict with the purposes of including land within the Green Belt. Each of the
proposals will be looked at in turn and then there needs to be consideration as a
whole — the cumulative impacts.

There is no definition of openness in the NPPF, but the NPPG does provide
guidance by identifying four elements that should be considered in any
assessment — spatial, visual, the degree of associated activity and whether the
proposal is permanent or not. These will be reviewed in respect of the each of the
various developments.

The grounds maintenance building will be larger than the existing and will be re-
located. There will thus be an adverse spatial impact, but that is mitigated
because at present it is very visible being on the open land to the south of the
Academy building that is to be taken by HS2. However, it is larger and to be
located on open land and thus there will be a spatial and visual impact. It is an
advantage that it is to be located alongside substantial woodland cover and near
to an existing lit football pitch. This does therefore lessen both its spatial and
visual impact. As the new site is located on land that is currently used for the
outdoor parking/storage of machinery there would only be a limited increase in
activity. The building would be permanent. In all of these circumstances it is
considered that there would be a negligible adverse impact on the openness of
the Green Belt.

The media and support centre comprises internal works and thus the openness

of the Green Belt is retained. The demolition of the existing buildings would add
weight to this conclusion.
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9.7

9.8

9.9

9.10

9.11

9.12

The rehabilitation and recovery centre would be a new building. It will thus have a
spatial impact and the openness of the area will be lessened as a consequence.
Similarly, that would be mirrored in there being a visual impact. However, the
building would be built very close to the much taller and larger Academy building
with its indoor pitch. Its spatial and visual impact is thus much reduced. The level
of activity would not be increased as there is an immediate access to the main
buildings with no vehicular access. The building too would be permanent. It is
considered that there would be negligible loss of openness.

The extension for the Women’s Academy is again quite large — doubling the size
of the existing and this is located at the northern and more open end of the larger
holding. However, it is only visible from within that holding with substantial
perimeter woodland areas and close by other permanent structures. The
proposal will have a spatial and visual impact because of its size. The degree of
activity would be likely to increase as the purpose of the building is to enhance
this side of the overall provision. The building thus becomes far more of a focus.
The building would be permanent. In all of these circumstances it is still
considered that there would only be a limited adverse impact on openness.

The new indoor pitch is large and would be very visible at this end of the holding.
It would be by far the largest structure here. There would thus be a loss of
openness from the spatial and visual perspectives. The degree of activity would
increase too as it becomes a “destination”. It too would be permanent. Given the
overall setting of this part of the holding — an intensively used outdoor sports area
with existing permanent associated structures and a surrounding landscaped
perimeter, the overall loss of openness is considered to be moderate.

The new lighting columns would reduce openness, but as they are close to the
existing Academy buildings and other lit pitches, the overall spatial and visual
impact would be negligible.

Bringing these assessments together, it is concluded that there would be
negligible adverse impacts on the openness of the Green Belt from four of the
various developments, limited impact from the Academy extension and moderate
impact from the new indoor pitch. It is evident that the greater impacts are from
those parts in the more open northern section of the holding. It is necessary as
already indicated, to establish what the cumulative impact might be. In all of the
circumstances above, it is considered that the cumulative impact is moderate.
This is because of the number of new buildings and particularly the new indoor
pitch which as identified would be a significant structure in the most open part of
the current complex.

Turning to the five purposes of including land in the Green Belt, it is considered

that there would be no conflict, given the established and lawful use of the site as
whole.
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9.13

b)

9.14

9.15

9.16

9.17

In conclusion therefore it is considered that the proposal as a whole is
inappropriate development in the Green Belt, but that the actual level of harm to
its openness is moderate in extent.

Other Harms

It is now necessary to establish whether there are any other harms that need to
be added to the harm side of the final planning balance.

)] Landscape

The various individual sites for the proposed buildings are all located within an
“artificial” landscape comprising an outdoor sports setting. The overall site is self-
contained being surrounded by widespread woodlands also with intervening
woodland largely not overlooked by higher ground. There would be no overall
impact on the wider landscape here as any impact is locally confined.

i) Heritage

The Council is under a statutory duty to have special regard to the desirability of
preserving any Listed Building or its setting or any features of special
architectural or historic interest which it possesses. The Grade 2 star Middleton
Hall and its associated group buildings are around 600 metres to the north.
Whilst there is no direct impact on the fabric of any of these buildings, it is the
Hall's setting that is the issue here. The proposals are separated from the Hall by
a substantial wooded area which is of sufficient depth and height to result in no
visual inter-visibility. The main approach to the Hall is from the north with the
backdrop of this woodland. This would not change with the proposals. The
proposed new lights are significantly further away - at least a kilometre with
additional areas of intervening mature woodland. There is neither likely to be a
material change in noise impacts over and above that which occurs now. As a
consequence, it is considered that there would no harm caused to the setting of
the Hall.

iii) Bio-Diversity

The applicant has provided a bio-diversity assessment together with an
appropriate bio-diversity metric in line with the new Regulations concerning bio-
diversity nett gain. The applicant argues that as the proposals are not located on
any priority or non-priority habitats given that the footprints of the new buildings
would hard-standings, access-ways or unused land, that the proposals are
exempt from the 10% gain. However Local Plan policies still require a net gain.
The proposals have thus incorporated new enhancements, and these would be
on land owned by the applicant adjoining the current sports pitch complex.
Regardless of whether the applicant considers the proposals are exempt, the
proposed enhancements still would amount to a 17.4% increase to be achieved
by enhancing existing grassland habitats and creating mixed native scrub land.
The County Ecologist has thus not objected in principle but has asked for more
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9.18

9.19

9.20

9.21

d)

9.22

9.23

9.24

information and clarification particularly in respect of establishing the actual detail
of the enhancements and to complete an outstanding bat survey. The outcome is
expected to be a number of bio-diversity implementation and maintenance
conditions. If this is the case. then there would no conflict with the Local Plan
policies.

iv) Other Matters

In respect of other matters, then the design of the various buildings is varied with
each being designed to meet its own purpose/function. On the other hand, there
is no common approach to existing buildings and structures throughout the site.
As such there is no evidence to support a refusal on these grounds.

The existing lights around the pitches are conditioned in respect of their hours of
operation and that would need to be repeated here in respect of the new lights.

It is noteworthy that the highway authority has not raised an objection and that
the Local Lead Flood Authority has sought more detail which is anticipated would
result in the imposition of conditions.

The Harm Side of the Final Planning Balance

As a consequence of all of these matters it is concluded that the harm side of the
balance would only consist of the substantial definitional Green Belt harm, but the
moderate actual Green Belt harm caused.

The Applicant’s Planning Considerations

It is now necessary to assess the planning considerations put forward by the
applicant to establish whether they do carry sufficient weight to clearly outweigh
the harms identified above, so as to constitute the very special circumstances
necessary to support the proposal.

In essence the case put forward by the applicant is that the proposals as a whole
significantly enhance the sports provision at the site and thus enable the Club to
retain its Academy status and to offer equal facilities and opportunities across a
far wider range of ages and cohorts than at present. The substantial increase
nationally in the Womens’ and girls’ football has largely driven many of the
current proposals. Additionally, it is said that such facilities are already available
at other Premier League football Clubs throughout the country, including sites
within the Green Belt.

It is considered that this consideration carries significant weight. Members will
have already agreed to the weight to be given to this matter when earlier

proposals were being considered at this site. This is a continuation of that same
consideration.
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e) The Final Planning Balance

9.25

9.26

f)

9.27

9)

9.28

It is concluded that the significant weight to be given to the applicant’s case does
clearly outweigh the moderate harm to the Green Belt harm that has been
identified. Members will be aware that there are elements of this proposal, that
had they been submitted individually, would have almost certainly have been
found not to be inappropriate development — i.e. the grounds maintenance
building, the introduction of the mezzanine floor for the media centre and the
additional flood lights. This adds weight to the outcome of the balance identified
above. The fact that the applicant has elected to deal with them as a
comprehensive package is of value, as Members can assess the overall impact
rather, than look at the matters on a piecemeal basis.

There was reference above in Section 5 to a request from the County Council as
Local Transport Authority for an annual payment towards enhancement of public
transport facilities to the site. This is understandable as the site is in a relatively
isolated area. However, there is no evidence provided by that Authority of the
extent of any existing public transport provision, the route(s) and frequencies that
should be explored, or to any survey work that has been undertaken to
understand the origin of the visitors and players that presently visit the site, their
means of accessing the facilities and the routes they take. It is not considered
that the request therefore satisfies the statutory tests for such contributions
because of the lack of definition and background evidence supporting the
request.

Conditions

The schedule of recommended conditions has been forwarded to the applicant
and there is no objection. Members should note the condition relating to the
restrictions imposed on the use of the accommodation block.

Referral

It is considered that the outstanding matters relating to ecology and to drainage
issues are not ones that affect the principle of supporting the overall package. As
such, the matter can be referred to the Secretary of State at this time. Any
subsequent grant of permission would however have to await the receipt of
those outstanding consultations. If there is an objection, then the case will be
referred back to the Board for re-consideration.

Recommendation

That the Council is minded to GRANT planning permission subject to:

a) There being no “call-in” of the application by the Secretary of State,
following referral of the case to him under the 2024 Direction;
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b) The inclusion of conditions set out below on the grant of that planning
permission,

c) The inclusion of any additional conditions requested by the outstanding
consultation responses from the County Ecologist and Lead Local Flood
Authority, but that

d) Should objections be received from either of these consultations, that the
application be referred back to the Board for a review of its position.

