
 

 

To: The Deputy Leader and Members of the Planning and Development 
Board 

 

 (Councillors Simpson, Bell, Chapman, Dirveiks, Fowler, Guilmant, 
Hayfield, Humphreys, Jarvis, Jenns, Parsons, H Phillips, Ridley, Ririe, 
M Watson and Whapples 

 

 For the information of other Members of the Council 
 

 
 
 
 
 
 
 
 
 

 
 

 
PLANNING AND DEVELOPMENT BOARD 

AGENDA 
 

 4 AUGUST 2025 
 

The Planning and Development Board will meet on Monday, 4 August 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 719221 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 7 July 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: CON/2025/0017 - Land to the east off the 
 A444/North  of J11 of M42 Motorway 
 
 Hybrid application for development of the site comprising a full 
 application for site-wide infrastructure works including a new roundabout 
 access to the A444 and creation of development plateaux, together with 
 a full application for the erection of a Class B8 Distribution Unit and an 
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 outline application for the erection of employment units (Class B2, Class 
 B8 and Class E(g)(iii)) on the remainder of the site. 
 
5b Application No: CON/2025/0018 - Land off Fivefield Road, Coventry  

 

 Outline application for the erection of up to 350 dwellings with access off 
 Fivefield Road. 
  
5c Application No: PAP/2025/0161 - Meadow View Farm, Kinwalsey 
 Lane,  CV7 7HT 
 
 Temporary retention of existing mobile home, as ancillary 
 accommodation, for 5 years within the residential curtilage of the 
 property. 
 
5d Application No: PAP/ PAP/2025/0185 - Aston Villa Training Ground, 
 Bodymoor Heath Lane, Bodymoor Heath, B78 2BB 
 
 1. Change of use of land north of Bodymoor Heath Training Ground from 
 agricultural field to sports pitches including 3No. with floodlighting to 
 provide Ladies’ Team and Girl’s academy facilities, with associated 
 engineering works, drainage infrastructure and comprehensively 
 landscaped mitigation area. 
 
 2. Two Storey side extension and alterations to existing academy 
 building to provide additional facilities for U16 Girls academy and U16 
 boys academy. 

 
5e Application No: PAP/ PAP/2024/0586 - Land 400 Metres West Of 
 Camp Farm, Knowle Hill, Hurley, Warwickshire 

 

 The installation of a solar farm of up to 49.9 MW of generating 
 capacity, comprising the installation of solar photovoltaic panels 
 and associated infrastructure including substation, cabling, inverter and 
 transformer  substations, spare part container, associated battery 
 storage, access tracks, fencing, security cameras, landscape planting, 
 areas for Biodiversity Net Gain and associated works. 
 
5f Application No: PAP/2025/0221 - Land North West And South East 
 Off, Blindpit Lane, Curdworth, Warwickshire 
 
 Hybrid planning application for an employment park comprising: Full 
 application for demolition of existing residential properties; new site 
 accesses off Dunton Lane, Church Lane / Ryefield Lane junction,  
 Curdworth Lane and Wishaw Lane; highway improvement works to form 
 signalised junction at Lichfield Road (A446) and Dunton Lane and works 
 to A446 including roundabout with A4091 and widening of Ryefield Lane; 
 construction accesses and compound areas; internal spine roads; 
 engineering operations including utilities infrastructure and earthworks 
 (including creation of development zone plateaus); public transport / 
 active travel infrastructure; and structural landscaping including 
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 sustainable urban drainage infrastructure, community orchards and 
 allotments and amenity areas. Outline application with all matters  
 reserved for E (g)(ii) & (iii), B2 and/or B8 uses, including ancillary offices 
 (E (g)(i)); HGV overspill parking and welfare facility (Sui Generis); 
 primary sub-station, energy infrastructure, gatehouses and security  
 facilities, service yards and HGV parking, plant, vehicular and cycle 
 parking; landscaping including boundary treatment and potential 
 acoustic fencing; pedestrian and cycle infrastructure; green and blue 
 infrastructure; ancillary business and community facilities (E (a-f), F1, 
 F2(c) and/or Sui Generis) within a central amenity zone and mobility hub 
 providing an interchange for public transport and active travel modes, 
 and associated development. 
 
 The Contact Officer for this report is Jeff Brown (719310). 

 
6 Changes to Written Appeals - Report of the Head of Development 

Control  
 

The Planning Inspectorate (PINS) has announced changes to its 

procedures for handling appeals dealt with by an exchange of written 

representations, in order to speed up determination rates. 

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

7 Exclusion of the Public and Press 
 

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

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

 The Contact Officer for this report is Jacob Baldwin (719417). 
 
 
 
 

STEVE MAXEY 
Chief Executive 
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NORTH WARWICKSHIRE BOROUGH COUNCIL 
 
 

MINUTES OF THE        7 July 2025  
PLANNING AND DEVELOPMENT BOARD 
 

 
Present:  Councillor Simpson in the Chair 
 
Councillors Bell, Chapman, Davey, Fowler, Guilmant, Hayfield, Hobley 
Humphreys, Jenns, Parsons, H Phillips, Ridley, Ririe, M Watson and 
Whapples.   
 
Apologies for absence were received from Councillors Dirveiks 
(Substitute Councillor Hobley) Jarvis (Substitute Councillor Davey). 
 
Also, in attendance were Councillors Jackson and Osborne. 
 

18 Disclosable Pecuniary and Non-Pecuniary Interests 
 
 Councillors Whapples and Parsons declared an interest in Minute 20b -  
 Application No: PAP/2025/0155 - Land South Of Warton Recreation Ground, 

Orton Road, Warton by reason of being a Member of Polesworth Parish 
Council. 

  
19 Minutes of the meeting of the Board held on 9 June 2025 
  
 The minutes of the meeting of the Planning and Development Board held on 

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

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

the Board. 
 
 Resolved: 
 

a That Application No: PAP/2025/0227 – Land 290 Metres East Of 
Hams Hall Electricity Sub Station, Hams Lane, Lea Marston, 
Warwickshire be noted and that Members visit the site prior to 
determination of the application; 

 
b That the receipt of Application No: PAP/2025/0155 - Land South 

Of Warton Recreation Ground, Orton Road, Warton is noted 
and that Members visit the site prior to determination of the 
application; 

 
 [Speaker: Lawrie Phipps] 

  

   Agenda Item No 4 
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c That Application No’s: PAP/2025/0108 - Abm Precision 
Engineering Ltd, Coleshill Road, Ansley, Nuneaton, CV10 0QN 

 be deferred for an Independent Lighting assessment, together 
with a review of road safety concerns; 

 
 In respect of Application No: PAP/2025/0112 - Abm Precision 

Engineering Ltd, Coleshill Road, Ansley, Nuneaton, CV10 0QN 
 be granted subject to the conditions set out in the report of the 

Head of Development Control; 
 
 That Application No: PAP/2025/0166 - Abm Precision 

Engineering Ltd, Coleshill Road, Ansley, Nuneaton, CV10 0QN 
be deferred pending the submission of an amended Delivery 
Management Plan and re-consultation with the Highway 
Authority;  

 
 That in respect of Application No’s : PAP/2025/0194 together 

with DOC/2025/0023 - Abm Precision Engineering Ltd, Coleshill 
Road, Ansley, Nuneaton, CV10 0QN the applicant be invited to 
withdraw the applications as it is not considered that they fall  
within the scope of Section 73 applications as they introduce 
a separate and new B8 use to the site by fact and by degree; 

 
 [Speaker: Pat Arrowsmith] 
 
d That Application No: PAP/2024/0586 - Land 400 Metres West Of 

Camp Farm, Knowle Hill, Hurley, Warwickshire be deferred for 
the applicant to provide additional information and clarification 
in respect of landscaping provision; to respond to the issue of 
there being an unmet need for the development, the receipt of 
outstanding consultation responses together with a site visit; 

 
 [Speaker: Scott Johnson] 
 
e That Application No: PAP/2024/0549 - Cliff Meadows, 

Tamworth Road, Cliff, Kingsbury, B78 2DS be deferred for legal 
advice in respect of the issue of whether there is  demonstrable 
evidence of an unmet need; clarification on compliance with 
previous conditions and that a site visit is arranged. 

