
 

 

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 
 

 
 
 
 
 
 
 
 
 

 
 

 
PLANNING AND DEVELOPMENT BOARD 

AGENDA 
 

3 MARCH 2025 
 

The Planning and Development Board will meet on Monday, 3 March 2025 at 
6.30pm in the Council Chamber at The Council House, South Street, 
Atherstone, Warwickshire.  
 
The day after the meeting a recording will be available to 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 

 
 

  

For general enquiries please contact the Democratic Services Team 
on 01827 719237 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. 
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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 719221 / 719226 / 719237. 

 
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.  The Chairman of the Board 
will invite a registered speaker to begin once the application they are 
registered for is being considered. 

 
4 Minutes of the meeting of the Board held on 3 February 2025 – copy 

herewith, to be approved and signed by the Chairman. 

 
 

ITEMS FOR DISCUSSION AND DECISION 

(WHITE PAPERS) 
 
 

5 Planning Applications - Report of the Head of Development Control 
 

 Summary 
 
Town and Country Planning Act 1990 – applications presented for 
determination. 
 
5a Application No’s: PAP/2024/0230 and PAP/2024/0291 -  Abm 

Precision Engineering Ltd, Coleshill Road, Ansley 
 
 PAP/2024/0230 - Retrospective application for concrete 

hardstanding 
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PAP/2024/0291 - The change of use of land from agriculture, to 
a service yard and car parking area, ancillary to the adjoining 
industrial unit 

 
5b Application No: CON/2025/0007 - Land south east of East 

Midlands Airport, east of Diseworth and west of junction 23a 
of M1 motorway 

 
 Proposed second phase of the SEGRO Logistics Park East 

Midlands Gateway (EMG1) involving 105 hectares of land for a 
new multi-unit logistics/industrial development, comprising a 
maximum of 300,000 square metres of warehousing and 
manufacturing space, with an additional 1000 square metres of 
internal mezzanine space together with highway improvements at 
Junction 24 of the M1 Motorway and to construct additional 
warehousing on Phase One and to increase the height of the 
cranes at the existing rail-freight terminal 

 
5c Application No: PAP/2023/0324 - White Hart Inn, Ridge Lane, 

Nuneaton, CV10 0RB 
 
 Erection of 3no. dwellings (outline: access only) 
 
5d Application No: PAP/2024/0546 - Wood End Recreation 

Ground, Johnson Street, Wood End 
 
 Works to tree protected by TPO order - T1 Oak (04XS) fell to 

ground level and treat stump to inhibit regrowth 
 
5e Application No’s: PAP/2024/0513 and PAP/2024/0514 - Trent 

House, 102 Long Street, Atherstone, CV9 1AN 
 
 Planning and Listed Building applications for the demolition of 

existing outbuildings for the provision of six new build dwellings 
along with change of use of existing listed commercial premises 
for the provision of fourteen flats 

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

6  Tree Preservation Order - Land at the junction of Birmingham Road 
and Orton Close, Water Orton - Report of the Head of Development 
Control  
 
 Summary 
 
A Tree Preservation Order has been placed on five individual trees and 
one group of trees located at the junction of Birmingham Road and Orton 
Close, Water Orton. It came into force on 7 November 2024 and lasts six 
months (until 7 May 2025). This report seeks to make the Order 
permanent. 
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 The Contact Officer for this report is Erica Levy (719294). 
 

7  Exclusion of the Public and Press 
 

To consider, in accordance with Section 100A(4) of the Local 
Government Act 1972, whether it is in the public interest that the 
public and press be excluded from the meeting for the following 
item of business, on the grounds that it involves the likely 
disclosure of exempt information as defined by Schedule 12A to the 
Act. 

 
8 Tree Preservation Order - Report of the Head of Development Control  
 

The Contact Officer for this report is Christina Fortune (719481). 
 

9 Update to members following discussions at previous Board 
Meeting - Report of the Head of Development Control 

 
 The Contact Officer for this report is Ryan Lee-Wilkes (719290). 
 
10 Confidential Extract of the Minutes of the Planning and 

Development Board held on 3 February 2025 – copy herewith to be 
approved as a correct record and signed by the Chairman. 

 
 

 
 

 
 

STEVE MAXEY 
Chief Executive 
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NORTH WARWICKSHIRE BOROUGH COUNCIL 
 
 

MINUTES OF THE        3 February 2025  
PLANNING AND DEVELOPMENT BOARD 
 

 
Present:  Councillor Simpson in the Chair 
 
Councillors Bell, Chapman, Dirveiks, Fowler, Hayfield, Humphreys, 
Jarvis, Parsons, O Phillips, H Phillips, Ridley and Ririe. 
 
Apologies for absence were received from Councillor Bates, Hobley, 
Gosling (Substitute Councillor O Phillips) and Reilly. 
 

64 Disclosable Pecuniary and Non-Pecuniary Interests 
 
 Councillor Parsons declared a non-pecuniary interest in Minute No 86 ( 

Submission of Polesworth Neighbourhood Plan for Referendum) 
 
 Councillors H Phillips and O Phillips declared non-pecuniary interests in 

Minute No 67e (Application No PAP/2024/0586 – Land 400 Metres West of 
Camp Farm, Knowle Hill, Hurley. 

 
65 Minutes 
  
 The minutes of the meeting of the Planning and Development Board held on 

6 January 2025, copies having previously been circulated, were approved as 
a correct record, and signed by the Chairman.  

 
Note: Due to the number of members of the public who had attended in 

relation to the Applications at Minute Nos 67k and 67l, below the 
Chairman proposed, and the Board agreed, to consider those items first 

  
66 Submission of Polesworth Neighbourhood Plan for Referendum 
 
 The Chief Executive Informed Members on the progress of the Polesworth 

Neighbourhood Plan and sought approval for a formal referendum to take 
place, in accordance with regulation 16 of the Neighbourhood Planning 
(General) Regulations 2012. 

 
 Resolved: 
 

a That a referendum for the Polesworth Neighbourhood Plan 
(as amended) be taken forward; and 

 
b That officers undertake some research with those groups that 

have been involved in the preparation of Neighbourhood 
Plans, in order to understand how the process might be 
improved, and that this is referred back to the Board. 

 

 

Page 5 of 145 



 

4/2 
 

 

67 Planning Applications 
 
 The Head of Development Control submitted a report for the consideration of 

the Board. 
 
 Resolved: 
 

a That Application No: PAP/2023/0386 – The Rectory, Rectory 
Farm Estate, Main Road, Baxterley, Atherstone, CV9 2LW be 
granted subject to the conditions set out in the report of the 
Head of Development Control; 

 

b That  in respect of Application No: PAP/2024/0577 -  Land 
North Of Park Lane Farm, Park Lane, Astley be noted and that 
a site visit be undertaken prior to its determination; 

 
c That Application No: PAP/2024/0575 -  Land Adjacent to 

Coleshill Manor, Off South Drive, Coleshill, B46 1DF be granted 
subject there being no objections received that cannnot be 
overcome by the imposition of planning conditions, and 
subject to the conditions set out in the report of the Head of 
Development Control. In the event of an objection that cannot 
be so overcome, then the matter is referred back to the Board; 

 
 {Speaker: Richard Gamble} 
 
d That Application No: PAP/2024/0582 - Land West of Marston 

Fields Farm, Kingsbury Road, Lea Marston be noted and that 
Members visit the site prior to determination of the application; 

 
e That Application No: PAP/2024/0586 - Land 400 Metres West Of 

Camp Farm, Knowle Hill, Hurley, Warwickshire be noted and 
and that Members visit the site prior to determination of the 
application; 

 
 {Speaker: John Given} 
 
f That Application No: PAP/2024/0453 - Lynwyn, Botts Green 

Lane, Over Whitacre, Coleshill, B46 2NY be granted subject to 
the submission of a Section 106 undertaking based on the 
content of the report and subject to the conditions set out in 
the report of the Head of Development Control; 

 
g That Application No: PAP/2018/0686 - Kingsbury Hall, Coventry 

Road, Kingsbury be noted and a site visit be arranged; 
 
h That Application No: PAP/2024/0546 - Wood End Recreation 

Ground, Johnson Street, Wood End be deferred for further 
information; 
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I That the Council does not wish to submit any representations  
in respect of Application No: CON/2025/0003 - A46 Walsgrave 
Junction, Coventry; 

 
j That Application No: PAP/2024/0513 and 2024/0514 - Trent 

House, 102, Long Street, Atherstone, CV9 1AN  
 
 a That the principle of the development be agreed but 

that revisions be made to the design of the new 

houses , and these be referred back to the Board 

for determination; and 

 

b That subject to there being no objection from the 

Lead Local Flood Authority (“LLFA”) that cannot be 

overcome by conditions, both planning and listed 

building consents be granted subject to the 

conditions set out in the report of the Head of 

development Control. If the objection is not 

removed, then the matter to be referred back to the 

Board. 