Conditions

a) Defining 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;

1143-LS-01 Landscape Specification AVFC Bodymoor Heath

1143-SW-01 2024-06-07

1143-SW-02 2024-06-07

1143-SW-03 2024-06-07

1924-HBA-V1-02_Rehabilitation Recuperation and Medical Recovery Centre -
Proposed Site Plan

1924-HBA-V1-03_Rehabilitation Recuperation and Medical Recovery Centre -
Floor Plans

1924-HBA-V1-04_Rehabilitation Recuperation and Medical Recovery Centre -
Elevations

1924-HBA-V2-02_U16 Boys Internal Pitch Elite Football Development Centre -
Proposed Site Plan

1924-HBA-V2-03 _U16 Boys Internal Pitch Elite Football Development Centre -
Floor Plan

1924-HBA-V2-04_U16 Boys Internal Pitch Elite Football Development Centre -
Sheet 02

1924-HBA-V2-05 _U16 Boys Internal Pitch Elite Football Development Centre -
Sheet 03

1924-HBA-V3-04_Womens Super League and Girls Academy Centre Extension
Proposed Site Plan

1924-HBA-V3-05_Womens Super League and Girls Academy Centre Extension
Proposed Plans

1924-HBA-V3-06_Womens Super League and Girls Academy Centre Extension -
Proposed Elevations

1924-HBA-V4-03_Media and Administration Support Centre - Proposed Site Plan
1924-HBA-V4-04_Media and Administration Support Centre - Ground Floor Plan
1924-HBA-V4-05_Media and Administration Support Centre - First Floor Plan
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1924-HBA-V4-06_Media and Administration Support Centre - Proposed
Elevations

1924-HBA-V5-02_Grounds Operation Store - Proposed Site Plan
1924-HBA-V5-03_Grounds Operation Store - Floor Plans
1924-HBA-V5-04_Grounds Operation Store - Elevations
1924-HBA-XX-P01_Site Location Plan

1924-HBA-XX-P02_EXxisting Large Scale Site Plan 1-2000
1924-HBA-XX-P03_Proposed Large Scale Site Plan 1-2000
1924-HBA-XX-P04_Existing Site - Proposed Demolition Plan
1924-HBA-XX-P05_Proposed Site Plan - Pitch Illumination
1924-HBA-XX-P12_Proposed Site Sections - V1 and V4

1924-HBA-XX-P13 Proposed Site Sections - V2 and V3

1924-HBA-XX-P14 Proposed Site Sections - V5

2024.06.05 2561 AVFC Development Women's Super League & Girls Academy
centre Energy and Sustainability Statement- Rev 3

2024.06.05 2561 AVFC Grounds Operation Store Energy and Sustainability
Statement

2024.06.05 2561 AVFC Media and Administration Support centre Energy and
Sustainability Statement- Rev 3

2024.06.05 2561 AVFC Rehabilitation, Recuperation & Medical Recovery centre
Energy and Sustainability Statement- Rev 3

2024.06.05 2561 AVFC U16 Boys Internal Pitch Elite Football Development
centre Energy and Sustainability Statement- Rev 3

Fig 2 Bodymoor Heath Baseline UKHab A4

Fig 3 Bodymoor Heath Proposed UKHab A4

HarpereEnv_AVFC_Masterplan Building Elite Sport BNG_FV01

SK22435 Transport statement 100624 FINAL WITH APPENDICES
Statutory_Biodiversity Metric_ AVFC_June2024

As received by the Local Planning Authority on 12 June 2024
HLS8806 First Team Pitch - proposed floodlights

Foundation 15m HAL330 mast
SITECO_FL11_Sport_UK][15][15]

5XA779127HO01AA - 3 Brick BLC

As received by the Local Planning Authority on 20 June 2024

AVFC Building Elite Sports Masterplan Construction Management Plan
As received by the Local Planning Authority on 2 August 2024

18249 C3006 PO6 - traffic sign and road marking schedule
As received by the Local Planning Authority on 2 August 2024
REASON

To ensure that the development is carried out strictly in accordance with the
approved plans.

Pre-Commencement Conditions
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3. No works other than demoliton shall take place until a Phase 2 (Intrusive)
detailed

assessment for contaminated land has been undertaken. If the assessment
identifies contaminated land, then details of remediation measures shall be
provided where necessary. All works shall be carried out by a competent person
and agreed in writing by the Local Planning Authority prior to commencement of
development.

REASON

To ensure that risks from land contamination to the future users of the land and
neighbouring land are minimised, together with those to controlled waters,
property and ecological systems, and to ensure that the development can be
carried out safely without unacceptable risks to workers, neighbours and other
offsite receptors.

4. In the event that contamination is found at any time when carrying out the
approved development that was not previously identified it must be reported in
writing immediately to the Planning Authority. An investigation and risk
assessment must be undertaken, and where remediation is necessary a
remediation scheme must be prepared, which is subject to the approval in writing
of the Local Planning Authority.

REASON

To ensure that risks from land contamination to the future users of the land and
neighbouring land are minimised, together with those to controlled waters,
property and ecological systems, and to ensure that the development can be
carried out safely without unacceptable risks to workers, neighbours and other
offsite receptors.

5. Where remediation works have been carried out in pursuance with the
preceding conditions 3 and 4, a post remediation verification report shall be
submitted in writing to and approved by the Local Planning Authority before the
development is first occupied.

REASON

To ensure that risks from land contamination to the future users of the land and
neighbouring land are minimised, together with those to controlled waters,
property and ecological systems, and to ensure that the development can be

carried out safely without unacceptable risks to workers, neighbours and other
offsite receptors.
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Pre-Occupation Conditions

6. The landscaping and planting scheme as approved by condition 2 shall be
implemented and carried out in the first planting season after construction, and
shall subsequently be maintained, unless agreed in writing with the Local
Planning Authority. 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.

7. In the first planting season after completion of the buildings the 1143-LS-
01 Landscape Specification AVFC Bodymoor Heath as approved by condition 2,
and the L1159 - 2.1 - 1000 - P0O2_LANDSCAPE MASTERPLAN, covering
Ecology shall be implimented in full.

REASON

In the interests of nature conservation, thus achieving sustainable development
objectives set out in the National Planning Policy Framework.

8. The development hereby permitted shall not be occupied until a scheme
for the provision of adequate water supplies and fire hydrants necessary for
firefighting purposes at the site, has been submitted to and approved in writing by
the local Planning Authority. The approved scheme shall be implemented in full
prior to occupation of any development to the satisfaction of the Local Planning
Authority

REASON

In the interests of Public Safety from fire and the protection of Emergency Fire
Fighters.

Other Condition

9. The Construction & Environmental Management Plan and Construction
Method Statement recieved on 2 August 2024 as approved under condition 2,
shall be adhered to throughout the construction period of the development.

REASON

In the interests of the amenities of the area.
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10.  There shall be no burning of waste on site whatsoever.
REASON
In the interests of the amenities of the area.

11. No removal of trees or shurbs / hedges shall take place between 1st
March and 31st August inclusive unless a survey to assess the nesting bird
activity on the site during this period and a scheme to protect the nesting birds
has first been submitted to and approved in writing by the Local Planning
Authority. No trees, shrubs / hedges shall be removed between 1st March and
31st August inclusive other than in accordance with the approved bird nesting
protection scheme.

REASON

In order to safeguard protected and/or priority species from undue disturbance
and impacts.

12.  The facilities on site shall be managed and operated in accordance with
the submitted Transport Statement and shall not be used for any other purpose
or by any operator other than Aston Villa Football Club without prior approval
from the Local Planning Authority.

REASON

In the interests of the amenities of the area and safety on the public highway.

13.  Visibility splays from access to the site fronting Bodymoor Heath Lane
shall be

maintained in accordance with approved drawing No. 18249 C3006 PO6
REASON

In the interests of the amenities of the area and safety on the public highway.

14. The 40 bedroom accommodation/ Rehabilitation, Recuperation and
Medical Recovery Centre shall only be used by staff and players representing the
Aston Villa Football Club and by no other persons whomsoever.

REASON

In the interests of the controlling the use of the building such that it remains an
“appropriate facility” in the Green Belt as defined by para 145 (b) of the NPPF.
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Notes

The proposed development lies within a coal mining area which may contain
unrecorded coal mining related hazards. If any coal mining feature is
encountered during development, this should be reported immediately to The
Coal Authority on 0345 762 6848. It should also be noted that this site may lie in
an area where a current licence exists for underground coal mining.

Further information is also available on The Coal Authority website at:
www.gov.uk/government/organisations/the-coal-authority

Property specific summary information on past, current and future coal mining
activity can be obtained from: www.groundstability.com

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
issues. As such it is considered that the Council has implemented the
requirement set out in paragraph 38 of the National Planning Policy Framework.

Prior to commencement of development, the applicant is required enter into an
agreement with the Highway Authority under Section 59 of the Highways Act
1980. Prior to works taking place on site and following completion of the
development, a joint survey shall be undertaken with the County’s Locality Officer
to agree the condition of the public highway. Should the public highway be
damaged or affected as a consequence of the works being undertaken during the
development of the site, the developer will be required to undertake work to
remediate this damage as agreed with the Locality Officer.

The developer is reminded that the Control of Pollution Act 1974 restricts the
carrying out of construction activities that are likely to cause nuisance or
disturbance to others to be limited to the hours of 08:00 to 18:00 Monday to
Friday and 08:00 to 13:00 on Saturdays, with no working of this type permitted on
Sundays or Bank Holidays. The Control of Pollution Act 1974 is enforced by
Environmental Health.

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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. 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 https://www.gov.uk/guidance/party-
wall-etc-act-1996-guidance

. Before carrying out any work, you are advised to contact Cadent Gas about the
potential proximity of the works to gas infrastructure. It is a developer's
responsibility to contact Cadent Gas prior to works commencing. Applicants and
developers can contact Cadent at plantprotection@cadentgas.com prior to
carrying out work, or call 0800 688 588

. Commercial premises or builders should not use bonfires to dispose of any
rubbish produced as a result of their operations. The burning of controlled waste
is an offence under the Environmental Protection Act 1990. Burning of waste
such as plant tissue can take place under a suitable exemption from the
Environment Agency however, such bonfires must not cause a nuisance to any
residents nearby

. The applicant is advised that to comply with the condition relating to the standard
of works to trees, the work should be carried out in accordance with British
Standard BS 5837:2012 "'Trees in relation to design, demolition and construction
- Recommendations™.

10.There may be bats present at the property that would be disturbed by the

proposed development. You are advised that bats are deemed to be European
Protected species. Should bats be found during the carrying out of the approved
works, you should stop work immediately and seek further advice from the
Ecology Section of Museum Field Services, The Butts, Warwick, CV34 4SS
(Contact Ecological Services on 01926 418060).

11.The applicant is advised that to comply with the condition relating to the

protection of trees, the measures should be in accordance with British Standard
BS 5837:2012 "Trees in relation to design, demolition and construction -
Recommendations™.

12.The Councils Environmental Health team have set out the following to aid the car

charging condition; Electric vehicle charging should be provided at a frequency of
one charging point per parking space for residential with allocated parking.

13.The applicant is advised to consider Construction Logistics and Community

Safety (CLOCS), when formulating construction plans. The development works
undertaken shall consider the Construction Logistics and Community Safety
(CLOCS) Standard as set out under https://www.clocs.org.uk/.
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RArreow A

PAP/2024/0

Aston Villa Training Ground, Bodymoor Heath Road, Kingsbury

Site Visit - Saturday 13*" April at 1000

Present: Clir’s Bell, Dirveiks, Humphries, Ririe, Simpson and Whapples together with S Darke and two
other Club representatives (Aston Villa) and J Brown

1.

The visit had been arranged at pre-application stage, such that Members could have an early
understanding of the proposals within their setting.

