
 

 

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 
 

7 APRIL 2025 
 

The Planning and Development Board will meet on Monday, 7 April 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 March 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: PAP/2025/0091 - Land between Rush Lane, 

and Tamworth Road, Cliff, Kingsbury 
 
 Application to remove conditions 25 (8no. HGV movements 

between 2300 and 0700) and 26 (non-audible HGV warnings 
between 2300 and 0700) of Planning Application PAP/2023/0188 
dated 4/10/2024. 
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5b Application No: PAP/2023/0314 - Land North West Of Newton 
Regis Village Hall, Austrey Lane, Newton Regis 

 
 Outline application for the erection of up to 39no. dwellings (all 

matters reserved except for access. 
 
5c Application No: PAP/2024/0113 - Coachmans Cottage, Purley 

Chase Lane, Mancetter, Atherstone, CV9 2RQ 
 

The case is referred to the Board under the Council’s adopted 
Scheme of Delegation for the determination of planning and 
related applications, because the recommendation below is 
contrary to the response from a consultee – namely the County 
Council as Highway Authority. 

 
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/2025/0008 - Land East Of And 75 

Metres North Of Oaklands, Dordon 
 
 Demolition of three existing agricultural buildings, erection of two 

replacement agricultural buildings and creation of pond. 
 
5f Application No’s: PAP/2019/0451, 2022/0170 and 2023/0567 -  

Blackgreaves Farm, Blackgreaves Lane, Lea Marston, Sutton 
Coldfield, B76 0DA 
 
a) Application No: PAP/2019/0451- Extension to existing 

shooting club house,  
 

b) Application No: PAP/2022/0170 - Variation of condition 
numbers 11 and 12 of planning permission reference 
PAP/2007/0525 to allow storage within the cricket pavilion of 
sports equipment (including guns and ammunition) for use by 
Lea Marston Shooting Club and variation of condition number 
2 of planning permission reference PAP/2007/0525 to allow 
the retention of 2 no. disabled access ramps, door canopy, 
disabled viewing and firing platform (retrospective),  

 
c) Application No: PAP/2023/0567 - Construction of an earth 

bund and timber screens for noise mitigation (including 
footpath diversion of M23)  
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5g Application No: PAP/2024/0446 - 64-66, Long Street, Dordon, B78 
1SL 

 
 Proposed Change of Use: Conversion into 9 person 9 room HMO 

(House in Multiple Occupation) including 10 parking spaces. 
 
5h Application No: PAP/2023/0324 - White Hart Inn, Ridge Lane, 

Nuneaton, CV10 0RB. 
 

This application was referred to the Board’s meeting on 3 March with a 

recommendation of approval. Determination was deferred because the 

Board asked for clarification on a number of matters. This in fact was a 

second deferral. The first followed the Board’s July 2024 meeting, when 

the reason for that deferral was to seek independent highway advice and 

to undertake a site visit.  

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

6  Planning and Infrastructure Bill - Report of the Head of Development 
Control  
 
 Summary 
 
The Government has published its Planning and Infrastructure Bill and 
the report provides a summary of the main matters that will be introduced 
if the Bill is enacted.  
 
 The Contact Officer for this report is Jeff Brown (719310). 

 
7 Submission of Fillongley Neighbourhood Plan for Public 

Consultation 
 

 This report informs Members of the submission of the Fillongley 
Neighbourhood Plan and seeks approval to go out for a formal 
consultation in accordance with Regulation 16 of the Neighbourhood 
Planning (General) Regulations 2012. 

 
The Contact Officer for this report is Sue Wilson (719499). 

 
8 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. 

 
9 Confidential Extract of the Minutes of the Planning and 

Development Board held on 3 March 2025 – copy herewith to be 
approved as a correct record and signed by the Chairman. 
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Chief Executive 
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NORTH WARWICKSHIRE BOROUGH COUNCIL 
 
 

MINUTES OF THE        3 March 2025  
PLANNING AND DEVELOPMENT BOARD 
 

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

75 Disclosable Pecuniary and Non-Pecuniary Interests 
  
 Councillor Hobley declared a non-pecuniary interest in Minute No 77a (Abm 

Precision Engineering Ltd, Coleshill Road, Ansley) by reason of being a 
sponsor for her son’s football team. 

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

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

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

the Board. 
 
 Resolved: 
 

a That Application No’s: PAP/2024/0230 and PAP/2024/0291 – 
Abm Precision Engineering Ltd, Coleshill Road, Ansley -  

 
i PAP/2024/0230 - be granted subject to the conditions set 

out in the report of the Head of Development Control; 
 
ii PAP/2024/0291 - be granted subject to the conditions set 

out in the report of the Head of Development Control; 
 
[Speaker: Lee Ward] 

 

b That  in respect of Application No: CON/2025/0007- Land south 
east of East Midlands Airport, east of Diseworth and west of 
junction 23a of M1 motorway, the proposal be welcomed; 
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c That Application No: PAP/2023/0324 -  Erection of 3no. 
dwellings (outline: access only) be deferred so that officers 
could report back on the implications of Policy H1 of the 
Mancetter Neighbourhood Plan on the proposal; on the 
concerns expressed by the MEC Highway report, and on other 
potential impacts including the loss of hedgerow, refuse 
collection points, noise impacts from the nearby public house 
and the potential for there to be a gated access.  ; 

 
 [Speakers: John Tither, William Brearley and George Bailes] 
 
d That Application No: PAP/2024/0546 - Wood End Recreation 

Ground, Johnson Street, Wood End be deferred for a site visit; 
and 

 
e That in respect of Application No’s: PAP/2024/0513 and 

PAP2024/0514 - Trent House, 102 Long Street, Atherstone, CV9 
1AN Planning and Listed Building Consent be granted subject 
to the conditions set out in Appendix A of the report of the 
Head of Development Control, 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; 

 
78  Tree Preservation Order - Land at the junction of Birmingham Road 

and Orton Close, Water Orton 
 

The Head of Development Control sought to make a Tree Preservation Order 
placed on five individual trees and one group of trees located at the junction 
of Birmingham Road and Orton Close, Water Orton permanent. 
 
Resolved: 
 
That 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 be confirmed so as to substitute 
the TPO plan with the corrected version shown in Appendix 2 of the 
report of the Head of Development Control. 
 

79 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. 
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80 Tree Preservation Order 
 

The Head of Development Control reported that a Tree Preservation Order 
was being considered following an enquiry about the status of a tree via the 
Panning Duty Service. 
 
Resolved: 
 
That a Tree Preservation Order be made with immediate effect. 
 

81 Update to members following discussions at previous Board 
Meeting (03/02/25) 

 
 The Head of development Control provided an update to the members of the 

Planning and Development Board, following discussions at the previous 
board meeting on the 3 February 2025. 

 
 Resolved: 
 
 That current planning enforcement positions be reviewed. 
 
82 Exempt extract of the Minutes of the meeting of the Planning and 

Development Board held on 3 February 2025. 
 
 That the exempt extract of the Minutes of the meeting of the Planning and 

Development Board held on 3 February 2025, 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 
 
 7 April 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. 

 
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. 
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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 Tuesday 20 May, 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/2025/0091 1 Land Between Rush Lane and 
Tamworth Road, Cliff, Kingsbury 
 
Application to remove conditions 25 (HGV 
movements between 2300 and 0700) and 
26 (non-audible HGV warnings between 
2300 and 0700) of planning application 
PAP/2023/0188 dated 4/10/24  
 

General 

5/b PAP/2023/0314 22 Land north-west of Newton Regis 
Village Hall, Austrey Lane, Newton 
Regis  
 
Outline application for the erection of up to 
39 dwellings (all matters reserved except 
for access) 
 

General 

5/c PAP/2024/0113 57 Coachmans Cottage, Purley Chase 
Lane, Mancetter 
 
Proposed dwelling 
 

 

5/d PAP/2024/0546 68 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 
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5/e PAP/2025/0008  77 Land East Of And 75 Metres North Of 
Oaklands, Dordon,  
 
Demolition of three existing agricultural 
buildings, erection of two replacement 
agricultural buildings and creation of pond 
 
 

 

5/f PAP/2019/0451 
 

PAP/2022/0170 
 

PAP/2023/0567 
 

92 Blackgreaves Farm, Blackgreaves 
Lane, Lea Marston 
 

a) Application No: PAP/2019/0451- 
Extension to existing shooting club 
house,  

 
b) Application No: PAP/2022/0170 - 

Variation of condition numbers 11 
and 12 of planning permission 
reference PAP/2007/0525 to allow 
storage within the cricket pavilion of 
sports equipment (including guns 
and ammunition) for use by Lea 
Marston Shooting Club and 
variation of condition number 2 of 
planning permission reference 
PAP/2007/0525 to allow the 
retention of 2 no. disabled access 
ramps, door canopy, disabled 
viewing and firing platform 
(retrospective),  

 
c) Application No: PAP/2023/0567 - 

Construction of an earth bund and 
timber screens for noise mitigation 
(including footpath diversion of 
M23)  

 

 

5/g PAP/2024/0446 
 

120 64-66 Long Street, Dordon 
 
Proposed change of use – conversion into 
9 person room HMO (House in Multiple 
Occupation) including 10 parking spaces 

 

5/h PAP/2023/0324 129 
 

White Hart Inn, Ridge Lane, Nuneaton 
 
Erection of three dwellings (outline: for 
access only) 
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General Development Applications 
 
(5/a) Application No: PAP/2025/0091 
 
Land between Rush Lane, and Tamworth Road, Cliff, Kingsbury,  
 
Application to remove conditions 25 (8no. HGV movements between 2300 and 
0700) and 26 (non-audible HGV warnings between 2300 and 0700) of Planning 
Application PAP/2023/0188 dated 4/10/2024, for 
 
Summix RLT Developments Ltd 
 
1. Introduction 

 

1.1 Planning permission was granted for this development of up to 22,000sqm of 

flexible uses within Use Classes E (g)(ii), E(g)(iii), B2 and B8 on land north of 

Rush Lane and east of the A51, in October last year. The current application 

seeks to remove two of the conditions attached to that permission. In light of the 

Board’s previous involvement, the matter is brought to the Board. 

 

1.2 The report outlines the background to the permission and describes the 

proposed changes. It is a report for information only, as a determination report 

will be brought to the Board following a period of consultation. 

2. Background 
 
2.1 The site is around 8 hectares in area and located between the Tamworth Road 

(the A51) to the west and Rush Lane to the east. To the north is an established 
residential area in Dosthill generally referred to as “Ascot Drive”. There are 
established general industrial premises beyond the southern boundary (the 
Hunnebeck premises). There are other industrial premises on the other side of 
Rush Lane and further to the east are the Birmingham to Derby railway line and 
the Kingsbury Brickworks.   
 

2.2 The site is illustrated at Appendix A. 
 
2.3  The site has remained unused since mineral extraction and subsequent landfill 

ended in the 1990’s. The site is now overgrown.  
 

2.4  Outline planning permission was originally granted in 1997 for the industrial use 
of the land, and this was renewed several times. Details were approved in 2008 
and in 2010. The recent 2024 permission is the last consent for the site and thus 
represents the lawful use of the site. The 2010 permission included the 
construction of the access junction onto the A51 together with the embankments 
for the spur road extending eastwards. These works are in place and thus the 
2010 permission is extant.  
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3.  The 2024 Planning Permission 
 

3.1  The recent 2024 outline permission approved a “parameters plan” setting out the 
framework for the industrial development of the site using the spur road for 
access onto the A51 via the existing on-site arrangements. This Plan is at 
Appendix B.  

 
3.3  The 2024 Notice is at Appendix C.  

 
3.4  Attention is drawn to Conditions 25 and 26 which are highlighted below. These 

are the conditions the subject of the current application. 
 

a) Condition 25 

 

“No more than 8 HGV movements arising from HGV’s visiting the site shall occur in 

each hourly period between 2300 and 0700 hours” 

 

Reason: In the interests of avoiding disturbance due to noise. 

 

b) Condition 26 

 

“No audible vehicular reversing or warning alarms fitted to any vehicle shall be 

operated between 2300 hours and 0700 hours. The use of alternative non-

audible warning systems is recommended in this development” 

 

Reason: In the interests of avoiding disturbance due to noise. 

4.  The Proposal 
 

4.1  The applicant has provided a full explanation of the reasons for the proposed 
removal of these two conditions. This is copied in full at Appendix D.  

 
5.  Observations 

 
5.1  A determination report will be brought to the Board in due course and after the 

consultation period has expired. Members are advised that the Board’s remit at that 
time is only to consider the proposed removal of the two conditions. It is not to re-
visit the grant of planning permission, or any other planning condition. As such, the 
response of the Environmental Health Officer will be material to the recommendation 
that is to be made to the Board. 

 
Recommendation 

 
That the receipt of the application be noted at the present time. 
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General Development Applications 
 
(5/b) Application No: PAP/2023/0314 
 
Land North West Of Newton Regis Village Hall, Austrey Lane, Newton Regis,  
 
Outline application for the erection of up to 39no. dwellings (all matters reserved 
except for access), for 
 
Walton Homes Ltd C/O CT Planning 
 
1. Introduction 

1.1  The receipt of this application was first referred to the Board in September 2023. 
That report is attached at Appendix A. The Board resolved to 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  As described in the header, access arrangements are included in this application 

and a revised access plan has been received following consultation between the 
applicant and the Highway Authority. This is at Appendix C.  

 
1.3  In respect of other matters then there has been no change to the Development 

Plan since the last report.  
 
1.4 However there have been changes in respect of other material considerations 

affecting this proposal:  
 
a) The National Planning Policy Framework (the “NPPF”) was updated in late 
December 2024 and any references in this current report will be to that edition. 
 
b) 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. 
 
c) The Council has recently published its 2024 Annual Monitoring Report so 
replacing the version referred to in Appendix A. The five-year housing supply 
figure is 5.1 years.  

 
1.5  The appeal decision referred to in Appendix A is attached in full at Appendix D. 
 
1.6  Additionally, the report below refers to an updated Settlement Sustainability 

Assessment of December 2023.  This reviews the 2018 Assessment which was 
used to evidence the Settlement Hierarchy as set out in the 2021 Local Plan. It 
was updated following adoption of the Local Plan in 2021 so as to ensure that 
that hierarchy is still “robust” given that the NPPF was updated in 2023.  It is 
attached at Appendix E.  
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2. Consultations  
 
Warwickshire County Council as Highway Authority – No objection subject to 
conditions. 

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

 
Warwickshire Ecologist –No objection.  

 
Warwickshire Archaeologist – No objection subject to conditions.  
 
Warwickshire Fire and Rescue Services – No objection subject to conditions. 

 
3. Section 106 Matters 
 
3.1  Warwickshire County Council has requested contributions of £97k for additional 

secondary education provision; £12k for provision of a hardstanding at the bus 
stop on Austrey Lane and £1950 to support “road safety initiatives within the 
community within the development including road safety education in schools”. 

 
3.2  North Warwickshire’s Leisure and Community Development Officer has asked for 

£299,251 for both indoor and outdoor improvements and enhancements to 
existing facilities. 

 
3.3  The George Eliot NHS Trust has asked for £43,643 towards additional health 

care services to meet patient demand. 
 
4. Representations  
 
4.1  The Parish Council has objected on the following grounds: 
 

• The development is not proportionate to the size of the village as set out in the 
Local Plan’s Settlement Hierarchy. 

• It will cause substantial harm to the character and appearance of the village. 

• There are potential highway safety concerns. 

• There is no evidence submitted to show that there is a local need for extra 
housing. 

• There are questions about the drainage strategy as there is no guarantee that 
Severn Trent Water Ltd would agree to use of its combined sewer. 

• It’s not clear if there can be a bio-diversity net gain. 
 
4.2  Twenty-two letters of objection have been received which refer to the following 

matters: 
 

• The site is outside of the settlement boundary. 

• The access would be dangerous. 

• There would be loss of valuable agricultural land. 

• It’s not needed locally. 

• A recent appeal was dismissed. 
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• It will have a negative impact on the character of the village. 

• There will loss of wildlife. 

• The village has limited services. 

• There will be an impact on the School. 

• There will be loss of privacy through overlooking. 

• There are concerns about flooding. 

4.3  The Council for the Protection of Rural England has lodged an objection. 
 
5. Observations 
 
a) The Principle of the Development 
 
5.1  Development in the Borough is to be proportionately distributed and be of a scale 

that is in accordance with a settlement hierarchy identified within Local Plan 
Policy LP2. Newton Regis is defined a Category 4 settlement in that Hierarchy. In 
such settlements, development will be supported within identified settlement 
boundaries. However, development directly adjacent to these boundaries may 
also be acceptable. The policy continues by saying that all development will be 
considered on its merits having regard to other policies in the Plan provided that 
such development is proportionate in scale to the relevant settlement. As such it 
could cater for windfall housing, but in the case of Category 4 settlements, 
usually on sites of no more than 10 units at any one time depending on viability, 
services and infrastructure deliverability.  

 
5.2  Here the site is outside of the settlement boundary and thus the representations 

received saying that as this is a matter of fact, this becomes a reason for refusal 
is understandable. However, this is not what the policy actually says.  One side 
of the site – the western boundary - is directly adjacent to the settlement 
boundary. As a consequence, the proposal might be acceptable in principle 
subject to the matters raised above under Policy LP2.  