 
 [Speakers: Cortney Marshall and Graham Clark] 
 
f That in respect of Application No: PAP/2025/0161 - Meadow 

View Farm, Kinwalsey Lane, CV7 7HT  be deffered for the 
applicant to provide clarification on the weight to be given  to 
the past applications for Certificates of Lawful Existing 
Development, the applicant’s considerations to support a very 
special circumstance case and whether the proposal accords 
the the relevant policies for the Fillongley Neighbourhood 
Plan; and 
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 [Speaker: Blake Woodward] 
 
g That Application No: PAP/2025/0021 - Haunchwood Sports 

Junior Football Club, Ansley Hall Recreation Ground, Coleshill 
Road, Ansley Common, CV10 OQG be granted subject to the 
conditions set out in the report of the Head of Development 
Control together with two Informatives – one advising on the 
need to seek advice from the Council’s EHO on the scope of 
the Noise Assessment at Condition 7 and the second to urge 
that contact be made with the Ansley Hall Management 
Committee in respect of access arrangements. 

 
 [Speakers Louise Mututa and Paul Lyon] 
 

21  Appeal Update 
 

The Head of Development Control brought Members up to date with recent 
appeal decisions. 
 
Resolved: 
 
That the report be noted. 
 

22 Speeding up Build Out Consultation 
 

The Head of Development Control presented the Government’s proposals to 

reform planning policy and procedures and that it had published the current 

Planning and Infrastructure Bill. The report outlined the Governments 

proposals and sought responses to a consultation process on how the “build-

out” of planning permissions might be speeded up.    

 Resolved: 
 
 See below at 24. 
 
23 Reform of Site Thresholds – Consultation Paper 
 
 The Head of Development Control delivered the Government’s 

proposals to review planning policy and procedures with many 
measures included in the revised National Planning Policy Framework 
as well as now being included in the current Planning and Infrastructure 
Bill. The report outlined the Governments’ proposals in respect of 
redefining the site thresholds for certain types of planning application.   

 
 Resolved: 
 
 See below at 24. 
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24  Reform of Planning Committees Consultation 
 

 The Head of Development Control presented the Government’s proposals to 
reform Planning Committees as set out as part of its overall review of 
planning policy and procedures and as now included in the current Planning 
and Infrastructure Bill. The report outlined the Governments proposals and 
sought responses to the consultation process.   
 
Resolved: 
 

  That a small group of Members meet to discuss the Council’s response 
  to the three consultation papers. 

 
 

 
 

 
 
 

M Simpson 
Chairman 
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 Agenda Item No 5 
 
 Planning and Development 

Board 
 
 4 August 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 Monday,1 September 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 CON/2025/0017 1 Land to the east of the A444/North of 
J11 of M42 Motorway 
 
Hybrid application for development of the 
site comprising a full application for site-
wide infrastructure works including a new 
roundabout access to the A444 and 
creation of development plateaux, 
together with a full application for the 
erection of a Class B8 Distribution Unit and 
an outline application for the erection of 
employment units (Class B2, Class B8 and 
Class E(g)(iii)) on the remainder of the site 
 
 

General 

5/b CON/2025/0018 4 Land off Fivefield Road, Coventry,  
 
Outline application for the erection of up to 
350 dwellings with access of Fivefield 
Road 
 
 

General 

5/c PAP/2025/0161 7 Meadow View, Kinwalsey Lane, CV7 
7HT 
 
Temporary retention of existing mobile 
home, as ancillary accommodation for 5 
years within the residential curtilage of the 
property 
 
 

General 
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5/d PAP/2025/0185 19 Aston Villa Training Ground, Bodymoor 
Heath Lane, Bodymoor Heath, B78 2BB 
 
1. Change of use of land north of 
Bodymoor Heath Training Ground from 
agricultural field to sports pitches including 
3No. with floodlighting to provide Ladies’ 
Team and Girl’s academy facilities, with 
associated engineering works, drainage 
infrastructure and comprehensively 
landscaped mitigation area. 
 
2. Two Storey side extension and 
alterations to existing academy building to 
provide additional facilities for U16 Girls 
academy and U16 boys academy 
 
 
 
 

General 

5/e PAP/2024/0586 40 Land 400 Metres West Of Camp Farm, 
Knowle Hill, Hurley, Warwickshire,  
 
The installation of a solar farm of up to 
49.9 MW of generating capacity, 
comprising the installation of solar 
photovoltaic panels and associated 
infrastructure including substation, 
cabling, inverter and transformer 
substations, spare part container, 
associated battery storage, access tracks, 
fencing, security cameras, landscape 
planting, areas for Biodiversity Net Gain 
and associated works 
 
 

General 
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5/f PAP/2025/0221 103 Land North West And South East Of, 
Blindpit Lane, Curdworth, 
Warwickshire,  
 
Hybrid planning application for an 
employment park comprising: Full 
application for demolition of existing 
residential properties; new site accesses 
off Dunton Lane, Church Lane/ Ryefield 
Lane junction, Curdworth Lane and 
Wishaw Lane; highway improvement 
works to form signalised junction at 
Lichfield Road (A446) and Dunton Lane 
and works to A446 including roundabout 
with A4091 and widening of Ryefield Lane; 
construction accesses and compound 
areas; internal spine roads; engineering 
operations including utilities infrastructure 
and earthworks (including creation of 
development zone plateaus);public 
transport/active travel infrastructure; and 
structural landscaping including 
sustainable urban drainage infrastructure, 
community orchards and allotments and 
amenity areas. Outline application with all 
matters reserved for E (g)(ii) & (iii), B2 
and/or B8 uses, including ancillary offices 
(E (g)(i)); HGV overspill parking and 
welfare facility (Sui Generis); primary sub-
station, energy infrastructure, gatehouses 
and security facilities, service yards and 
HGV parking, plant, vehicular and cycle 
parking; landscaping including boundary 
treatment and potential acoustic fencing; 
pedestrian and cycle infrastructure; green 
and blue infrastructure; ancillary business 
and community facilities (E (a-f), F1, F2(c) 
and/or Sui Generis) within a central 
amenity zone and mobility hub providing 
an interchange for public transport and 
active travel modes, and associated 
development 
 
 

General 
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General Development Applications 
 
(5/a) Application No: CON/2025/0017 
 
Land to the east of the A444/North of J11 off M42 Motorway 
 
Hybrid application for development of the site comprising a full application for 
site-wide infrastructure works including a new roundabout access to the A444 
and creation of development plateaux, together with a full application for the 
erection of a Class B8 Distribution Unit and an outline application for the erection 
of employment units (Class B2, Class B8 and Class E(g)(iii)) on the remainder of 
the site for 
 
IM Properties Development Ltd 
 
1. Introduction 

 

1.1 This application has been submitted to the North-West Leicestershire District 

Council who in turn has invited this Council to submit representations as part of 

its assessment of the application. 

 

2. The Site 

 

2.1 This comprises 29 hectares of agricultural land in the north-west quadrant of 

Junction 11 of the M42 Motorway with the A444. It is 14k south of Ashby and 10k 

north-east of Tamworth. The site drops from the junction to its northern edge by 

some 23 metres.  

 

2.2 There is open countryside to the north, east and south of the site with the 

exception of the Motorway Service Station and the outskirts of Appleby Magna. 

The western boundary is marked by the A444, the other side of which is Mercia 

Park, an established strategic employment site comprising some 3.5 million 

square feet of logistics buildings accessed from Junction 11. 