   

k  That Application No: PAP/2022/0423 - Land to the 

south of, Watling Street, Caldecote, CV10 0TS be 

granted, subject to the conditions already reported 

to the Board in January 2025, together with the 

completion of a Section 106 Agreement based on 

the matters included in the Officer Report to that 

same meeting. 

 
 Speakers: {Mark Simpson, Andy Macdonald and Graeme 

Warriner} 
 

l That in respect of Application No: PAP/2023/0071- Land 800 
Metres South Of Park House Farm, Meriden Road, Fillongley, it 
was resolved that: 

 
 “in light of the updated NPPF of December 2024, the Council’s 

position is that purpose (c) of including land within the Green 
Belt, as defined by para 143 of the NPPF, continues to apply, 
and thus the Council’s position in respect of this appeal 
remains unchanged”.  
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68  PAP/2024/0559 – Prior Approval for Demolition 
 

The Head of Development Control referred the decision on application 
PAP/2024/0559 to the board in order to inform Members of the Local 
Planning Authority’s decision to not require prior approval for the demolition 
of the bungalow and garage at 88 Birchmoor Road, Polesworth. 

 
Resolved: 
 
That the decision made be noted. 

 
69 Infrastructure Funding Statement. 
 

The Head of Development Control presented the Infrastructure Funding 
Statement is an annual report which set out the financial contributions 
received through Section 106 Agreements in the last year and highlighted 
what had been spent and how any monies retained will be expended. 

 
  Resolved: 
 
 That the Statement be noted and published and that further 

meetings of the Section 106 Group  be arranged. 
 
70 Reforming Planning Committees. 
 

The Head of Development Control explained that the Government, as part of 
its planning reforms is to introduce a Planning and Infrastructure Bill later this 
year. One of the proposals that might be included is the reform of present 
Local Planning Authority planning decision-making processes. It has 
published a working paper in order see whether to include such a reform in 
that Bill. The Board was invited to respond. 
 
Resolved: 
 
That the Board resolves to convene a separate meeting for all 
Members in order to discuss the issues raised. 

 
71 General Fund Revenue Budget – 2024/25 Forecast and 2025/26 

Estimates and Fees and Charges. 
 
 The Interim Corporate Director – Resources (Section 151 Officer) reported 

on the revised budget for 2024/25 and an estimate of expenditure for 
2025/26, together with forward commitments for 2026/27, 2027/28 and 
2028/29. It also included a review of the fees and charges for Planning and 
Development with recommendations for increases. 

 
 a That the forecast budget for 20245/25 be approved; 
 

b That the 2025/26 estimates, as presented in the report for 
inclusion in the overall Tax Set 2025/26 report for the 
Executive Board on 10 February 2025, be approved; 
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c That the growth bid for planning appeals of £225,000 for 

2025/26 in line with the current year, the figure is included in 
the figures reported in Appendix A & B, be approved; 

 
d That the growth of £44,870 required to remain in the Central 

Building Control Partnership, the figures are already included 
in the figures presented be approved; and 

 
e That the fees and charges as detailed in Appendix C be 

approved.  
 
72 Exclusion of the Public and Press 
 

That under Section 100A (4) of the Local Government Act 1972, the 
public and press be excluded from the meeting for the following 
items of business, on the grounds that they involve the likely 
disclosure of exempt information as defined by paragraphs 5 and 
6 of Schedule 12A to the Act. 
 

73 Enforcement Actions 
 

The Head of Development Control provided a summary for the Board 
detailing the current planning position and proposed enforcement actions on 
the site and adjacent land parcels. 
 
Resolved: 
 
That the recommendation, as set out in the report of the Head of 
Development Control, be approved. 

 
74 Exempt extract of the Minutes of the meeting of the Planning and 

Development Board held on 6 January 2024. 
 
 That the exempt extract of the Minutes of the meeting of the Planning and 

Development Board held on 6 January 2024, copies having been previously 
circulated, were approved as a correct record and signed by the Chairman. 

 
 
   

 
 
 
 

M Simpson 
Chairman 
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 Agenda Item No 5 
 
 Planning and Development 

Board 
 
 3 March 2025 
 
 Planning Applications 

Report of the   
Head of Development Control 
 
 
1 Subject 
 
1.1 Town and Country Planning Act 1990 – applications presented for determination. 
 
2 Purpose of Report 
 
2.1 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. 

 
2.2 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. 

 
2.3 The proposals presented for decision are set out in the index at the front of the 

attached report. 
 
2.4 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.   

 
3 Implications 
 
3.1 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. 

 
4 Site Visits 
 
4.1 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. 
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4.2 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 Availability 
 
5.1 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.  

 
5.2 The next meeting at which planning applications will be considered following this 

meeting, is due to be held on Monday, 7 April 2025 at 6.30pm in the Council 
Chamber 

 
6 Public Speaking 
 
6.1 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. 
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Planning Applications – Index 
 

Item 
No 

Application 
No 

Page 
No 

Description General / 
Significant 

5/a  
 
 

PAP/2024/0230 
 

 
& 

PAP/2024/0291 

1 Abm Precision Engineering Ltd, 
Coleshill Road, Ansley,  
 
PAP/2024/0230 -Retrospective 
application for concrete hardstanding  
 
 
PAP/2024/0291 - The change of use of 
land from agriculture, to a service yard 
and car parking area, ancillary to the 
adjoining industrial unit 
 

General 

5/b CON/2025/0007 17 Land south east of East Midlands 
Airport, east of Diseworth and west of 
junction 23a of M1 motorway,  
 
Proposed second phase of the SEGRO 
Logistics Park East Midlands Gateway 
(EMG1) involving 105 hectares of land for 
a new multi-unit logistics/industrial 
development, comprising a maximum of 
300,000 square metres of warehousing 
and manufacturing space, with an 
additional 1000 square metres of internal 
mezzanine space together with highway 
improvements at Junction 24 of the M1 
Motorway and to construct additional 
warehousing on Phase One and to 
increase the height of the cranes at the 
existing rail-freight terminal 
 

General 

5/c PAP/2023/0324 19 White Hart Inn, Ridge Lane, Nuneaton, 
CV10 0RB 
 
Erection of 3no. dwellings (outline: access 
only) 
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5/d PAP/2024/0546 89 Wood End Recreation Ground, 
Johnson Street, Wood End 
 
Works to tree protected by TPO Order – 
T1 Oak (04XS) – fell to ground level and 
treat stump to inhibit growth 
 

 
 

5/e PAP/20240513 
and 

PAP/2024/0514 

96 Trent House, 102 Long Street, 
Atherstone 
 
Planning and Listed Buildings applications 
for the demolition of existing outbuilding for 
the provision of six new build dwelling 
along with change of use of existing listed 
commercial premises for the provision of 
fourteen flats 
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General Development Applications 
 
(5/a) Application No’s: PAP/2024/0230 and PAP/2024/0291 
 
Abm Precision Engineering Ltd, Coleshill Road, Ansley,  
 
PAP/2024/0230 -Retrospective application for concrete hardstanding, for 
 
PAP/2024/0291 - The change of use of land from agriculture, to a service yard and 
car parking area, ancillary to the adjoining industrial unit, for 
 
Mr Shaan Chaudry  
 
1. Introduction 
 
1.1. There are two applications as part of this Board Report. The applications 

received public objections whereas the Officer’s recommendation is for approval. 
Under the Council’s Scheme of Delegation, the draft Officer’s Report was 
circulated to the Members in line with that Scheme and A local Member 
requested that the applications are referred to Board because of the potential 
adverse impacts.  

 
2. The Site 
 
2.1. The application site comprises an area of land located to the rear of and adjacent 

to a site previously occupied by ABM Precision Engineering (a manufacturing 
company). For clarity, whilst ABM Precision Engineering no longer operate from 
the building, for ease of reference the building will be referred to as ‘ABM 
Precision Engineering’ in the remainder of the Report.  