The proposals were identified — a player accommodation block; the re-use internally of the
existing indoor pitch for office/administration and media space, a tractor shed, an extension
to the women’s Academy building, a new indoor half-size pitch together with an additional
five pitches and five smaller pitches.

The reasoning behind each of the proposals was set out — particularly in the need to expand
facilities for women’s and girl’s training and playing. The purpose of the accommodation
block was also explained.

Members were then shown the location of the accommodation block at the rear of the
existing indoor pitch. They progressed through the existing building into the indoor pitch
area itself.

Members then walked to the location of the new tractor shed and through the wood to the
newer pitches. Here they saw the location of the new indoor pitch and the building to be
extended. The location of the new pitches was also pointed out — beyond a further woodland
belt to the north.

The visit concluded at around 12 noon.
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General Development Applications
(5/h) Application No: PAP/2023/0101
Land 180 Metres South West Of Sewage Works, Gravel Lane, Warton,

Change of use of land to a wedding and events venue including the erection of
temporary event space and associated structures, formation of car parking and
new landscaping, for

Mrs J Swinnerton
1. Introduction

1.1 This application is being reported to Board at the request of local Ward members
concerned about possible adverse impacts.

1.2 Members have undertaken a site visit which was carried out after publication of this
report and thus a note will be circulated at the meeting.

2. The Site

2.1 The application relates to the site of a former quarry and part of an arable field
located at the end of Gravel Lane, Warton. The quarry is around 7 to 13 metres deep
and is entirely contained by the quarry walls and its established perimeter landscaping.
The site is located at the northern end of the village outside of the defined settlement
boundary and is approximately 490m south-west of the junction of Austrey Road with
Gravel Lane. The land is owned by the Swinnerton family which has a large farm
landholding in the area. Open countryside and farmland surrounds the site to each of its
boundaries. To the north-east of the site is a Severn Trent sewage works.

2.2 The location of the site is identified below on the Google Earth imagery map at
Appendix A and there is location plan at Appendix B.

3. The Proposal

3.1 In short, the application seeks planning permission for the change of use of land to
provide a self-contained wedding and events venue for up to 12 events a year in total
together with associated engineering operations, some of which are retrospective. This
use commenced in 2023 but has not continued during 2024 because of the need to
authorise the retrospective elements and thus the submission of this application.

3.2 Each of these events would require the erection and then removal of temporary
structures. These include those referred to below. The marquee could accommodate
160 people, but the venue could cater for a maximum of 200 visitors. The car park —
would provide space for 108 cars — and be surfaced in a grass cellular turf
reinforcement grid to ensure its grassed appearance. This is located between the
existing Severn Trent works and the site of the quarry. The application includes the
following:
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e Siting of temporary structures (marquee, bar-tent and portable timber bar, temporary
toilet block with built in waste tanks and bin storage)

¢ Revealing stone stairway (retrospective)

e Installation of lighting and security cameras (retrospective)

e Installation of post and rail fencing and timber gate (retrospective)

e New hard core surface to field access (retrospective)

e Installation of grass cellular turf reinforcement grid for proposed car parking area (part
retrospective and part proposed)

e New landscaping to car park boundary (proposed)

e New driveway from the car parking area to the event space (proposed)

e Gravel footpath within the venue site (proposed)

3.3 The plan at Appendix C which shows these features and there are some
photographs at Appendix D which show the site when in use during 2023.

3.4 A planning statement, transport statement and noise assessment have been
submitted in support of the proposal indicating the proposal relates to diversification of
the land to allow for a farming enterprise and attraction. A landscape value impact
assessment, noise management plan and car parking management plan have also
been submitted. The development is predominantly a use involving structures of a
temporary nature capable of erection and removal for each event.

4. Background
4.1 There is no planning history for this quarry.

4.2 Planning permission has been granted for the redevelopment of former agricultural
buildings by nine houses off Gravel Lane close its junction with the Austrey Road.
Under the conditions imposed, only five of these can be occupied using the existing
access arrangements. The occupation of the remainder has to await improvements to
that section of the Lane between the site and Austrey Lane involving making a 5.5
metre carriageway width with a single 1.5 metre wide footpath.

4.3 Members will be aware that the Town and Country Planning (General Permitted
Development) (England) Order 2015 as amended, defines what development can be
undertaken without the need for the submission of a planning application. This is known
as “permitted development” - in other words planning permission is granted by virtue of
the Order.

4.4 Within Part 4 to Schedule 2 of the Order there are permitted development rights for
the temporary use of land. These include the holding of temporary events for up 28
days in a calendar year. This however is restricted to 14 days for markets such as car
boot sales and for motor events. Additionally, recent amendments to the Order have
added the temporary use of land for up to 60 days for recreational campsites subject to
a limit of 50 pitches.

4.5 The Order is this a significant material planning consideration which will carry
significant weight in the determination of this case.
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5. Development Plan

North Warwickshire Local Plan 2021 - LP1(Sustainable Development); LP2(Settlement
Hierarchy), LP13 (Rural Employment), LP14 (Landscape), LP15 (Historic Environment),
LP16 (Natural Environment), LP29 (Development Considerations), LP30 (Built Form,)
and LP34 (Parking).

6. Other Relevant Material Considerations

The Town and Country Planning (General Permitted Development) (England) Order
2015 as amended.

North Warwickshire Landscape Character Assessment 2010

National Planning Policy Framework 2023 (NPPF).
National Planning Practice Guidance (NPPG).
Noise Policy Statement for England (NPSE)

7. Consultations

Warwickshire County Council as Highway Authority — No objection following a number
of consultations and subject to a number of conditions.

Warwickshire Fire and Rescue Services — No objection subject to access requirements

Environmental Health Officer — No objection following a number of consultations and
subject to conditions.

8. Representations
8.1 Seven letters of objection have been received raising the following points:

Excessive and noise and traffic next to property.

Music events are of concern.

Ask that music after 12300 be curtailed.

Exit of guests at unsociable hours would impact on existing properties.
Use not in keeping with the countryside location.

Impacts on wildlife and residents.

Need to do noise monitoring from a number of locations.

Should restrict number of events and finish to 2200.

Will impact on sleep patterns.

8.2 Warwickshire Geological Conservation Group — The Group points out that the
quarry is “a good exposure in Warwickshire of the Triassic Polesworth Formation,
formerly known as the Bunter Pebble Beds, which is of considerable educational Value”.
The Group has met the applicant and has no initial concerns with the proposal and has
asked for some interpretation boards to be erected.
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8.3 One letter of support has been received.

9. Observations

a) Principle of Development

9.1 The site is outside of the defined development boundary of Warton located in an
isolated location in the open countryside and hence is in a Category 5 location under
the settlement hierarchy defined by Local Policy LP2. This says that new development
is not generally acceptable in such a location, but that it should be limited to that
necessary for agriculture, forestry or other uses that can be shown to require a rural
location. The latter category here is given further definition and support through Local
Plan policies LP11 and LP13, which both support proposals for farm diversification
through the introduction of new uses. This is reflected too in the NPPF at para 89,
where it says that “sites to meet local business and community needs in rural areas,
may have to be found adjacent to or beyond existing settlements and in locations not
well served by public transport”.

9.2 It is considered that the use proposed here is one that could well be one that would
require a rural location and it is advanced by the applicant as a “farm diversification”
development. In other words, there is not a presumption of refusal here. The policies
referred to above, whilst supportive are also conditioned. It will thus be necessary to
assess whether these conditions can be satisfied. Members will know that if not, there
has to demonstrable evidence to show significant harm if they are to the subject of a
possible refusal. Each will be looked at in turn.

b) Landscape and Visual Impact

9.3 Policy LP14 of the Local Plan says that new development should look to conserve,
enhance and where appropriate restore landscape character so as to reflect that as
described in the North Warwickshire Landscape Character Assessment of 2010. This
aligns with policy LP1 which says that development must “integrate appropriately with
the natural and historic environment”, and also with Policy LP30 which says that
proposals should ensure that they are “well related to each other and harmonise with
both the immediate and wider surroundings”. This is all reflected in the NPPF at para
135 (c) which says that developments, amongst other things, should be “sympathetic to
local character and history including the surrounding built environment and landscape
setting”.

9.4 The site is in the “No Mans Heath to Warton Lowlands” landscape character area as
defined by the 2010 Assessment referred to above. This describes “a well-ordered
landscape with scattered farmsteads and nucleated hilltop villages including Warton and
Austrey. The villages include both traditional vernacular buildings and more recent
development connected by a network of minor roads and lanes. It is a distinctly rural
landscape ... and wide, open views are possible’. The Landscape management
strategies include avoiding farm diversification schemes that are inappropriate to an
agricultural landscape and only encouraging informal recreation. It is not considered
that the proposal would have any adverse impact on the overall character of this
Landscape Area as it could be absorbed into that landscape, particularly as the site is
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small, low lying and contained within a former quarry, and because the use would not
be frequent with the remainder of the development — particularly the car park - being
surface development that can be fully landscaped. Any landscape impact would thus be
very local, limited and intermittent.

9.5 Visually the development is confined and contained within the quarry which is
secluded and enclosed. The car parking area however to the north of this would be
visible, but any hard surfacing or grasscrete would not impact detrimentally on the rural
character of the area. Its visual impact can also be mitigated through additional planting.
However, the existing hedge landscaping is significant and even during winter months,
the permanence of the development is such that it will not be highly visible. The
proposed materials of the parking area will help reduce some of the harm. The activity
associated with the use will however make the scheme apparent. However, this can be
conditioned such that the activity is limited in terms of the number of events held and
their hours. In terms of landscape and visual impacts, the proposal does not have an
unacceptable impact on the landscape and would thus accord with the relevant
Development Plan policies.

c) Residential Amenity

9.6 Local Plan policy LP29 (9) says that new development should “avoid and address
unacceptable impacts upon neighbouring amenities through overlooking, noise, light, air
quality or other pollution.” The NPPF at para 180(e) says that planning decisions should
‘prevent new and existing development from contributing to or being put at
unacceptable risk or being adversely affected by unacceptable levels of noise pollution”,
and paragraph 191 says that proposals “should mitigate and reduce to a minimum,
potential adverse noise impacts”.

9.7 This is the most significant of the potential concerns with this application. It is not
considered that matters of overlooking are of significance here given the separation
distances and the intervening topography and land uses. It is the potential for noise
impacts that is the clear concern. Light and general disturbance through increased
activity may well stem from the use, but it is first necessary to assess potential noise
impacts. Indeed, it is this which is the common theme running through the objections.
Members will have seen from their visit and from the plans in the Appendices that the
character of the area is rural with the site surrounded by open farmland. The ambient
noise levels are thus low, meaning that the introduction of a new source of noise will
require careful consideration. However, they will also have seen the separation
distances to the closest residential property — some 400 metres — and be aware that the
quoted policies refer to avoiding “unacceptable” levels of noise, not to the elimination of
all noise. The Environmental Health Officer has thus been fully engaged with the
applicant on this case, in order to assess whether this position can be satisfied. The
comments below are largely taken from his advice given the technical nature of noise
assessments.