 
5.3  These matters will now be looked at – i.e. firstly the other Plan policies and 

secondly, whether the development is proportionate. 
 
b) Other Policies in the Plan  
 
5.4  There are several that are relevant to this assessment, and each will now be take 

in turn. 
 
i) Character and Appearance 
 
5.5  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 on 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 paragraph 135 (c) which says 
that developments, amongst other things, should be “sympathetic to local 
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character and history including the surrounding built environment and landscape 
setting”. 

 
5.6  In this case the site is in the “No Mans Heath to Warton – Lowlands” Landscape 

Character Area. This is described as “visually open mixed farmland located 
within a distinctive bowl landform.” It has “a well-ordered agricultural landscape 
with scattered farmsteads and nucleated hill-top villages each with prominent 
church spires” including Newton Regis. The villages “include both vernacular 
buildings and more recent development, connected by a network of minor roads 
and lanes typically bordered by wide grass verges, with some hedges”. In terms 
of landscape management strategies, the Assessment says that “any new 
development should reinforce the existing settlement pattern of rural villages”.  

 
5.7  The applicant concluded that there would be limited impact on the wider 

landscape because of the topography of the area. This is agreed, as the 
landscape impact here would be local in extent and not affect the overall 
character of the Landscape Area. However, the Assessment also refers to 
nucleated settlements and for the need to reinforce the existing settlement 
pattern of rural villages. The proposal does not achieve this objective.  

 
5.8  The proposal represents a substantial expansion of the village well beyond its 

existing defined settlement boundary. Its only connection to the village is via a 
single access such that proposed housing becomes isolated and divorced from 
the main community. This extension is not in character with the organic 
development of the distinctive existing village characteristic of a nucleated 
settlement. Members are referred to the appeal decision referred to at Section 6 
of Appendix A which related to a proposal for 9 houses running alongside the 
rear of properties in Townsend Close. The Inspector concluded that, “The 
suggested layout of the houses bears little relationship to the spatial arrangement 
and density of the houses in Townsend Close which reinforces the sense of 
separation and would result in a development that would appear as an “add-on” 
to the existing settlement rather than as an integral part of it”.  Additionally, “the 
development would not appear as a continuation of the existing houses but as an 
appendage that encroaches into the countryside”. The current proposal is for up 
to 39 dwellings - over a 400% increase - and cover a site just under 400% larger 
than that appeal site.  It is considered that the Inspector’s conclusions equally 
apply to the current very much larger scheme. The full appeal decision letter is at 
Appendix D. 

 
5.9  The proposal does not conserve or enhance the distinctive landscape setting of 

the village and does not integrate with its surroundings. It thus does not accord 
with policies LP1, LP14 and LP30 of the Local Plan. 
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ii) Heritage  
 
5.10  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 Newton Regis Conservation Area is 
some 180 metres to the west.  

 
5.11  The Council is under a Statutory Duty to pay special attention to the desirability 

of preserving or enhancing the character or appearance of its Conservation 
Areas. To do so the impact of the proposal on the significance of the Area needs 
to be assessed. The significance of the Conservation Area lies in its retention of 
a traditional rural settlement. The historic core is clustered around historic farms 
and the dominant St Mary’s Church. It has a strong architectural merit, 
characteristic of the local North Warwickshire vernacular. The linear street form 
and the relationship between the buildings and adjoining open spaces means 
that the village maintains its rural nature.  

 
5.12  The Inspector dealing with the smaller proposal referred to above, concluded that 

that proposal would cause less than substantial harm on the significance of the 
Conservation Area because of its separation by existing modern development 
which would screen the site such that there was no inter-visibility. The wider 
setting of the Area would thus not be harmed. There may well be glimpsed views 
of the church spire, but these were said to be incidental, and the proposed 
development would not cause harm to the heritage significance of the church’s 
setting. The current application site is much larger in area and in the scale of the 
development. Notwithstanding the lack of inter-visibility, it will have a greater 
impact on the wider setting of the Area because of its size, as the Area’s 
characteristic is its distinctive rural nature largely arising from the village’s 
nuclear built-form. There will remain glimpsed views of the church spire, but the 
development would not harm its prominence locally or from further afield. Taken 
together it is concluded that the current proposal would have less than 
substantial harm on the significance of the Conservation Area. Nevertheless, this 
harm has to be assessed within the overall final planning balance against the 
public benefits of the proposal.  

 
5.13  In respect of the underground heritage interest, the County Archaeologist is 

satisfied that this aspect can be covered by pre-commencement conditions. 
 
iii) Highways 
 
5.14  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 116.  
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5.15  It is of substantial weight that the Highway Authority has not objected to the 
proposal. Its initial response was to request more information from the applicant. 
This included the submission of a Road Safety Audit given the use of access by 
pedestrians using the public footpath and to access the Village Hall. Additionally, 
engineering drawings were submitted because of the additional purpose of the 
access in providing access to the Hall; the location of its junction onto Austrey 
Lane and in order to accommodate access by larger vehicles into the site. These 
access arrangements are illustrated at Appendix C.  

 
5.16  Given the policy background outlined in paragraph 5.14 and the consultation 

response from the County Council based on its technical engineering 
assessment, it is considered that the proposals do accord with the relevant 
Development Plan highway policies.  

 
iv) Flooding and Drainage 
 
5.17  Local Plan policy LP33 requires water runoff from new development to be no 

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 local flood authority. 

 
5.18  The applicant’s drainage strategy is set out in para 3.5 of Appendix A. In short it 

is based on underground attenuation and pumping to the combined STW sewer 
running along the site’s boundary with the recreation ground to the south. The 
Lead Local Flood Authority reviewed this approach and asked for clarification. As 
a result of receipt of this, it no longer has an objection subject to standard 
conditions. As such it is considered that the proposals do accord with the 
relevant Development Plan flooding and drainage policies. 

 
v) Bio-Diversity  
 
5.19  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 2024. As this proposal was submitted 
prior to their introduction, there is no mandatory 10% nett gain required. The 
proposal nevertheless still has to show a net bio-diversity gain, in order to accord 
with Policy LP16.  

 
5.20  The applicant’s bio-diversity appraisal is set out a paragraph 3.6 of Appendix A. It 

concludes that without mitigation, there would overall be a 45% net loss of bio-
diversity. As a consequence, on-site mitigation includes a central community 
orchard, new tree planting along the eastern and northern boundaries and a new 
dry ditch along the entrance drive.  These are said to result in a 10% gain, a 
hedgerow gain of 40% and a watercourse gain of 12%. The County Ecologist is 
satisfied with these measures provided that a maintenance plan is conditioned. In 
these circumstances, the proposal would accord with Local Plan policy LP16. 
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vi) Residential Amenity 
 
5.21  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”.  

 
5.22  Whilst this proposal is in outline, there is an indicative layout submitted. This 

shows that there would be likely to be new houses at the rear of established 
residential development in Townsend Close.  This is similar to the proposal that 
was refused at appeal – albeit with fewer houses. At that time, it was not 
considered that this would give rise to an unacceptable level of over-looking 
because of the separation distances and intervening hedgerows. It was neither 
an issue in the appeal that followed the refusal, with the Inspector not including it 
within his reasons for dismissing the appeal. If planning permission is granted for 
this current outline application, then this particular matter would be dealt with at 
the detailed stage, when the reserved matters application is submitted and 
considered. At this stage therefore the proposal would accord with the Local Plan 
policy in principle. 

 
vii) Affordable Housing  
 
5.22  Local Plan Policy LP9 requires 40% provision of on-site affordable housing. In 

this case, that is being proposed and the implementation of this would need to be 
conditioned through a Section 106 Agreement.  

 
c) Proportionately 
 
5.23  The other aspect of policy LP2, other than assessing the proposal against all of 

the relevant policies in the Local Plan as undertaken above, is to come to a view 
on whether it can be treated as being “proportionate in scale to the relevant 
settlement” and thus be deemed to be “windfall” housing. Clearly, the proposal is 
much larger than the scale referred to in LP2, but because of the wording of the 
policy, a larger site should not be rejected.  

 
5.24  The main issue here is one of scale. Policy LP2 deliberately refers to 

development being distributed in proportion to a settlement’s status in the defined 
settlement hierarchy. This hierarchy was established, with evidence supplied in 
the Settlement Sustainability Assessment of 2018. That resulted in Newton Regis 
being designated as a Category 4 settlement. As recorded above, this 
Assessment has now been reviewed and the conclusion is that the status of 
Newton Regis should not be changed. Since the adoption of the Local Plan, new 
residential development has been permitted on a site allocated in that Plan - the 
site known as H14. The allocation was for 21 units and has almost been “built-
out”. Other residential conversions and new development have been permitted 
within the village, amounting to 8 units since the adoption of the Plan in 2021.  It 
is this figure that is the current “windfall” figure for the village – i.e. the additional 
housing over the H14 allocation.  If the proposed 39 units are added, it can be 
seen that this would be a substantial increase over the guide figure of 10 in the 
policy - indeed, even greater than the site deliberately allocated in the Plan. 
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5.25  It is thus considered that the proposal is not proportionate to the status of the 
village within the settlement hierarchy in quantitative terms. Added weight is 
given to this through qualitative concerns. The first is that the village has no local 
shop or related services and as such daily living requirements are not provided.  
Additionally, a contribution is sought by the County Council as Education 
Authority, as it considers that the proposal has an adverse impact that needs to 
be mitigated as the local Secondary school does not have the capacity to 
accommodate the growth. Access to all local services and facilities is thus 
dependant on private transport. The second is that whilst the proposal does 
include a policy compliant 40% affordable housing provision, such housing 
should ideally be located in settlements which do have ready and easy access to 
local services, facilities and employment. Again, this is not the case here as such 
access is dependent on private transport.  

 
5.26  In all of these circumstances, it is concluded that the proposal is not 

proportionate to the status of the village in the adopted settlement hierarchy and 
thus constitutes unsustainable development.  

 
d)  Conclusion on Policy LP2 
 
5.27  Having reviewed the most relevant policies in the Local Plan in the determination 

of this application, it is concluded that the proposal would not accord with Policies 
LP1, LP14, and LP30 whilst causing less than substantial harm under policy 
LP15.  

 
5.26  In view of this, it is considered that the proposal would not accord with Local 

Plan policy LP2, because, although the site is directly adjacent to the settlement 
boundary, on its merits it does not accord with other policies in the Plan as 
identified above.  

 
6.  The Applicant’s Case 
 
6.1  The applicant has put forward a number of matters which he argues support the 

proposal. The first of these is that it “provides the opportunity to develop a high-
quality residential scheme with a coherent landscape structure which conserves 
and enhances the natural assets providing character and a sense of place which 
is coherent within the immediate area”. The second is that the proposal would 
provide a wide range of houses and that a significant benefit is the on-site 
provision of policy compliant affordable housing. The third is that there would be 
a material bio-diversity net gain over and above that required under the new 
Regulations. Finally, it is argued that the proposal has responded to the appeal 
decision in that the layout is now of a character which appears as a continuation 
of the existing settlement pattern by replicating the established built development 
at Townsend Close – a cul-de-sac with a central area of open space.  

 
 
 
 
 
 
 

41 of 195 



5b/30 
 

7.  The Planning Balance 
 
7.1  The applicant’s considerations do carry weight, but they are considered to be of 

limited weight. This is because they do not address the fundamental spatial 
planning policy concern – the non-compliance with Local Plan Policy LP2 being a 
dis-proportionate development to the standing of Newton Regis in the settlement 
hierarchy. In other words, an unsustainable development. This is not just a 
matter to do with numbers or size. There are very real harms caused on the 
character and appearance of the area and the village and that the proposal does 
not enhance or contribute to the settlement’s sense of place or community.  

 
7.2  It is acknowledged that the current housing land supply figure for the Borough is 

5.1 years – as at 31/3/24 - and that the current NPPF supports the delivery of 
new housing, but that should not be at the expense of a fundamental breach of 
adopted spatial planning policy. 

 
7.3  The less than substantial heritage harm caused would thus not be outweighed by 

the public benefit of additional housing to meet the Borough’s overall needs.   
 
7.4  As a consequence the recommendation below is one of refusal.  
 
7.5  Notwithstanding this, should the Board resolve to grant planning permission, it 

will need to assess the inclusion of matters to be covered by a Section 106 
Agreement. This is outlined below.  

 
8. Infrastructure 
 
a) Introduction 
 
8.1  Members will be familiar with requests from a number of Agencies and Bodies 

towards infrastructure delivery. These are of interest also to the applicant as they 
can, in total, have an impact of the overall viability of the proposal. This is why 
each of these requests has to be justified as meeting the statutory tests for such 
contributions. The report will now review each of the individual requests to 
establish statutory compliance.  

 
8.2  The statutory tests are that any obligation must be necessary to make the 

development acceptable in planning terms; they must be directly related to the 
development and finally they must be fairly and reasonably related in scale and 
kind. From these and from experience with other cases, Members will know that 
contributions and requests that might be suggested to rectify existing issues or 
matters that are outside of the control of the applicant, would not pass these 
tests. 

 
b) Education 
 
8.3  Warwickshire County Council as Education Authority is requesting a sum of £97k 

based on the number of dwellings proposed. This contribution would go towards 
expansion of existing secondary accommodation at Polesworth.  
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8.4  The contribution is considered to meet all of the statutory tests identified above. It 
is necessary to make the development acceptable in planning terms, because 
education provision was identified in the Infrastructure Delivery Plan 2020 (IDP) 
which accompanied the Local Plan. This identified projects that are necessary 
with particular residential allocations in the Local Plan to ensure sustainable 
development. Here that Delivery Plan refers to additional places being needed 
throughout the Borough. Additionally, the contribution would satisfy Local Plan 
Policies LP1 on sustainable development and LP21 on the provision of services 
and facilities. It would also comply with the NPPF at para 98 in general and para 
100 in particular. It is also considered that the contribution is directly related to 
the development in that it has been calculated with reference to the up-to-date 
local evidence and the nature of the proposal. It also satisfies the final and third 
test as it has been calculated on the up-to-date Government Guidance on 
calculating pupil numbers in each Local Education Authority area.  As such the 
contribution is supported in principle. 

 
c) Recreation and Leisure  
 
8.5  A request in total of £299,251 has been made for recreation and leisure 

provision. This is made up of £27,871 towards indoor provision; £145,674 for 
play and youth provision and for outdoor sports provision. The figure for indoor 
provision would go towards the proposed provision at Polesworth, with the 
balance coming to the Borough Council with its purpose being focussed on 
outdoor provision at Polesworth and locally enhanced play and youth provision in 
and around Newton Regis.  

 
8.6  The overall contribution is considered to satisfy the relevant tests. There is 

reference in the IDP to the need for the provision of play areas throughout the 
Borough, for the replacement/refurbishment of leisure facilities and in the 
Council’s Playing Pitch Strategy of 2023 for additional outdoor sports facilities. It 
would also accord with Local Plan policies LP1, LP21 and LP29 (4). Of note 
amongst these, is LP29 (4), which seeks to promote healthier lifestyles for 
activity outside of homes and places of work. This is reflected in the NPPF at 
paragraphs 96 (c) and 97. It is also soundly based on the evidence available in 
the Council’s adopted documents and strategies and it has been calculated in 
line with the appropriate up-to-date 2023 “Planning Obligations for Sport, 
Recreation and Open Space”. It thus satisfies the third test concerning being 
fairly and reasonably related in scale and kind. Members will also be aware that 
the Council is committed to the commencement of feasibility studies for new 
leisure provision at Polesworth.  Additionally, it is anticipated that the Parish 
Council and the applicant will welcome the play/youth contribution, so as to 
enhance the existing recreation ground just to the south of the application site.   

 
8.7  For all of these reasons it is considered that the request does satisfy the statutory 

tests. 
 
d) Other Contributions 
 
8.8  The County Council has asked for £12k towards a bus stop enhancement and 

this is also considered to be compliant in order to promote ready access to public 
transport facilities set out in the NPPF and the Local Plan. 
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8.9  The County Council as Highway Authority has requested a contribution towards 

sustainable travel packs to be given to new occupiers. It is suggested that this 
can be dealt with by a planning condition. 

 
8.10  Members should be aware that at the time of the initial consultation period, the 

George Eliot NHS Trust requested a financial contribution of £49,238 to assist 
the provision of its services. Since that time, there is now case-law which has 
established that contributions sought to close a funding gap that an Infrastructure 
provider may be experiencing, do not satisfy the Section 106 “tests” referred to in 
paragraph 8. 2 above. Hence it should not be included in the Heads of Terms in 
this case.  

 
8.11  As a consequence, any 106 Agreement to be concluded in the event of support 

for the planning application here, should include the education contribution, the 
recreation and leisure contributions, the footpath contribution and matters to do 
with affordable housing.  