 

2.3 The site is shown at Appendix A. 

3. The Proposals 
 

3.1  As can be seen from the header above, a single application has been submitted 
to cover three elements. However, in essence the overall proposal is to seek 
permission for an employment and distribution estate as an extension to Mercia 
Park on the other side of the A444. The three applications would enable 
infrastructure for the whole site; seek detailed permission for the first of two new 
buildings and outline permission for the new buildings on the balance of the site 

  
3.2  A Parameters Plan outlines the framework for the development of the site 

illustrating a new roundabout access onto the A444 leading to two Development 
plateaux – one running parallel to the A444 south to Junction 11 (Zone 1) and the 
second in the north-east segment of the site (Zone 2)  
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3.3  The Plan is at Appendix B 
 

3.4  The proposed development in Zone 1 is the subject of the detailed application for 
a single B8 building of some 56,791 square metres with a height of 22 metres.  
There are as yet no detail for Zone 2, but the application indicates that the 
maximum floor area would be some 41,000 square metres, again with any 
buildings having a potential height of 22 metres. 

 
4. Observations 

 
4.1 The determination of this case rests with North West Leicestershire and the 

comments submitted by this Council will be assessed as part of that process.  
 

4.2 To put the proposal into context, Members are aware of the two current 
outstanding applications within North Warwickshire at Junction 11 of the M42 
Motorway for similar developments – one by the same applicant (IM Properties) 
and the second by Richborough. Additionally, preparatory work has commenced 
on a draft Employment Development Plan Document in order to address the 
outstanding employment matters set out in Policy LP6 of the North Warwickshire 
Local Plan 2021. That policy refers to the “need” side of employment land 
provision and these applications illustrate the development industry’s response 
by increasing the supply of land. In this regard any increase in supply outside of 
North Warwickshire but close to its boundaries, could alleviate the pressure on 
land within North Warwickshire, particularly for strategic employment sites as 
here. As such, it is considered that the proposal can be supported in principle. 

 
4.3  In terms of potential adverse impacts on the Borough, then clearly a potential 

increase in HGV traffic using the A444 south of Junction 11 is probably the most 
evident. The second would be the visual impact as seen from North 
Warwickshire, but given the presence of the established Mercia Park, any 
impacts would be considered to be limited.  

 
Recommendation 
 
That the Borough Council has supports the proposal in principle.  
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General Development Applications 
 
(5/b) Application No: CON/2025/0018 
 
Land off Fivefield Road, Coventry,  
 
Outline application for the erection of up to 350 dwellings with access off 
Fivefield Road for  
 
Richborough 
 
1. Introduction 

 

1.1 This application has been submitted to the Coventry City Council who in turn has 

invited this Council to submit representations as part of its assessment of the 

application. 

 

2. The Site 

 

2.1 This is 22.6 hectares of agricultural land either side of Fivefield Road just to the 

south of the common administrative boundary with North Warwickshire. Fivefield 

Road runs from its junction with Coventry Road about 400 metres south of the 

Horse and Jockey Public House and the Corley Cricket Club south of Corley and 

Bennetts Road, the road from Keresley into Coventry.  

 

2.2 The site is illustrated at Appendix A.  

 

3. The Proposal 

3.1  As indicated above this is an outline application for up to 350 houses including a 

25% provision for on-site affordable housing.  The site is the northern portion of a 

much larger residential development extending to the south which is well under 

way. A new central route through this development is underway.  Vehicular 

access into the site would be solely from this new road and not from Fivefield 

Lane. The intention is for this access to provide a “loop” throughout the site. 

However, there would be emergency access points at either end of the present 

Fivefield Road. The existing length of Fivefield Road would become a 

footpath/cycle way linking into other such routes in the larger development area.   

3.2  An illustrative Parameters Plan is at Appendix B. 
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4. Observations 

4.1  As indicated above, this site is within the very much larger Keresley Sustainable 

Urban Extension allocated in the Coventry Local Plan 2011-2031 and 

construction has commenced on much of the land to the south. In total this 

allocation is for 3100 houses including a local centre, link road and primary 

school.  As such the principle of this proposal is acknowledged. In terms of 

potential impacts on North Warwickshire, then with the vehicular access all being 

from the south there should be no increase in traffic exiting onto the Coventry 

Road south of Corley.  

Recommendation 

That the Council has no comments to make. 
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General Development Applications 
 
(5/c) Application No: PAP/2025/0161 
 
Meadow View Farm, Kinwalsey Lane, CV7 7HT 
 
Temporary retention of existing mobile home, as ancillary accommodation, for 5 
years within the residential curtilage of the property, for 
 
Mr & Mrs Skalka 
 
1. Introduction 

 

1.1 This application was referred to the last Board meeting, but determination was 

deferred in order that further clarification could be sought from the applicant.  

 

1.2 This current report provides that update. The July Board report is at Appendix A. 

 

2. Update 

 

a) The Certificates 

 

2.1 There are two applications for Certificates of Lawful Development which relate to 

this property - one was granted, but the second was withdrawn. 

 

2.2 A Certificate of Lawfulness for existing development was granted in April 2024 

under reference PAP/2023/0484. This confirms that buildings A to D as shown on 

the Certificate Plan are all lawful and that they are located inside the lawful 

residential curtilage of the host dwelling. That Plan is at Appendix B.  A and B 

long standing buildings used primarily for domestic storage, C is static caravan, 

also used for storage, and D is a dog kennel.  

 

2.3 A Certificate of Lawfulness for existing development was submitted for a “mobile 

home located in the residential curtilage of the property” in August 2004 under 

reference PAP/2024/0383. The location is at Appendix C.  As indicated in para 

4.1 of the July Report (Appendix A), this application was withdrawn, as it was 

concluded that the structure did not meet the definition of a caravan/mobile 

home. As such a full planning application was required if it was to be retained on 

site. The current planning application is thus the consequence of this withdrawal. 

 

2.4 The conclusion from this is that the four buildings marked A to D on Appendix B 

are all lawful and that the lawful residential curtilage is as per the red line of the 

current application, but that the lawfulness of the building the subject of this 

current application is as yet not determined. That will be resolved through the 

outcome of this application. However, it is not a “caravan”, as it fails to meet the 

technical definition of a caravan.  It should thus be treated as a building.  
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b) Considerations  

 

2.5 The applicant points out that notwithstanding the applicant’s son assisting in 

working on the applicant’s small-holding, the application as submitted is for 

accommodation ancillary to the use of the host dwelling – for the applicant’s son 

who has returned home for support. The applicant has not been submitted for 

agricultural workers accommodation. In order to prevent its permanent use, the 

application seeks a temporary consent. The building can therefore be removed.  

 

2.6 The applicant also points out the there is a fall-back position here as under 

permitted development rights, up to half of the rear garden could be covered in 

incidental buildings to the host dwelling and that a caravan would also be 

permitted development, fulfilling the same purpose. The caravan could be much 

larger than the building subject of this application, as explained within the 

previous board report (paragraph 8.5).  

 

2.7  The applicant says that the five year period is a reasonable and proportionate 

response as the any condition limiting this period is enforceable and thus the 

Council has the opportunity to review the matter. Additionally, it enables the 

applicant’s son to have some independence, and the support needed. 

 

2.8 The applicant concludes that the impact on the openness of the Green Belt is 

negligible. 

 

c) Fillongley Neighbourhood Plan 

 

2.9 The relevant policies from this Plan were identified in Section 5 of Appendix A 

and these were addressed in para 8.10. In order to expand on these matters, 

Members will be aware that in respect of FNP01, the building is small and timber 

clad, placed well back from the site frontage. Moreover, there is also a “fall-back” 

position here in that half of the rear garden could be developed with outbuildings 

and incidental buildings under Class E of Part One of the General Permitted 

Development Order.  

 

2.10 In respect of FNP04, then the policy says that all new developments should 

encourage a broad mix of housing types including smaller starter homes and 

provision for affordable housing for local people. It could be argued that this 

proposal accords with this policy. Additionally, this is not a new dwelling, but 

ancillary residential accommodation to the host dwelling, and a condition is 

recommended to cover this matter – Condition 3 in Appendix A. 
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2.11 This Neighbourhood Plan is undergoing review, and a Draft Plan (a Regulation 

16 Plan) is now out to consultation ending shortly after the date of this Board 

meeting.  The Regulation 16 Plan will carry some weight, but not yet full weight, 

particularly as it still out to consultation. However, it is not considered that this 

draft materially varies the two policies identified above.  