9.8 He says that in terms of noise character, amplified live and recorded music contains
special characteristics and qualities which existing residential dwellings would not
expect to experience particularly during evenings and at night-time, when ambient noise
levels are low. This has been recognised in case-law where predicted noise was below
ambient levels but was still considered to be a nuisance due to its obtrusive qualities
that were out of character with the nature of the area.
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9.9 In order to provide the most robust technical assessment of noise impact, he says
that the most appropriate guidance is provided within the Concerts Code of Practice. He
has applied this guidance in respect of the characteristics of this site; the ambient noise
levels, the fact that the noise sources would be within temporary structures, the
frequency of the events and nature of those noise sources. His considered technical
advice is that 12 events during a single calendar year would not be “unacceptable”
provided that each event is finished at 23:30 hours and that the following noise
threshold is not exceeded. This has been calculated as a direct consequence of on-site
measurements between 2100 and 2400 hours.

> 49dB LAeq,15min measured or predicted at 1m from the facade of any residential
property.

9.10 Whilst limiting the number of events here together with their duration and imposing
a noise threshold, Members should also consider the size of these events. The
conditions set out here are based on the characteristics of this particular site — the size,
location and ground levels of the site as it now is. Spillage of the use beyond the former
quarry site would almost certainly require a different assessment to be explored.
Conditions thus should be considered to “contain” the use as well as to limit the visitor
capacity of the site. These conditions would also help in reducing “ancillary” disturbance
arising from vehicular use of Gravel Lane.

9.11 Whilst Members may still have concerns because of the nature of the noise source
here, they are referred back to the paragraphs 4.3 and 4.4 above. Permitted
Development Rights for temporary events at this site could enable a larger number of
different types of events during a calendar year. These rights would not be conditioned
— to either operational hours, numbers of visitors or to noise limitation thresholds. Both
Planning and Environmental Health Officers consider that controls and planning
conditions would be a substantial improvement over these unregulated “permitted
development” events.

9.12 Based on all of the circumstances set out above, it is therefore considered that the
proposal would not have an unacceptable impact on the neighbouring amenity in terms
of noise and disturbance and thus the relevant policies would be satisfied. If noise
complaints are received, then these would be dealt with through Environmental
Protection Act legislation as well as through planning procedures affecting breaches of
conditions.

d) Highway Impacts

9.13 Local Plan policy LP29 (6) says that all developments should provide safe and
suitable access for all users. The NPPF says that development should only be refused
on highway grounds if there would be an unacceptable impact on highway safety, or the
residual cumulative impacts on the road network would be “severe” — paragraph 115.

9.14 Access here is directly from Austrey Road via the length of Gravel Lane. As
indicated earlier, the section of this lane from the Road to the residential site is to be
improved as a consequence of that planning permission. Beyond this, the lane is not
wide enough for two-way traffic and it only serves the Severn Trent works and Bramcote
Hall Farm, being a gravel track. The Highway Authority has no objection subject to
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conditions limiting the frequency of events and their size. In particular, these would be
for just 12 events a year, the agreement of a Travel Plan so as to prevent use of the
Lane by coaches and to provide the directional and marshalling arrangements to ensure
safe passage and use of the car park.

9.15 In these circumstances, it is considered that the proposal would accord with the
content of the relevant planning policies.

e) Heritage Impacts

9.16 As reported above, the quarry has geological interest. It is of significance that the
Local Geological Group does not object to the proposed level of use, and it is noted that
the display of interpretation board can be conditioned.

f) Farm Diversification

9.17 It is necessary to review all of the above in respect of the planning policies both in
the Local Plan and in the NPPF relating to farm diversification proposals. National
guidance under paragraph 88 of the NPPF sets out that planning policies and decisions
should enable: a) the sustainable growth and expansion of all types of business in rural
areas, both through conversion of existing buildings and well-designed new buildings; b)
the development and diversification of agricultural and other land-based rural
businesses; c) sustainable rural tourism and leisure developments which respect the
character of the countryside. There is a similar approach set out in Local Plan policy
LP13 on Rural Diversification, which seeks to support and encourage small scale rural
businesses to develop and to enable their expansion, but this is conditioned such that it
should not impact detrimentally on the countryside character in environmental or
sustainable terms. The policy is written such that all of these conditions need to be met.
These conditions are:

a) the development in terms of its scale, nature, location and layout would contribute
towards sustaining the long-term operation and viability of the farm holding;

b) it would not cause an unacceptable adverse impact to the safe and free movement of
pedestrian, vehicular or other traffic on the trunk or rural road network as a result of
heavy vehicle usage,

c) there would be no adverse impacts arising from increased noise or other form of
pollution,

d) there are adequate foul drainage facilities, and

e) there would be no adverse impact on the character of the surrounding natural or
historic environment.

It is thus appropriate that these conditions are assessed.

9.18 Firstly, the land is owned by the applicant’s family which farms over 300 acres in
the locality. The site is not utilised as part of the farm landholding and is thus “surplus”
to the agricultural use of the holding. The proposal would make use of this “spare” land
and generate an additional source of income. Additionally, that income would provide
some stability given the risks linked to the agriculture industry. The use is also to be
managed and operated by the applicant and not by a third party. There is thus some
weight that can be given to this matter.
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9.19 Secondly, the proposal could have the potential to cause highway safety issues.
The County Council concludes that planning conditions would have to be placed on the
grant of any planning permission here in order to “limit” its use because of the physical
characteristics of the site and the use.

9.20 Thirdly, in respect of noise and other pollution, the position is set out above in
section (c) where it was concluded that subject to a number of conditions, the use would
not give rise to unacceptable noise impacts because of the physical characteristics of
the site and the separation distances to the closest residential property.

9.21 Fourthly, drainage on site is to be provided by portable and temporary facilities.
They provide appropriate provision in respect of this proposed change of use.

9.22 Finally, in respect of impacts on the natural or historic environment, there is
considered to be no adverse impact on any heritage assets. In fact, the local geology
group has not objected saying that the existing fencing protects the geological asset
and allows visitors to see the rock formation here. The introduction of interpretation
boards for the scheme too, which the applicant proposes to provide, and would allow
positive appreciation of the quarry. In respect of the natural environment then it is not
considered that there would be loss of bio-diversity given the proposed conditional
scope of the use and its temporary character. The construction of the car park would
enable grass to continue to grow and new hedgerow planting would be a benefit.
Overall, it is considered that there would be no adverse impact.

9.23 Whilst this proposal is being advanced as a farm diversification project supporting
the existing agricultural business, it is considered that even if it were not, then the
proposal as a whole, would still accord with the overall NPPF policy background set out
in paragraph 9.17 above of supporting new business opportunities in rural areas.

10.Conclusion

10.1 Following through on the approach identified in paragraphs 9.1 and 9.2, it is
considered that this proposal, after consideration of the potential impacts, is acceptable
in this rural location.

Recommendation

That planning permission be GRANTED subject to the following conditions:

1. The application hereby approved is for the following as indicated on the approved
plan, 244 PL-01 Location Plan, 244 PL-02, Existing Site Plan, 244 _PL-03A Proposed
Site Ext Works Plan, 244 PL-04A Proposed Site Layout Plan, 244 PL-05 Proposed
Parking Layout,

e Siting of temporary structures (marquee, bar, temporary toilet block and bin storage

¢ Revealing stone stairway (retrospective)

e Installation of lighting and security cameras (retrospective)

e Installation of post and rail fencing and timber gate (retrospective)

e New hard core surface to field access (retrospective)

e Installation of grass cellular turf reinforcement grid for proposed car parking area (part
retrospective and part proposed)
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¢ New landscaping to car park boundary (proposed)
e New driveway from the car parking area to the event space (proposed)
e Gravel footpath within the venue site (proposed)

REASON: To define the permission.
Within 3 months of the approval date

2. Within 3 months of the permission hereby approved exact details of the car
parking area including details of how the spaces will be marked out, including
construction of the new driveway from car parking to the event space and footpath
within the venue site shall be submitted and approved in writing to the local planning
authority. The development shall be shall in accordance with the approved details.

REASON
To define the permission and to protect the visual amenities of the area.

3. Within 3 months of the permission hereby approved exact details of Information
Boards relating to the geological importance of the site, interpretation, history of the site
and their proposed siting shall be submitted and approved in writing to the local
planning authority. The approved details shall be carried out within 3 months of their
approval.

REASON
To ensure that the geological importance of the site is enhanced on site.

4, Within 3 months of the permission hereby approved details of the landscaping,
which shall include bio-diversity off-setting and surface water drainage attenuation shall
be submitted and approved in writing by the local planning authority. The approved
details shall be carried out within 6 months of their approval.

REASON

To ensure that the visual amenities of the open countryside is mitigated, sufficient bio-
diversity off-setting is provided and adequate surface water drainage of the site is
provided to accord with guidance in the Local Plan.

5. Within 3 months of the permission hereby approved a Green Travel Plan shall be
submitted to the local planning authority. This shall include measures to increase
employees and visitors travelling to and from the site by reduce numbers of motor
vehicles or other forms of transport, including measures to monitor, review and improve
this. The approved Green Travel Plan shall be carried out within 3 months of the
approval of the condition.

REASON
In the interests of highway safety and to ensure that means of sustainable travels are

positively informed by the applicant to reduce the relatively unsustainable location of the
site.
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Compliance conditions

6. The development hereby approved shall be carried out in accordance with the
Car parking management plan received on the 15" May 2024 which covers including
marshalling, timings and measures of any overflow parking.

REASON

To protect the highway safety.

7. The development hereby approved shall be carried out in accordance with the
Noise Management Plan received on the 24" January 2024.

REASON
To ensure that the adjacent residential amenities of the area are protected.

8. A maximum of 12 event days per calendar year shall be permitted at the site.
The events use hereby approved shall not exceed 200 people (including staff) at any
such event.

REASON

In the interests of highway safety and to protect the amenity of the residential properties
in the vicinity of the site.

0. An event defined by condition 8 means taking place on one day and not over
multiple days or a weekend but excluding those days either side of the event day that
are required to set up and take down equipment. An event is defined as more than 30
people including staff.

REASON

To define the permission to and protect the amenities of the residential properties in the
vicinity of the site.