 
Recommendation 
 
That planning permission be REFUSED for the following reason: 
 
“Because of the size of this proposal, it is not considered to be sustainable 
development, as it is not in proportion to the status of Newton Regis within the 
settlement hierarchy for the Borough as defined by Policy LP2 of the North 
Warwickshire Local Plan 2021. Moreover, the proposal does not conserve or enhance 
the distinctive landscape setting of the village and neither does it integrate with its 
surroundings. It thus also does not accord with policies LP1, LP14 and LP30 of that 
Local Plan and Section 12 of the National Planning Policy Framework 2024.” 
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General Development Applications 
 
(5/c) Application No: PAP/2024/0113 
 
Coachmans Cottage, Purley Chase Lane, Mancetter, Atherstone, CV9 2RQ 
 
Proposed dwelling, for 
 
Mr Alan Gilligan  
 
Introduction  
 
The case is referred to the Board under the Council’s adopted Scheme of Delegation for 
the determination of planning and related applications, because the recommendation 
below is contrary to the response from a consultee – namely the County Council as 
Highway Authority 
 
The Site 
 
The site is located on the northern side of Purley Chase Lane, on land adjacent to the 
property known as Coachman’s Cottage, west of the Purley Chase Centre and 
approximately 1.5km south-west of Mancetter. 
 
It is located outside of a defined settlement boundary. To the north of the site is an area 
of ancient woodland identified as Upper Coal Spinney. The site falls within the 
Landscape Character Area 4 – “Baddesley to Hartshill Uplands”. 
 
The site is accessed from Purley Chase Lane via a private driveway which was 
constructed as part of a planning permission established for the erection of a new 
dwelling during the late 1960s. The approved access drive curves through the site 
leading to an established area of hardstanding (which was previously approved as car 
parking and turning areas). A concrete floor-slab, engineered retaining walls and 
partially constructed external walls of the previously approved dwelling remain intact 
and are all visible on site. 
 
Surrounding the access to the west of the site there are a number of trees which have 
preservation orders on them. Public footpath route AE108/1 is located beyond the 
eastern site boundary providing access from Purley Chase Lane and through the 
ancient woodland at Upper Coal Spinney. 
 
The site is illustrated at Appendix A.  
 
The Proposal 
 
The proposal is a full planning application for the erection of one new dwelling on the 
site of a previously approved dwellinghouse (Appendix B). The new dwelling is a self-
build project for the applicant and his son. The new property is located over the footprint 
of the partially constructed property. The existing access point, driveway, car parking 
and turning areas are each to be re-purposed to serve the new replacement dwelling. 
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The new dwelling is a split-level construction (Appendix C), set within the tiered levels of 
the site with a hipped roof design such that the main entrance and garaging are set at 
lower ground floor level. Because of the natural topography and split-level design, the 
lower ground floor level is only viewed from the front (north) and west side elevations. 
When viewed from the rear (i.e. Purley Chase Lane side) the property will appear as 
two storeys. The property is orientated to face northwards with full height glazing 
incorporated into feature gables to maximise views over the neighbouring ancient 
woodland and to capture reflections of the sky and landscape. 
 
The dwelling has been designed to reflect the design elements of the Purley Chase 
Centre adjacent to the site, incorporating brickwork, chimneys, oak framed window 
features, and clay effect roof tiles and gable features. The access to the site is proposed 
in the same location as that as previously approved. The access road sweeps round the 
western side of the application site and provide access to the rear and garaging 
proposed at the northern end of the site.  
 
Background 
 
As indicated above planning permissions have been granted for a dwelling here before 
– in 1966 and renewed in 1970. 
 
Development Plan 
 
The North Warwickshire Local Plan 2021 - LP1(Sustainable Development):  LP2 
(Settlement Hierarchy), LP13(Rural Employment), LP14(Landscape), LP16 (Natural 
Environment), LP29 (Development Considerations), LP30 (Built Form) and LP34 
(Parking) 
 
Mancetter Neighbourhood Plan - DP1(Sustainable Development Principles); 
SB2(Residential Development outside of Settlement Boundaries), H1 (Smaller Infill 
Sites), BE2 (Protecting and enhancing local character) and NE & L 1 (Protecting the 
Countryside and Landscape) 
 

Other Relevant Material Considerations 

 

National Planning Policy Framework 2024 (NPPF). 
 
Supplementary Planning Guidance: Air Quality Supplementary Planning Document 
2019. 
  
Householder Design Guide 2003 
 

Consultations 

 
Warwickshire County Council as Highway Authority – It objects as it considers that there 
are insufficient visibility splays, and a road safety audit is needed. 
 
Warwickshire County Council Forestry - No objection 
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Warwickshire County Council (Public Rights of Way) - No objection 
 

Representations 

 

Mancetter Parish Council comments: 
 

1) The Council is keen to protect the rural landscape 
2) An existing vehicle access is in place. 
3) Replacement planting of mature trees is required. 

 
One comment has been received indicating that the existing footpath should remain 
open during construction. 
 

Observations 

 
a) Principle of development  

 
This application will 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.  

 
The application site falls outside of the existing development boundary for Ridge Lane 
or Mancetter. However, a material consideration of substantial weight is the extant 
planning permission for the dwelling which was granted in 1966 (Appendix B). It is 
evident that a material start has been made on the implementation of this permission 
and therefore from a planning perspective, the permission is extant. The proposal is 
thus for a replacement of a permitted dwelling. As such, there is no objection to the 
proposal for a dwelling on the site. 
 

b) Design  
 
The NPPF identifies that good design is a vital component of sustainable development, 
adding that proposals which are poorly designed and fail to reflect local design policies 
and government guidance should be refused (para139). At the local level, several local 
plan policies demonstrate the Council’s aim of securing high quality developments 
within the borough. 
 
North Warwickshire Local Plan 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 requires all 
elements of a proposal to harmonise with the immediate and wider setting with new 
development expected to reflect characteristic local architecture materials, whilst 
ensuring that buildings and spaces connect to the surrounding environment.  
 
A significant consideration in terms of the new dwelling is that the proposal recognises 
its position within open countryside and also reflects a similar size and scale as the 
original approval. This provides a “fall-back” position. The original approval was 
designed as a single storey flat roofed modern design (Appendix B), however the 
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amended proposal now has a much reduced floor plan. The design of the property is 
much more conventional as a two- storey property with a pitched roof, echoing design 
elements from the surrounding area including the provision of a large chimney, 
brickwork, oak framed windows and a traditional design. The new dwelling appropriates 
the general form, scale and detailing of the neighbouring dwellings within this area, 
much more than the extant permission which was much more modern by design. This 
approach is considered more appropriate and suitable, enabling the building to 
harmonise with the adjacent built form and integrate effectively into the street scene. 
Materials and detailing are sympathetic and add character.  The end chimney stack 
punctuates the roofline and adds visual interest. There are limited alterations to the 
boundary treatments which are already in place. Considered holistically, the proposals 
are well designed and accord to policies LP1 and LP30 of the 2021 Local Plan.  
 

c) Highway safety  
 
Local Plan policy LP29(6) requires safe, secure access to and from the site for all users. 
Paragraph 116 of the NPPF makes clear that development should only be refused on 
highways grounds where there would be an unacceptable impact on highway safety, or 
if the residual, cumulative impacts of the scheme are severe.  Following receipt of 
amended plans, the plans indicate visibility splays of 74m in both directions, however 
Warwickshire County Council has raised an objection in that a splay of 120m to the east 
of the access is required. They also indicate that a Road Safety Audit is required. The 
applicant has submitted additional information in support of the proposal indicating 
improvements to the access. These include increasing the width of the access road 
from the previously constructed access road to 3.7 metres and to widen it to 5 metres 
for the first 7.5 metres.  
 
The Board will be aware that the County Council does not have the power of direction 
and thus the issue here is what weight should be given to its concern in the planning 
balance. The relevant Development Plan policy is LP29(6) which says that development 
should provide “safe and suitable access”. The NPPF at para 116 says that 
“development should only be refused on highway grounds if there would be an 
unacceptable impact on highway safety”. However, the County Council has not provided 
any evidence in the form of accident records to suggest that the visibility does not meet 
its specifications, or that the addition of traffic generated by the proposal would be 
materially greater than that which could be expected under the extant permission. This 
point is important because the highway authority is providing limited weight to the fact 
that there is an extant planning permission for a dwelling on the site. However, it is not 
considered that there would be any additional movements associated with a new 
replacement dwelling. This would not have any material effect on network capacity and, 
subject to adherence with visibility-splay related conditions, safe access will be provided 
from the site using the already approved access.  
 
The Board is advised to take a proportional approach to this situation and given the 
content above, officers could not advice Members to support refusal of the access 
details here. Furthermore, two off-road parking spaces are to be made available for the 
dwelling, according to NWBC’s published parking standards. The development accords 
to policies LP29 and LP34 as well as paragraph 116 of the NPPF.  
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d) Amenity 

 
Policy LP29(9) states that development should avoid and address unacceptable 
impacts upon neighbouring amenities, reflecting guidance set out within paragraph 
135(f) of the NPPF. The property is not considered to suffer unacceptable amenity 
implications to neighbours due to existing boundary treatment should the proposals be 
approved.  
 

e) Trees 
 

There are a number of Protected around the western edge of the site, as part of the 
application the existing access is proposed to be increased to allow for easier access. 
The Warwickshire Tree officer has asked that an arboricultural method statement is 
submitted (condition 3 below) to ensure that these trees are protected. This would 
include a cellular confinement system (geo-web design) for the driveway improvements. 
Also, as part of the application the applicant is proposing to plant a number of trees in 
place of any removed as part of the construction (condition 6). There are no objections 
in principle to this, the landscaping will provide a mitigation to the soften the 
development in countryside which already has a significant amount of landscaping to 
soften its appearance.   
 
Conclusion 
 
Overall, it is considered that the existing extant consent provides a significant material 
consideration in respect of the proposal. The design, scale and massing of the dwelling 
is more traditional to reflect the surrounding area and adjacent properties. From a 
highway perspective despite objections from Warwickshire highway the existing extant 
consent is a significant material considered, the proposed access has not altered nor 
has the scale of the development. A proportional approach is required, and officers 
consider that a highway reason for refusal could not be substantiated. Generally, the 
scheme is acceptable in all other issues. The recommendation is therefore approval 
subject to conditions.    
 

RECOMMENDATION 

 
That planning permission be GRANTED subject to the following conditions: 
 
Standard 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.  

 

73 of 195 



5c/62 
 

2. The development hereby approved shall not be carried out otherwise than in 
accordance with the plans numbered - proposed elevations and floor plans 1295-
20G received on the 7th February 2025, site layout plan 1295-10B received on 
the 7th February 2025, survey drawings 1295-01D received 24th April 2024, 
visibility splays 0-300 P2 received 24th October 2024 and curtilage plans received 
19th March 2025 
 

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

Pre-Commencement Conditions 
 

3. No development shall commence until an Arboricultural Method Statement 
including details of a cellular confinement system (geo-web) design) for the 
proposed driveway improvements and necessary remedial works plan has been 
submitted to and approved in writing by the Local Planning Authority. The 
Statement shall include detail of works required to the trees and hedgerows in 
and adjacent to the site prior to construction due to the position of the 
development and how they are to be carried out. The construction shall be 
carried out in accordance with the approved details. 
 
REASON: To ensure the protection of the existing trees and hedgerows in the 
vicinity of the development. 
 
 

Pre-Occupation Conditions 
 

4. The dwelling hereby approved shall not be occupied until the access has been 
laid out and constructed in accordance 1295-10B received on the 7th February 
2025.  
 
REASON 
 
In the interests of Highway Safety and for avoidance of doubt.  
 

5. The development shall not be occupied until visibility splays have been provided 
to the vehicular access to the site passing through the limits of the site fronting 
the public highway with an ‘x’ distance of 2.4 metres and ‘y’ distances of 74 
metres to the near edge of the public highway carriageway. No structure, tree or 
shrub shall be erected, planted or retained within the splays exceeding, or likely 
to exceed at maturity, a height of 0.9 metres above the level of the public 
highway carriageway. 
 
REASON 
 
In the interests of Highway Safety  
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6. Prior to the occupation of the dwelling, a scheme of hard and soft landscaping 
shall be submitted to and approved in writing by the Local Planning Authority. All 
hard landscaping shall be carried out in accordance with the approved details 
prior to occupation of the dwelling, whilst all planting, seeding or turfing 
comprised in the approved scheme shall be carried out in the first planting and 
seeding seasons following the first occupation of the dwelling or the completion 
of the development, whichever is the sooner; and any plants which within a 
period of five years (ten years in the case of trees) from the completion of the 
development die, are removed or become seriously damaged or diseased shall 
be replaced in the next planting season with others of similar size and species 
and thereafter retained for at least the same period, unless the Local Planning 
Authority gives written consent to any variation. 
 
REASON 
 
In the interests of the visual amenities of the area.  
 

7. Prior to 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. 
 
REASON 
 
To enable effective storage and disposal of household waste and in the interests 
of the amenity of the area 
 

8. Prior to first occupation of the dwelling hereby approved, details of an electric 
vehicle charging bays, each with an electric vehicle charging point, to be 
provided in accordance with the Council’s standard (Parking Standards SPD) 
shall be submitted and approved in writing by the local planning authority.  
 
REASON 
 
In the interests of facilitating sustainable travel and reducing air pollution. 

 
Other Conditions  
 

9. Prior to their incorporation into the building(s) hereby approved, details and/or 
samples of the facing materials to be used (such as but not limited to facing 
bricks, roof tiles, windows including recess, doors, eave and verge detailing, 
chimney detailing), as well as the hard surfacing materials, shall be submitted to 
and approved in writing by the Local Planning Authority. The development shall 
thereafter be constructed using the approved materials and details.  
 
REASON 
 
In the interests of the visual amenity of the area and the building concerned.  
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10. Notwithstanding the provisions of the Town and Country Planning (General 
Permitted Development) (England) Order 2015, or any statutory instrument 
amending, revoking and/or replacing that Order, no further boundary treatments 
shall be erected without the permission of the Local Planning Authority pursuant 
to an application made in that regard. 
 
REASON 
 
In the interests of highway safety and the visual amenities of the area.  
 

 
11. Notwithstanding the provisions of Classes A, B and E of Schedule 2 Part 1 of the 

Town and Country Planning (General Permitted Development) Order 2015 (or 
any order revoking or re-enacting that Order), no extensions or roof alterations or 
outbuildings shall be erected, except as authorised under the submitted 
application, without the prior grant of planning permission on an application made 
in that regard to the Local Planning Authority.  

 
REASON:  
In order to maintain and protect the countryside in accordance with policy LP14, 
LP29 and LP30 of the adopted North Warwickshire Local Plan.  
 

12. Any gas boilers installed must meet a dry NOx emission concentration rate of 
<40mg/kWh.  

 
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.  
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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) 
 
1. Introduction 
 
1.1 This application was referred to the Board’s March meeting at which time a deferral 
was agreed in order that Members could visit the site. A previous report was tabled at 
the February meeting and that too resulted in a deferral for further information.  
 
1.2 The March report is attached at Appendix A and this includes the further information 
as requested as well as the original February report. 
 
1.3 The site visit has now taken place, and a note is attached at Appendix B 
 
2. Additional Information 
 
2.1 Following the March meeting further information has been submitted. This updates 
readings undertaken at the affected property – 49 Pinewood Avenue – right up to mid-
Feb 2025. These show continued cracking above windows in the rear elevation. The 
Forestry Officer has seen this updated information and maintains his position.  
 
Recommendation 
 
That Consent be GRANTED and three replacement trees are planted as set out in the 
plan at Appendix A. 
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General Development Applications 
 
(5/e) Application No: PAP/2025/0008 
 
Land East Of And 75 Metres North Of Oaklands, Dordon,  
 
Demolition of three existing agricultural buildings, erection of two replacement 
agricultural buildings and creation of pond, for 
 
Mr Mark Fletcher - C/O Agent 
 

1. Introduction 
 

1.1. The case is referred to the Planning and Development Board under the 
Council’s adopted Scheme of Delegation because the officer’s 
recommendation for approval is contrary to the response from Warwickshire 
County Council as Highway Authority.  

 
2. The Site 

 
2.1. The application site is an agricultural field located within the parish of Dordon 

which currently has three agricultural buildings on it. The site is outside of the 
Dordon settlement boundary as identified in the North Warwickshire Local 
Plan 2021. The edge of the settlement boundary is approximately 25m to the 
southwest.  To the north and east, is open countryside which is designated 
within the housing allocation H4 in the Local Plan. To the south and west are 
residential properties in an array of types and architectural styles. The site sits 
to the north of Dunns Lane (a “D” Class Road).  

 
2.2. A site location plan is at Appendix A. 

 
3. The Proposal 

 
3.1. Full planning permission is sought to demolish the three existing agricultural 

buildings on the site and to build two new agricultural buildings.  
 

3.2. The first building is located in the southwest corner and will house hay, feed, 
wash facilities along with tractors and other agricultual associated equipment. 
It will be a rectangular shaped building measuring 20.5m in length and 7m in 
depth. It will have an overall ridge height of 5.4m.  

 
3.3. The second building is located along the western edge and will be a cattle 

shed. It will also be a rectangular building, measuring 20.5m in length and 7m 
in depth, with an overall ridge height of 5.2m. The western elevation will be 
open sided. There will be four individual pens.  