 

3. Observations  

 

3.1 The clarifications are welcomed, but they are not considered to lead to a 

fundamental review of the original recommendation.  

 

4. Recommendation 

 

4.1 That planning permission be GRANTED subject to the conditions set out in 

Appendix A.   
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General Development Applications 
 
(5/d) Application No: PAP/2025/0185 
 
Aston Villa Training Ground, Bodymoor Heath Lane, Bodymoor Heath, B78 2BB 
 
1. Change of use of land north of Bodymoor Heath Training Ground from 
agricultural field to sports pitches including 3No. with floodlighting to provide 
Ladies’ Team and Girl’s academy facilities, with associated engineering works, 
drainage infrastructure and comprehensively landscaped mitigation area. 
 
2. Two Storey side extension and alterations to existing academy building to 
provide additional facilities for U16 Girls academy and U16 boys academy, for 
Aston Villa Football Club 
 
1. Introduction 

 

1.1 This application is referred to the Board because if the recommendation below is 

supported, the case will need to be referred to the Secretary of State as a “Green 

Belt” development, under the terms of the 2024 Direction. 

 

1.2 Members have visited the site previously and a note of that visit is at Appendix A. 

 

2. The Site 

 

2.1 Members will be familiar with the Club’s Training Ground located off of Bodymoor 

Heath Lane and running alongside the A4091 Tamworth Road between the 

Kingsbury Water Park and the Belfry Hotel and Golf courses and south of 

Middleton Hall. It is located in open countryside with significant established tree 

and woodland perimeter woodlands and landscaping. It comprises a full training 

ground complex with multiple pitches of varying size (some flood lit), a main 

Football Academy Building with an indoor training pitch and a variety of other 

training and changing accommodation spread throughout the holding. The 

existing complex is divided effectively into two by a substantial area of retained 

woodland - Coneybury Wood. The current proposal will effectively create a third 

area for sports pitches with an area of woodland between them. 

 

2.2 A general location plan is at Appendix B. 

 

3. Background  

 

3.1 The Club moved its training facilities to Bodymoor Heath in the 1990’s and the 

Academy Building followed in 2002 with additional pitch provision. The majority of 

this was located alongside Bodymoor Heath Lane and the A4091 to the south of 

the Academy Building. However, the acquisition of this land by HS2 Ltd meant 

that these facilities had to be relocated. The land to the north and east had 

mostly been the subject of sand and gravel extraction from the 1950’s and the 

Club acquired this with a view to relocate the “lost” pitches. At the same time, the 

additional land, enabled the Club to expand its facilities to include more youth 
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and women’s facilities. A major expansion of the site was approved in 2018 and 

is now the extent of the existing accommodation. A further extension to facilities – 

both in terms of built development and lighting - was approved in 2024 under 

PAP/2024/0274. A site plan illustrating these can be viewed at Appendix C 
 

3.2 The Council also has a seperate current undetermined application for an 

extension to the main building under reference PAP/2025/0207. 
 

4. The Proposals 

 

4.1 In general terms, the overall proposal contains two separate elements, but in 

particular they are both to substantially enhance provision, accommodation and 

facilities for women’s and youth training opportunities. There is thus further 

expansion of the women’s and youth Academy building - totalling 2824 square 

metres - as well as new pitches covering a further 11.2 hectares of agricultural 

land. 

4.2  The landownership extent of the Applicant is identified by the blue line that 
covers the whole training ground complex, surrounding fields and waterbodies, 
and this is shown at Appendix B. The existing complex is served by a site wide 
drainage system that discharges to the existing attenuation features and water 
bodies. The intention will be for the extended building to connect into the existing 
grounds drainage, access routes and maintenance, whilst the new sports pitches 
will be provided with their own drainage system and new attenuation features.   

 

4.3 The overall proposal is described in the header above. Each element will now be 

looked at and these can be identified on the site plan at Appendix D, with greater 

detail at Appendices E and F. 

 

4.4 A) Extension to create a bespoke Women’s Super League (WSL) and Girls 

Academy Centre. This is an extension to the existing Academy building that will 

directly mirror the existing design so as to provide a new purpose-built facility. 

This will accommodate the changing rooms for the WSL squad, under-18 

members and coaches, together with gym, recovery and physio facilities. Sports 

science, analysis and coaches and managers facilities are located at first floor. 

This extension will facilitate the removal of existing temporary buildings from the 

training ground that are currently used by the Women’s teams. The proposal can 

be viewed at Appendix E. The building was previously extended under 

PAP/2024/0274. 

4.5 B) Women’s Super League and Girls Academy Centre Football Pitches and 
Training.  This expansion to the north of the existing grounds will supply new 
playing pitches for the Ladies’ teams that will provide the capacity that is lacking 
from the current ground facilities. Three of the new pitches will be floodlit, to 
reflect the quality of facilities that are provided in the existing complex. These lit 
pitches will be located along the western boundary adjacent to the line of the 
HS2 railway line and the new elevated sections of the A4091. One of the floodlit 
pitches will be delivered as a 3G pitch to provide year-round training pitch at 
105m x 68m, whilst the other 6 pitches will provide a range of sizes including 
67m x 45m, 54m x 36 and a Goal Keepers training area pitch. The pitches will 
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contain pitch fences between pitches to stop balls and these would be between 
3-6 metres high. The site will use an existing agricultural field. This can be 
viewed under Appendix F. 

 
4.6 As part of the masterplan proposal for the Training Ground, additional native 

landscaping is proposed to strengthen existing areas of landscaping and 
contribute toward biodiversity enhancements. The landscaping masterplan 
illustrates the approach to new planting that will contain views across the pitches 
through perimeter scrub planting with trees as well as large areas of new 
wildflower meadow planting. Landscaping can be viewed at Appendix G. Part of 
the redline area for a formal planting area is proposed to be leased to Middleton 
Hall by Aston Villa. 

 
4.7 The landscaping scheme has also sought to restore a former formal garden that 

was associated with the listed Middleton Hall. This will provide an avenue of tree 
planting forming an approach as well as new parkland tree specimen planting in 
the proposed meadow that will provide an appropriate foreground to the Hall. The 
avenue of trees will provide a green screen between the listed Hall that will 
screen views toward the areas of activity on the proposed pitches, 
notwithstanding that direct views toward the pitches from the Hall are already 
encumbered by their position to the north east and existing robust screening 
provided by Middleton Park Woodland to the south, whilst the Poolhead 
Plantation around Middleton Pool provides an established edge. In addition, a 
new wetland pond feature will be introduced that will inform this more formal 
planting and biodiversity potential whilst also contributing toward the sustainable 
drainage system. A comprehensive scheme of sustainable drainage wetland 
areas and ponds will control surface waters that may influence the new sports 
facilities. To address the impact of the new sports pitches on the agricultural field 
and resulting biodiversity effect, a full net gain assessment has been undertaken, 
which has demonstrated that delivery of a biodiversity net gain that meets the 
national requirements can be achieved. Through reverting the undeveloped 
areas of arable land to a mixture of wild flower meadows, scrub and tree planting 
alongside wetland SUDs areas, the necessary biodiversity gain is achieved. The 
delivery of bird/bat boxes through this development can be secured through a 
planning condition.  

 
5. Consultations  

Warwickshire County Council as Lead Local Flood Authority – No objection in 
principle, but more detail is required. 

 
Warwickshire County Council as Highway Authority – No objection subject to 
conditions.  

 
Warwickshire Fire and Rescue Services – No objection subject to conditions 
 
Warwickshire County Ecologist – Request more detail is required. 
 
Warwickshire County Council Archaeology – No comments received as yet.  
 
Warwickshire County Council Footpaths – No objection  
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North Warwickshire Borough Council Green Spaces – No objection 

 
Environmental Health Officer – No objection 
 
The Garden Trust – No comments 
 
HS2 – Located Partially in the HS2 safeguarding area. No objections and 
suggest conditions  
 
Natural England – No objection but request mitigation against Middleton Pool 
SSSI 
 
Historic England – No comments  

 
6.  Representations  

6.1  Two letters have been received. They both set out that the woodland between 
the proposed sports pitches and building extension contains a permissive path 
which was formed during the gravel extraction. The route should be retained or 
an alternative provided. The route is set out in Appendix H, as provided by the 
writers. 