 
2.2. Nuneaton Garage, a vehicle repair and MOT company, is located adjacent to the 

former ABM Precision Engineering building. There is also a former colliery 
building.  

 
2.3. The site is situated to the south of Coleshill Road. It is outside of a defined 

settlement boundary and is located approximately 270m to the west of the Ansley 
Development Boundary. Surrounding the site is open countryside. 

 
3. The Proposal 
 
3.1. There are two retrospective applications for the site. This Board Report 

addresses both of these applications.  
 
3.2. Firstly, PAP/2024/0230 is for the retrospective laying of a hardstanding surface. 

This is confirmed by the applicant to be the laying of 6 inches of concrete onto 
the existing ground. No further engineering operations have been carried out.  

 
3.3. Secondly, PAP/2024/0291 is for the retrospective change of use of the land from 

agricultural use to a service yard and car parking area of 20 spaces which is to 
be used ancillary to the adjoining industrial unit (the former ABM Precision 
Engineering).  

Page 14 of 145 



5a/2 
 

 
3.4. Plans for both applications are attached at Appendix A and Appendix B. 
 
4. Background 
 
4.1. There was a third retrospective application on the site for the siting of external 

lighting (Ref: PAP/2024/0229). This was withdrawn in October 2024. 
 
4.2. There is no other known planning history on the Local Planning Authority’s cross-

system check.  
 
4.3. During the determination of the application, palisade fencing has been erected on 

the northern edge of the site, adjacent to the highways. The fencing is over 1m 
tall and therefore requires planning permission. The applicant has been invited to 
provide information on the fencing as part of PAP/2024/0230 and 
PAP/2024/0291. The vehicle tracking drawings and proposed site plans do not 
take in account the recently installed gates/fencing. Therefore, a condition has 
been requested by the Highways Authority to secure the location of the gates to 
ensure vehicles are not required to stop on, or reverse back onto, the public 
highway. 

 
5. Development Plan 
 

North Warwickshire Local Plan 2021: LP1 (Sustainable Development); LP2 
(Settlement Hierarchy); LP11 (Economic Regeneration); LP14 (Landscape); 
LP15 (Historic environment); LP16 (Natural Environment); LP29 (Development 
Considerations); LP30 (Built Form) and LP33 (Water Management).  

 
6. Other Relevant Material Considerations 
 

National Planning Policy Framework December 2024 – ( the “NPPF”) 
 
7. Consultations 
 
7.1. As this Board Report covers both PAP/2024/0230 and PAP/2024/0291, the 

consultation comments received are presented for each application. 
 
7.2. PAP/2024/0230 (Concrete Hardstanding) 
 

Warwickshire County Council Highways Authority - No objection.  
 
7.3. PAP/2024/0291 (Change of Use) 
 

North Warwickshire Borough Council Environmental Health Officer - No 
objection.  

 
Warwickshire County Council Highways Authority - No objection subject to 
condition. 

 
Warwickshire County Council Archaeology – No objection 
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8. Representations 
 
8.1. Eleven comments of objection relating to both PAP/2024/0230 and 

PAP/2024/0291 have been received, referring to: 
 

• Allowing agricultural land to be developed would set a precedent.  

• There is no mention of the use of the land - there are already 2 containers. 
Concern for the advertising of container storage.  

• Loss of green fields.  

• Cars turning up are an infringement.   

• Field margins should be preserved to provide valuable habitat for wildlife.  

• Would permanently change the character of the area. The area will have a 
modern look which will be out of character with how it is now and has 
been for many years.  

• Turning into or out of the ABM site is hazardous and the development 
would increase the amount of traffic.  

• Additional industrial use may create noise pollution for nearby residents. 
HGVs will create greater levels of pollution for residents.  

• Without proper drainage, surface water run-off is likely to flood 
surrounding land.  

• There is insufficient information. There is no detail on the proposed 
changes or works.  

• This application is on agricultural land which is vital for food security and 
safeguarding the environment.  

• The Old Colliery Buildings have become part of the local heritage. The 
proposed development would be to the detriment of the heritage.  

 
9. Observations 
 

a) Principle of Development and Use Class  
 
9.1  The application site, including the adjacent ABM Precision Engineering building, 

are outside of a defined settlement boundary. It is located 270m west of the 
Ansley settlement boundary. Local Plan Policy LP2 (Settlement Hierarchy) states 
that outside of settlement boundaries, development will not generally be 
acceptable albeit, there may be some instances where development may be 
appropriately located, for example where it would enhance or maintain the vitality 
of rural communities.  

 
9.2  There is no known planning history for the site. However, based on the previous 

operations as an engineering firm on the site from the 1964 until around 2023 (as 
on Companies House), the view that is held by officers is that the building has a 
lawful B2 (General Industrial) Use.  

 
9.3  The wider site offers facilities for small to medium sized enterprises (including 

ABM Precision Engineering and Nuneaton Garage) due to the very nature of the 
size and scale of the site. However, the site is an established site, offering 
employment in the locality. Local Plan Policy LP11 (Economic Regeneration) 
seeks for the delivery and protection of employment generating uses, including 
the redevelopment of existing sites and farm diversification. LP11 states 
‘proposals for new development and redevelopment of existing employment land 

Page 16 of 145 



5a/4 
 

outside of development boundaries will be considered against LP1 and LP2 and 
should seek to retain the rural character, appearance and openness to the 
countryside’. As such, whilst development which protects and improves 
employment opportunities in the Borough is supported in principle, the site is 
outside of a settlement boundary and therefore for the change of use to 
acceptable, such development will be considered on its merits and with regards 
to other policies in the Local Plan including those related to character and 
appearance.  

 
9.4  This application is to be determined in accordance with the aforementioned 

development plan policies, 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. Local Plan Policy 
LP1 effectively mirrors Section 38(6) of the Planning and Compulsory Purchase 
Act 2004 as it states that planning applications that accord with the policy in the 
Plan (and where relevant, with other development plan policies including those in 
Neighbourhood Plans) should be approved without delay, unless material 
considerations indicate otherwise. 

 
b) Use of the Service Yard and Parking Area 

 
9.5  In reviewing the use class of the service yard and car parking area, it is pertinent 

to consider its relationship to ABM Precision Engineering. 
 
9.6  The use of the area within the red line plan will be a service yard and car parking 

area, ancillary to the adjoining ABM Precision Engineering Unit (that which has a 
lawful B2 use). The applicant has explained that the tenant is likely to be a 
specialist telecoms/engineering distribution company, however in determining a 
full planning application, the exact end user is not required. The use of the 
service yard and parking area is dependent on the use and operation of the unit. 
The B2 use of the ABM Precision Engineering unit is the lawful use that keeps 
the building operations going; without that, the service yard is pointless. 
Therefore, the service yard would be B2 along with the unit.   

 
9.7  It should be noted that the site still benefits from Permitted Development Rights. 

Whilst it is not considered that ABM Precision Engineering has B8 (Store and 
distribution) uses, under Schedule 2, Part 3, Class I of the Town and Country 
Planning (General Permitted Development) Order 2015, a change of use of a 
building falling within B2 to a purpose falling within B8 could occur. This is 
subject to a limitation of 500m2 maximum floorspace within the building. ABM 
Precision Engineering has a floor area of approximately 1,400m2. Therefore, part 
of the building could lawfully be used for B8 use. Otherwise, if the whole building 
was to be used for B8 use, a change of use application will be required. If 500m2 
or less of the building floorspace was to be converted to B8 use, the use of the 
area of hardstanding for a service yard and car parking would still be acceptable 
given the above explanation on the fact the service yard is an ancillary use and 
therefore its use is reliant on the operations of the ABM Precision Engineering 
building.  
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c) Highways Matters 
 
9.8  Local Plan Policy LP29 point 6 states that development should ‘provide safe and 

suitable access to the site for all users’. This is echoed in Paragraph 115 of the 
NPPF. Paragraph 116 goes on to say. ‘Development should only be prevented or 
refused on highways grounds if there would be an unacceptable impact on 
highway safety, or the residual cumulative impacts on the road network would be 
severe taking into account all reasonable future scenarios.’.  