 
3.4. As part of the plans, the applicant is proposing to create a pond in the 

northeastern section of the site, due to how the land dips in this section of the 
site. This will measure approximately 30m by 25m.  
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3.5. Finally, there will be upgrades to the existing access through the laying of 
permeable block paving for a length of approximately 10.5m and the provision 
of a 1.8m high sliding fence set back from Dunns Lane.  

 
3.6. Proposed plans are at Appendix B.  

 
4. Background 

 
4.1. There is no known history on the Local Planning Authority’s cross-system 

check. A review of Google Earth indicates the site has long been used for 
agricultural purposes.  

 
5. Development Plan 

 
The North Warwickshire Local Plan 2021- LP2 (Settlement Hierarchy); LP13 (Rural 
Employment); LP14 (Landscape); LP16 (Natural Environment); LP29 (Development 
Considerations); LP30 (Built Form); LP32 (New Agricultural, Forestry and Equestrian 
Buildings), and LP33 (Water and Flood Rik Management).  
 
Dordon Neighbourhood Plan- DNP1 (Sustainable Development); DNP7 (Reducing the 
Risk of Flooding) and DNP8 (Achieving High Quality Design).  
 

6. Other Relevant Material Considerations 
 
 National Planning Policy Framework December 2024 (NPPF). 
 

7. Consultations 
 
Mining Remediation Authority - no objection subject to conditions. 
 
Warwickshire County Council Ecology- no objection subject to conditions.  
 
Environmental Health Officer - no objection subject to conditions.  
 
Warwickshire County Council Highways Authority - It objects on the following grounds: 
 

• The Highway Authority requires an amended, scaled and annotated access 
design plan clearly showing that the proposed access surface is designed in 
such a way that meets the highway specifications. 

  

• The visibility splays measured to the east are unclear. It is unclear from the 
drawing where the near edge of the public highway carriageway is. Therefore, it 
is unclear where the visibility splay is measured to, particularly to the east, as it 
appears that the end of the visibility splay stops in a field. If the 43m visibility 
splay is not achievable within land under the control of the applicant or the 
Highway Authority, the Highway Authority would then require the submission of 
ATC speed survey data to confirm traffic speeds in the vicinity of the vehicular 
access.  
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8. Representations 
 
None received. 
 

9. Observations 
 

a) Principle of Development 
 

9.1. Local Plan Policy LP2 sets out the settlement hierarchy for North 
Warwickshire Borough Council. The site is situated outside of the defined 
Dordon Settlement Boundary. The site does not adjoin the settlement 
boundary on any side either therefore, it cannot be considered to be directly 
adjacent. The site is however considered to be in close proximity, being 25m 
from the boundary. Outside of a settlement boundary, development is not 
generally acceptable. However, LP2 does recognise that each development 
has to be viewed on a case-by-case basis and that there are instances where 
development would enhance the vitality of rural communities and where the 
development would be supported. In this instance, there are three existing 
agricultural buildings on the site meaning that the principle of development is 
accepted in this location. In accordance with LP2, development on the site 
would maintain the vitality of rural communities under this category.   

 
9.2. The key policy considerations are Local Plan policies LP13 and LP32. LP13 

seeks to support and encourage small scale businesses to maintain and 
develop their businesses, where this does not impact detrimentally on the 
countryside character. LP32 states that new agricultural buildings will be 
supported if it can be demonstrated that:  

 
 

1. They are reasonably necessary both in scale, construction and design 
for the efficient and viable long-term operation of that holding.  

2. There are no other existing buildings or structures that can be used 
(other than where it would be demonstrably impractical).  

3. They are located within or adjacent to a group of existing buildings. 
4. The site selected and materials used would not cause a visual 

intrusion. 
 

9.3. In regard to bullet point one, the existing combined footprint area of the three 
agricultural units is approximately 225m2. The footprint area of the proposed 
two agricultural units will be 287m2. This is an increase of 27.5%. There is no 
guide as to what a ‘reasonable’ scale would be for new agricultural buildings. 
However, in considering that the Local Plan has a 30% guide for new and 
altered buildings within the Green Belt, the fact the site is not within the Green 
Belt and the percentage increase is below this figure, the scale can be 
deemed reasonable. The plans indicate that within the agricultural store there 
will be the storage of hay, animal feeds, supplements, tractors and other farm 
related equipment along with a wash facility. The size of the building is 
considered necessary for its use in accordance with bullet point 1 of LP32. 
The cattle shed will have 4 individual bays. When considering that the shed 
will house live animals and the need to ensure that there are adequate living 
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conditions for the animals, it is also considered that the size of the building is 
considered necessary for its use in accordance with bullet point 1 of LP32. 

 
9.4. With regard to bullet point 2, the existing three buildings have been on the site 

for a number of years, and they are starting to show decline. They are not in 
the best condition for continued use. Therefore, it is accepted they are in 
need of modernisation. Given this, it is not considered that are any other 
buildings which could be used and therefore, the proposal accords with bullet 
point 2 of LP32.  

 
9.5. Moving onto bullet point 3, the buildings are to be located within a similar 

position as the existing therefore, the built form will be contained to the same 
areas. As such, bullet point 3 of LP32 is accorded with.  

 
9.6. Finally, in relation to bullet point 4, the buildings will be constructed of metal 

sheeting on the walls and roof which will be finished in green power coating. 
Dordon Neighbourhood Plan Policy DNP8 says that development should be 
of a ‘scale, density and mass that is sympathetic to the character of the 
immediate locality, including the rural setting’. Agricultural buildings are not 
out of place in a more rural setting therefore, they will not look at odds with 
the surrounding area. The use of green reflects the surrounding countryside 
well. The building will not cause a visual intrusion when considering they will 
reflect existing and therefore will be in accordance with bullet point 4 of LP32.  

 
9.7. Through a planning balance, it can be concluded that the proposals accord 

with all the bullet points of LP32 and as such, are supported. 
 

b) Highways 
 

9.8. Local Plan policy LP29 (Development Considerations) at point 6 requires 
‘safe and secure access to from the site for all users’. This is echoed by 
Paragraph 115 of the NPPF which states that in assessing sites, safe and 
suitable access should be achieved. Paragraph 116 goes on to say, that 
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. There will be the laying of permeable block paving to the site access which 

will be carried out within the curtilage of the applicant’s land (approximately 
10.5m in length) which extends to the edge of the highway. Visibility splays of 
2.4m by 43m have been drawn onto the plans. The edges or other boundary 
treatment are to be trimmed back and maintained in perpetuity so that 
visibility splays are kept clear of any obstruction and at all times. The 
boundary is seemingly defined by the adjacent hedgerow, given that the trees 
are likely to be growing out from this location. 

 
9.10. Access improvements are at Appendix C. 

 
9.11. The Highways Authority has objected to the scheme. The Board will be aware 

that the County Council does not have the power of direction and thus the 
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issue here is to assess what weight should be given to its concern in the 
planning balance. 

 
 
 

9.12. The key consideration is the fact there is an existing access which is already 
used for the lawful agricultural use of the field with its three agricultural 
buildings. The proposal seeks to better the existing access arrangements by 
situating the access gate 10.5m from the carriageway. This is betterment as it 
prevents an agricultural vehicle from having to wait in the highway whilst 
waiting for the gates to be opened. Agricultural vehicles can wait off the 
highway which is considered to be a safe and suitable arrangement. 
Furthermore, the proposal will not result in any increase in traffic movements 
given that there will not be an intensification of the use. There will be a 
reduction in the number of animals on the site. Previously, the sheds were 
used for up to 12 cattle. There used to be around 10 sheep and goats on 
rotation and, 6 alpacas for 6 months of the year. However, the intention 
moving forward is for no more than 16 of a mix of the above due the limitation 
on grazing. This would include around 8 cattle. On that basis, even if there 
were no access improvements being offered as part of the scheme, there 
would be no highway impact to mitigate against. There would be betterment 
from a reduction in vehicle movements to and from the sites, the set back of 
the gates and re-surfacing works which would reduce the amount of 
extraneous materials which could be transported onto the highway.  

 
9.13. In this instance, the existing access has been used for a number of years. 

The same access arrangements will continue given that the use of the site will 
continue, but the only change being the modernisation of the agricultural 
sheds. The agent in the submitted Planning Statement has said that 
investigations into the accident record for Dunns Lane shows that there has 
been no recorded personal injury road traffic accident at the existing site 
access or in close proximity within the last 24 years. This helps to 
demonstrate that the existing agricultural access point onto Dunns Lane is not 
resulting in highway safety issues. As the proposal relates to replacement 
agricultural buildings of a similar footprint (less than 30% increase) there 
would be no material intensification of transport movements to and from the 
site to materially affect the current context. 

 
9.14. Subject to the imposition of visibility-splay related conditions, safe access will 

be provided from the site using the already lawful access. Given this, Officers 
could not advise Members to support refusal of the access details here. The 
development accords with policies Local Plan LP29 and LP34, as well as 
paragraph 116 of the NPPF. 

 
c) Neighbouring Amenity  

 
9.15. Local Plan Policy LP29 (Development Considerations) states that 

development should ‘avoid and address unacceptable impacts upon 
neighbouring amenities through overlooking, overshadowing, noise, light, air 
quality or other pollution’. 
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9.16. The closest neighbouring properties are Oaklands located to the west (which 
is owned by the applicant), Cinderhill Cottage to the east and a row of 
properties to the south of Dunns Lane.  

 
9.17. Given the existing agricultural use on the site, it is not considered that the 

proposals would give rise to adverse impacts on neighbouring amenity. Due 
to the nature of the buildings, and the distance to the neighbouring properties, 
there will not be any overlooking nor overshadowing.  

9.18. As previously stated, there will be a reduction in the number of animals. As 
such, this is a less intense use of the site hence there will not be an adverse 
impact on neighbour amenity, above that which currently and reasonably 
exists. The orientation of the cattle shed is such that the openings will face to 
the west, so that the open side faces away from neighbouring residential 
premises. As such, the proposal is considered to accord with LP29. 

 
d) Ecology  

 
9.19. Local Plan policy LP16 seeks to minimise impacts on, and provide net gains 

for biodiversity, relative to the ecological significance of locally designed sites 
of importance for biodiversity. 

  
9.20. A Preliminary Ecological Appraisal, a Biodiversity Net Gain Assessment, a 

Statutory Biodiversity Metric and Great Crested Newt Survey has been 
submitted with the application.  

 
9.21. There is a Local Wildlife Site adjacent to the development to the north. 

Neighbourhood Plan Policy DNP1 seeks for development ‘to respect the 
identified Local Wildlife Sites and areas designated for their nature 
conservation or priority habitat’. Due to the scale and nature of the proposed 
works, and the distance of the proposed new buildings from the woodland, 
Warwickshire County Council’s Ecologist is satisfied that the proposed 
development is highly unlikely to harm the Local Wildlife Site.  

 
9.22. Within the red line boundary there are the following habitats; modified 

grassland in moderate condition, bramble scrub, buildings, sparsely 
vegetated urban land, and four native hedgerows with trees. The proposed 
development will result in the loss of a small area of modified grassland, and 
the loss of one hedgerow. However, the BNG Assessment states that the 
proposed development will result in a 31.08% net gain in habitat units and 
71.33% net gain in hedgerow units. Warwickshire County Council Ecology are 
satisfied that the proposals to create a pond, enhance existing hedgerows, 
and create new hedgerows are all feasible and appropriate measures to 
enhance the proposed development site. They have requested a Habitat 
Management and Monitoring Plan to support the application demonstrating 
how the development will achieve the statutory 10% net gain over a 30-year 
period.  

 
9.23. The Preliminary Ecological Appraisal  (PEA) identified some minor potential 

impacts of the proposed works including risk of harm to nesting birds and 
potential harm to any protected species that may commute across the site. 
The buildings within the development site boundary were assessed as being 
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unsuitable to support roosting bats, though some boundary trees had 
potential roost features. The PEA has provided mitigation measures which 
are considered to be appropriate to avoid harm to protected species. The 
PEA recommended additional ecological enhancements such as the provision 
of bat and bird boxes. The proposed location and specification of can be 
included within the Habitat Management and Monitoring Plan.  

 
9.24. Overall, the natural environment has been taken into account and in 

accordance with LP16 and BNG requirements, there will be ecological 
enhancements and gains.  

 
e) Land Stability 

 
9.25. The application site falls within the defined Development High Risk Area. The 

Mining Remediation Authority’s (previously the Coal Authority) records 
indicate that within the application site and surrounding area there are coal 
mining features and hazards, which need to be considered in relation to the 
determination of this planning application, specifically probable shallow coal 
mine workings and a thick coal seam outcrop, which may have been worked 
from the surface. Paragraph 196 of the NPPF is clear that planning decisions 
should ensure that a site is suitable for the proposed development ‘taking 
account of ground conditions and any risks arising from land instability and 
contamination. This includes risks arising from natural hazards or former 
activities such as mining’.   

 
9.26. The Mining Remediation Authority previously objected to this planning 

application in the absence of a Coal Mining Risk Assessment to satisfy these 
requirements. However, a Risk Assessment has now been provided. This 
recommends the undertaking of intrusive investigations to establish any 
necessary remedial measures. On this basis, the Mining Remediation 
Authority has no objection, subject to the imposition of conditions. In this 
case, it is satisfied that probable risks have been taken into account in 
accordance with the NPPF.  

 
f) Drainage 

 
9.27. Local Plan policy LP33 seeks for development proposals to not detrimentally 

affect the ecological status of a waterbody and where appropriate, incorporate 
measures to improve its ecological value. Development should not increase 
would increase flood risk elsewhere.  

 
9.28. Neighbourhood Plan Policy DNP7 says that ‘appropriate to the scale, nature 

and location, development proposals should restore watercourses to a more 
natural state’.  

 
9.29. The site is within Flood Zone 1. It has low probability of flooding, and it is not 

located within an area of surface water flooding.  However, due to the 
topography of the site which dips down to the northeastern corner, there is 
some localised pooling of water. As such, the applicant is proposing the 
provision of a pond to improve the drainage of the land which can, during 
winter months and periods of bad weather, become saturated and led to the 
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ground being churned up by agricultural vehicles. The rationale behind the 
pond is therefore accepted and it is located in the most logical place given the 
localised issues of the site. To improve drainage further, the agricultural 
buildings will include rainwater harvesting to collect rainwater from the roofs 
of the proposed buildings thus to hold back the runoff onto the land. In this 
case, the proposal accords with LP33. 

 
g) Construction Management Plan 

 
9.30. North Warwickshire Borough Council’s Environment Health Officer suggested 

that a condition should be added which states no development shall take 
place, including any works of demolition, until a Construction Method 
Statement has been submitted to, and approved in writing by the Local 
Planning Authority. In this instance, it is not deemed necessary for the 
inclusion of this condition. Given the scheme is to replace the existing 
buildings and there is ample space within the curtilage of the site to 
accommodate materials being dropped off and stored away from the highway, 
this condition is not necessary. The applicant is reminded of their duty under 
the Control of Pollution Act 1974 which is different legislation to planning.  

 
h) Conclusion 

 
9.31. The principle of development for two replacement agricultural buildings is 

acceptable. The design and scale are acceptable in this location and reflect 
the surrounding open countryside well. From a highways perspective, despite 
the objection from the Highways Authority, the proposal is providing 
betterment by setting back the gates so that a vehicle waiting to get into the 
site does not have to wait on the highway and by re-surfacing the access 
point to reduce the amount of extraneous materials which could be 
transported onto the highway. The amount of animals on the site is 
decreasing therefore, there would not be an intensification of the use of the 
access.  

 
9.32. A proportional approach is required, and Officers consider that a highway 

reason for refusal could not be substantiated. The scheme does not cause an 
adverse impact on neighbouring amenity and ecology and sustainable 
drainage has been considered when assessing the proposal. The 
recommendation is therefore to support the recommendation, subject to 
conditions.  
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Recommendation 
 
That planning permission be GRANTED subject to the following conditions: 
 

1. The development to which this permission relates must be begun not later than 
the expiration of three years from the date of this permission.  

 
REASON  

 
To comply with Section 91 of the Town and Country Planning Act 1990, as 
amended by Section 51 of the Planning and Compulsory Purchase Act 2004, and 
to prevent an accumulation of unimplemented planning permissions. 

 
2. The development hereby approved shall not be carried out otherwise than in 

accordance with the plans numbered: 4959/01A, dated December 2024, received 
by the Local Planning Authority on 13/02/2025, 4959/02A, dated December 
2024, received by the Local Planning Authority on 13/02/2025, 4959/03A, dated 
December 2024, received by the Local Planning Authority on 13/02/2025, 
4959/04A, dated December 2024, received by the Local Planning Authority on 
13/02/2025, OS with Marked Hardstanding, received by the Local Planning 
Authority on 23/01/2025 and 4959/05c, dated January 2025, received by the 
Local Planning Authority on 05/03/2025. 

 
REASON  

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

 
3. The development hereby permitted is to proceed in accordance with the 

mitigation and enhancement measures provided in the Preliminary Ecological 
Appraisal and Biodiversity Net Gain Assessment report (JBA Consulting, 
December 2024). 