 
7.   Development Plan 

The North Warwickshire Local Plan 2021 – LP1 (Sustainable Development); 
LP3(Green Belt), LP15 (Historic Environment), LP16 (Natural Environment), 
LP29 (Development Considerations), LP33 (Water and Flood Risk Management), 
LP35 (Renewable Energy and Energy Efficiency) and LP30 (Built Form) 
 

 
8.   Other Material Planning Considerations  

The National Planning Policy Framework 2023 – (the “NPPF”) 
National Planning Practice Guidance – (the “NPPG”) 
The Town and Country Planning (Consultation) (England) Direction 2024 

 
9. Observations  

 

a) Green Belt  

 

9.1 The site is in the Green Belt and as Members are aware, the construction of new 

buildings and changes in the use of land, in such a location are deemed to be 

inappropriate development by the NPPF and thus harmful to the Green Belt, 

carrying a presumption of refusal. However, the NPPF does define a number of 

exceptions to this and one in particular is wholly relevant to this application.  This 

is where the new building comprises, “the provision of appropriate facilities (in 

connection with the existing use of land or a change of use) for outdoor sport, 

outdoor recreation, cemeteries and burial grounds and allotments, as long as the 

facilities preserve the openness of the Green Belt and do not conflict with the 

purposes of including land within it” – paragraph 154 (b). Moreover, as set out in 
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paragraph 154 (h) (iv), a material change of use may also not be inappropriate, 

subject to the same conditions.  

 

9.2 The first matter is to consider whether the built proposals are appropriate facilities 

for such outdoor uses. It is important to recognise that the definition does not 

refer to “essential” facilities, only that they should be “appropriate”.  Each element 

of the overall proposal will need to be looked at. The first element is the 

extension and alterations to the existing academy building to provide additional 

facilities for the U16 girls and boys academy. This is an existing building which 

has been recently approved for extension and those works are underway. The 

existing building here is fulfilling in part, the Academy role that is occurring in the 

main building and was approved for an extension, to increase the profile of the 

Women’s Leagues and the need to ensure equal provision. This extension should 

thus be considered to be an appropriate facility given the past permissions. The 

second element is the new built structures – lights and fences – for the new pitch 

area on existing farm-land. This is also considered to be appropriate given it 

relates to the existing Aston Villa use of the wider area and where the extant 

facilities have also been found to be “appropriate for outdoor sport and 

recreation”. There is no inconsistency here if the same approach is taken. The 

overall conclusion therefore is that as a matter of principle, the built proposals 

would represent appropriate facilities for outdoor sport and recreation.  

 

9.3 However, this conclusion has to be assessed against the relevant NPPF 

conditions – preserving openness and not conflicting with the purposes of 

including land within the Green Belt. In this respect both the buildings and the 

change in the use of the land are subject to these same conditions. 

 

9.4 Members will be aware that there is no definition of openness in the NPPF, but 

the NPPG does provide guidance by identifying four elements that should be 

considered in any assessment – spatial, visual, the degree of associated activity 

and whether the proposal is permanent or not. These will be reviewed in respect 

of the each of the various developments. 

 

9.5 Firstly, the report will deal with the extension for the alterations to the existing 

academy building to provide additional facilities for U16 Girls academy and U16 

boys academy. This is an existing building which has been recently approved for 

extension and the works are underway. The current proposal would add a large 

extension – doubling the combined size of the existing and the approved 

extension. The proposal will thus have a spatial and visual impact. However, it is 

only visible from within the overall Aston Villa complex, where there are 

substantial perimeter woodland areas and close by other permanent structures. 

There are also many associated other structures and buildings close-by. As such 

the impacts are going to be wholly localised being contained within an outdoor 

recreational setting and thus limited in respect of the Green Belt as a whole. The 

degree of activity would be likely to increase as the purpose of the building is to 

enhance this side of the overall provision. The building thus becomes far more of 

a focus. The building would be permanent. Nevertheless, because of the 

recreational setting and the significant amount of daily activity in the area, it is still 
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considered that there would only be a limited adverse impact on openness. 

However even this level of harm doesn’t “preserve” openness. 

 

9.6 Turning to the proposed pitches, then the amount and appearance of the new 

built development would be very similar to that already established in at least two 

other segments of the overall training ground complex. It is true that the new 

lighting columns and fences would reduce openness, but this is a replication of 

what is seen elsewhere on the larger holding. Again, the site is not visible in the 

public domain, being contained by perimeter woodland.  Even when treated 

cumulatively with the established pitches, there would be no material or 

significant loss of openness, but as above, openness would not be “preserved”. 

 

9.7 Bringing these two assessments together, it is concluded that the proposals 

would not preserve openness, but that the actual harm caused would be limited.  

 

9.8 Turning to the five purposes of including land in the Green Belt, it is considered 

that there would be no conflict, given the established and lawful use of the wider 

site as whole and the proposals being an extension to that. 

 

9.9 In conclusion therefore it is considered that the proposal as a whole is 

inappropriate development in the Green Belt, but that the actual level of harm to 

its openness is limited in extent. 

 

b) Other Harms  

 

9.10 It is now necessary to establish whether there are any other harms that need to 

be added to the harm side of the final planning balance. 

 

i) Landscape 

 

9.11 The building extension is located within an “artificial” landscape comprising an 

outdoor sports setting. The overall site is self-contained being surrounded by 

widespread woodlands also with intervening woodland not overlooked by higher 

ground. There would be no overall impact on the wider landscape here as any 

impact is locally confined. The same conclusion would apply to the proposed 

pitches as they too are visually contained. 

 

ii) Heritage 

 

9.12 The Council is under a statutory duty to have special regard to the desirability of 

preserving any Listed Building or its setting or any features of special 

architectural or historic interest which it possesses. The Grade 2 star Middleton 

Hall and its associated group buildings are around 400 metres to the north when 

considering the academy building extension and 290 metres to the west when 

considering the nearest sports pitch. Whilst there is no direct impact on the fabric 

of any of these buildings, it is the Hall’s setting that is the issue here. The 

significance of the asset’s setting here is of high value. Its history covers around 

1000 years with the Estate once being over 3600 acres, but now its 42 acres is 
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managed by a Trust. The land the subject to the current proposed pitches was 

sold to the Club in 2017 and is presently leased and farmed locally. The parkland 

associated with the Hall was quite extensive, but none now remains connected to 

the Hall with the land being divided between multiple owners and much altered 

beyond its historic connections with the Hall. The historic record show that the 

application site was once part of the open parkland to the west of the Hall which 

included a more formal garden closer to the Hall and that the outlook from the 

western elevation was open and extensive across the current application site.  

 

9.13 The historic interest in the buildings at the Hall is represented by the significant 

variety of architectural styles at the site spanning some 900 years. The buildings 

express a range from the mid-thirteenth century as a moated Norman manor, 

through to the addition of chapel – now demolished -  in 1391, an English 

Manorial estate with three separate timber farmed buildings and a Great Hall 

added in Tudor times with an extensive period of “Georgian” rebuild and a new 

“Palladian” west wing dating from the 1700’s and again in the late 1820’s.  

 

9.14 Overall, the significance of the asset lies in both its former landscape setting and 

the historic and architectural value of its range of buildings over a substantial 

period of time. 

 

9.15 Much work has been done with the applicant, officers and representatives of the 

Trust itself to amend and vary the proposed new pitches here in order to lessen 

their impact on the significance of the setting of the Hall, as the proposals do not 

directly affect the physical fabric of the buildings. This has resulted in there being 

no pitches within the sight lines from the windows in the western elevation of the 

Hall and the flood lit pitches being located in the far western corner of the site as 

far away from the Hall as possible – some 400 metres. Additionally, an existing 

nineteenth century clump of trees and other woodland have been retained so as 

to continue to provide screening from the western terrace and upper floors. 

However there will still be some partial views. The overall conclusion is that the 

understanding and perception of an open western vista from the Hall will still be 

retained, but that some harm would be caused due to the change in character of 

the land, but that would be low to medium, given the above changes. 