 
9.9  The focus of the planning balance is on the proposed use of the land. This is not 

an application for a new B2 or B8 use of the building. The lawful use of the 
buildings is B2, and all associated trip generation would therefore be lawful. The 
consideration comes down to whether the two access points for the use of the 
service yard and car parking, ancillary to the B2 unit, would therefore be suitable 
for this function.  

 
9.10  The justification put forward for a new service yard is that it will provide further 

operational space. The existing access arrangements will not be altered. The 
service yard will provide greater space for the safe manoeuvring of HGVs within 
the site.  

 
9.11  The justification for the parking spaces is that it is betterment of highway safety. 

Vehicles can be located in designated bays, within a secure site and away from 
HGV manoeuvring routes. The car parking standards that are applied are in 
relation to the use of ABM Precision Engineering and are not applied based on 
the size of the hardstanding application site. This is 1,400m2 of floorspace. If the 
unit is to continue to be used wholly for B2 uses, this requires 14 spaces. If the 
unit was to be used wholly for B8 uses (notwithstanding permitted development 
rights or the need for planning permission), this would require 10 spaces. In 
considering all eventualities, if the site was to be a mix of 50% B2 and 50% B8, 
this would require 12 spaces. As such, the provision of 20 marked out spaces is 
sufficient and in accordance with the Local Plan Parking Standards.  

 
9.12  The Highway Authority has been consulted on for both PAP/2024/0230 and 

PAP/2024/0291. They have no objection to PAP/2024/0230 (hardstanding). In 
relation to the change of use, it is the view of the Highway Authority that the 
previous business which operated from this building may have received 
deliveries via the access to the west of the building. This assumption is made 
based on Google maps imagery showing a “Goods In” directional sign affixed to 
the building pointing away from the proposed accesses. However, as the use 
class of the building is not changing, the proposed accesses could be used by 
HGVs now without requiring permission. Whilst the accesses are sub-standard, 
the introduction of a service yard and additional parking may improve the parking 
provisions and manoeuvrability of vehicles attending the site when compared to 
the existing site layout, ensuring that vehicles can re-enter the public highway in 
forward gear, and therefore could be considered a betterment. However, due to 
the vehicle tracking showing HGVs being required to use both sides of the 
carriageway to enter and leave the site using the proposed access points, the 
Highway Authority has requested a pre-occupation condition for a Delivery and 
Service Management Plan. This inclusion of this condition has been agreed with 
the applicant. 
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9.13  Finally, as previously explained, the palisade fencing has been erected without 

planning permission. The vehicle tracking drawings and proposed site plans do 
not take in account the recently installed gates/fencing either. Therefore, the 
Highways Authority has also requested a condition to secure the re-location of 
such gates to ensure vehicles are not required to stop on, or reverse back onto, 
the public highway. 

 
9.14  Overall, the application does not affect the lawful use and thus, the lawful access 

points. The application is to add extra servicing and parking provision, using the 
existing for betterment to the long-term operation of the site. The estimated 
number of employees is approximately 15 (though the exact figure is unknown 
but is not required). Consequently, the parking provision is sufficient. Safe and 
suitable access is maintained in accordance with LP29 point 6 and the relevant 
paragraphs of the NPPF.  

 
        d) Landscape Impacts 
 
9.15  Local Plan Policy LP11 (Economic Regeneration) says that proposals for new 

development and redevelopment of existing employment land outside of 
development boundaries should seek to retain the rural character, appearance 
and openness of the countryside. It is accepted that there has been the loss of 
0.25ha of agricultural land and the laying of hardstanding is not associated with 
the rural character, appearance and openness of the countryside. Local Plan 
Policy LP14 (Landscape) requires development to ‘conserve, enhance, and 
where appropriate, restore landscape character’. The policy adds that specific 
landscape features which contribute to local character should be protected and 
enhanced.  

 
9.16  Paragraph 135 c of the NPPF requires planning decisions to ensure that 

development is ‘sympathetic to local character and history, including the 
surrounding built environment and landscape setting, while not preventing or 
discouraging appropriate innovation or change (such as increased densities)’. 
Paragraph 187 of the NPPF goes on to say that planning decisions should 
contribute to and enhance the natural and local environment by ‘recognising the 
intrinsic character and beauty of the countryside…’.  

 
9.17  Evidence from Google Earth, going back to 1999, shows that the area subject of 

this application has been continuously used as agricultural land. Agricultural use 
is characteristic of the wider surrounding land and helps to characterise the 
setting of the wider site. The open countryside does contribute to the intrinsic 
character of the wider site’s setting. There is a concern that the laying of the 
hardstanding does cause encroachment into the open countryside. The 
development does extend built form into an area which has no appreciable built 
form on three sides and therefore, increases depth of built form into the open 
countryside. There is a less than substantial harm to the landscape.  
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9.18  At the heart of the NPPF is presumption in favour of sustainable development 
(paragraph 11). There are three overarching objectives- economic, social and 
environmental. The benefits of the development need to demonstrably outweigh 
the harm when assessed against the NPPF and the Development Plan taken as 
a whole and having regard for policies that direct sustainable development. 
When undertaking a planning balance, the public benefits arise from the 
economic benefits of the long-term operations of the site. The betterment of the 
highway safety along with the operational needs of the units are also a benefit. It 
is considered that circumstances have changed since ABM Precision 
Engineering first operated in the 1960s and so, business requirements have 
changed hence there is a need for improvements through the provision of a 
service yard and formal parking spaces.  

 
9.19  It is therefore considered that there is less than substantial harm to the 

landscape. The mitigation of this harm is supported through hedge planting 
around the perimeter of the site which fronts onto the open countryside in order 
to provide a visual buffer, which is to be secured via a condition.  

 
9.20  Local Plan Policy LP16 seeks to ‘minimise impacts on, and provide net gains for 

biodiversity’. This is set out in paragraph 180 of the NPPF which says planning 
decision should contribute to and enhance the natural and local environment by 
‘minimising impacts on and providing net gains for biodiversity, including by 
establishing coherent ecological networks’.  

 
9.21  The site was previously an agricultural field and therefore, agri-environment 

practices will have taken place on the land. Due to this being a retrospective 
application the exact ecological value of the land cannot be calculated. However, 
the loss of approximately 2,500m2 of agricultural land and the replacement with 
2,500m2 of concrete hardstanding does not provide a net gain for biodiversity 
and by this very nature, there has been a loss in ecological value. Due to the 
nature of the site and the surrounding woodland, it is also reasonably likely that 
the site provided suitable foraging opportunities for a variety of fauna. Provision 
has therefore also been made for mitigation planting to compensate for a loss in 
biodiversity, in accordance with LP16. A condition will be placed on the decision 
to ensure that mitigation planting will be carried out in a timely manner.  

 
e) Neighbour Amenity 

 
9.22  Local Plan policy LP29 point 9 states that development should ‘avoid and 

address unacceptable impacts upon neighbouring amenities through overlooking, 
overshadowing, noise, light, air quality and other pollution’.  

 
9.23  The nearest residential properties are located approximately 245m to the 

southwest at Ansley Hall. Due to these distances, it is not considered that there 
are any immediate sensitive noise receptors that are considered likely to be 
impacted by noise pollution.  
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9.24  There is an existing lawful B2 use therefore there is a degree of noise associated 
with the running of the unit. The consideration has to come down to whether the 
use of the hardstanding for a service yard and car parking increases noise levels 
over and above the noise levels that already lawfully exist. This is because future 
changes in operation have the ability to lead to adverse impacts from increased 
noise emissions and air pollution.  

 
9.25  In carrying out a planning balance, it is not considered that there will be adverse 

increase in noise and air pollution. Part of the site within the red line boundary 
has been previously used for HGVs and lawfully, can continue to be used for 
HGVs. The additional space proposed to the rear enables car parking to be 
relocated here, freeing up space for HGV’s to manoeuvre on site. The site of the 
ABM Precision Engineering unit is not increasing in floorspace and will remain as 
it was when it was occupied by ABM Precision Engineering. There is therefore no 
evidence to suggest that the site would lead to a material increase in the number 
of HGV movements and therefore no evidence to suggest that to it would lead to 
adverse impacts from a noise and air quality point of view.  

 
9.26  The lawful use of the unit has not changed, and so car movements associated 

with the site’s previous occupation will remain, it is just the location of the car 
parking that is changing. Again, this is not considered to leave to adverse 
impacts from a noise and air quality point of view.  

 
f) Archaeology 

 
9.27  Local Plan Policy LP15 states that the ‘quality, character, diversity and local 

distinctiveness of the historic environment will be conserved or enhanced’. The 
quality of the historic environment including archaeological features will be 
protected.  