10. The site shall be used only as an events venue and at no point shall be permitted
to hold alternate uses.

REASON

In the interests of highways safety and to protect the amenity of the residential
properties in the vicinity of the site.

11. Events including the playing of live amplified music or amplified recorded music
at the site shall be limited to 12 events per year. During the permitted events, the music
noise level shall not exceed:

e 49dB LAeq,15min when either measured or predicted at 1m from the fagade of any
residential property or property used for residential purposes e.g. hotel/B&B/hostel.
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¢ Within the MNL, the Leq 5min measured or predicted at 1m from any property used for
residential purposes (e.g. hotel/B&B/hostel) shall not at any time exceed 62dB in the
63Hz 1/1 octave band or 59dB in the 125Hz 1/1 octave frequency band.

e The live amplified music or amplified recorded music shall start no earlier than 09:00
and cease at 23.30.

REASON
To protect the amenity of the residential properties in the vicinity of the site.

12. No events which take place shall take place outside the hours of 09:00 and
00:00.

REASON

To the ensure that the proposal do not impact on the amenities of adjacent residential
properties.

13. Notwithstanding the provisions of Town and Country Planning (General
Permitted Development) (England) Order 2015 (or any order revoking and re-enacting
that Order, with or without modification), other than that, no other development including
buildings or uses falling within Schedule 2, Part 4 shall be carried out on the site unless
express planning permission for such development has been granted by the Local
Planning Authority.

REASON
To enable the Local Planning Authority to assess the impact of such proposals on the

highway and to the ensure that the proposal do not impact on the amenities of adjacent
residential properties.
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Wooden bar and bar tent in situ on the site during an event. These are removed and stored off site

when not in use.
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Portable toilets in situ during an event hired from third party specialist company
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General Development Applications
(5/1) Application No: PAP/2024/0189
Sunnyview, Dingle Lane, Nether Whitacre, Coleshill, B46 2EG

Demolition of existing garage block and the erection of a single self/custom build
dwelling (Resubmission PAP/2023/0208), for

Mr & Mrs Bignall
1.Introduction

1.1 This application was referred to the Board at is August meeting, but determination
was deferred in order that Members could visit the site.

1.2 A copy of the previous report is at Appendix A and the Supplementary Report that
was tabled at the meeting is at Appendix B

1.3 The site visit has been arranged for a date after publication of this report. A note of
this will be circulated at the meeting.

2. Observations

2.1 The Supplementary Report outlines the dimensions of the buildings that are to be
demolished. There are differences between those of officers and the applicant as
identified in that report. The reason for this is also outlined. Members will see the
situation on site at the visit. However, even if the applicant’s figures are taken to
represent the existing situation, the proposal would still represent a footprint increase of
97% and a volume increase of 213%.

2.2 The main report acknowledges that the site is “previously developed land”. In these
circumstances, the complete redevelopment of the site, as here, would be appropriate
development in the Green Belt provided that it would not have a greater impact on the
openness of the Green Belt than the existing development. The main report on page
5b/12 explains fully why this is not considered to be the case here — including both
guantitative and qualitative assessments. The proposal is thus inappropriate
development in the Green Belt.

2.3 In these circumstances, as Members are aware, the material planning
considerations put forward by the applicant need to “clearly” outweigh the cumulative
level of harm caused — that is Green Belt and any other harms — such that they amount
to the very special circumstances necessary to support the proposal.

2.4 Apart from the Green Belt harm caused, the previous report identified other harms.
These are reflected in the recommended refusal reasons, numbered (ii) to (v). They are
harms to Local Plan policies LP2 - the site being in an unsustainable location; LP29 (5)
— the site not encouraging sustainable forms of transport, LP29 (6) — not providing a
safe and suitable access and LP29 (2) — not providing acceptable residential amenity
for occupants. Additionally, there are harms to Nether Whitacre Neighbourhood Local
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Plan policies DB1 and HP1 — an unsustainable location, and HP2 - although the site is
PDL, it doesn’t accord with Green Belt policy.

2.5 The applicant’s considerations are fully set out in Section C of the main report — the
proposal being self-build; the visual enhancement of the area, the personal
circumstances of the applicant and comparison with a nearby site.

2.6 At the last meeting the applicant — in his address to the Board — drew Members’
attention to a number of matters. He emphasised the local connections of his family;
that the site had been acknowledged by officers to be PDL, and that officers too had not
objected to the design which was appropriate for a rural setting and that the overall
proposal would relate well to the immediate setting nor be unduly imposing. These
matters reflect and expand on the considerations set out in paragraph 2.5 above.

2.7 Members will be aware that all matters and considerations are put into the final
planning balance described in paragraph 2.3. As such, acceptance of an appropriate
design is not the sole consideration in the assessment of this balance. It carries weight,
but the Board needs to assess whether that is of such weight that it overrides all of the
other matters to be assessed in that final balance. The main report considers that it
does not and this together with the applicant’s other considerations do not “clearly”
outweigh the total level of harm here. To emphasise this point, the NPPF at footnote 7
indicates that Green Belt protection is never out of date by protecting assets of
particular importance and that Members will be aware that “design” is not one of the four
elements that make up a judgement on “openness” as set out in National Planning
Policy Guidance.

2.8 It has also been suggested that the Government’s consultation on changes to the
NPPF should be given weight. As that consultation is not yet finished and the
Government has not considered the outcome of that consultation, this matter carries no
weight.

Recommendation

As set out in Appendix A.
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APPENDIX A

General Development Applications
(5/b} Application No: PAP/2024/0189
Sunnyview, Dingle Lane, Nether Whitacre, Coleshill, B46 2EG

Demolition of existing garage block and the erection of a single self/custom build
dwelling (Resubmission PAP/2023/0208}, for

Mr & Mrs Bignall
Introduction

The application is reported to the Planning and Development Board as it is
accompanied by a Unilateral Undertaking (UU) under Section 106 of the Town and
Country Planning Act.

The Site

The application site comprises 0.035ha of land along the eastern side of Dingle Lane
within the hamlet of Hogrills End. The site consists of ruderal vegetation, areas of
hardstanding and two derelict single storey, timber garages, and an attached lean-to. A
vehicular access is present within the north-western corner of the site. An established,
mature hedgerow forms a boundary to the site with Dingle Lane with fencing and further
hedgerows found along the remaining boundaries.

Wayside Cottage lies to the north, The Malthouse to the south-west and The Mound,
Kendal Cottage and Sunnyview to the south. Open land, well defined by trees and
hedgerows, extends beyond the site to the east. The site lies outside of any defined
development boundary and falls within the West Midlands Green Belt, as recorded
within the 2021 North Warwickshire Local Plan.

The site and its neighbouring context are illustrated at Appendix A, with an aerial
photograph provided by the applicant found at Appendix B.

The Proposal

Planning permission is sought for the erection of a detached, two-bedroom ‘self/custom
build” property following demolition of the existing garages. The application is a
resubmission of a previously withdrawn application, reference PAP/2023/0208.

The dwelling measures 11.8m by 6m with a 2m by 4m ‘lean-to’ provided along its
northern elevation, a gabled 1.75m deep single-storey projection at the rear, and an ocak
porch to the principal elevation. The property would stand 5.95m high to the apex of a
gabled roof. Externally, walls will be clad in timber above a brick plinth, laid under a
slate roof. The two bedrooms are provided within the roof space with further living
accommodation set out at ground floor level.

The dwelling is to be sited to the south of the plot and orientated with it’s principal

elevation running parallel to dingle lane. Small pockets of external amenity space are
provided to the west and south of the dwelling with a patio located to the rear (east).
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Access will be obtained from the existing position in the north-western corner of the site
with parking and circulation areas laid out to the north of the property.

The Proposed Site Plan is provided at Appendix C and the Floor Plan and Elevations
are at Appendix D.

Background

The previous application for a single dwelling on the site was withdrawn by the
applicant, reference PAP/2023/0208.

Development Plan

North Warwickshire Local Plan 2021 - LP1 (Sustainable Development); LP2 (Settlement
Hierarchy), LP3 (Green Belt), LP5 (Amount of Development), LP7 (Housing
Development), LP8 (Windfall), LP15 (Historic Environment), LP16 (Natural
Environment), LP29 (Development Considerations), LP30 (Built Form), LP33 (Water
Management), LP34 (Parking) and LP35 (Renewable Energy and Energy Efficiency)

Nether Whitacre Neighbourhood Plan 2023-2038 (Adopted January 2024) - DB1, HP1,
HP2, HP3 and TP1

Other Relevant Material Considerations

National Planning Policy Framework 2023 (NPPF)

Planning Practice Guidance (PPG)

MHCLG National Design Guide

Self-Build and Custom Housebuilding Act 2015 (As amended)
Levelling-up and Regeneration Act 2023

Natural Environment & Rural Communities Act 2006
Conservation of Habitats and Species Regulations 2017

Air Quality SPD (2019)

Provision of facilitates for waste and recycling for new developments and property
conversions SPD (2023)

Car Parking Standards (Local Plan 2021)

Consultations
Environmental Health Officer — No objection subject to conditions.

Warwickshire County Council as Highway Authority — Objection, pending further
information. The response is provided in full at Appendix E.

Representations

Nether Whitacre Parish Council object to the application, citing that the proposals are
outside of a development boundary, lead to significant harm to the openness of the
Greenbelt, and would be imposing on the street scene. The parish conclude that the

development is inappropriate within the Green Belt and that special circumstances to
justify the development do not exist.
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The parishes response is provided in full at Appendix F.
Observations

Planning applications are required to be determined in accordance with the
development plan, unless material considerations indicate otherwise, pursuant to
section 38(6) of the Planning and Compulsory Purchase Act 2004 and section 70(2) of
the Town and Country Planning Act 1990.

a} Green Belt

The site lies within the West Midlands Green Belt. North Warwickshire Local Plan
{(NWLP) policy LP3 clarifies how the Green Belt applies to land and settlements within
the Borough, affirming that inappropriate development is, by its definition, harmful to the
Green Belt and should not be approved except in very special circumstances.

The National Planning Policy Framework (NPPF) provides further Green Belt guidance
with appropriate forms of development listed at paragraphs 154 and 155. Para 154(g)
deems the infilling or complete redevelopment of previously developed land (PDL),
whether redundant or in continuing use, which would not have a greater impact on the
openness of the Green Belt than the existing development, as appropriate Green Belt
development.

Previously Developed Land is defined within Annex 2: Glossary of the NPPF as "Land
which is or was occupied by a permanent structure, including the curtitage of the
developed land (although it should not be assumed that the whole of the curtilage
should be developea} ...and any associated fixed surface infrastructure...”.