 

9.16 Notwithstanding these changes, it is proposed to re-introduce the former formal 

garden immediately beyond the western confines of the present Hall land 

holding. This would be an extensive area – some 5.5 hectares – and replicate the 

original features – avenues, open vistas, water features and formal tree planting 

– see Appendix G.  The garden would then be leased back to the Trust for it to 

maintain. This is considered to be a significant heritage benefit as it would in part 

re-instate a substantial feature that once made up the setting of the Hall. 

Moreover, this benefit is unlikely to have arisen if it were not for the current 

proposal 
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9.17 These matters need to be considered cumulatively – the low to medium harm 

caused to the setting of the heritage asset here, through the introduction of the 

new use which by its very character would not create a “natural” landscape or 

visual feature, and the significant benefit of the partial re-instatement of the 

landscape setting of the Hall. Overall, it is considered that there would be less 

than substantial harm caused to the setting of the Hall, but that that level of harm 

would not be at the higher end of that spectrum. 

 

iii) Bio-Diversity and natural environment 

 

9.18 The applicant has provided a bio-diversity assessment together with an 

appropriate bio-diversity metric in line with the new Regulations concerning bio-

diversity net gain. The proposal related to the sport pitch area will provide new 

landscaping features to the west and north and east, with new vegetation 

planting, along with formal planting related to the Listed Middleton Hall. The Local 

Plan policies require a net gain. The proposals have thus incorporated new 

enhancements, and these would be on land owned by the applicant adjoining the 

current sports pitch complex. The habitat enhancements would amount to a 

28.69% increase.  

 

9.19 The location of the new playing pitches is presently arable farmland adjacent to 

the Middleton Pool SSSI and Middleton Lakes Nature Reserve, and so it does fall 

within the impact areas associated with the SSSI. However, the removal of arable 

farmland adjacent to the Midleton Pool SSSI and the Reserve would not mean 

the loss of an associated habitat, as the SSSI designation is based upon the 

pool’s importance as a regenerated former gravel pit and its contribution for 

breeding birds. Coneybury Wood is an Ancient Woodland which is located within 

the centre of the existing training ground complex. No works are proposed within 

this woodland or within the immediate areas surrounding, so it will be 

safeguarded in situ. 

 
9.20 The County Ecologist has not objected in principle but has asked for more 

information and clarification particularly in respect of establishing the actual detail 

of the enhancements and floodlighting. These matters can be dealt with through 

conditions as has happened with all of the previous permissions. 

 

iv) Passive Path and footpaths 

 

9.21 As part of the former works related to the quarrying activity on the wider site, a 

passive path was created and it has been pointed out, by representations 

received, that it should remain, and should be enhanced or revised. The 

applicant notes the permissive route and sets out that it is not included within the 

application red line site and the proposals have no intention to change it.  
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9.22 Any issues associated with the use of the passive route would be civil matters for 

the parties to consider outside of the scope of this planning application. The 

wider area however does contain public rights of way that are not affect by this 

application proposal.  

 

v) Other Matters 

 

9.23  In respect of other matters, then the design of the proposed building would 

respect the existing building and is designed to meet its own purpose/function. 

On the other hand, there is no common approach to existing buildings and 

structures throughout the site. As such there is no evidence to support a refusal 

on these grounds. 

 

9.24  The existing lights around the pitches are conditioned in respect of their hours of 

operation and the current proposals do not introduce a new approach. As such 

these conditions would need to be repeated here in respect of the new lights. 

 

9.25  It is noteworthy that the highway authority has not raised an objection and that 

whilst the Local Lead Flood Authority has sought more detail, that is not 

anticipated to result in an overall objection as they are seeking technical, 

operational and management detail which would normally result in the 

imposition of conditions.  

 

9.26  The proposal will result in the loss of farmland. The historic use of the field was 

formally part of a much larger formal garden/park area to Middleton Hall. Part of 

the proposal is to restore part of this formal garden approach arrangement to 

the listed hall as can be seen on the plans – Appendix D and G. The land 

classification for the site is grade 3, good to moderate. The loss of farm land is 

noted, however the proposal is considered to outweigh the farming use, in that 

the pitches will provide wider public benefit and the landscaping area to 

Middleton Hall, which will bring wider heritage gains. 

 

9.27  The building as proposed to be extended would look to use a range of energy 

generation and saving proposals, which are projected to be greater than the 

Local Plan Policy LP35 requirements. The building will also have to meet the 

latest Building Regulations.  

 

c) The Harm Side of the Final Planning Balance 

 

9.28   As a consequence of all of these matters it is concluded that the harm side of 

the balance would only consist of the substantial definitional Green Belt harm, 

but that the actual Green Belt harm caused would be limited together with the 

less than substantial heritage harm to Middleton Hall. 
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d) The Applicant’s Planning Considerations 

 

9.29  It is now necessary to assess the planning considerations put forward by the 

applicant to establish whether they do carry sufficient weight to clearly outweigh 

the harms identified above, so as to constitute the very special circumstances 

necessary to support the proposal.   

 

9.30  In essence the case put forward by the applicant is that the proposals as a 

whole significantly enhance the sports provision at the site and thus enable the 

Club to retain its Academy status and to offer equal facilities and opportunities 

across a far wider range of ages and cohorts than at present. The proposal will 

aid under 16 football for boys and girls and provide improved facilities. 

Additionally, it is said that such facilities are already available at other Premier 

League football Clubs throughout the country, including sites within the Green 

Belt. 

 

9.31  It is considered that this consideration carries significant weight. Members will 

have already agreed to the weight to be given to this matter when earlier 

proposals were being considered at this site. This is a continuation of that same 

consideration. 

 

e) The Final Planning Balance 

 

9.32  It is concluded that the significant weight to be given to the applicant’s case does 

clearly outweigh the limited harm to the Green Belt harm that has been 

identified. Members will be aware that there are elements of this proposal, that 

had they been submitted individually, would have almost certainly have been 

found not to be inappropriate development – i.e. sports pitches. This adds 

weight to the outcome of the balance identified above. The fact that the 

applicant has elected to deal with them as a comprehensive package is of 

value, as Members can assess the overall impact rather, than look at the 

matters on a piecemeal basis.  

 

9.33  In respect of the less than substantial heritage harm, then this too is considered 

to be outweighed by the overall public benefits and significantly also because of 

the proposals to re-instate part of a formal garden associated with the Hall 

would provide a significant public heritage benefit which might not otherwise 

have arisen. 

 

 

f) Conditions 

 

9.34  Some consultees are considering new information at the time of this report being 

written. It is expected they will come back with no objections. As such conditions 

would be expected to cover, plans, materials, ecology, BNG, lighting hours, 

flooding, contamination related to the building extension, use of the pitches, and 

construction management.  
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g) Referral 

 

9.35  It is considered that the outstanding matters once addressed, will then lead to 

the application, given the principle of supporting the overall package, to the 

matter being referred to the Secretary of State.  Any subsequent grant of 

permission would however have to await the receipt of those outstanding 

consultations. If there is an objection, then the case will be referred back to the 

Board for re-consideration. 