 
9.28  Warwickshire County Council’s Historic Environment Officer has commented that 

the site lies adjacent to a probable Bronze Age round barrow and there is the 
potential for archaeological remains to survive here. It should be noted that whilst 
the Historic Environment Officer believes there to be little benefit in requiring the 
applicant to undertake a programme of archaeological works at this stage given 
the area of hardstanding has been laid, any further development on the site 
coming forward, will likely require a programme of archaeological works.  

 
g) Other Matters- Public Consultation  

 
9.29  The application has received public objections. Some of the comments have 

been addressed in the Officer’s Report already however, in response to the 
concerns each will be addressed in turn. 

 
9.30  There are no precedents in planning. Each planning application has to be dealt 

with on a case-by-case basis through assessing the merits of the application in 
accordance with the Development Plan. As such, whilst there is concern that this 
development opens up the opportunity for further developments of this kind, the 
Local Planning Authority must have due regard to the application and therefore, 
setting a precent is not a consideration.  
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9.31  The use of the site as an ancillary service yard and parking area to the lawful B2 
use of the ABM Precision Engineering unit has been explained in this report. The 
concern regarding outside storage is acknowledged. The use of the service yard 
for outside storage would not be supported by the Local Planning Authority. A 
condition to be added the decision to prevent the outside storage of plant, 
materials, equipment or products.  

 
9.32  The loss of the agricultural field has been acknowledged and mitigation planting 

around the perimeter has been agreed with the applicant. A condition is to be 
added to the decision.  

 
9.33  The application does not affect or change the lawful use of the ABM Precision 

Engineering building, the other uses on the wider site nor the access points. The 
application is to provide a servicing yard and relocate the parking provision. As 
the lawful B2 use is not changing and the size of the floorspace is not increasing, 
it is not evidenced that there would be a material increase in the number of 
vehicles. The Highways Authority have been consulted with and have no 
objection though, highway conditions will be added to the decision.  

 
9.34  As explained above, it is not considered there will be an adverse increase in 

noise or air pollution from the area of hardstanding being used as a service yard 
and car park. The use of ABM Precision Engineering is not in question here as it 
has a lawful use.  

 
9.35  The impact on the landscape has been assessed in an above section and it is 

concluded that there is less than substantial harm. The economic benefits 
outweighing the harm to the landscape. 

 
9.36  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’. This includes ensuring ‘that all of the elements 
of the proposal are well related to each other and harmonise with both the 
immediate setting and wider surroundings’. 

 
9.37  The site is located to the rear of a commercial/industrial site. As such, the site is 

not out of context with this. It is accepted that there is rolling countryside to the 
south. In order to provide mitigation in order for the area of hardstanding to 
related more sympathetically to the surrounding, mitigation planting is required 
and is conditioned. 

 
9.38  Local Plan Policy LP33 (Water and Flood Risk Management) requires 

development to demonstrate that it will be safe and that it does not increase 
flooding risk elsewhere. The site is located in Flood Zone 1. It is evidenced on 
the Environment Agency’s Flood Mapping system that the site has very low risk 
of surface water flooding. Surface water will be disposed over via the existing 
drainage system and via the existing water course. It is not considered that there 
would be an adverse impact on drainage or flooding.  
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9.39  The use of the land is ancillary to ABM Precision Engineering. The future 
occupants of the building, who are likely to be a specialist 
telecommunications/engineering distribution company, are to use the land as 
additional servicing/parking. This use of the service yard and parking area is 
dependent on the use and operation of ABM Precision Engineering. As such, this 
is adequate information in order to determine the use. 

 
9.40  Paragraph 187 of the NPPF says that planning policies should contribute to and 

enhance the natural and local environment by recognising the intrinsic character 
and beauty of the countryside including the benefits of the best and most 
versatile agricultural land. The Local Planning Authority would seek the use of 
poorer quality land in the first instance.  

 
9.41  The land has an agricultural land classification of Grade 3 ‘Good to Moderate’. In 

this instance the loss of agricultural land will be 0.25hectares. However, due to 
the fact that the service yard and parking area is ancillary to ABM Precision 
Engineering, in order for the area of hardstanding to be located adjacent to the 
unit which it will be ancillary to, it is necessary that Grade 3 agricultural land is 
developed on. Planning authorities must consult Natural England on all non-
agricultural applications that result in the loss of more than 20 hectares 
of BMV land if the land is not included in a development plan. In this instance, it 
has not been necessary to consult Natural England.  

 
9.42  A comment has been received that the development impacts on the Old Colliery 

buildings which have become part of the local heritage. It is accepted that the site 
has become of important to the local community and the loss of the old colliery 
buildings should be avoided. The laying of the hardstanding and its use as a 
service yard and car parking does not harm the buildings at the site. The Local 
Planning Authority is statutorily required to have regard to the desirability of 
preserving a heritage building or its setting or any features of special architectural 
or historic interest it possesses in accordance with Sections 16(2) of the Planning 
(Listed Building and Conservation Areas) Act 1990, Section 16 of the NPPF and 
Policy LP15 of the North Warwickshire Local Plan 2021. However, the Old 
Colliery buildings are not listed. Consideration has been given to the role they 
play in the locality, however; it is not considered that the laying of hardstanding 
adversely impacts the buildings. 

 
h) Conclusion 

 
9.43  In determining the application, it should be clear that the focus of the decision is 

on the use of the land. It is not an application for a new B2 or B8 use of the ABM 
Precision Engineering building. The lawful use of the building is B2 therefore, the 
planning balance has come down to the impacts of the ancillary use of the land 
for a service yard and parking area.  
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9.44  In considering this, it is concluded that the area of hardstanding does not have an 
adverse impact on highway safety. This is due to the fact the current accesses 
are lawful for B2 use and there is not alteration to them. Due to the distance of 
neighbouring properties and the fact that the primary B2 use will not be altering, it 
is not considered there is an adverse impact on neighbouring properties. It is 
accepted that is a less than substantial harm to the open countryside however, 
this harm is outweighed by the economic benefits that the service yard and 
parking will provide for the long-term operation of the unit. There will also be 
mitigation planting along the boundaries that front onto the open countryside. It is 
recommended that the application is granted, subject to conditions.  

 
Recommendation 
 

a) PAP/2024/0230 (Retrospective application for concrete hardstanding)  
 
That planning permission PAP/2024/0230 be GRANTED subject to the following 
conditions: 
 

1. The development hereby approved shall not be carried out otherwise than in 
accordance with the plans and drawings titled: 
Site Plans, Dwg. 01B, dated May 2024, received by the Local Planning Authority 
on 17/01/2024. 

 
REASON  

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

 
2. The area of hardstanding hereby approved shall not be used other than for 

purposes ancillary to the operation of the adjoining unit previously known as 
‘ABM Precision Engineering’. It shall remain ancillary to the main building and 
shall not be sold off, sub-let or rented out separately. 

 
REASON 

 
To define the use of the area of hardstanding.  

 
3. The area of hardstanding shall not be used for the manufacture, assembly, 

storage, display or sale of anything whatsoever. 
 

REASON  
 

In the interests of the amenities of the area and to protect the openness of the 
surrounding countryside 
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b) PAP/2024/0291 (The change of use of land from agriculture, to a service yard 
and car parking area, ancillary to the adjoining industrial unit)  

 
That planning permission PAP/2024/0291 be GRANTED subject to the following 
conditions: 
 

1. The development hereby approved shall not be carried out otherwise than in 
accordance with the plans and drawings titled: 
Site Plans, Dwg. 01C, dated June 2024, received by the Local Planning Authority 
on 17/01/2024. 

 
REASON  

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

 
2. The development hereby approved shall not be used other than for a service 

yard and parking area ancillary to the operation of the adjoining unit previously 
known as ‘ABM Precision Engineering’. It shall remain ancillary to the main 
building and shall not be sold off, sub-let or rented out separately.  

 
REASON 

 
To define the use of the service yard and parking area.  

 
3. The land within the red line boundary shall not be used for the manufacture, 

assembly, storage, display or sale of anything whatsoever. 
 

REASON 
 

To define the use of the service yard and parking area. 
 