The application site comprises two, low-level single storey garages and hardstanding
and is thus land occupied by a permanent structure. Therefore, the site is considered to
be PDL, and, by extension, the scheme represents redevelopment of PDL, satisfying
the first caveat of the aforementioned exception.

Consideration thus falls to the whether the proposed development would have a greater
impact on openness than the existing development. The concept of openness, although
not defined in statute, is generally regarded as a state of being free from built
development.

Leading court cases in Turner v SSCLG & East Dorset Council [2016] EWCA Civ 466
and R (on the application of Samuel Smith Old Brewery (Tadcaster) and others)
(Respondents) v North Yorkshire County Council (Appellant} {2026} UKSC 3 confirm
that openness is an ‘open-textured’ concept which is capable of possessing both visual
and spatial dimensions.

Recent updates to Planning Practice Guidance elucidate this further, listing different
factors which can be considered when assessing a proposal’s impact on openness: its
spatial and visual aspects, the duration of development and its remediability, and the

degree of activity likely to be generated by it (Paragraph: 001 Reference 1D: 64-001-
20190722).
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Currently, the site consists of two single-storey garages, an attached lean-to, and areas
of hard surfacing. It is alleged the garages were formerly used in connection with the
use of the dwelling at Sunnyview, although no planning permission exists for the
residential use of the buildings, or the site in general. A signed letter from the previous
landowner states that the site has been used as a residential garden in connection with
Sunnyview for several decades; however, this alone is not sufficient to confirm a
residential use of the land in question. Indeed, aerial photography is not supportive of
the sustained use of the land for a period of over 10 years before to the date of the
application.

Notwithstanding the uncertainty surrounding the sites lawful use, the site contains two
single-storey garages and a lean-to (albeit in an advanced state of disrepair). The
structures have an approximate footprint and volume of 34m? and 69.5m? respectively,
with the garages standing 2.5m high'. The hard surfacing covers an area of
approximately 92m?2.

The proposed dwelling would be of a palpably greater scale than the existing structures
with a building footprint of 89m? (an increase of 162%) and a total building volume of
370m? (an increase of 432%). Additionally, ¢.130m? of hard standing would be provided
to the north of the property for parking and circulation with further hard surfaces laid out
within the curtilage.

The development would noticeably increase the amount and ‘spread’ of hard surfacing
and buildings within the site, which is considered to result in a greater impact on
openness from a spatial perspective.

Visually, the existing development has a limited impact due to the garages siting, height,
and scale. The proposed dwellings siting, greater height, width, bulk, and massing
would render it a much more conspicuous feature than the existing development and
readily discernible from within and surrounding the site along Dingle Lane, reducing
openness from a visual perspective. The reduction in ground levels by up to 700mm
suggested by the applicant is noted; however, this is not considered to alter the above
assessment.

Additionally, establishing a two-bedroom dwelling and permanent residential use of the
site, with the inevitable domestic paraphernalia and vehicle movements that such a use
would entail, generates a greater degree of activity than the existing development,
further harming openness.

Given the above, considered holistically, the proposed development would have a
greater impact on the openness of the Green Belt than the existing development.
Accordingly, the proposals do not meet the Green Belt exception listed above and thus
consist of inappropriate development within the Green Belt.

This definitional green belt harm, and moderate actual harm through a loss of
openness, is attributed substantial weight in the overall planning balance (paragraph
153 of the NPPF).

1 Scaled floor and elevation plans of the existing garages have not been provided. Therefore, the
calculations are hased on the site location plan and officer assessments on-site.
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b} Assessment of other ‘harms’
i} Settlement Hierarchy and Sustainability

NWLP Policy LP2 sets out a settlement hierarchy for the Borough, essentially a
cascade approach which seeks to distribute development sustainably across North
Warwickshire at a rate commensurate with the level of services and facilities each
settlement possesses. In practice, this means that most new development is directed
towards the larger, more sustainable settlements such as Coleshill, Atherstone, and
Polesworth and Dordon - Category 1 Market Towns - with comparatively limited
development in rural areas. LP29(5) also sets out that all development should
encourage sustainable forms of transport with a focus upon pedestrian access and
cycle facilities.

These policies are considered to be wholly consistent with the NPPF which seeks to
ensure that local plans ‘promote a sustainable pattern of development’ (paragraph 11a),
locate housing ‘where it will enhance or maintain the vitality of rural communities’
(paragraph 83), and by focusing significant development ‘on locations which are or can
be made sustainable’ (paragraph 108c).

The application site falls within the hamlet of Hogrills End, a rural setting to the north of
Shustoke, beyond its reservoir, and outside any defined development boundary.
Accordingly, the development is deemed to be category 5 under LP2. The policy makes
clear that development in such locations will not, in general, be acceptable.

The settlement pattern in this area is sporadic with the limited development that does
exist, generally vernacular built forms and sporadic farmsteads, dispersed along the
rural road networks. There are no established services and facilities within Hogrills End
nor public transport links. This functional isolation from established settlements would
require the proposed cccupiers to rely almost exclusively on private motorised travel to
larger settlements for day-to-day living, amenities, and places of employment. The
distances to larger settlements, combined with the narrow, winding road geometry and
lack of footpaths, would discourage active travel, in conflict with LP29(5).

As a category 5 location, LP2 states that special circumstances should exist to justify
development. The proposals are not considered to conform to any of those detailed in
the policy and fundamentally would locate new housing in an unsustainable location.
Consequently, the development would conflict with policy LP2, a key component of the
Local Plan, as well as policy LP29(5).

ii} Highway Safety and Parking
Policy LP29(6) of the NWLP states that new development should provide safe and
suitable access to the site for all users. Paragraph 115 of the NPPF makes clear that
development should only be refused on highways grounds where it would give rise to an

unacceptable impact on highway safety, or in situations where the residual, cumulative
impacts on the road network would be severe.
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Warwickshire County Council, as the Local Highway Authority, have objected to the
development, citing several concerns. Firstly, the access is ¢.6m wide, exceeding the
requirements for a single dwelling set out in the Warwickshire County Council Design
Guide (3.5m). They also require a bound surfacing for the first 5 metres and positive
drainage incorporated.

Moreover, the Authority states that Dingle Lane is subject to the National Speed Limit
(60mph for cars), requiring visibility splays of 215m in each direction. The visibility splay
described on the proposed site plan indicates an ‘x’ distance of 2m and 'y’ distances of
29m to the north and 33m to the south. Whilst the County acknowledges that actual
travel speeds may be lower due to the alignment and topography of the road and
adjacent vegetation, speed surveys have not been provided to justify the reduced
visibility splays proposed.

Although the access width and bound surfacing could be conditioned, as a speed
survey has not been submitted, the application has not demonstrated that the visibility
splays proposed would ensure the provision of safe and suitable access to and from the
site for all users, failing to accord with NWLP policy LP29(6).

ili} Amenity

Local Plan Policy LP29(9) states that development should avoid and address
unacceptable impacts upon neighbouring amenities. The separation distances provided
from the new dwelling to adjacent properties to the north and south would ensure that
no unacceptable impacts would arise by reason of loss of sunlight, daylight, and
overshadowing.

LP29(2) makes clear that development should ‘take into account the needs of all users’
with paragraph 135(f) of the NPPF adding that decisions should ensure developments
provide ‘a high standard of amenity for existing and future users.’

The property does not appear to meet the Nationally Described Space Standards:
bedroom 2 is below the 11.5m2 minimum space standard (9.6m32) and the floor-ceiling
height does not exceed 2.3m for 75% of the gross internal area.

Additionally, concern is extended to the quality and utility of the amenity space
surrounding the dwelling. All external amenity space consists of relatively shallow strips
between outer walls and site boundaries, particularly to the south where the depth
narrows to less than 2m, offering limited utility.

The restricted depth and proximity to hedgerow boundaries would also create a highly
enclosed and shaded environment. To the west, within the front garden, the maximum
depth is just 10 ft. This depth, combined with the height of the boundary hedgerow and
the proposed lowered ground levels, is inclined to restrict daylight into the ground floor
and front-facing windows.

As a whole, it is considered that the development would not provide its cccupants with
acceptable living conditions. Paragraph 135(f) of the NPPF makes clear that decisions
should ensure developments provide ‘a high standard of amenity for existing and future
users.” Removal of the visually important boundary hedgerow is unlikely to be
acceptable in mitigation.
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iv} Design

The NPPF identifies that good design is a vital component of sustainable development,
setting out that proposals which are poorly designed and fail to reflect local design
policies and government guidance should be refused (p139). At the local level, several
policies demonstrate the council’s aim of securing high-quality developments within the
borough.

NWLP policy LP1 declares that all development must demonstrate a high quality of
sustainable design that positively improves an individual settlement’s character,
appearance, and environmental quality. Policy LP30 (Built Form) provides detailed
design guidance for new buildings.

The policy states that all elements of a proposal should be well related and harmonise
with the immediate and wider setting (LP30a), with new development expected to reflect
characteristic local architecture and materials (LP30d and LP30e) whilst ensuring that
buildings and spaces connect to the surrounding environment (LP30f).

There is no objection to the general design of the proposals which is considered
appropriate for its rural siting. Massing is appropriately articulated with elevations well-
ordered and composed. External materials would be reflective of the immediate and
wider setting’s prevailing characteristics.

Nether Whitacre PC have expressed concemn that the dwelling could, due to the land
levels and close proximity 1o the road, prove very imposing on the street scene. Whilst
the concerns are noted, the proposals to lower the ground levels, and the dwellings
single storey nature, low eaves height and suitable material use, are considered to
ensure that the building would relate well to the immediate and wider setting and not
form an unduly imposing feature within the street scene.

The development would accord to LP30 of the North Warwickshire Local Plan.
v} Historic Environment

The Mound and Kendal Cottage, a Grade |l Listed timber framed former house which
was subsequently divided into two dwellings (the now adjoining Sunnyview) lies
approximately 40m to the south of the application site. Whilst imparting no harm to the
physical fabric of the listed building, the impact of the development on its setting
requires assessment.

Section 66(1) of the Planning (Listed Building and Conservation Areas) Act 1990 sets
out that, in considering whether to grant planning permission for development which
affects a listed building, or its setting, the decision maker shall have special regard to
the desirability of preserving the building or its setting, or any features of special
architectural or historic interest which it possesses.