Recommendation 
 
That the Council is minded to GRANT planning permission subject to: 
 

a) There being no “call-in” of the application by the Secretary of State, 

following referral of the case under the 2024 Direction;  

b) The inclusion of relevant conditions as set out above on the grant of that 

planning permission, 

c) The inclusion of any additional conditions requested by the outstanding 

consultation responses from the County Ecologist, County Archaeology 

and Lead Local Flood Authority, but that  

d) Should objections be received from these consultations, the application be 

referred back to the Board for a review of its position.  
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Appendix A – Councillor visit Note 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

43 of 180 



5d/31 
 

 
 
Appendix B – General Location Plan  
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Appendix C – PAP/2024/0274 Site Plan 
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Appendix D – Proposed Site plan 
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Appendix E – Academy Building Extension 
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Appendix F – Sports pitches and landscaping 
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Appendix G – Landscaping 
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Appendix H – Passive Path Plan 
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General Development Applications 
 
(5/e) Application No: PAP/2024/0586 
 
Land 400 Metres West Of Camp Farm, Knowle Hill, Hurley, Warwickshire,  
 
The installation of a solar farm of up to 49.9 MW of generating capacity, 
comprising the installation of solar photovoltaic panels and associated 
infrastructure including substation, cabling, inverter and transformer substations, 
spare part container, associated battery storage, access tracks, fencing, security 
cameras, landscape planting, areas for Biodiversity Net Gain and associated 
works, for 
 
Ampyr Solar Europe 
 
1. Introduction 

 
1.1 This application was referred to the July Board meeting and a determination was 

deferred pending the receipt of additional information together with the 

outstanding responses from statutory agencies. The additional clarification 

sought related to: 

 

i) Additional landscaping provision;  

ii) To respond to the issue of there being an unmet need for the development, 

iii) The receipt of outstanding consultation responses, and  

iv) A further site visit.  

 

1.2 For the convenience of Members, the previous report is attached at Appendix A. 

 

1.3 A Supplementary Report was circulated at the July meeting which updated 

Members on two of the outstanding responses – see Appendix B. The County 

Ecologist had no objection subject to conditions. These are all included in the 

recommendation as at Appendix A. The Heritage Officer confirmed that there was 

less than substantial harm and this is addressed at paragraph 8.79 of Appendix 

A. 

 

1.4 Additionally, the Board resolved that a second site visit be arranged. This will 

take place after the publication of this report and thus a note will be circulated at 

the meeting.  

 

2. Outstanding Consultations 

 

2.1 The Warwickshire County Council as Highway Authority was awaiting the 

outcome of a Road Safety Audit. That recommended minor engineering 

amendments to the proposed access, which the applicant has now accepted. As 

such, Warwickshire County Council as Highway Authority have no objection 

subject to conditions relating to the highway access, visibility splays and position 

of gates during construction and de-commissioning. 
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2.2 The Warwickshire County Council as Local Lead Flood Authority has requested 

more technical detail, which is not at all unusual. The detail has been submitted 

and now they have indicated that they have no objection to the proposal subject 

to standard conditions. 

 

3. Landscape Provision 

3.1  The applicant has provided a revised landscaping approach substantially 
increasing the native hedgerow provision across the site - the plan shown to the 
last Board meeting is at Appendix C and that now proposed is at Appendix D. 
This now not only restores and enhances the landscape in accordance with the 
landscape character assessment’s recommendations, it also reduces the scale of 
the proposal significantly to 10 segregated solar panel areas (1a/1b, 2, 3a, 3b, 4, 
5, 6a, 6b, 7 and 8) shown below.  

 
 

3.2  It provides a significant amount of hedgerow around the site which amounts to 
5.3km this is an increase of 1.3 kms over the last scheme - accompanied by the 
provision of an additional trees 75 trees to a total of 282 new trees within new 
and existing hedgerows. There are also an unquantified number of trees in the 
proposed tree belt.  The introduction of tree planting in and around the site, re-
instating former field boundaries and now additional boundaries as well as 
reinforcing existing ones, significantly reduces the residual visual impact and 
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scale of the proposal. The Council’s landscape consultants are also wholly in 
agreement with this conclusion. 

 
3.3  The amended layout also provides increased bio-diversity net gain improvements 

providing further benefits of the proposal. These revised proposals will break the 
site up into segregated solar panel areas. As can be seen from the plan above 
this provides 10 separate distinct fields, which significantly reduces the scale of 
the proposal visually and from a landscape perspective. 

 
4. Need for the Facility 

4.1 The applicant has provided additional information to demonstrate there being an 
unmet need for the development, this is also supplemented by officers’ 
information as well. This is set out in the following paragraphs. 

 
a) National Level 

 
4.2  There is a national need for the installation of sources of renewable energy. The 

UK has committed to meeting a legally binding target of net-zero carbon emissions 
by 2050. This requires major investment in proven technologies, such as solar, 
which are supported by planning policy at local and national level. For this site, the 
clean energy generated will save on average 21,000 tonnes of carbon dioxide 
(CO2) per year, which adds up to over 800,000 tonnes of CO2 over the next 40 
years (the design life of the solar farm). 

 
4.3  Global Climate Change is widely recognised as one of the most significant 

environmental challenges that is faced globally today. The principal cause is the 
rise in the concentration of Greenhouse Gases (GHG) in the atmosphere, largely 
driven by the use of fossil fuels for electricity generation. 

 
4.4  The Climate Change Act 2008 (as amended) sets out the legal obligation of the UK 

to achieve a 100% reduction in GHG emissions from 1990 levels (net zero) by 
2050. In addition, on 20 April 2021, the UK Government announced the ambitious 
target of reducing greenhouse emissions by 78% by 2035 compared to 1990 levels 
in the sixth Carbon Budget, to bring the UK more than three-quarters of the way to 
the 2050 target. This would also help achieve the international target agreed at the 
Paris Agreement (2016), limiting global warming to below 2°C. 

 
4.5  The British Energy Security Strategy in 2022 established the ambition of 70GW of 

solar by 2035. One of the Government’s aims is to “ramp up” the deployment of 
rooftop and ground mounted solar systems to achieve a fivefold increase in solar 
power by 2035 (from 14GW in 2022 to 70GW). The Climate Change Committee 
(2024) noted that only a third of the emissions reductions required to achieve the 
2030 target are currently covered by credible plans. Action is needed across all 
sectors of the economy, with low-carbon technologies becoming the norm.  

 
4.6  To achieve clean power by 2030, 115MW of solar – so 2.3 times the application 

scheme (50MW) - need to be delivered every week for the next five years. Current 
delivery rates are very significantly off track. The Clean Power 2030 Action Plan 
sets out further ambitious goals to achieve 45-47GW (GW is 1000MW) of solar 
energy production to addressed this. 
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4.7  In regard to this significant national need filtering down to the local level, the 

regional need should be considered first. As indicated in the original Board report, 
the National Energy System Operator (NESO) has provided an assessment on this 
need up to 2030, so this is immediate need within the next 5 years. NESO has 
divided the whole country into Connection Reform Zones, numbered T1 to T11 – in 
effect eleven regions. These are RAG (red, amber, green) scored in terms of 
where capacity is needed across them. All of the eleven UK Zones – thus including 
North Warwickshire - are currently classified with the 2nd highest rating of need of 
“Yellow” – the definition of “Yellow” is:“where a zone’s capacity is not met by 
projects with granted or submitted planning permission.” In contrast, for battery 
projects, all UK Zones are classified as “Red” – i.e. “capacity is exceeded by 
protected projects with granted planning permission.”Therefore, at present the 
need for solar projects in the local area is evidenced. 

 
4.8  North Warwickshire is in Zone T5 (as shown Appendix E). The illustration below 

shows the baseline of existing built out (operational), granted, submitted and pre-
application solar projects in T5. It illustrates that there are not enough projects with 
any confirmed planning status and thus there is a significant shortfall at present 
amounting to 2,686MW of solar needed by 2030. Camp Farm is just 50MW of what 
is already accounted for in the dark (mid) green bar below.  

 

  
 

4.9  As indicated above, the national need for solar is 70GW until 2035. 
Notwithstanding this, the UK needs 20GW of additional ground-mounted solar by 
2050 in order to meet legally binding Net Zero targets.  As such, even if all of the 
UK Zones were above target there remains another very large target to meet.  An 
additional 20GW by 2050 may seem more achievable than the 70GW by 2030, 
but even if this is less than a 3rd of that capacity, we will be working with less 
available land as other development will develop areas of land.  