4. Any Gates or barriers erected at the entrances to the site for vehicles/heavy 
goods vehicles shall not be hung so as to open to within 20 metres of the near 
edge of the public highway carriageway.  

 
REASON  

 
In the interests of highways safety and to ensure that vehicles do not overhang 
onto the highway. 

 
Pre-Occupation/Use Conditions 
 

5. The development shall not be occupied until a Delivery & Service Management 
Plan has been submitted to and approved in writing by the Local Planning 
Authority, in consultation with the Highways Authority. The Delivery & Service 
Management Plan should include details on the following:  
 

• Delivery vehicle types,  

• Times of delivery  

• Frequency of delivery 
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REASON  

 
In the interests of highways safety.  

 
6. Notwithstanding the details shown on the approved plans, the development 

hereby permitted shall not be occupied until full details of the soft landscaping 
works have been submitted to and approved in writing by the Local Planning 
Authority. The details shall include specifications of the soft landscaping including 
the species, the size, the quantity and the location of planting. 

 
REASON  

 
In the interests of securing mitigation planting in order to protect the open 
countryside.  

 
7. The landscaping scheme referenced to in Condition 6 shall be carried out in 

accordance with the approved scheme and shall be implemented within the next 
planting season following occupation of the adjoining premises previously known 
as ABM Precision Engineering for business purposes, and in the event of any 
tree or plant failing to become established within five years thereafter, each 
individual tree or plant shall be replaced within the next available planting season 
to the satisfaction of the Local Planning Authority. 

 
REASON  

 
In the interests of securing mitigation planting in order to protect the open 
countryside.  

 
8. The development hereby approved shall not be brought into use until the parking 

space provision has been marked out in general accordance with ‘Site Plans, 
Dwg. 01C, dated June 2024, received by the Local Planning Authority on 
17/01/2024’. 

 
REASON 

 
In the interests of highways safety and providing adequate parking 
arrangements. 

 
9. No external lighting shall be installed until a detailed lighting scheme has been 

submitted and agreed between the applicant and the local planning authority. 
 

REASON  
 

To ensure appropriate measures are taken in relation to protected species. 
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Notes 
 

1. The applicant is reminded of the requirements of conditions 6 and 7 which 
remain outstanding. These require details to be submitted to and approved in 
writing by the Local Planning Authority prior to the first occupation.  
 

2. 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.Further information is also available on the 
Coal Authority website at: 
www.gov.uk/government/organisations/thecoalauthority  
 

 
3. In dealing with this application, the Local Planning Authority has worked with the 

applicant in a positive and proactive manner through seeking to resolve planning 
objections and issues. As such it is considered that the Council has implemented 
the requirement set out in paragraph 39 of the National Planning Policy 
Framework. 
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General Development Applications 
 
(5/b) Application No: CON/2025/0007 
 
Land south east of East Midlands Airport, east of Diseworth and west of junction 
23a of M1 motorway,  
 
Proposed second phase of the SEGRO Logistics Park East Midlands Gateway 
(EMG1) involving 105 hectares of land for a new multi-unit logistics/industrial 
development, comprising a maximum of 300,000 square metres of warehousing 
and manufacturing space, with an additional 1000 square metres of internal 
mezzanine space together with highway improvements at Junction 24 of the M1 
Motorway and to construct additional warehousing on Phase One and to increase 
the height of the cranes at the existing rail-freight terminal, for 
 
Sergo Properties Ltd 
 
Introduction 
 
This proposal has been submitted to the Secretary of State as a Nationally Significant 
Infrastructure project seeking a Development Consent Order. The applicant has 
commenced a period of consultation, and the Borough Council has been invited to 
forward any comments. 
 
The Site  
 
This is land south of East Midlands Airport and the existing East Midlands Rail Freight 
Gateway alongside the M1 Motorway at its junction with the M42. This is illustrated at 
Appendix A.  
 
Phase one of the Gateway is to the north – see Appendix B - and the proposals referred 
to above for this phase, are confined to the northern parts of that site. 
 
Observations 
 
Members will recall that both the first and second phases here were mentioned at a 
recent Planning Inquiry relating to similar proposed development in North Warwickshire 
as an example of the increasing supply of available land. Notwithstanding that this 
proposal is in the East Midlands, the proposal is welcomed.  
 
Recommendation 
 
That the Council welcomes this proposal. 
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General Development Applications 
 
(5/c) Application No: PAP/2023/0324 
 
White Hart Inn, Ridge Lane, Nuneaton, CV10 0RB 
 
Erection of 3no. dwellings (outline: access only), for 
 
Unique Pub Properties Limited 
 
1. Introduction 
 
1.1. This application was referred to the Board’s meeting on 8th July 2024 with a 

recommendation of approval. The associated report can be found at Appendix 
A.  

 
1.2. The Board resolved to defer the application so that members could undertake a 

site visit, and for officers to arrange an independent highways assessment, 
following which the application would be reported back to the board for 
determination.    

 
2. Update 
 
2.1. Members carried out the site visit at 16:30 on 26th July 2024 – Appendix J. 
 
2.2. Officers sought an independent review of the application with a report received 

from MEC Consulting Group in September 2024 (Appendix B). The report raised 
a number of concerns: 

 

• No access design drawing had been prepared showing available junction 
visibility 

 

• No ATC had been undertaken to determine 85th percentile passing 
speeds and traffic flow 

 

• No consideration was given to on-street parking adjacent to access 
 

• There was no detailed Topographical Survey of the existing car park to 
fully assess whether the access corridor of 4.5m is achievable in between 
the two rows of parked vehicles within the pub car park 

 

• The trip rates are lower than expected, albeit the development would not 
give rise to highway congestion/capacity concerns. 

 
2.3. The report concluded with a recommendation that the application should not be 

approved, but that the applicant should supply additional information to overcome 
the concerns.  
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2.4. The report was forwarded to the applicant who responded on 28th October 2024, 
submitting a revised Site Plan (Appendix C) and a Highways and Transport 
Technical Note (Appendix D). Following this, MEC reviewed the additional 
information and provided an updated report (Appendix E).  

 
2.5. MEC’s outstanding issues were as follows: 

 

• On street parking located within visibility splay 
 

• No detailed Topographical Survey has been provided to confirm the car 
park is wide enough to accommodate two rows of parking and the access 
width of 4.5m 

 

• No vehicle tracking of the car park has been undertaken to show the car 
park will operate safely. A 6m corridor width is the usual requirement for 
appropriate reverse distances which cannot be provided on the layout as 
currently shown 

 
2.6. The applicant responded on 27th November 2024 (Appendix F and Appendix 

G).  
 
2.7. Following this, MEC reviewed the additional information and concluded that the 

concern relating to parking within visibility splays had been addressed; however, 
the subsequent two issues still prevail.  

 
3. Consultations  
 
3.1. In preparation for this report, officers re-consulted both Mancetter Parish Council 

and the Local Highway Authority (Warwickshire County Council).  
 
3.2. Warwickshire County Council still maintain its position – one of no objection, 

considering that the applicant has overcome any issues raised.  
 
3.3. Mancetter Parish Council have consistently raised objection to the application – 

their earlier comments can be found within the 2024 Board Report. The parish 
council’s latest comments are set out within Appendix H. A summary of the 
concerns is set out below:  
 

• Proposed improvements to the junction of Ridge Lane and Monks Park 
Lane will increase demand for on-street parking and parking within the car 
park.  
 

• Accessibility to the site by emergency services/delivery vehicles will be 
challenging.  

 

• The width between vehicles in the current layout is already insufficient at 
4.5 metres. 

 

• Proposals lead to a reduction in spaces within the car park.  
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• Intensified use of the bus stop adjacent to the site due to an increase in 
bus services to Ridge Lane  

 
4. Observations  

 
a) MEC Report  

 
4.1. As reported above, the two residual highway safety issues raised by MEC are as 

follows: 
 

• No detailed Topographical Survey has been provided to confirm the car 
park is wide enough to accommodate two rows of parking and the access 
width of 4.5m. 

 

• No vehicle tracking of the car park has been undertaken to show the car 
park will operate safely. A 6m corridor width is the usual requirement1 for 
appropriate reverse distances which cannot be provided on the layout as 
currently shown. 

 
4.2. The consultants are concerned with the implications the above would have for 

users of the new development.  
 