 
REASON  

 
To ensure protected species and habitats are not harmed, having regard to the 
Wildlife and Countryside Act 1981 (as amended), The Conservation of Habitats 
and Species Regulations (Amendment) (EU Exit) Regulations 2019 and Policy 
CS.6 of the Local Plan Policy LP16 Natural Environment. To ensure a mandatory 
Biodiversity Net Gain in accordance with the Environment Act, the NPPF and to 
safeguard biodiversity in accordance with the Local Plan Policy LP16 Natural 
Environment. 
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Pre-Commencement Conditions 
 

4. A Habitat Management and Monitoring Plan (HMMP) for a minimum 30-year 
timeframe shall be submitted to, and be approved in writing by, the Local 
Planning Authority prior to the commencement of the development. The content 
of the HMMP shall include the following: 

 
a) Description and evaluation of features to be managed. 
b) Ecological trends and constraints on site that might influence management. 
c) Aims and objectives of management. 
d) Appropriate management options for achieving aims and objective. 
e) Prescriptions for management actions. 
f) Preparation of a work schedule (including annual work plan capable of rolling 
forward over a five-year period). 
g) Details of the body or organisation responsible for implantation of the plan. 
h) Ongoing monitoring and remedial measures. 
i) The completed statutory metric applied to the application site to demonstrate 
that a biodiversity net gain will be achieved. 
j) Locations and specification of any ecological enhancement features e.g. bat 
and birdboxes. 
k) Details of the legal and funding mechanism(s) by which long-term 
implementation of the plan will be secured by the developer with the 
management body(ies) responsible for its delivery. 

 
The plan shall also set out (where results from monitoring show that conservation 
aims and objectives of the HMMP are not being met) how contingencies and/or 
remedial action will be identified, agreed, and implemented so that the 
development still delivers the fully functioning biodiversity objectives of the 
originally approved scheme. The approved plan will be implemented in 
accordance with the approved details. 

 
REASON  

 
To ensure a mandatory Biodiversity Net Gain in accordance with the 
Environment Act, the NPPF and to safeguard biodiversity in accordance with the 
Local Plan Policy LP16 Natural Environment. 

 
5. No development shall commence (excluding demolition) until; 

 
a. a scheme of intrusive investigations has been carried out on site to establish 

the risks posed to the development by past coal mining activity, and; 
b. any remediation works and/or mitigation measures to address land instability 

arising from coal mining legacy, as may be necessary, have been 
implemented on site in full in order to ensure that the site is safe and stable 
for the development proposed. 

 
The intrusive site investigations and remedial works shall be carried out in 
accordance with authoritative UK guidance. 

 
REASON  
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In the interests of ground stability and land contamination. 

 
Pre-Use Conditions  
 

6. Prior to the use of the two agricultural sheds, a signed statement or declaration 
prepared by a suitably competent person confirming that the site is, or has been 
made, safe and stable for the approved development shall be submitted to the 
Local Planning Authority for approval in writing. This document shall confirm the 
methods and findings of the intrusive site investigations and the completion of 
any remedial works and/or mitigation necessary to address the risks posed by 
past coal mining activity. 

 
REASON  

 
In the interests of ground stability and land contamination. 

 
7. The two agricultural buildings hereby approved shall not be occupied until the 

access has been laid out and constructed in accordance with ‘4959/05c, dated 
January 2025, received by the Local Planning Authority on 05/03/2025’ and ‘OS 
with Marked Hardstanding, received by the Local Planning Authority on 
23/01/2025’.  

 
REASON 

 
In the interests of Highway Safety and for avoidance of doubt.  

 
8. The development shall not be occupied until visibility splays have been provided 

to the vehicular access to the site passing through the limits of the site fronting 
the public highway with an ‘x’ distance of 2.4 metres and ‘y’ distances of 43 
metres to the near edge of the public highway carriageway. No structure, tree or 
shrub shall be erected, planted or retained within the splays exceeding, or likely 
to exceed at maturity, a height of 0.6 metres above the level of the public 
highway carriageway. 

 
REASON 

 
In the interests of Highway Safety.  

 
Ongoing Condition  
 

9. No external lighting shall be erected to the building unless a detailed lighting 
scheme has been submitted and agreed between the applicant and the local 
planning authority. In discharging this condition, the Local Planning Authority 
expects lighting to be restricted around the boundary edges, along hedgerows 
and trees and to be kept to a minimum at night across the whole site in order to 
minimise impact on emerging and foraging bats and other nocturnal wildlife. This 
could be achieved in the following ways: 
 

• Lighting should be directed away from any bat roost features e.g. bat boxes 
and/or trees with bat roost features 
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• Lighting should be directed away from vegetated areas 

• Lighting should be shielded to avoid spillage onto vegetated areas 

• The brightness of lights should be as low as legally possible 

• Lighting should be timed to provide some dark periods 

• Connections to areas important for foraging should contain unlit stretches 
 

REASON  
 

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

1. Any intrusive activities which disturb or enter any coal seams, coal mine workings 
or coal mine entries (shafts and adits) requires a Mining Remediation Authority 
Permit. Such activities could include site investigation boreholes, excavations for 
foundations, piling activities, other ground works and any subsequent treatment 
of coal mine workings and coal mine entries for ground stability purposes. 
Application forms for Mining Remediation Authority permission and further 
guidance can be obtained from The Mining Remediation Authority’s website at: 
www.gov.uk/get-a-permit-to-deal-with-a-coal-mine-on-your-property What is a 
permit and how to get one? – GOV.UK (www.gov.uk) 

2. In areas where shallow coal seams are present caution should be taken when 
carrying out any on site burning or heat focused activities. To check your site for 
coal mining features on or near to the surface the Coal Authority interactive map 
viewer allows you to view selected coal mining information in your browser 
graphically. To check a particular location either enter a post code or use your 
mouse to zoom in to view the area. 

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. 

4. Any intrusive activities which disturb or enter any coal seams, coal mine workings 
or coal mine entries (shafts and adits) requires a Mining Remediation Authority 
Permit. Such activities could include site investigation boreholes, excavations for 
foundations, piling activities, other ground works and any subsequent treatment 
of coal mine workings and coal mine entries for ground stability purposes. 
Application forms for Mining Remediation Authority permission and further 
guidance can be obtained from The Mining Remediation Authority’s website at: 
www.gov.uk/get-a-permit-to-deal-with-a-coal-mine-on-your-property What is a 
permit and how to get one? – GOV.UK (www.gov.uk) 

5. In areas where shallow coal seams are present caution should be taken when 
carrying out any on site burning or heat focused activities. To check your site for 
coal mining features on or near to the surface the Coal Authority interactive map 
viewer allows you to view selected coal mining information in your browser 
graphically. To check a particular location either enter a post code or use your 
mouse to zoom in to view the surrounding area. 
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General Development Applications 
 
(5/f) Application No’s: PAP/2019/0451, 2022/0170 and 2023/0567  
 
Blackgreaves Farm, Blackgreaves Lane, Lea Marston, Sutton Coldfield, B76 0DA 
 
 

a) Application No: PAP/2019/0451- Extension to existing shooting club house,  
 

b) Application No: PAP/2022/0170 - Variation of condition numbers 11 and 12 
of planning permission reference PAP/2007/0525 to allow storage within the 
cricket pavilion of sports equipment (including guns and ammunition) for 
use by Lea Marston Shooting Club and variation of condition number 2 of 
planning permission reference PAP/2007/0525 to allow the retention of 2 
no. disabled access ramps, door canopy, disabled viewing and firing 
platform (retrospective),  

 
c) Application No: PAP/2023/0567 - Construction of an earth bund and timber 

screens for noise mitigation (including footpath diversion of M23)  
 
All for Slowley Hall Properties Mr G Breeden 
 
1. Introduction 
 
1.1  All of these applications have already been referred to the Board and resolutions 

made for each. They are defined below as “clubhouse”, “pavilion” and “bund” 
application to avoid confusion. The respective resolutions for each were: 

 
a) The “clubhouse” application (PAP/2019/0451) was considered at the Board 

meeting on 7th October 2024. It resolved to defer determination in order that the 
applicant provides further information is respect of his business plan relating to 
any expected increase in membership as a consequence of the proposal. A 
further planning addendum has been submitted by the applicant which is 
attached this report (Appendix A), along with the Member Briefing Note 
(Appendix B).    

 
b) The “pavilion” application (PAP/2022/0170) was considered at the Board on the 

6th November 2023 when it was resolved to approve the application subject to 
the removal of containers on the adjacent land at the shooting club. This is 
removal is similar to a requirement in the clubhouse application.   

 
c) The “bund” application (PAP/2023/0567) was considered at the Board on the 21st 

May 2024, when it was resolved that it was minded to approve the application, 
subject to the completion of a legal agreement in respect of the delivery of the 
noise bund and landscape mitigation.     

 
1.2  Since these resolutions the applicant has been working on the preparation of the 

legal Agreement which is nearing completion. It would bind on all three 
applications above. This Agreement will include the following Heads of Terms. 

 
a) It would set out a regime for the phasing of the completion of the bund. 
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b) It would allow Council Officers to access and to inspect progress of the 
implementation of the bund’s construction. 

c) It would enable applications to be made to the Environment Agency for 
Environmental Permit, and to the Borough Council for a footpath diversion to 
progress 

d) It would require the acoustic fencing next to Blackgreaves Lane to be installed 
within 6 months of the grant of planning permission for the bund  

e) It would require the earthworks to begin for the bund’s construction to start as 
a first phase next to Haunch Lane in order give an early visual screening from 
that Lane   

f) It would enable stabilisation works to be undertaken so as to remove “running 
sand” from the site of the bund 

g) It would require a minimum of 35,000m3 of inert material to be brought to the 
site for the construction of the bund within the first 12 months of the grant of 
planning permission for the bund, and a minimum 25,000m3 in each of the 
subsequent 12 month periods until completion. 

h) The clubhouse extension could not be opened and available for public use 
until both the stabilisation works under (f) are complete and the first 35,000m3  

is of inert material has been imported and used to construct the bund under 
(g) 

i) It would require all of the storage containers to be removed from the site 
together with all of the Winebegos and that they not be returned.  

 
1.3  The previous report and agendas are not attached to this report as there are 

three separate applications. Members may need to refer to these previous 
reports in the consideration of the applications. 

 
2. Observations 
 
2.1 There has been a significant amount of discussion with the applicant’s 

representatives on the applications. The main issues are highlighted as follows: 
 

a) The relationship of the “clubhouse” and the “bund” application. 
b) Timescales for the construction of the bund 
c) Traffic and highways 
d) Drainage 
e) The use of shooting lodge extension condition 
f) Section 106 agreement – single agreement 

 
a) The relationship of the “clubhouse” and the “bund” application 

 
2.2  The applicants within their initial planning addendum indicated that the 

construction of the landscaped noise bund was not required to make the 
clubhouse application acceptable. Officers have strongly disagreed with this 
assertion. The clubhouse Board report in October 2024 in the section on Green 
Belt, indicates that substantial weight should be attributed to the resolution to 
approve the application for the noise bund (paras 9.9., 9.12, 9.13, 9.46, 9.54, 
9.55) because this a material planning consideration of substantial weight in 
lessening and mitigating adverse impacts on the openness of the Green Belt 
arising from the proposal to develop a much larger clubhouse than exists at 
present. The provision of the bund would thus mitigate the visual and spatial harm 
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of the scheme. In this respect, it was considered that not only should the bund 
have commenced, but substantial progress should have been made on its 
construction, if it was to have such a required level of mitigation.  

 
2.3  Notwithstanding this, the applicants argue that the works for the noise bund and 

the shooting lodge extension need to be undertaken in parallel, for two main 
reasons: 

 
a) Digging out of the foundations for the shooting lodge extensions will contribute 
towards the materials (spoil) used for the bund construction; and 

 
b) The bund construction works must be funded and therefore the income from a 

modern, well-functioning lodge would be required to assist in covering costs for 
the construction of the bund.  

 
2.4  In response, officers would not give significant weight to (a) above. The position of 

the shooting lodge is such that construction of the bund would not be prejudiced if 
work does not start on the club-house – the clubhouse is not in the way of the 
bund. Additionally, overall, the clubhouse extensions measure around 325m2 and 
officers consider that a “best case” scenario is that around 1000m3 of material 
would be excavated from the footings. The material arising from the clubhouse’s 
construction would be immaterial when the overall volume of material needed for 
the bund is taken into account. There is neither no significant urgency to provide 
this material from the excavation in terms of timings, nor in the type of material so 
excavated. It is however agreed to be of benefit if some of the bund material from 
the site can be used, rather than having to import significant amounts of material.  

 
2.5  In respect of (b) officers consider that there is insufficient evidence provided to 

indicate the costings involved within the construction of either the bund or the 
clubhouse, to clearly demonstrate that this statement is correct. Overall, officers 
consider that insufficient information has been submitted that adequately 
demonstrates that the clubhouse and bund should be built at the same time from 
a construction and financial point of view. Indeed, it is considered the applicants 
have indirectly agreed that within the draft legal agreement as set out above, that 
the clubhouse would not be open until at least 35,000m3 of material is brought 
onto site for the bunds’ construction. The applicants have also indicated that a 
bund height of at least 6 metres in height will mitigate the openness argument and 
lead to significant in mitigation. This is illustrated in the plan attached at Appendix 
C. The provision of 35,000m3 of material in the first year will however not provide 
a bund height to mitigate the visual harm. At present therefore officers would 
again give little weight to this factor as there is no agreement at present as to 
when the trigger point for the clubhouse being open to members of the public 
would be, or the point at which the bund provides sufficient mitigation in terms of 
its impact on the openness of the Green Belt.   

 
b) Timescales of construction of clubhouse and bund 

 
2.6 The bund is a significant construction, being 10-metres high and around 500m 

long. This equates to around a volume of 145,000m3 of inert material being 
required for its construction. The applicants have indicated within the draft legal 
agreement, that the clubhouse would not be opened to members of the public 
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until the completion of a number of elements of work on site, including ground 
stabilisation, the storage of topsoil, excavation of the foundations for the 
clubhouse and the first 35,000m3 of material imported and implemented on site. 
The legal agreement therefore indicates that the clubhouse cannot be open 
within 12 months from date of the start of construction works of the bund. The 
table below shows the “worst-case” scenario in terms of the construction 
timetable. Allied to this is the construction management plan which is covered by 
a condition which will need to protect residential amenity.  

 
 

2.7 Members will be aware that there is balance required here in terms of the speedy 
provision of the bund and safeguarding environmental and residential amenity. 
As it stands the construction management plan will have to be discharged 
following the issue of the decision notice for the bund. 

 
Table 1: Bund construction timetable 
 

Construction year Material used on site to 
bund 

Total bund amount 

Year one Min 35,000m3 Min 35,000m3 

Year two Min 25,000m3 Min 60,000m3 

Year three Min 25,000m3 Min 85,000m3 

Year four Min 25,000m3 Min 110,000m3 

Year five Min 25,000m3 Min 135,000m3 

Year six Min 25,000m3 145,000m3 

 
2.7  It can be seen therefore, that based on the figures above, and given all of the 

practical operational issues involved such as inclement weather, construction 
limitations, sourcing material and on-site limitations with the existing business 
operation, the applicants consider that a worst-case time period of up to six years 
may be necessary. Even if the applicant started the bund construction at its 
eastern end, parallel to Haunch Lane, so as to ensure that it provides early visual 
screening of the new clubhouse from this area, as well as early noise mitigation 
to some residents, it would still not be likely to be of noticeable benefit until year 
three. It would be of greater weight however if the bund was substantially 
complete.    

 
2.8  Officers consider that the substantial completion of the whole bund as soon as 

possible is necessary in order to materially mitigate noise emissions from the 
site. It too has the added benefit of securing visual mitigation in respect of 
lessening the adverse impact on the openness of the Green Belt arising from the 
new clubhouse. The resolution of the bund application from May 2024 was to 
support the grant of planning permission subject to the completion of a Section 
106 Agreement. Since this resolution, some 10 months ago, the legal agreement 
is only now near completion. The provision of the bund is a significant 
requirement for the area and it requires starting and completing quickly. Officers 
have therefore reviewed the position in order to establish whether the matters to 
be referred to in the Agreement could equally be dealt with through planning 
conditions. As such a decision notice could be issued without further delay. The 
planning conditions as originally set out should be reviewed also to ensure that 
these do not lead to further delays. An additional condition requiring the applicant 

107 of 195 



5f/96 
 

to provide details of a timetable as well as monitoring details would need to be 
added.  

 
2.9  Members are aware that the normal standard condition for planning permissions 

is that development should commence within three years. A lesser period may 
well be appropriate here, but not so short a time that means that the permission 
lapses – as this is would certainly not be in the interests of reducing noise 
impacts. Officers consider that a material start should be made of the permission 
within 12 months. This ought to ensure that the development is started without 
delay. 