NWLP policy LP15 seeks to conserve the ‘quality, character, diversity and
distinctiveness of the historic environment’, and requires any harm to, or loss of
significance, to be clearly and convincingly justified.
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Kendal Cottage is a Grade Il Listed, C16/17 timber-framed cottage, a vernacular
building whose significance lies within its origins, decorative exposed framing, and rural
setting. The asset's significance and setting have been heavily diluted and harmed
through substantial and visually prominent C20 additions which now form the separate
dwelling known as Sunnyview. Set against this context, the physical and visual
separation from the proposed dwelling, and the developments subsidiary form (6m
height, lowered ground levels and low eaves), the development is not considered to
propagate harmm to the setting of the listed building. Accordingly, the statutory duty is
considered fulfilled and the requirements of LP15 are met.

vi} Ecology/Natural Environment

NWLP policy LP14 requires new development to retain existing landscaping where
possible and encourages new planting to incorporate native species and provide
biodiversity benefits. LP16 states that proposals should protect and enhance the natural
environment. In addition to planning policy, there is a complex range of applicable
legislation and guidance relating to nature conservation.

Section 40 of the Natural Environment and Rural Communities Act 2006 places a duty
on all public authorities in England and Wales to have regard to the purpose of
conserving biodiversity in the exercise of their functions. Additionally, under domestic
and European legislation, protection is given to certain species of wild plants, bird, and
animals. In particular, a number of species are protected under the Habitats Directive.
These species are often referred to as "European Protected Species” ("EPS”) which
have full protection under The Conservation of Habitats and Species Regulations 2017,
as amended.

The buildings to be demolished are not considered to offer suitable characteristics for
roosting bats as their corrugated sheet roof could lead to extreme temperature
fluctuations, unsuited for bat habitation. Whilst trees and mature vegetation surround
the site, with a small copse and waterbody present to the east, the dwelling would be
sited away from the mature trees in the site's north-eastern corner, and sensitive
construction measures, including tree and hedge protection, together with landscaping
and habitat enhancements, could be secured through condition. Removing ruderal
vegetation throughout the site, which is of little ecological value, would not be
objectionable. Subject to conditions, the development would comply with the relevant
policies and legislative requirements listed above.

vii} Nether Whitacre Neighbourhood Plan

The Nether Whitacre Neighbourhood Plan (NWNP) has recently been adopted following
a referendum and thus forms part of the development plan. It has full weight. The
applicant asserts that the proposals conform to the NWNP and thus should be
supported, relying on an excerpt of supporting text to the housing policies which states
that “"Development should provide the opportunity for local people to remain within the
Parish”.

As case law makes clear — see Gill, R (On the Application O} v London Borough of
Brent {2021] EWHC 67 (Admin} — decisions should be made in accordance with
planning policies and not supporting text which does not have the full force of a policy.
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Policy DB1 supports new development within the development boundary, providing
such development is in accordance with the adopted Local Plan and the NPPF. The
proposals do not confirm to the NPPF, and the site lies outside of a development
boundary.

HP1 supports new dwellings which represent infilling within the parish development
boundary. The development falls outside of the development boundary.

HP2 supports the use of brownfield sites for housing provided that the development also
accords with the NPPF and the Local Plan. As set out above, the proposal would not
conform to the Green Belt exception for brownfield sites and conflicts with policies LP2,
LP3 and LP29 of the North Warwickshire Local Plan.

HP3 requires two parking spaces per dwelling. Three are provided here. Taken as a
whole, the development would conflict with the NWNP, and it is material that the parish
council, authors of the NWNP, have objected to the development.

¢} Considerations advanced by the Applicant.
i} Self-build

Section 1 of the Self Build and Custom Housebuilding Act 2015 provides that relevant
authorities (such as district/borough councils) are required to keep a register of those
seeking to acquire serviced plots in the area for their own self-build and custom house
building. Section 2A of the 2015 Act (as amended by the Housing and Planning Act
2016 and the Levelling-up and Regeneration Act 2023) sets out a duty for relevant
authorities which reads as follows:

"An authority to which this section applies must give development permission for the
carrying out of self-build and custom housebuilding on enough serviced plots of land to
meet the demand for self-build and custom housebuilding in the authority's area in
respect of each base period”.

Section 2A(5) defines ‘development permission’ as planning permission or permission in
principle (within the meaning of the 1990 Act).

As of 10th January 2024, North Warwickshire’s Self Build Register has 41 entries. At
the end of each base period, the legislation provides relevant authorities with 3 years in
which to permission an equivalent number of plots of land, which are suitable for self-
build and custom housebuilding, as there are entries for that base period.

Notwithstanding the above, it is material that at the Planning and Development Board
meeting of 21 May 2024, proposals for a fee charging schedule to enter and be retained
on the register were approved. This charging schedule will confirm which entries are still
valid.

Accordingly, the 41 ‘figure’ may well be revised in the near future to more accurately

reflect demand, particularly given that NWBC have received just 5 new entrants since
the start of 2022, and the circumstances of older entrants could well have changed.
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In terms of meeting NWBC’s duties under the relevant Act, entrants onto the
selffcustom build (SCB) register over the last four base periods are as follows:

Base period 6 — 31% October 2020 — 30t October 2021 — 9 new entries (9 plots by 30th
Qctober 2024)

Base period 7- 31% October 2021 — 30t October 2022 — 3 new entries — (3 plots by 30t
October 2025)

Base period 8 - 31°t October 2022 — 30" October 2023 — 2 new entries — (2 plots by 30t
October 2026)

Base period 9 - 315t October 2023 — 301 October 2024 (on-going) — 1 new entry (1 plot
by 30" October 2027)

Total - 15

Recent permissions granted are as follows:

Base Period 6 — 5 plots (PAP/2021/0234 and PAP/2021/0213)

Base Period 7 - 7 plots (PAP/2022/0219, PAP/2022/0166, PAP/2022/0106,
PAP/2021/0691, PAP/2021/0602, PAP/2021/0542)

Base Period 8 — 2 plots (PAP/2022/0523)

Base Period 9 — 2 plots (PAP/2023/0267 and PAP/2023/0201) and potentially three
plots (TBC)

Total permissions granted — 16 (+3 TBC)

As shown above, NWBC are considered to be fulfilling their duties under the Act — 12
plots are required by 30/10/25, and 16 units have been permissioned to date during the
last four base periods.

In addition, North Warwickshire’s major housing allocations (H1, H4 and H5 - totalling
3565 units) are required to provide self-build plots by the North Warwickshire Local
Plan, indicating that self-build/custom-build plots, in sustainable locations as part of
allocated housing sites, are projected to come forward to address demand. NWBC do
also acknowledge the very recent legislative changes under the Levelling-up and
Regeneration Act 2023, and, moving forward, SCB housing will be explicitly
permissioned as such.

Regarding the application itself, it is noted that the applicant joined the register when the
2023 application was submitted, and that the application would deliver a plot for the
applicant’s daughter.

Consequently, despite the benefits expressed by the applicant, the application would
provide a single plot to address the needs of the applicant solely and not contribute to
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addressing any wider demand for self-build/custom-build housing within the borough.
Moreover, imespective of the selffcustom build benefits, the dwelling would be provided
in an unsustainable location.

Considering the current provision of SCB in North Warwickshire, the future provision
through housing allocations, the unsustainable location of the site, and the single unit
proposed here, it is considered that benefits attributed to self-build housing through the
application carry limited weight in the overall balance.

ii} Visual enhancement of the site

Although the development would result in the removal the dilapidated garages and
ruderal vegetation across the site, it is not considered that the site’s condition has a
markedly adverse impact on the amenity of the area. Even if that were not the case,
powers under section 215 of the Town and Country Planning Act 1990 can be used to
address untidy land effecting the amenity of an area. Allowing land to become untidy is
not, of itself, considered to represent justification to permit inappropriate development
and the delivery a dwelling in a location that would otherwise be unacceptable.

ili} Personal circumstances

The applicant advances that the development would allow their daughter to access to
the housing ladder. Whilst officers sympathise with the applicant, personal
circumstances very seldom outweigh other considerations given that the implications of
a development subsist long after the circumstances cease to be material.

The desire to provide housing for a relative is not considered to constitute a special
circumstance to warrant the grant of planning permission. This consideration is
attributed limited weight in the overall planning balance.

iv} Stables at The Malthouse

The applicant sets out that the dwelling is of a comparable scale to a stable block
recently constructed on land opposite the application site. The two developments are
not comparable, one being for a stable block (appropriate development in the Green
Belt subject to preservation of openness) and one which does not comply with Green
Belt policy. No weight is attributed to this argument.

d} Conclusion — The Planning Balance

As detailed in preceding sections of this report, the proposals are considered to
represent inappropriate development within the Green Belt. The Government attaches
great importance to preservation of Green Belts, elucidated by paragraph 142 of the
framework. Harm to openness, both visually and spatially, would arise from the
development. The proposal would conflict with Policy LP3 of the North Warwickshire
Local Plan 2021 and Section 13 of the NPPF.

Moreover, the development fails to accord to the Council’s strategic housing strategy
under North Warwickshire Local Plan policy LP2, facilitating the creation of a dwelling
within an unsustainable part of the borough.
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Owing to the sites location and the proposals, discordance with LP2 and LP3, the
development would also conflict with policies DB1, HP1 and HP2 of the Nether Whitacre
Neighbourhood Plan 2023-2038.

The extensive distances 1o larger settlements, combined with the narrow, winding road
geometry and lack of footpaths, discourages active travel, in conflict with LP29(5) of the
North Warwickshire Local Plan. Additionally, safe, and secure access to and from the
site has not been demonstrated, failing to accord with LP29(6), and the external amenity
space is not considered to provide acceptable living conditions for future occupiers,
failing to accord with LP29(2).

The benefits here are the delivery of a dwelling, contributing to the Council's overall
housing supply, albeit very minimally, and the provision of a self-build plot which is
supported by the NWLP, National Policy and the Self-Build and Custom Housebuilding
Act 2015

In the officer’'s view, given the current level of provision within North Warwickshire, the
future delivery of self-build/custom-build units within North Warwickshire’s housing
allocations, the minimal scale of the development and the sites’ unsustainable location,
these benefits only carry limited weight in the overall balance.

Whilst the scheme re-develops previously developed land, it would do so in a manner
which conflicts with Green Belt policy. As the NPPF Glossary makes clear, it should not
be assumed that the whole curtilage of previously developed land should be developed,
tempering the benefits arising from the re-development of previously developed land.

Consequently, despite the benefits brought by the development, it is not considered that
the Green Belt harm, harm which attracts substantial weighting in the overall planning
balance, and the other identified harms are clearly outweighed by the benefits as the
NPPF states it must be to warrant the granting of planning permission. Consequently,
planning permission is to be refused.

e} Human Rights Act, Equality and Diversity

The development has been assessed against the provisions of the Human Rights Act,
and in particular Article 1 of the First Protocol and Article 8 of the Act itself. This Act
gives further effect to the rights included in the European Convention on Human Rights.
In arriving at this recommendation, due regard has been given to the applicant’s
reasonable development rights and expectations which have been balanced and
weighed against the wider community interests, as expressed through third party
interests / the Development Plan and Central Government Guidance.