4.3. Starting firstly with planning policy, the National Planning Policy Framework 
makes clear that development should only be refused on highway safety grounds 
if there would be an ‘unacceptable’ impact on highway safety, or if the residual 
impacts (post-mitigation) would be severe (paragraph 116). Applying the 
Framework policy, unless the impact is unacceptable or severe, permission 
should not be refused on such grounds.  
 

4.4. North Warwickshire Local Plan policy LP29.6 requires safe and suitable access 
for all users.  

 
4.5. The consideration here is thus whether the interaction of the on-going operation 

of the car park with users of the new development would lead to highway impacts 
of a sufficient degree to be considered either unacceptable or severe.   

 
4.6. In respect of MEC’s comments, the submitted Tree Constraints Plan includes a 

topographical survey (Appendix I – annotated by the case officer). This details 
that with the car park is 15m wide at the entrance, increasing slightly to c15.5m 
towards the site of the proposed development. Assuming a standard car parking 
space depth of 4.8m and a minimum car park width of 15m, an aisle width of 
5.4m could be provided. Thus, it can be presumed that a minimum aisle width of 
4.5m is available within the car park; however, this does fall below the 6m figure 
previously referenced by MEC.  
 
 
 
 

 
1 As recorded within Paragraph 11.1.9 of Manual for Streets 2 (September 2010) 
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4.7. Despite the absence of vehicle tracking to indicate that car park users can safely 
access/egress the parking places, it is pertinent to note that the application does 
not seek approval for the car park. The car park exists and has been in operation 
for several years, and Warwickshire County Council confirms that no collisions 
have occurred within the car park or near the access.  

 
4.8. While this does not necessarily draw a firm conclusion as to whether the current 

arrangements are inherently safe (only crashes involving personal injury are 
recorded by the police), in the absence of evidence to the contrary, it would 
appear that although the car park's aisle width falls below the recognised 6m 
standard, the car park has and is operating in a manner that does not endanger 
highway safety, with vehicles being able to manoeuvre and egress from the site 
in forward gear.  

 
4.9. Furthermore, the Manual for Streets (2007) guidance on car parking confirms that 

although 6m is the minimum aisle width, more limited aisle space is likely to be 
acceptable where traffic volumes and speeds are low (paragraph 8.3.53). 

 
4.10. Additionally, access improvements will be secured as the car park is to be 

widened to 5m for the first 7.5m within the site. This would allow space for a 
vehicle entering the site to wait whilst motorists accessing or egressing the car 
park spaces manoeuvre. Clear vision is also provided through the car park for 
vehicles exiting the new development to see such manoeuvring taking place.   

 
4.10 Notwithstanding MEC’s remarks, the impacts are deemed neither unacceptable 

nor severe enough to justify a refusal on highway safety grounds because of the 
lack of documented collisions or safety issues, the low traffic volume produced by 
the three units, the limited harm resulting from potentially more tortuous 
manoeuvring within the car park and the access improvements proposed. 

 
b) Mancetter Parish Council  

 
4.11   Comments relating to visibility from the access onto Ridge Lane are considered to 

be addressed with neither MEC nor Warwickshire County Council raising 
objection on this matter. 

 
4.12   The latest site plan has been updated to incorporate tracking for a 7m vehicle, 

demonstrating their ability to access the development site, manoeuvre and leave 
within a forward gear.  

 
4.12   The proposals are not considered to lead to a loss of parking within the car park – 

the existing 20 spaces will be retained.   
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5. Recommendation  
 

5.1. That outline planning permission is GRANTED, subject to the conditions outlined 
in July 2024 Board Report, save for an amendment to condition’s 3 and 17 to 
reference the latest site plan, and the removal of reference to Class AA within 
condition 22 – properties built after 28th October 2018 do not benefit from PD 
rights afforded by Class AA therefore the reference is unnecessary.   
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General Development Applications 
 
(5/d) Application No: PAP/2024/0546 
 
Wood End Recreation Ground, Johnson Street, Wood End,  
 
Works to tree protected by TPO order - T1 Oak (04XS) fell to ground level and 
treat stump to inhibit regrowth, for 
 
Warwickshire County Council (Forestry) 
 
Introduction 
 
This application was referred to the February Board meeting, but determination was 
deferred as more information was requested. The previous report is attached at 
Appendix A. 
 
Background  
 
As indicated at the meeting, Consents have been granted to fell four trees along the 
rear boundary of these houses in Wood End due to them causing subsidence issues at 
private residential property. All of these Consents had conditions attached requiring 
replacement trees.  
 
In this case, the County Council Arboriculturalist was consulted on a further tree. The 
information passed to the County is attached at Appendix B. It can be seen here that 
the damage to the house relates to the house itself as a rear conservatory has already 
been removed.  
 
As previously reported the County Forester had no objection upon receipt of this 
information and following a site inspection. 
 
It is now proposed that three replacement trees would be planted – see Appendix C. 
The Assistant Director (Leisure and Community Development) has confirmed that their 
location is appropriate. 
 
Recommendation 
 
As set out in Appendix A but with reference to the replacement of three trees in the 
location shown on Appendix C. 
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General Development Applications 
 
(5/e) Application No: PAP/2024/0513 and 2024/0514 
 
Trent House, 102 Long Street, Atherstone, CV9 1AN 
 
Planning and Listed Building applications for the demolition of existing 
outbuildings for the provision of six new build dwellings along with change of 
use of existing listed commercial premises for the provision of fourteen flats for  
 
Capstone Alliance Ltd  
 
1. Introduction 

 

1.1 This application was referred to the Board’s February meeting, but a 

determination was deferred in order to enable Members to review the design and 

appearance of the six new dwellings. 

 

1.2 For convenience the report for that meeting is attached, but without its 

Appendices at Appendix A 

 

2. Amended Plans 

 

2.1 The submitted plans which were the subject of the deferral are at Appendix B. 

 

2.2 Amended plans have now been submitted and are at Appendix C. The changes 

include: 

 

• 2 false window details to North Street (North- East) Elevation 

• White finishes to windows 

• Stain Finish to Timber Porch Structure 

• Double Row snap headers to South- East Elevation and North- East Elevation 
 

2.3 In addition, Members will have noted the reference to the outstanding 

consultation response from the Lead Local Flood Authority. That had not been 

received at the time of preparing this report and a verbal update will be provided 

at the meeting. 

 

3. Observations 

 

3.1 There has been no material change to the Development Plan since the last 

meeting and neither to any other material planning considerations. 

 

3.2 It is considered that the amended plans show a design that is appropriate to this 

location being within the Conservation Area and in respect of surrounding 

development. 
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Recommendation 
 
That Planning and Listed Building Consent be GRANTED subject to the conditions 
set out in Appendix A, but substituting plan numbers at Condition 2 in both Notices 
so as to refer to the plans at Appendix C and to add any conditions requested by the 
Lead Local Flood Authority. 
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Agenda Item No 6 
 

Planning and Development Board 
 
3 March 2025 
 

Report of the 
Head of Development Control 

Tree Preservation Order - Land at 
the junction of Birmingham Road 
and Orton Close, Water Orton 

 
 

1 Summary 
 
1.1 A Tree Preservation Order has been placed on five individual trees and one group 

of trees located at the junction of Birmingham Road and Orton Close, Water 
Orton. It came into force on 7 November 2024 and lasts six months (until 7 May 
2025). This report seeks to make the Order permanent. 

 
 
 
 
 
 
 
 
 
 
 
 

2 Background 
 
2.1 The report presented to the November Board authorised the making of the Tree 

Preservation Order.  This report is reproduced at Appendix 1.  As members may 
be aware, once an Order is made the Council must make it available to the public 
and therefore the information contained in the earlier report is already available. 

 
3 Representations 
 
3.1 Representations from owners and neighbours were invited in writing with an expiry 

date of 17 December 2024. 
 

3.2 One representation has been received from parties having interests in the land on 
which the trees are situated, being the management agents for the properties on 
Ludgate Close.  The representation makes the following points: 

 

• T4 - The location on the plan is not accurate. We believe this tree to be outside 
our land and in the ownership of another party.   

 

• T5 - This is an aged birch tree close to the buildings and requires some 
attention.  We are advised that this tree has a life of only 10 - 20 years before 
the root/upper structure may fail. Please inspect and review, we do not think 
including this tree in your TPO proposal is appropriate. 