 
2.10  The landscape and flooding attenuation elements that were to be within the 

Agreement are already covered by conditions as set out in the previous agenda and 
amended slightly to incorporate the removal of hard standings.  

 
c) Traffic and highways 

 
2.11  It must be remembered that front loading the delivery of the bund will have 

implications in terms of safeguarding environmental and residential amenity (as 
outlined paragraph 2.6 and 2.7) and the early implementation of the permission for 
the bund the larger number of HGVs. In terms of routing of the construction HGVs 
for the bund and clubhouse this would via the A4097 (Kingsbury Road) adjacent to 
the HS2 plant owned by Mr Dillon at Dunton Hall Farm over which the applicant has 
a right of way and then onto Blackgreaves Farm away from Dunton Wood. If all the 
material was to be imported onto the site, this would equate to 11,666 8-wheel lorry 
loads. There may be surplus material to HS2 requirements and from the adjacent 
Battery Energy Storage Site, but at present these cannot be secured. If the applicant 
was to import 100,000m3 (with the remainder coming from on-site), depending on 
availability, there would need to be 8,333 lorry loads. Over 1 year would equate to 
nearly 32 HGV deliveries per day (5-day week). However, this does not take into 
account the inclement weather and working around the operation of the shooting 
club on site which may restrict movements. It may mean that HGV movements may 
need to take place earlier in the morning and later into the evening to ensure the 
delivery of the bund.    

 
2.12  The applicants have summarised that there will be no increase in the traffic with 

the shooting club extension. They indicate that membership numbers will not 
increase. Within the draft legal agreement, the applicant has indicated that the 
membership number will not exceed 2800 for the period of construction until the 
bund is completed. They have also indicated that shooting hours which been 
reduced by Noise Abatement Notice (NAN) will not be increased unless agreed by 
the courts for the duration of the construction period too. There is no indication of the 
membership number and hours of operation following the completion of the 
development.  

 
2.13  In terms of the clubhouse the applicant indicates that they are prepared to 

maintain 6 passing places within their ownership along Blackgreaves Lane, but 
cannot provide any additional passing places outside of their control.  
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d) Drainage 
 
2.14  The applicant proposes works to improve drainage on Blackgreaves and Haunch 

Lane through digging a new ditch alongside the shooting ground and extensions 
along Haunch Lane. This would alleviate some local flooding issues in the area. 
The applicant has offered these improvements, however, he does not consider 
that they are necessary to make the development acceptable and does not 
consider that these should be part of the overall planning balance. This is a minor 
point with the clubhouse application, but officers did consider that improvements 
were part of the benefits of the proposal.       

 
e) Use of shooting lodge extension condition 

 
2.15  The applicants indicate that the existing shooting lodge has hosted corporate 

events, social events and community events in the past. The applicant has 
concerns that any planning condition would restrict these events, which are 
important to the club from a financial point of view. Condition 13 of the October 
agenda indicates the following wording: 

 
13. The approved extension shall only be used as an ancillary facility consequent 

upon sporting events taking place on the associated recreatonal land and 
shooting club and shall not be hired out or used for any other events.  

 
REASON 
 
To prevent the facility being utilised as a venue for events unrelated to the 
recreational use of the adjoining land and to comply with policy LP3 of the 
adopted Local Plan.  

 
2.16  This wording of the condition was to ensure that the clubhouse was used for 

shooting club events only, to accord to the “appropriate facilities” definition within 
the NPPF and Local Plan policy LP3. It could be that the applicant and officers in 
consultation with members agree to alternative wording of the condition, or allow 
the submission of an event management plan that ensures compliance with the 
local plan policy and ensures that the applicant can use the facilities for events 
related to the shooting club. 

 
f) Section 106 agreement – single agreement 

 
2.17  The applicant indicates that a single 106 agreement would be better linking the 

bund application (PAP/2023/0567), the clubhouse application (PAP/20219/0451) 
and the pavilion application (PAP/2022/0170). The application for the bund is 
entirely separate to this application for the clubhouse, although there may be 
common elements. It is clear from sections (a) and (b) of this report that the start 
of the clubhouse is very much dependent on the substantial completion of the 
noise bund.  
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2.18  As members will have seen from the report, it is to be recommended that the 
noise bund is approved without the requirement of a legal agreement, in order to 
help expedite the bunds implementation on site. It is also recommended that the 
planning conditions are reviewed to ensure that they do not require pre-
commencement submission details that may prejudice the early delivery of the 
bund.    

 
RECOMMENDATION   
 
The following recommendations are made in respect of each application: 
 

a) PAP/2019/0451 - Clubhouse application  
 

That the application be approved subject to the completion of a legal agreement 
requiring the substantial completion of the bund and acoustic fencing, together with the 
removal of temporary structures and vehicles, as well as a review of the conditions to be 
agreed in consultation with members 
 
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 as follows: 
 

Site survey and location plan 9493.10 received 31st July 2019 
Proposed site layout 9493.11 revision E received 3rd September 2024 
Proposed plans and elevations 9493.12 revision H received 3rd September 2024 
Existing site layout 9493.13 revision B received 25th March 2022 

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

 
3. The development hereby permitted shall be ancillary to the principal use of the 

site as a clay pigeon shooting, archery and fishing/angling purposes, and for no 
other purposes within sui generis use of the Use Classes Order 1987 (as 
amended). 

 
REASON 
 
To prevent unauthorised use of the building. 
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4. The equipment store, office, quad bikes, ground maintenance machinery, briefing 
room, kitchen, toilets, lobby, changing rooms, and storage area for clays and 
traps identified within the extension hereby approved shall not be used for any 
other purposes or uses and the floor plan shall be retained in the layout approved 
by Condition 2 at all times. 

 
REASON 
 
To ensure there is capacity within the building so as to prevent outside storage 
and to define the limits of the floor space to prevent conversion and unauthorised 
use of the building. 

 
Pre-commencement 
 
5. The development shall not be commenced until a Construction Management 

Plan has been submitted and approved in writing by the local planning authority. 
The development shall be carried out in accordance with the approved plan.  

 
REASON 
 
In the interests of highway safety and the amenity of the neighbouring properties. 

 
6. No development shall be commenced above the finished floor level until details 

of the surface water and foul water drainage, facing bricks, timber cladding, solar 
panels and roof tiles have been submitted to and approved by the Local Planning 
Authority in writing. The proposed extension shall be carried out in accordance 
with the approved details.  

 
REASON 
 
In the interests of the amenities of the area. 

 
7. No development above the finished floor level shall commence until a full 

landscaping scheme has been submitted to the Local Planning Authority for 
approval. The approved landscaping shall be carried out with the first planting 
season following the first use of the clubhouse extension 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 the amenities of the area. 
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8. No development above the finished floor level shall commence until details of the 
design and location of external security lighting and CCTV installation have been 
submitted to and approved in writing by the Local Planning Authority. The 
clubhouse extension hereby approved shall not be brought into use until the 
approved details have been carried out in accordance with the approved details. 

 
REASON 
 
In the interests of the amenities of the area and safety on the public highway. 

 
9. No development above finished floor level shall commence until a car parking 

layout has been submitted to and approved in writing to the local planning 
authority indicating surfacing including drainage, layout including marking, 
drainage, electric charging facilities and disabled facilities as well as enclosed 
cycle and motorbike parking generally indicated 11e received on the 3rd 
September 2024. The approved details shall be fully carried prior to the first use 
of the extension hereby approved. 

 
REASON 
 
In the interests of highways safety, to ensure compliance with the Air Quality 
SPD and policy LP34 of the adopted Local Plan.  

 
Pre-occupation 
 
10.  The existing storage containers, lorry backs, showers and toilets as shown on 

the existing site layout 9493.13 revision B received 25th March 2022 shall be 
removed from the site prior to first use of the extension hereby approved. 

 
REASON 
 
In the interests of the amenities of the area and to protect the openness of the 
Green Belt. 

 
11. Notwithstanding the plans submitted the development shall not be occupied until 

the existing vehicular access to the site has been widened to a width of 6.5 
metres for a distance of 15.0 metres, as measured from the near edge of the 
public highway carriageway. The access to the site shall be surfaced with a 
bound material for a distance of 20.0 metres, so as to reduce material transfer on 
to the public highway. 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. No gates shall be hung 
within the vehicular access to the site so as to open within 7.0 metres of the near 
edge of the public highway carriageway. 

 
REASON 
 
In the interests of highway safety. 
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On-going 
 
12. The open land within the curtilage of the site edged red shall not be used for 

open storage, temporary building, display or sale of anything whatsoever. 
 

REASON 
 
In the interests of the amenities of the area and openness of the Green Belt and 
to prevent encroachment into the Green Belt arising from displaced storage 
equipment. 

 
13.  The approved extension shall only be used as an ancillary facility consequent 

upon sporting events taking place on the associated recreatonal land and 
shooting club and shall not be hired out or used for any other events.  

 
REASON 
 
To prevent the facility being utilised as a venue for events unrelated to the 
recreational use of the adjoining land and to comply with policy LP3 of the 
adopted Local Plan.  
 

14. 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.  

 
b) PAP/2022/0170 - Pavilion 

 
That the application be approved subject to the requirement for a legal agreement 
requiring the removal of containers on the adjacent land at the shooting club 
 
1. The development hereby approved shall not be carried out otherwise than in 

accordance with the plan numbered 5336.03 rev. G received by the Local 
Planning Authority on 26/10/07 and the plan elevations numbered 9043.20A 
received on the 5th October 2022. 

 
REASON 

 
To ensure that the development is carried out strictly in accordance with the 
approved plans. 
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2. The development hereby permitted shall be carried out in accordance with the 
approved drainage plans for the disposal of surface water and foul sewage 
approved under application DOC/2010/0056.  The scheme shall then be 
implemented in accordance with the approved details before the development is 
first brought into use. 

 
REASON 
 
In order to reduce the risk of pollution and flooding as there are no public 
foul/surface water sewers available within the vicinity of the site to serve this 
development. 
 

3. The development hereby permitted shall be carried out in accordance with the 
approved scheme for the provision of adequate water supplies and fire hydrants, 
necessary for fire fighting purposes approved under application DOC/2010/0056. 
The development shall not be brought into use until the approved scheme has 
been implemented to the satisfaction of the Local Planning Authority. 

 
REASON 
 
In the interests of fire safety 
 

4. The building hereby permitted shall not be brought into use until the car park 
serving it has been laid out and substantially constructed to the satisfaction in 
writing by the Local Planning Authority. 

 
REASON 
 
In the interests of safety on the public highway. 
 

5. The parking spaces hereby approved shall not be used for any purpose other 
than the parking of cars. 

 
REASON 
 
To ensure adequate on-site parking provision for the approved development and 
to discourage parking on the adjoining highway in the interests of local amenity 
and highway safety. 
 

6.  The approved landscaping scheme reference DOC/2010/0056 shall be 
implemented within six calendar months of the date of the use of the pavillion 
being brought into use, 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 the amenities of the area. 
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7. Within six calendar months of the first use of the approved pavillion, the existing 
gate providing maintenance access to the fishing pond shall be secured at all 
times unless being utilised by maintenance staff. 

 
REASON 

 
To ensure this area of land is used purely as an essential access to maintain the 
fishing pond and is not used as a secondary car park to the detriment of the 
character of the green belt. 
 

8. The approved pavillion shall only be used as an ancillary facility consequent 
upon sporting events taking place on the associated recreational land and 
adjacent shooting club unless otherwise agreed in writing by the Local Planning 
Authority. 

 
REASON 

 
To prevent the facility being utilised as a venue for events unrelated to the 
recreational use of the adjoining land and to comply with policy LP3 of the 
adopted Local Plan.  

 
9.  This permission specifically does not include any floodlighting provision for the 

site.  No such floodlighting shall be installed otherwise than agreed in writing by 
the Local Planning Authority 

 
REASON 
 
In the interests of the visual and residential amenities of the area, and to retain 
openness. 
 

c) PAP/2023/0567 - Bund application  
 
That the application be approved subject to the provision of the conditions below: 
 
1.  The development to which this permission relates must not be begun later than 

the expiration of twelve months from the date of this permission. 
 

REASON 
 
To comply with Section 91 of the Town & Country Planning Act 1990 as 
amended by Section 51 of the Planning and Compulsory Purchase Act, 2004. 

 
2.  The development hereby approved shall not be carried out otherwise than in 

accordance with the plans numbered: 418-1-1 Location 2.1, 418-1-2 Site Plan 
2.1, 418-1-3 Footpaths 2.1, Proposed Site Layout - Produced by Tim Bailey and 
Proposed Site Sections - Produced by Tim Bailey 

 
REASON 

 
To ensure that the development is carried out strictly in accordance with the 
proved plans. 
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Pre-commencement conditions 
 
3.  No development shall commence until details of the timetable for the 

implementation, delivery and completion of the bund, acoustic fencing and 
associated development has been submitted and approved in writing by the local 
planning authority. The submitted details shall include the following: 

 

• A full detailed timetable of key milestones, including construction periods and 
storage areas of material deposits; 

• A timetable for the construction of the bund including discharge of conditions, 
and a timetable of works including flood attenuation improvements and 
footpath diversion,  

• A monitoring and inspection regime including the applicant and the Local 
Planning Authority, 

• An indication of the phasing of the development to ensure most effective 
noise attenuation is carried out. 

 
The development shall be carried out in accordance with the approved details.  

 
REASON 

 
To ensure that the development is implemented in a timely manner. 

 
4. Notwithstanding the submitted details, no development shall commence until a 

Construction Management Plan has been submitted in writing to, and approved 
by, the Local Planning Authority. This shall include details relating to: 
 

• Noise control during construction in accordance with BS 5228-
1:2009+A1:2014 Code of practice for noise and vibration control on 
construction and open sites; 

• The routing of vehicles and access to the site 

• Parking areas 

• Staff facilities 

• Best practice mitigation measures for control of construction dust 

• Hours of construction; 

• Details of the contact for any local concerns with the construction activities on 
the site; and 

• Measures to reduce mud deposition offsite from vehicles leaving the site.  
 
Development shall be carried out in compliance with the approved Construction 
Method Statement, unless otherwise approved in writing by the Local Planning 
Authority 
 
REASON 
 
In the interests of residential amenity, to ensure the details are acceptable to the 
Local Planning Authority and to avoid significant adverse impacts. 
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5.  The development hereby permitted, including site clearance work, shall not 
commence until a Construction Environmental Management Plan has been 
submitted to and approved in writing by the Local Planning Authority. In 
discharging this condition the LPA expect to see details concerning pre-
commencement checks and working practices for badger, amphibians, reptiles, 
bats, breeding birds and otter and water vole and appropriate working practices 
and safeguards for wildlife and habitats that are to be employed whilst works are 
taking place on site. The agreed Construction Environmental Management Plan 
shall thereafter be implemented in full. 

 
REASON 

 
To ensure that protected species are not harmed by the development and to 
ensure the protection of important habitats during development. 

 
6.  No development shall take place until: 
 

a) a Written Scheme of Investigation (WSI) for a programme of archaeological 
evaluative work shall be submitted to and approved in writing by the Local 
Planning Authority. 
b) the programme of archaeological evaluative work and associated post-
excavation analysis, report production and archive deposition detailed within the 
approved WSI shall be undertaken. A report detailing the results of this fieldwork 
has been submitted to the planning authority. 
c) An Archaeological Mitigation Strategy document (including a Written Scheme 
of Investigation for any archaeological fieldwork proposed) shall be submitted to 
and approved in writing by the Local Planning Authority. This should detail a 
strategy to mitigate the archaeological impact of the proposed development and 
should be informed by the results of the archaeological evaluation. The 
development, and any archaeological fieldwork post-excavation analysis, 
publication of results and archive deposition detailed in the Mitigation Strategy 
document, shall be undertaken in accordance with the approved Mitigation 
Strategy document. 

 
REASON 

 
To ensure the recording of items of archaeological interest and their preservation 
in situ where appropriate. 
 

Development above 2 metres 
 
7.  No development above 2 metres in height shall commence until full details of the 

construction of the noise bund (which shall be 10 metres in height) and acoustic 
screening proposed including foundations, fixings and colour of fencing (green) 
has been submitted and approved in writing to the Local Planning Authority. The 
approved construction details shall be implemented in accordance with these 
details. 

 
REASON 
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To ensure that the bund and fencing is robust and to ensure that its visual 
appearance is acceptable. 

 
8.  No development above 2 metres in height shall commence until a detailed 

maintenance plan of the noise bund and acoustic screening has been submitted 
giving details on how the structures will be maintained to ensure their acoustic 
integrity in the future and in the event of degradation, damage or settlement 
which may reduce the path difference between the shooting noise source and 
noise sensitive receptors. The approved maintenance plan shall be implemented 
in accordance with the approved details. 

 
REASON 

 
To ensure the future maintenance of the acoustic structures. 

 
9.  No development above 2 metres in height shall take place until a detailed surface 

water drainage scheme for the site, based on sustainable drainage principles and 
an assessment of the hydrological and hydrogeological context of the 
development including consideration of the localised flooding of Blackgreaves 
Lane and Haunch Lane, has been submitted to and approved in writing by the 
Local Planning Authority in consultation with the LLFA. The scheme shall 
subsequently be implemented in accordance with the approved details before the 
development is completed. 