This planning application has had due regard to Section 149 of the Equality Act with
regard to the Public Sector Equality Duty and the case officer has concluded that the
application does not cause discrimination on the grounds of gender, race, and disability.
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RECCOMENDATION
That planning permission is REFUSED for the following reasons:

i) The proposals are considered to represent inappropriate development within
the Green Belt. This definitional harm attracts substantial weight against the
proposals. Furthermore, owing to the scale, height, massing and footprint of
the proposed building, the proposals would hamm the visual and spatial
openness of the Green Belt, again to which substantial weight is attributed.
The proposal would conflict with Policy LP3 of the North Warwickshire Local
Plan 2021 and Section 13 of the NPPF as it is not considered that the
planning considerations advanced by the applicant clearly outweigh the
harms caused.

i) The development is located outside of any defined settlement boundary, and
the site is not sustainably located owing to the deficiency of local services,
facilities, and public transport links. This functional isolation generates a high
dependency on private motor vehicle use for day-to-day living. Consequently,
the proposals also fail to accord with the Council's spatial approach to the
distribution of new development set out within Policy LP2 of the North
Warwickshire Local Plan 2021. Owing to the site's location and the proposal's
discordance with LP2 and LP3, the development would also conflict with
policies DB1, HP1 and HP2 of the Nether Whitacre Neighbourhood Plan
2023-2038.

iii) The distances to larger settlements, combined with the narrow, winding road
geometry and lack of footpaths, discourages active travel, in conflict with
LP29(5) of the North Warwickshire Local Plan.

iv)  Inthe absence of speed surveys to justify the proposed visibility splays, it has
not been demonstrated that the proposals provide for safe and secure access
to and from the site for all users, failing to meet the requirements of North
Warwickshire Local Plan policy LP29(6).

v) The development is not considered to provide the proposed cccupants with
acceptable living conditions given the size of the bedroom, the headroom
within the dwelling and the extent and limited utility of the amenity space, in
conflict with policy LP29(2) of the North Warwickshire Local Plan.

Notes
1. Notwithstanding this refusal, the Local Planning Authority has worked with the
applicant in a positive and proactive manner through early identification of the
planning issues and suggesting amendments to the proposal. However, despite
such efforts, the planning objections have not been satisfactorily addressed. As

such it is considered that the Council has implemented the requirement set out in
paragraph 38 of the National Planning Policy Framework.
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Appendix A — Site Context and Photographs

Site denoted by Blue Marker
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Appendix B — Photo requested to be included by the applicant.
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Appendix C - Proposed Site Plan

PAP/2024/0189

Wayside Cottage
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Appendix D - Floor and Elevation Plan

GROUND FLOOR PLAN FIRST FLOOR PLAN
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Appendix E — Warwickshire County Council (Highways) Consultation Response

Your ref: PAP/2024/0189
Myref: 240189
Your letter received: 23 May 2024

Warwickshire
County Council
Communities
Shire Hall
Warwick
Mr J Brown s
Head of Planning
NORTH WARWICKSHIRE BOROUGH COUNCIL Tel: (01926) 412907
PO BOX 6, The Council House nighway Itation@warwickshire.gov.uk
South Street, Atherstone www.warwickshire.gov.uk
CV9 1DE
FAO : Andrew Horne
4" June 2024

Dear case officers name

PROPOSAL: Demolition of existing garage block and the erection of a single
self/custom build dwelling.

LOCATION: Sunnyview, Dingle Lane, Nether Whitacre, Coleshill.

APPLICANT: Mr & Mrs Bignall

Warwickshire County Council, hereby known as the ‘Highway Authority’, has
undertaken a full assessment of the planning application.

Based on the assessment and appraisal of the development proposals the Highway

Authority submits the following response of Objection, pending further information
on the following points:

Access design
The proposed site plan shows the vehicular access as being approx. 6m wide, however

this exceeds the requirements for a single dwelling as set out in the WCC Design
Guides.

WCC Design Guide 3.4 4 Single/Double Vehicle Access Crossings (from existing public
highways) states:

“Vehicular access crossovers should have a width of 3.0 metres (where
unbounded) or 3.5 metres (where bounded) where serving one dwelling”

To prevent extraneous material being deposited within the limits of the Public Highway,
private driveways must be surfaced with a suitable bound material for the first 5 metres

from the back of the public highway footway/service margin

Wl

OFFICIAL
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Positive drainage measures must be incorporated into design to ensure that driveways
do not discharge surface water onto the public highway.

Amended, scaled, and annotated plans are required showing an access width of no
greater than 3.5m, constructed of a bound material, with suitable drainage.

Visibility splays

The vehicular access for this site is off Dingle Lane, which is subject the National
Speed Limit (60mph for cars), therefore requiring visibility splays of 215m in each
direction as measured to the near edge of the public highway carriageway from a 2.4m
set back. However, the visibility splay described on the proposed site plan states an ‘x’
distance of 2m and ‘y' distances of 29m to the north and 33m to the south.

The Highway Authority acknowledge that actual speeds travelled along this road might
be lower than the posted speed limit given the alignment and topography of the road
and adjacent vegetation. However, as previously requested in the Highway Authority's
response for planning app PAP/2023/0208, dated 14" February 2024, a speed survey
would be required to justify the lower ‘x’' & ‘y' distances mentioned, this information
does not appear to be available on the NWBC Planning portal but the Highway
Authority would need to review the speed survey data, along with a plan showing where
the survey apparatus was located, to confirm the required visibility splays.

The hedgerows along the western boundary of the site would need to be trimmed and
maintained to a height no greater than 600mm to ensure the required visibility is
achieved in perpetuity.

An amended, scaled, and annotated visibility splay drawing is also required showing
the maximum height of the hedgerow (600mm) as well as the required visibility splay
based on the speed survey data passing through land which is under the control of the
applicant or the public highway, visibility splays must not pass over 3" party land.
Please provide a formal re-consultation to the Highway Authority for further comment
upon receipt of new and/or amended documents to overcome the above issues.

Yours sincerely

Development Management (Highways)
Planning & Environment
Environment, Planning & Transport

CC - Councillor Andy Jenns/Kingsbury ED - FOR INFORMATION ONLY
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Appendix F — Nether Whitare Parish Council Consultation Response

“¥We have reviewed the revised application and can see part of the proposal is to lower the site
to reduce the impact of the build on the surrounding area. There are no detailed plans to show
how significant this would be. We are not convinced that this proposal would carry significant
weight in favour since the proposed footprint and volume of the dwelling appear to be the same
as was previously submitted. We would continue to ask for the application to be REFUSED
based on the policies detailed in our original objection below.

While we appreciate that the applicant would like his daughter to have a dwelling in the parish
and indeed our Neighbourhood Plan has the aspiration that development should provide the
opportunity for local people to remain within the parish, development proposals have to be
judged against policy - the NPPF, the Local Plan and the Neighbourhood Plan. A further
consideration being the Council has a five-year housing land supply as evidenced in the latest
monitoring report — 6.2 years. There is thus no overriding need to boost that supply through just
one house for a family member.

This application does not comply with our Neighbourhood Plan policy HP1 because although it
provides a house with 2 bedrooms and 2 parking spaces it is not limited infilling and it is not
within the development boundary nor does it provide a SUD's scheme to deal with surface
water.

We are also of the view that the application is contrary to LP2, LP3 and the NPPF paragraph
154._The site is located outside a defined settlement boundary for the purposes of Policy LP2
which states that in such a location, development will be limited to that necessary for agriculture,
forestry or other use that can be shown to require a rural location. Policy LP3 says that “limited
infilling may also be acceptable where a site is clearly part of the built form of a settlement —i.e.
where there is substantial built development around three or more sides of a site. Neither of the
above points apply here. There is no development behind and the "gap” between properties
here is large and visually noticeable; there are no continuous line of developments in the vicinity
of the site, and equally there are other sizeable gaps. LP3 also states replacements should be
located on the same footprint as the existing building unless there are material benefits to the
openness of the Green Belt or, when environmental and amenity improvements indicate
otherwise. The dimensions of the proposal indicate an immense increase as detailed below.

The planning officer is of the view that this site comprises PDL {(we disagree because of a
recent planning decision on another site located less than a mile away (PAP/2023/0206). The
NPPF para 154 g states that the development of PDL should not have a greater impact on the
openness of the Green Belt than the existing development.

The applicant has not provided any existing dimensions/volumes, however, scaling from the site
location plan provides a current footprint of approx. 30sgm and the proposed is 89sgm. The
volume of the existing is approx. 67.5m3 and the velume of the proposed is 370m3 which is a
448% increasel This demonstrates the dramatic increase in volume here causing significant
harm to the openness of the greenbelt and neighbouring amenites.

Furthermore, the proposed site is on an upward slope, close to the lane and could prove very
imposing on the street scene.

The site is in the Green Belt and no special circumstances have been put forward by the
applicant to justify the development. This is inappropriate development and thus by definition is
harmful to the Green Belt. We respectfully request the application is REFUSED".
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APPENDIX B

Planning and Development Board — Supplementary Report
5 August 2024

PAP/2024/0189

Sunnyview, Dingle Lane, Nether Whitacre, Coleshill

Demolition of existing garage block and the erection of a single self/custom
build dwelling (resubmission PAP/2023/0208} for

Mr R Bignell
Introduction
This application is included in the Agenda for the Board's 5 August Meeting.

That report contains details on the existing buildings footprint and volume. The
applicant has subsequently supplied updated calculations and officers have re-
visited the site.

The Chairman has consequently agreed to the circulation of this Supplementary
Report rather than have the matters tabled at the meeting.

Observations

The reported figures for the footprint and volume of the existing building were 34m?
and 69.5m>

The applicant has now supplied the following - 45.0585m?2 and 118.066m3.

The new figures are disputed, as whilst the garages are aligned at the front, they
diverge at the rear with an evident gap between the two structures, as shown on the
site location plan and image below.
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Extract from submitted site location plan (note does not include the lean-to), and a
site photograph.

Notwithstanding this, even if the higher figures as quoted are accepted, this would
not change the officer’s position on whether the proposals have a greater impact on
the openness of the Green Belt.

The footprint and volume of the new dwelling are 89m2 and 370m?, which, when
measured against the applicants’ latest figures, still leads to footprint and volume
increases of 97.5% and 213.4% respectively.
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For information, a visual comparison between the existing and proposed

developments is provided below:
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Green shaded area represents the lowered floor level of the dwelling (700mm) with

the existing garages outlined in blue.

Recommendation

There is no change to the recommendation in the main report.
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