Recommendation to the Board 
 

That the Board confirms the Tree Preservation Order for the protection 
of five individual trees and one group of trees located at the junction of 
Birmingham Road and Orton Close, Water Orton and amends the order 
to substitute the TPO plan with the corrected version shown in 
Appendix 2. 
 

 . . . 
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4 Consultation 
 
4.1 Tree Officer, Warwickshire County Council –  
 

We advise that T5 on the TPO planning document remains protected by a TPO. If 
there are justifiable reasons to remove said tree in the future, this will be 
considered in the application which forms part of the legal process for work to 
trees protected by a TPO. To confirm, this is T5 on the official planning 
documentation, and T3 in the Westside Forestry report, currently found to be in 
good condition with no works required. 
 
In respect of T4 a map is supplied showing the updated position of the pine tree 
(originally plotted in the incorrect location, given that it has a significant lean). 

 
5 Observations 
 
5.1 The decision to make an Order is whether it is in the interests of the amenity of the 

area to do so. Here the trees are prominent in the public domain and highly visible. 
The presence of the trees enhances the visual amenity of the area.  

 
5.2 The first representation, concerning the position of the Pine Tree is correct.  

Because of a lean in the tree, the original plotting was incorrect.  It is proposed to 
slightly amend the order by the substitution of the TPO plan to correct this error.  A 
copy of the corrected version is attached as Appendix 2. 

 
5.3 The representation made in respect of a possible future condition of the tree, and 

possible future desire to fell the tree, is not a compelling reason not to afford 
protection to the tree now.  It’s condition at this time is good, and it continues to 
make a good contribution to the amenity value of the locality.  It is not considered 
that the tree represents any threat of harm to the nearby properties.  If there are 
justifiable reasons to remove the tree in the future, this will be considered in the 
application which forms part of the legal process for work to trees protected by a 
TPO. 

 
5.4 Confirmation of the Order is thus recommended. 
 
6 Report Implications 
 
6.1 Financial and Value for Money Implications 
 
6.1.1 There are no implications in making this Order, but if confirmed, then there may be 

implications, in that compensation may be payable, if Consent is refused for works 
to a protected tree. 

 
6.2 Legal and Human Rights Implications 
 
6.2.1 The Town and Country Planning Act 1990 only allows a tree preservation order to 

be made if it is expedient to do so in the interests of amenity. If members are 
satisfied that this remains the case having considered all the facts, the Order may 
be confirmed. Once made, the owners of the land would have a legal responsibility 

. . . 
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to maintain the tree and protect it from harm. Applications will need to be made to 
the Local Planning Authority in order to carry out works to the trees other than 
limited exceptions such as works to a protected tree to prevent an immediate risk 
of harm. 

 
6.3 Environment and Sustainability Implications 
 
6.3.1 The trees to be protected exhibit value for both the present and the future public 

amenities of the area, given their appearance and prominence in the street scene. 
 
 

The Contact Officer for this report is Erica Levy (719294). 
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Agenda Item No 9 
 
Planning and Development Board 
 
4 November 2024 
 
Tree Preservation Order -  

Report of the 
Head of Development Control 

Land at the junction of 
Birmingham Road and Orton 
Close, Water Orton  

 
1 Summary  
 
1.1 There are significant trees on the road frontages, to the south side of Birmingham 

Road in Water Orton, that are important to the character of the settlement and the 
townscape. 

 
1.2 A request has been received to consider whether the trees could be afforded 

protection.  Whilst the trees are not subject to any known threat, any harm to 
them, or any loss of them, would be detrimental to the village.  The trees have 
been inspected and identified as worthy of a Tree Preservation Order (TPO).  The 
trees are visible from surrounding streets and are located at the approximate 
positions shown in the report below. The trees proposed to be protected are 
referred to as T1-5 and G1.   

  
 
 
 
 
 
 
 
 
 
 
 
2 Background and Statement of Reasons 
 
2.1 A local Borough Councillor queried the protection status of trees in the locality 

edged red below.   

Recommendation to the Board 
 
That a Tree Preservation Order be made with immediate effect, in 
respect of five individual trees and one group of trees located at the 
junction of Birmingham Road and Orton Close, Water Orton for the 
reasons given in this report, and that any representations received be 
referred to the Board for it to consider whether to make the Order 
permanent. 
 

 
NOT FOR PUBLICATION 
by virtue of paragraph 6 
of Part 1 of Schedule 12A to the 
Local Government Act 1972 

Appendix 1 
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2.2 Though the recently extended Conservation Ares lies immediately to the east, and 
an existing Tree Preservation Area lies immediately to the west, the trees on the 
land in question are not presently afforded any protected status. 

 
2.3 An assessment of whether trees in the area were worthy of protection by a Tree 

Preservation Order was requested. 
 

2.4 It was established that the tallest trees (Birch, Pine and group of Limes) to the 
west of Orton Close and three mature Lime trees to the East of Orton Close, all 
qualify for a TPO.  
Others, including small birch tree and an Ash hedgerow boundary which contained 
trees of varying condition, some of which appear to be suffering from Ash Dieback, 
offered very limited amenity value, and have not been proposed for protection. 

 
2.5 The trees that are proposed to be protected are shown in the photographs and 

map extract below: 
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2.6 The trees are considered to be good specimens in terms of their physiological and 
structural condition; there are no visible defects and have good longevity.  The 
trees are large and clearly visible across a significant public area, meaning that 
they have high amenity value and strong suitability for protection with a Tree 
Preservation Order.  These trees are visually prominent and make a very 
important contribution to the character and appearance of the village.  The 
TEMPO Assessments, which support this view, are shown in Appendix 1.  It is 
considered that an Order of the character described would be highly defensible.  

 
2.7 Given the above, a Tree Preservation Order is recommended.  The 

owners/occupiers of the property and the adjoining owners/occupiers will be 
served with copies of the TPO and will have an opportunity to make 
representations/objections.  

 

. . . 

Page 129 of 145 



9/4 
 

2.8 A further report will be presented to the Planning and Development Board for 
Members to consider whether the TPO should be confirmed and made permanent.  

 
3 Report Implications 
 
3.1 Legal and Human Rights Implications 
 
3.1.1 The owners of the land and those with an interest in it have the opportunity to 

make representations to the Council before any Order is confirmed. 
 
3.1.2 The trees to be protected exhibit amenity value for both the present and the future 

amenities of the area, given their appearance and prominence in the street scene. 
 

The Contact Officer for this report is Erica Levy (719294). 
 

Background Papers 
 

Local Government Act 1972 Section 100D, as substituted by the Local Government Act, 
2000 Section 97 

 

Background Paper 
No 

Author Nature of Background 
Paper 

Date 

1 WCC Tree Officer TEMPO Evaluation 16/09/2024 

    

 

Page 130 of 145 



9/5 
 

Appendix 1 
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Agenda Item No 7 
 
Planning and Development Board 
 
3 March 2025 
 

Report of the 
Chief Executive 

Exclusion of the Public and Press 

 
 
 
 
 
 
 
 
 
 
 

 
 

 
 Agenda Item No 8 
 
 Tree Preservation Order - Report of the Head of Development Control 
 
 Paragraph 6 – by reason of the need to consider the making of an order. 
 

Agenda Item No 9 
 
 Update to members following discussions at previous Board Meeting - 

Report of the Head of Development Control 
 
 Paragraph 7 - Information relating to any action taken or to be taken in 

connection with the prevention, investigation or prosecution of crime. 
 
 Agenda Item No 10 
 
 Confidential Extracts of the Minutes of the Planning and Development 

Board held on 3 February 2025. 
 
 Paragraph 3 - Information relating to the financial or business affairs of any 

particular person (including the authority holding that information). 
 

Paragraph 7 - Information relating to any action taken or to be taken in 
connection with the prevention, investigation or prosecution of crime. 

  
 

 

Recommendation to the Board 
 

To consider, in accordance with Section 100A(4) of the Local 
Government Act 1972, whether it is in the public interest that the 
public and press be excluded from the meeting for the following items 
of business, on the grounds that they involve the likely disclosure of 
exempt information as defined by Schedule 12A to the Act. 
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In relation to the item listed above members should only exclude the public if 
the public interest in doing so outweighs the public interest in disclosing the 
information, giving their reasons as to why that is the case. 

 
 
 The Contact Officer for this report is Julie Holland (719237). 
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