 
REASON 

 
To prevent the increased risk of flooding; to improve and protect water quality; 
and to improve habitat and amenity 

 
10.  No development above 2 metres shall commence until a bio-diversity and 

ecological management plan (BEMP) has been submitted to, and be approved in 
writing by, the Local Planning Authority. The content of the BEMP shall generally 
include the following: 

 
a) Description and evaluation of features to be managed. 
b) Ecological trends and constraints on site that might influence management. 
c) Aims and objectives of management. 
d) Appropriate management options for achieving 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 five-year period). 
g) Details of the body or organisation responsible for implantation of the plan. 
h) Ongoing monitoring and remedial measures. The BEMP shall also include 
details of the legal and funding mechanism(s) by which long-term implementation 
of the plan will be secured by the developer with the management body(ies) 
responsible for its delivery. The plan shall also set out (where results from 
monitoring show that conservation aims and objectives of the BEMP are not 
being met) how contingencies and/or remedial action will be identified, agreed 
and implemented so that the development still delivers the fully functioning 
biodiversity objectives of the originally approved scheme. The approved BEMP 
plan will be implemented full and maintained in accordance with the approved 
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plan prior to the development being completed in accordance with the approved 
details. 

 
REASON 
 
To ensure a net biodiversity gain in accordance with NPPF 

 
Development above 5 metres 
 
11.  Notwithstanding the submitted landscape scheme the bund shall not be 

constructed to more than 5 metres high until a scheme of landscaping, including 
the removal of unauthorised hardstanding to the west of the site and 
consolidation of hardstanding on the site with improvements, phased in relation 
to any phasing of the development, which shall include details of both hard and 
soft landscape works and earthworks, has been submitted to, and approved in 
writing by, the Local Planning Authority. The scheme as approved shall be 
carried out in the first planting season following the completion of the bund. Any 
trees, shrubs or plants that die within a period of five years from the completion 
of the  development, or are removed and/or become seriously damaged or 
diseased in that period, shall be replaced (and if necessary continue to be 
replaced) in the first available planting season with others of similar size and 
species, unless the Local Planning Authority gives prior written permission for 
any variation. 

 
REASON 
 
To help mitigate the landscape harm of the proposal and in the interests of the 
visual appearance of the area. 

 
12. The bund shall not be constructed to more than 5 metres high until a detailed 

maintenance plan is submitted giving details on how surface water systems shall 
be maintained and managed for the life time of the development and shall 
include the name of the party responsible, including contact name and details 
within the maintenance plan. The approved maintenance plan shall be 
implemented in accordance with the details submitted and approved. 
 
REASON 
 
To ensure the future maintenance of the sustainable drainage structures. 
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General Development Applications 
 
(5/g) Application No: PAP/2024/0446 
 
64-66, Long Street, Dordon, B78 1SL 
 
Proposed Change of Use: Conversion into 9 person 9 room HMO (House in 
Multiple Occupation) including 10 parking spaces, for 
 
Ms Jessica Kong - C/O Anjum Design Ltd 
 
Introduction 
 
This application is referred to the Board under the adopted Scheme of Delegation as 
local Members are concerned about the potential highway and parking impacts. 
 
The Site 
 
The site proposal is located on the eastern side of Long Street a little way north of the 
junction with Watling Street within a row of terraced property and opposite a similar 
frontage. There are a number of commercial premises within close proximity of the site 
at Browns Lane.  
 
A location plan can be seen in Appendix A. 
 
The Proposal  
 
The proposal is for the conversion of an existing 5-bedroom care home (a C2 use) into 
a 9-bedroom House in Multiple Occupation (HMO) which would be a “Sui Generis” use. 
The nine bedrooms would be spread across two floors and include a kitchen area as 
well as a dining area. The proposal would provide ten parking spaces at various 
locations at the rear of the frontage properties to Long Street with one EV Charging 
Point, as well as cycle storage.  
 
The proposed plans can be seen in Appendix B 
 
Background 
 
The site previously had approval in 1985 for a change of use from a residential dwelling 
to a care home for four people with mental disabilities. Since then, the site has become 
a five-bed care home for the elderly. This application is now looking to convert this into 
an HMO from a care home.  
 
Development Plan 
 
North Warwickshire Local Plan 2021 - LP1(Sustainable Development); LP2 (Settlement 
Hierarchy), LP29(Development Considerations), LP30(Built Form) and LP34(Parking)  
 
Dordon Neighbourhood Plan 2024 - DNP9 (Mix of Housing Types and Tenures) and  
DNP13 (Car Parking along Long Street and New Street) 
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Other Relevant Material Considerations 
 
National Planning Policy Framework 2024 – (the NPPF”) 
 
Town and Country Planning (Use Classes) Order 1987 (as amended) 
 
Consultations  
 
Environmental Health Officer - No objection, subject to conditions 
 
Warwickshire County Council as Highway Authority - No objection subject to conditions  
 
Representations 
 
Dordon Parish Council - No comments received. 
 
Seven objections have been received from local residents referring to: 
 

• Drainage 

• Parking and highways concerns 

• Anti-social behaviour / concern for who will occupying the HMO 

• Issues with ongoing works 

• Value of properties in the area decreasing 

• Already multiple other HMO properties on this road, is another necessary. 

• Noise  

• Community character lost 
 
Observations  
 

a) Introduction 
 
The site is located within the Dordon settlement boundary as defined under Local Plan 
policy LP2 and as such the principle of supporting this proposal is supported, it being 
located within the built-up area in a sustainable location. The settlement also has a wide 
range of local services and facilities as well as public transport provision. Employment 
opportunities are also close-by at the commercial developments along the A5.  
 
It is also important to provide the potential “fall back” positions in respect of this 
proposal bearing in mind the above conclusion. These carry substantial weight as 
material planning considerations. Firstly, substantial weight should be given to the fact 
that the provisions of the General Permitted Development Order enable the use of a 
dwelling as an HMO for up to six residents. Indeed, the use of the premises as a 
“dwelling house” under Use Class C3 could also lead to it being occupied by up to six 
unrelated residents, or as a single household of more than six persons.  
 
Secondly, the previous planning history also carries substantial weight. The site has 
previously been a separate residential dwellinghouse which had five bedrooms and 
historically it was used as two residential properties. Its most recent lawful use is as a 
residential institution as a care home. 
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The care home was used by four residents. However, they would have required a 
number of visiting staff and the number of residential occupiers overnight would have 
been greater. The premises could revert back to a dwelling house, or a small HMO 
without the need for a planning application as indicated above. Such uses would enable 
occupation by six unrelated people. It is thus considered that the main issue here is 
whether there would be any unacceptable adverse impacts arising from the increase to 
an HMO occupied by 9 persons, as opposed to the lawful use as a care home, or to 
either of the two fall-back positions. For these impacts to give rise to a possible refusal 
reason, Members should be satisfied that there is demonstrable evidence to show that 
the impacts would give rise to significant harm. 

b) Impact on surroundings area 

Concerns have been raised on the potential impacts these have on the surrounding 
area.  

One of these relates to potential for anti-social behavior. Whilst the Local Planning 
Authority understand the concerns of the members of the public, a planning decision 
cannot be based on speculation.  Anti-social behavior could arise from the lawful 
residential use of a property, or indeed from any of the surrounding neighboring 
properties. There is no evidence submitted by the objectors to evidence that this use 
would give rise to such behavior or indeed to a pattern of such behavior at other similar 
addresses in Dordon. Members are advised that this application should be determined 
on the proposed land use and not by who might occupy the premises. 

The second point raised was the prospect of devaluation of the surrounding housing 
due to an HMO. Members are fully aware that the potential loss of value to a property is 
not a material planning consideration. 

A further point raised was the character of the community would be lost. Whilst the 
officers understand the concern for the loss of community, it is once again an opinion 
that this is might be the case. The public consultation has highlighted the number of 
HMOs in the area. There are 6 licensed HMOs along Long Street and a further 3 in the 
Dordon Ward. However, there is no evidence either way that the potential occupants of 
the HMO would cause loss of community character, that there is a such a proliferation 
of them, or that it would contribute to the loss community character. 

Finally, bearing in mind the lawful use of the site and the fall-back positions, there is no 
evidence to suggest that the proposal would lead to a material drainage concern.  

 
c)  Residential Amenity  

 
Local Plan Policy LP29(6) says that developments should “avoid and address 
unacceptable impacts upon neighbouring amenities through overlooking and noise” 
amongst others. Overlooking and loss of privacy are not considered to be an issue here 
given that this a large property which could be fully occupied by a large or extended 
family, or as a care home. There is little material difference between this lawful use and 
that proposed.  
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There has been reference to noise. It is noticeable that there has been no direct 
evidence submitted from the Environmental Health Officer, the Police or other Agency 
to support a refusal on this basis. Environmental Health Officers were consulted 
regarding noise, but they provided no that noise from the proposed use would be any 
different than that emitted from any of the fall-back positions. Members too will be aware 
that noise can arise from the lawful use of any of the residential properties in this 
location. There is no justification here for a refusal based on unacceptable impacts to 
residential amenity.  
 

d) Highways and Parking 
 
Perhaps understandably, this is the main concern. 
 
The Council has no parking standards for HMOs, however Local Plan Policy LP34 says 
that “greater emphasis will be placed on parking provision in areas not served by public 
transport”. As indicated above, the proposal is in a relatively sustainable location with 
services, facilities and employment opportunities all within walking, cycling and public 
transport range. In this respect there are two bus routes within a 5-minute walk of the 
site. These bus routes are the number 65, Tamworth to Nuneaton via Polesworth, 
Dordon, Atherstone, Wood End and Hurley, the other is number 66, Tamworth to Birch 
Coppice Business Park, via Dordon, Polesworth, Stonydelph, Glascote and Bolehall.  
 
The area however has a marked lack of off-street parking with multiple properties being 
Victorian terracing without any parking provision. Long Street is also narrow and there is 
a “pinch-point” when accessing it to or from Watling Street. Indeed, the need for off 
street parking is emphasised within the Dordon Neighbourhood Plan as Policy DNP13 
states, “Development proposals in the locations identified on Map 12 will be required to 
demonstrate that residents’ and visitors’ parking requirements can be accommodated 
off street to facilitate traffic flow and accessibility for service and emergency vehicles. 
Proposals should ensure that off-street parking is integrated into the layout of the 
scheme or provided off-site. Map 12 can be seen in Appendix C.  
 
The applicants, as part of the application have indicated that they can provide ten off-
street parking spaces available at the rear of the property and others along Long Street. 
They say that these would be sufficient for the needs of the occupants. These spaces 
however are on land which is leased by the applicant – a 15-year lease. Officers are 
concerned about the longevity of this, If this lease was to be terminated, then the 
parking spaces would be lost and there would then be further pressure on on-street 
parking in the area. This is reflected in the representations received including from 
some residents who say that they already park in the spaces. The applicant has looked 
to mitigate the need for parking by supplying cycle storage at the site. This would 
indeed lessen the need for car usage at the property.  
 
It is of substantial weight that the Warwickshire County Council Highways has provided 
no objection to the proposal subject to conditions indicating that the parking spaces 
should be provided in perpetuity. It is considered that this condition is necessary and 
that it is enforceable. Quite simply, if the parking area was not available, the Council 
could serve a Breach of Conditions Notice requiring cessation of the 9 person HMO. It is 
also of substantial weight that the fall-back positions can be implemented here with 
there being no changes to parking provision at all. Additionally, there are also other 
HMO properties on the street that do not provide off street parking for tenants.  
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To conclude, bearing in mind all of these matters that officers consider that parking 
provision should be provided as part of the proposal, due to its position on Long Street 
and the relevant Development Plan policies. A planning condition would ensure that this 
is provided. Whilst it is acknowledged that a 15-year lease does not guarantee parking 
in perpetuity, the planning condition can say that the use as an HMO should cease, if 
the parking is not provided at any time.  This approach is considered to be 
proportionate, in that it recognises that the principle of supporting the proposal, whilst 
taking into account the particular site characteristics of this case because and that there 
are not sufficient grounds to refuse the application in terms of highways and parking. 
 

e) Licensing 
 
The proposal is for a change of use from the existing use as a care home consisting of 
5 bedrooms, to a 9-bedroom HMO. A license under the 2004 Housing Act will be 
required to operate the HMO. Licensing Officers have confirmed that there is no 
objection from their point of view. They consider that sufficiently sized private amenities 
and communal living space will be provided.  

Recommendation:  

That planning permission be GRANTED subject to the following conditions: 

1. The development hereby permitted shall begin not later than 3 years from the 
date of this decision. 
 
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 permitted shall be carried out in accordance with the 
following approved plans, numbered;  
 
PL01 Rev B received 22nd November 2024 
PL03 Rev B received 3rd March 2025 
Boiler information received 16th January 2025 
Wooden and brick-built bike shed received 3rd March 2025. 
Sustainability packs received on 16th January 2025 

REASON 

For avoidance of doubt and to define the permission.  
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3. The development shall not be occupied until the parking and manoeuvring areas 
have been laid out and marked up in accordance with the approved details, and 
in general accordance with drawing number PL01 Rev B, and such areas shall 
be permanently retained for the parking and manoeuvring of vehicles 

REASON 

In the interests of highway safety and to ensure sufficient off-street parking is 
provided to accord with North Warwickshire Local Plan and Dordon 
Neighbourhood Plan. 

4. The development hereby permitted shall not be occupied until the secure, 
covered bicycle storage area and electric charging point has been provided in 
accordance with the approved details. The approved bicycle storage area and 
electric charging point shall be retained and made available for the lifetime of the 
development. 

REASON 

In the interests of sustainable travel. 

5. Prior to occupation the sustainable travel packs received on the 16th January 
2025 shall be made available to all occupants of the HMO. 

REASON 

In the interests of sustainable travel. 

6. The development hereby permitted shall not be occupied by more than nine 
persons at any one time. 

REASON 

To define the permission and for avoidance of doubt. 

7. The car parking provision as shown on the approved plan, shall remain available 
solely for use by residents of the property covered by this permission. Should any 
part of this provision no longer be available for this purpose, the approved use of 
the property as a larger House in Multiple Occupation (sui generis use) as hereby 
permitted, shall cease immediately and the use will revert back to its previous 
use as a residential institution (C2 use) (Use Classes Order). 

REASON 

In the interests of highway and road safety, so as to reduce the likelihood of on-
street parking 
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General Development Applications 
 
(5/h) 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 3 March with a 

recommendation of approval. Determination was deferred because the Board 

asked for clarification on a number of matters. This in fact was a second deferral. 

The first followed the Board’s July 2024 meeting, when the reason for that 

deferral was to seek independent highway advice and to undertake a site visit.  

 

1.2  For convenience, rather than attach previous reports and their Appendices, it is 

proposed to address the matters referred to at the March meeting and attach the 

appropriate Appendices. Members are however reminded that the full reports 

from the previous two meetings are integral to this current report, and they will be 

referred to below. 

 

1.3 The points of clarification sought by the Board will be dealt with in turn.  

 

2. Points of Clarification 

 

a) The Mancetter Neighbourhood Plan 

 

2.1 Members referred to two policies in this Plan – H1 and SB1 – both of which had 

previously been included in the initial Board Report of July 2024.  

 

i) Policy SB1 

 

2.2  This policy says that:  

“Policy SB1 - Development within the Mancetter Village and Ridge Lane 
Settlement Boundaries (Objectives 2 & 3) 
 A. Within the defined settlement boundaries of (i) Mancetter village, 
development will be permitted and (ii) Ridge Lane, small scale housing 
development of up to 10 dwellings will be permitted. 
 B. Proposals for development at Ridge Lane will be required to meet the 
following criteria: 
(a) be wholly contained within the settlement boundary shown on the Ridge Lane 
Inset to the Proposals Map;  
(b) provide for a mix of size and type of dwelling units, including bungalows, to 
accommodate young families and older people;  
(c) reflect the character of the surrounding development in Ridge Lane and its 
rural location; 
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 (d) provide for a new vehicular access from Ridge Lane; 
 (e) retain the existing frontage hedge, so far as that is possible whilst complying 
with (d) above, and existing trees on the site; 
 (f) strengthen the boundaries of the site with new hedgerow planting; and 
 (g) provide for a new footpath/cycle link to the adjoining Arden Forest estate.” 
 

2.3 Looking first at point A, then the application site is wholly inside the Ridge Lane 

Settlement Boundary and is for less than ten houses. 

 

2.4 In respect of part B which particularly refers to Ridge Lane, then a number of 

criteria are outlined. Each will be taken in turn. 

 

a) The first is satisfied – paragraph 2.3 above. 

b) The second cannot as yet be satisfied, as this is an outline planning application 

and thus the “mix and type” of dwelling is not known. The application is for 

“three dwellings” with no bedroom sizes stated.  

c) The third cannot as yet be satisfied, as this is an outline application and thus the 

design and appearance of the three dwellings are not known. 

d) The fourth is not satisfied as no new access is being proposed, but an existing 

access is to be improved. 

e) The fifth relates to hedgerows which will be dealt with below. 

f) The sixth can be satisfied via a planning landscaping condition. 

g) The seventh is not applicable here. 

 

2.5 It is important to stress that this is an outline planning application, not a detailed 

application and thus the issue is to determine whether in principle the 

development here can be satisfied under Policy SB1. It clearly can as the main 

spatial planning requirement is satisfied – the site is in the Settlement Boundary. 

Details concerning design and housing mix would be for later consideration. As 

access is part of this application, then an assessment of the suitability of the 

improved access will have to be made. However, in principle there is no objection 

to the proposal under Policy SB1. 

 

ii) Policy H1 

 

2.6 This policy says that: 

“Policy H1 Smaller infill sites – general criteria (objective 3). 
 Development will be supported on sites on previously developed land inside the 
settlement boundaries of Mancetter and Ridge Lane, subject to the following 
criteria being met: 
(a) There is no unacceptable adverse impact on the amenity of neighbouring 
properties through loss of privacy or daylight; visual intrusion by a building or 
structure; car parking; removal of mature vegetation/landscaping or additional 
traffic arising from a development,  
(b) Tandem development should have direct highway frontage access, 
 (c) There are no unacceptable effects on any listed building and/or the 
Conservation Area, 

142 of 195 



5h/131 
 

 (d) There is no unacceptable adverse impact on local character (with reference 
to Policy BE1), 
 (e) The provision of natural landscaping, including native trees, hedgerows, 
wetland areas and the retention or incorporation of habitats for small mammals, 
birds and insects.” 
 

2.7 Looking at the first point then development of previously developed land will be 

supported inside settlement boundaries in principle. On the assumption that this 

site is such land, then the development is acceptable in principle. Looking at the 

criteria set out, then: 

 

a) The first includes a number of matters – the first is that there should be no 

unacceptable adverse impact on the amenity of neighbouring properties 

through loss of privacy or daylight or visual intrusion. This matter was looked 

at in the Observations section of the July 2024 Board report – Section (d). No 

such impact was found and the Board whilst deferring a determination, did not 

raise this matter. Since then, a site visit has taken place so that Members 

could see the setting, the neighbouring property, the openings in their 

elevations facing the site and the separation distances. It is acknowledged 

that there would be a change of outlook from these properties, but that is not 

the issue. The policy refers to “unacceptable adverse impacts”. The change in 

outlook here is not considered to be reach this level of harm.  

 

The second refers to there being no unacceptable adverse impact on car 

parking. This will be dealt with later. 

 

The third refers to there being no unacceptable adverse impact on the 

removal of mature vegetation/landscaping. This the case here. 

 

The fourth refers to there being no unacceptable adverse impact from 

additional traffic arising from a development. This will be dealt with later. 

 

b) The second criterion says that tandem development should have direct 

highway frontage access. This is not satisfied here as an existing access is to 

be improved. 

 

c) There is no heritage assets affected. 

 

d) As when looking at Policy SB1 above, this is an outline application and thus 

design, appearance and character are not matters to be considered here. 

They were looked at in the Observations section of the July 2024 Board 

report – Section (c). For all of the reasons set out there, no such impact was 

found and the Board whilst deferring a determination, did not raise this matter. 

Since then, a site visit has taken place so that Members could see the setting, 

the neighbouring built form and character.  

 

e) Landscaping will be provided and thus this criterion is satisfied. 
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2.8 There is thus significant alignment with this policy. 

 

iii) Conclusion 

 

2.9 Overall, it is considered that these policies support the principle of development 

here, but that the most important matters that need further assessment are car 

parking and the adequacy of the improved access to accommodate the traffic 

generated by the proposal. In other words, these are the same concerns that led 

to the first deferral and the resolution to seek independent highway advice. 

 

b) The Highway Consultant’s Report 

 

i) Background 

 

2.10 Members will be aware that the Highway Authority – namely the Warwickshire 

County Council – has not raised an objection. 

 

2.11 The Highway Consultant appointed was particularly asked to look at the highway 

impact of the proposal afresh. 

 

2.12 The Consultant’s Report is attached at Appendix A. It raised a number of 

concerns: 

 

a) No access design drawing had been prepared showing available junction 

visibility 

b) No ATC (Automated Traffic Count) had been undertaken to determine the 

85th percentile passing speeds and traffic flow 

c) No consideration was given to on-street parking adjacent to the access 

d) There was no detailed topographical survey of the existing car park to fully 

assess whether an aisle corridor of 4.5 metres is achievable between two 

rows of parked cars 

e) The trip rates are lower than expected, albeit that the development would 

not give rise to highway congestion/capacity concerns. 

 

2.13 The report concluded that until additional information was submitted to satisfy 

these five concerns, then the application should not be approved. 

 

2.14 These matters were referred to the applicant who responded by submitting a 

revised Site Plan – (Appendix B) – and a Highway and Transport Technical Note 

(Appendix C).  
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2.15 These were reviewed by the Consultant whose updated assessment was that 

there were three outstanding issues – see Appendix D. 

 

1. There remains on-street parking in the visibility splay 

2. The topographical survey was still missing, and 

3. There was no vehicle tracking of the car park to show the car park would 

operate safely. A 6-metre aisle corridor is the usual requirement for 

appropriate reverse distances, which cannot be provided on the layout as 

shown.   

 

2.16 The applicant responded with two detailed notes (Appendices E and F). 

 

2.17 The Consultant responded saying that matter (a) had been addressed, but that 

the subsequent two concerns remain – Appendix G.  

 

2.18 The Highway Authority was re-consulted, and it retains its position of there being 

no objection. 

 

2.19 The Parish Council maintains its objection – Appendix H. Its concerns are: 

 

a) Proposed improvements at the junction of Ridge Lane and Monks Park 

Lane will increase demand for on-street car parking and parking in the 

car park. 

b) Accessibility by emergency/delivery vehicles will be challenging 

c) The aisle width of 4.5 metres insufficient 

d) There will be less spaces in the car park 

e) There will be greater use of the bus stop adjacent to the site due to an 

increase in the number of bus services. 

 

2.20 The background in respect of the Consultant’s Report is that there were two 

outstanding matters – (b) and (c) from paragraph 2.15 above. 

 

ii) The Applicant’s Response 

 

2.21 A Topographical Survey was submitted with the application – it was submitted as 

a Tree Constraints Plan, but it is a scaled drawing. It is attached as Appendix I. 

Officers have annotated this. The Plan shows a car park width of 15 metres at 

the entrance, increasing slightly to 15.5 towards the application site. Assuming a 

standard car parking space depth of 4.8 metres, then an aisle of 5.4 metres could 

be achieved. It is therefore taken that a minimum width of 4.5 metres can be 

provided, but that a 6-metre width cannot. However, the existing access width at 

the road junction is to be increased to 5 metres for the first 7.5 metres within the 

site. This will allow space for a vehicle entering the site to wait whilst motorists 

accessing the car park spaces manoeuvre. There is also clear vision provided 

through the car park aisle. 
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2.22 The applicant has provided a tracking plan (within Appendix B) which shows a 

tracking for a 7-metre vehicle to enter and leave the site within a forward gear. 

 
iii) Further Comments from the Consultant  

 

2.23 No further comments have been received from the Consultant. 

 

iv) Observations on Highway Matters 

 

2.24 In light of there being no further comment from the consultant, officers offer the 

following advice. 

 

2.25 The Development Plan policies against which proposals are to be assessed are 

Local Plan policy LP29 (6) and Neighbourhood Plan policies SB1and H1. Whilst 

the proposal does not satisfy the Neighbourhood Plan policies in that the 

proposal does not have its own independent access, it is making use of an 

improved existing access. That arrangement has to be assessed – it should not 

be dismissed as an automatic refusal. That assessment therefore will rely on 

Local Plan policy which says that “safe and suitable access is required for all 

users” as well as the NPPF. The NPPF is a material planning consideration of 

substantial weight, and it says that development proposals should only be 

refused permission on highway grounds, if there would be an “unacceptable 

impact on road safety, or if the residual impacts would be severe”. It is agreed 

that the latter does not apply here – agreed by both the Highway Authority and 

the Consultant. When all of these matters are put together the “test” is whether 

the proposal would lead to an “unacceptable impact on road safety”.  

 

2.26 This is a matter of planning judgement to be based on the evidence available.  

 

2.27 That evidence consists of:  

 

a) Warwickshire County Council as the Statutory Highway Authority has 

twice not objected to the proposal.  

b) The Highway Consultant agrees that he has “no reason to disagree 

with the findings” of the applicant’s independently prepared Stage 

One Road Safety Audit. 

c) An amended plan has been submitted which allows for the turning of 

vehicles and a widening of the car park aisle to 5 metres for a 

distance of 7.5 metres into the site from the rear of the highway, thus 

improving the existing arrangements. 

d) The DfT’s Manual for Streets (2007) which provides guidance on car 

parking confirms that whilst a 6-metre aisle is the minimum width 

sought, more limited aisle space is likely to be acceptable where 

traffic volumes and speeds are low as here (para 8.3.53). 

e) Data has been submitted and acknowledged by the Highway 

Authority and consultant that there have been no accidents within the 

last five years from the junction of Ridge Lane with Monks Wood 
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Lane to some 390 metres to the east of the access the subject of this 

application. 

f) Confirmation that the car parking capacity of the existing car park 

remains at 20 spaces. 

g) The Development Plan car parking requirement of six spaces for the 

development is satisfied – eight are proposed. 

h) There is on-street car parking on both sides to the existing access 

which at times does obscure visibility when exiting the site. However, 

such concerns are considered to be addressed by MEC.  

i) There is a bus stop immediately to the east of the access.  

j) Notwithstanding these factors, the car park and its existing access is 

used daily and on-street car parking is a regular occurrence, but the 

County Council has confirmed that no collisions have occurred.  

 

2.28 Officers consider that when all of the matters above are taken together, there 

would not be “unacceptable impacts on road safety”. That is not to say that there 

could be impacts and that there are some safety concerns as recorded by the 

Parish Council, but these have to be assessed against the relevant planning 

policy and highway guidance. The Board would thus be taking a decision based 

on a planning judgement as it is required to do, having considered and weighed 

all of the available evidence and following a site visit.  

 

c) Other Matters 

 

2.29 The deferral from the March Board also related to other matters. These will be 

taken in turn. 

 

2.30 As far as bin collections are concerned, then the arrangements satisfy the 

appropriate guidance. 

 

2.31 The Environmental Health Officer has not objected to the potential impact of 

noise arising from the Public House or its grounds. There have been no 

complaints received. The relationship of the new houses with the public house is 

similar to existing established residential property and new occupiers should be 

aware of its presence when purchasing a new house. However appropriate 

mitigation can be achieved through the imposition of planning conditions, 

requiring approval of fenestration and ventilation specifications for the new 

properties.  

 

2.32 The applicant has confirmed that should be Board be so minded, he would not 

object to a planning condition requiring the access into the application site from 

the car park to be gated. 

 

2.33 The Board’s main issue has always been use of the access. If that is overriding, 

then the complete removal of the very small length of hedgerow either side could 

be undertaken so as to aid visibility. The applicant is agreeable to this. In the site-

specific circumstances here, this would be reasonable.  
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d) Conclusion 

 

2.34 There is no change to the recommendation to approve following this second 

deferral. The highway safety issue has been the overriding concern here and it is 

considered that the Board has sufficient relevant evidence and information 

available to follow this recommendation. There may well be misgivings about the 

safety issue here, but the highway evidence has not given rise to a highway 

objection and that, therefore, does not point to this proposal giving rise to 

“unacceptable impacts”. This is a matter of planning judgement and provided that 

this has been exercised in the full knowledge of all of the appropriate planning 

and highway evidence and background available, then it is not considered that it 

would be unsound. 

 
3. Recommendation 

 

3.1 That planning permission be granted subject to the amended conditions as set 

out in the March report, together with any additional conditions agreed by the 

Board. 
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Agenda Item No 6 
 
Planning and Development Board 
 
7 April 2025 
 

Report of the Head of Development 
Control 

Planning and Infrastructure Bill 

 
1 Summary 
 
1.1 The Government has published its Planning and Infrastructure Bill and the 

report provides a summary of the main matters that will be introduced if the Bill 
is enacted.  

 
 
 
 
 
 
 
 
2 Background 
 
2.1 Members are reminded of the planning changes introduced through the 

publication the revised National Planning Policy Framework (the NPPF) at the 
end of December last year as well as the publication of other documents 
advising of further planning changes. This Bill is the outcome. 

 
3 The New Bill 
 
3.1 Rather that outline the contents of the whole Bill, it is proposed to highlight those 

matters which will most affect this Council. 
 

i) National Infrastructure 

3.2 The Government considers that there is a failure to build enough national 
infrastructure projects quickly so as to promote growth and to secure energy 
security. These projects are known as Nationally Significant Infrastructure 
Projects (NSIP’s) and promoters submit their proposals directly to the Secretary 
of State seeking a Development Consent Order (DCO) – in effect, a planning 
permission. Members will have seen the East Midlands Gateway Second 
Phase report on the last Agenda as well as the A46 highway changes on the 
previous one as examples of these NSIP’s. The new Bill is to “streamline” this 
process through the introduction of National Policy Statements (in effect 
providing national policy akin to the NPPF); slimmed down pre-application 
consultation and the number of steps through which each project has to “pass”, 
as well as reducing the ability to legally challenge a DCO. The ability of the 
Council to influence an NSIP may thus become more limited.  

  

Recommendation to the Board 
 
That the Board notes the report. 
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ii) Decision Making 

 
3.3 In order to speed planning decisions and to ensure more consistency and 

certainty, new measures are to be introduced. The first is to introduce a National 
Scheme of Delegation in order to reduce the number of cases that are referred 
to Planning Committees, as well as to reduce the size of these Committees.  
Secondly, mandatory training for those Members who sit on the Committee 
would also be introduced.  

 
iii) Planning Fees 

3.4 Members are aware that presently fees for planning applications are set 
nationally and now have an inflation-linked annual increase. However, there is 
still a national short-fall in terms of income received and the cost of running the 
overall service. As such, the Bill introduces the ability of Local Planning 
Authorities to elect to set their own planning fees based on a cost-recovery 
model with that fee income being retained for that Authority’s Development 
Management service.  

 

iv) Nature Recovery 

3.5 The Bill introduces a Nature Restoration Fund which would offer an alternative 
approach for developers to meet certain environmental obligations relating to 
protected sites and species. Contributions will come through a Nature 
Restoration Levy and be paid direct to Natural England. 

 
v) Strategic Development Strategies 

3.6 The Bill will implement strategic planning at a sub-regional level through the 
introduction of these Strategies to facilitate cross-boundary working so as to 
address development and infrastructure needs. Where Combined Authorities 
do not exist, upper tier Unitary and County Councils would be given this “SDS” 
duty. Once adopted, it would become part of the Development Plan and Local 
Plans would need to be in general conformity with it.  

 

vi) Compulsory Purchase Orders 

3.7 The Bill is said to improve the CPO process and land compensation rules to 
enable more effective land assembly through public sector led schemes. This 
will be done through simplifying procedures, more delegation of decisions, 
quicker vesting of land and changes to the loss payments regime such that 
compensation is “fair” reducing the potential for “hope” valuations. 

 
4 Statutory Consultation 
 
4.1 Members are aware that there are mandatory consultations to be undertaken 

with a number of Statutory Agencies on planning applications – eg. the Highway 
Authority, the Local Lead Authority, National Highways and Historic England. 
There has been much criticism of this process from both Local Planning 
Authorities, as well as from the development industry itself.  That criticism 
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revolves around added delays with a series of “holding objections” from the 
agencies, and to the need to provide what is considered to be “excessive” 
amounts of detail in some instances. The Government will therefore be looking 
to “limit” the role of the consultations to those instances where it is necessary 
to do so. In other words, “automatic, or blanket” consultations would not take 
place, as it would be expected that the Agencies would publish Standard or 
Standing Advice.  The Local Planning Authority would thus see if a proposal 
aligns with that advice before referral. The Government is reinforcing its view 
that the 21-day consultation period is sufficient and interestingly adding, that 
these should not be extended unless the additional information or clarification 
sought by that consultee, may enable an approval rather than a refusal.   

 
5 Report Implications 
 
5.1 Finance and Value for Money Implications 
 
5.1.1 Analysis will need to be undertaken to establish whether the ability to set our 

own planning fees would yield additional income over and above that currently 
received through the national fee scheme. If that enables cost-recovery, then 
there would be a Corporate saving. However, the impact of potential for fee 
income to reduce through a reduction in the number of applications received, 
would need to be considered, as that would need to be budgeted for.  

 
5.1.2 Additionally, at present surplus planning fee income is directed to cover work 

associated with the preparation of the Local Plan. If all fee income is to be ring-
fenced to Development Management, then alternative measures will be needed 
for work on the Local Plan.  

 
5.2 Risk Management Implications 
 
5.2.1 The changes to the remit of Planning Committees may result in there being an 

increased possibility for legal challenge to a determination. 
 

5.2.2 Failure to align with a Strategic Development Strategy would increase the 
likelihood of a Local Plan not being found to be “sound”. 

 
5.3 Environment, Climate Change and Health Implications 
 
5.3.1 The option of paying a National Recovery Levy may become an alternative to 

on-site bio-diversity net gain, or to off-site contributions in lieu, if either of these 
two approaches is seen as making a development “unviable”. Potentially this 
could lead to that gain or recovery not being implemented locally. 

 
 The Contact officer for this Report is Jeff Brown (719310) 
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