 
4.10  Climate change is not the only imperative behind boosting renewable 

generation. As the Government has made clear in documents such as the British 
Energy Security Strategy (2022) and the Energy Security Plan (2023), delivering 
energy security is both “urgent” and of “critical importance” to the country. 
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4.11  The UK returned to being a net electricity importer in 2023, and total energy 

generation capacity has fallen in recent years reflecting the closure of coal-fired 
plants. At the same time demand for electricity could more than double by 2050 
as large parts of transport, heating and industry decarbonise. The consequence 
of energy insecurity is price rises for consumers at home. In his foreword to the 
Clean Power 2030 Action Plan the Secretary of State explained: 

 
“Since Russia’s invasion of Ukraine, Britain has experienced a devastating cost 
of living crisis caused by our exposure to volatile fossil fuel markets. Every family 
and business in the country has paid the price and we remain exposed to future 
energy shocks. In an increasingly unstable world, our dependence on fossil fuels 
leaves us deeply vulnerable as a country. But there is a solution: by sprinting to 
clean homegrown energy, we can take back control from the dictators and the 
petrostates. 

 
The long-term solution is to address our underlying vulnerability to international 
oil and gas prices by reducing dependence on imported fuels – this Scheme 
would contribute to that ambition. 

 
     b) Local Level 
 
4.12  At the local scale, Warwickshire County Council (WCC), NWBC and Nuneaton 

and Bedworth Borough Council have all declared Climate Emergencies in 2019. 
In order to implement meaningful action, both WCC and NWBC have produced 
and published supporting strategies with a common goal of becoming net zero 
institutions by 2030. 

 
4.13  WCC approved and published in draft, the ‘Warwickshire Sustainable Futures 

Strategy 2023’ setting out a clear pathway to delivering net zero within the 
Council by 2030, and the wider Warwickshire County by 2050. The pathway set 
out includes five key deliverables, including Built Environment and Energy, 
whereby it is hoped that the County can be fuelled by clean fuel and renewable 
sources. A key target among this is to “increase the amount of energy generated 
from local renewable sources”. 

 
4.14  Similarly, NWBC has produced a Climate Change Action Plan to direct its efforts 

in meeting locally derived 2030 net zero targets, including both Council activities 
and in the wider area. Within this, there are 7 focus areas that streamline efforts 
to achieve targets, including “Biodiversity and open space management”, a 
desire to achieve renewable energy generation on areas of identified Council 
land. In support of this, the action plan also states that as well as auditing its own 
land, the Council will encourage developers and landowners to use land for 
renewable energy. 

 
4.15  The proposed development would contribute to the delivery of an increase share 

of renewable energy from solar power and subsequently aid in delivering specific 
focus points within wider action plans of both WCC and NWBC. Using solar 
photovoltaics (PV) to generate electricity creates no CO2, or other pollutants, and 
therefore does not contribute to Climate Change or local air pollution.  
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        c) Hams Hall Grid Connection 
 
4.16  From a local level, Hams Hall sub-station is a significant point of connection. The 

National Grid infrastructure means that there are only limited assets available to 
provide stability and control to the network which renewables require as they 
provide fluctuating energy when demand may be low. A National Pathfinder 
programme in 2019 identified two strategic bands across the UK where this could 
be provided to link into the National Grid. Hams Hall is rated as high for its 
effectiveness in providing this stability support at the national level. Hams Hall 
substation was selected as it is a Main Integrated Transmission System (MITS) 
node, which basically means that network continuity can be maximised here. It is 
also one of only twenty substations that have adequate capacity for the import 
and export of up 350MW of capacity. Other substations would require upgrades 
or improvements to provide this capacity. The other substations also do not have 
the potential expansion areas around them in terms of open land in proximity to 
the substations. Basically, Hams Hall is the only MITS substation that is not 
constrained by land, available capacity or delayed connection date due to 
upgrades. Therefore, this is why there is significant pressure to develop solar and 
BESS around the site.  

 
        d) Why so much solar in North Warwickshire 
 
4.17  The applicant has provided an analysis of solar applications across a selection of 

Local Planning Authorities in the UK (England, Scotland and Wales, more 
specifically). Analysis has compared the Authority against others. North 
Warwickshire is comparable to other Authorities and from this it is evidenced that 
North Warwickshire is not getting more than its fair share of solar applications – it 
is receiving similar amount as other LPAs are receiving and getting a 
proportionate number (Appendix F).   

 
4.18  Obviously it is not possible to evenly distribute ground-mounted solar around the 

country, because the site identification process is dictated firstly by the Grid and 
point of connection, secondly by the suitability of land including local 
designations, slopes and site-specific matters, and thirdly by the willingness of 
the landowners. It is right point out that North Warwickshire has some major 
substations within and adjacent to it, however comparably it is not getting a 
significant amount compared to other areas across the country. 

 
5. Observations 
 
5.1  The applicant has responded fully to the Board’s reasons for deferral. It is of 

significant weight that there has been a positive response to the landscape and 
visual concerns expressed by Members at the last meeting. The additional 
hedgerow planting further divides the site into smaller parcels which overall 
further materially mitigates the size of the proposal, which was the main concern 
of the Board. It is of material weight too, that the Council’s landscape consultant 
fully supports this latest enhancement. It was pointed out in the previous report 
that the evidence available showed a moderate impact on landscape character 
and visual amenity. The latest plans reduce these harms to below moderate 
impacts.  
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5.2  The applicant has also fully responded to the Board’s request for further detail on 

the “unmet need” issue. The overall conclusions from this have been 
summarised by officers in all of the other solar farm proposals that the Board has 
considered. The applicant has expanded this summary with the relevant 
evidence. Members will also be aware that in each of those previous cases, the 
weight give to this matter in the final planning balance has been substantial. 
There is no change in this from an officer perspective in this current case. The 
evidence submitted reinforces that conclusion. 

 
5.3  The receipt of additional information thus now needs to be added into the 

assessment of the final planning balance. The additional information is 
considered to demonstrate that the harms caused are clearly outweighed by the 
benefits of the scheme and thus the recommendation remains as set out in the 
report to the July Board. 

 
5.4  Officers will update Members on the receipt of the outstanding consultation 

responses but it is not anticipated that these will result in objections in principle. 
 
6.  Recommendation 
 

That planning permission be GRANTED subject to the conditions included within 

the July Board report, together with any additional conditions required by the 

WCC Highways and WCC Flooding teams.  
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General Development Applications 
 
(5/f) Application No: PAP/2025/0221 
 
Land North West And South East Off, Blindpit Lane, Curdworth, Warwickshire,  
 
Hybrid planning application for an employment park comprising: Full application 
for demolition of existing residential properties; new site accesses off Dunton 
Lane, Church Lane / Ryefield Lane junction, Curdworth Lane and Wishaw Lane; 
highway improvement works to form signalised junction at Lichfield Road (A446) 
and Dunton Lane and works to A446 including roundabout with A4091 and 
widening of Ryefield Lane; construction accesses and compound areas; internal 
spine roads; engineering operations including utilities infrastructure and 
earthworks (including creation of development zone plateaus); public transport / 
active travel infrastructure; and structural landscaping including sustainable 
urban drainage infrastructure, community orchards and allotments and amenity 
areas. Outline application with all matters reserved for E (g)(ii) & (iii), B2 and/or 
B8 uses, including ancillary offices (E (g)(i)); HGV overspill parking and welfare 
facility (Sui Generis); primary sub-station, energy infrastructure, gatehouses and 
security facilities, service yards and HGV parking, plant, vehicular and cycle 
parking; landscaping including boundary treatment and potential acoustic 
fencing; pedestrian and cycle infrastructure; green and blue infrastructure; 
ancillary business and community facilities (E (a-f), F1, F2(c) and/or Sui Generis) 
within a central amenity zone and mobility hub providing an interchange for 
public transport and active travel modes, and associated development, for 
 
IM Properties Development LTD 
 
1. Introduction 
 
1.1 The application has an accompanying Environmental Statement (ES) and will thus 

be reported to the Planning and Development Board for determination in due course.  

This report introduces the proposal to Members. 

 

2. The Site 

 

2.1 The site measures c.135 hectares and is located west of Junction 9 of the M42 

motorway and M6 Toll in the parishes of Curdworth and Wishaw. The majority of the 

site lies within the administrative area of the Council. A very small part of the site, 

measuring 0.03ha, falls within the administrative area of Birmingham City Council. This 

area comprises the highway verge to accommodate the formation of a bus gate and 

emergency access off Curdworth Lane and the intersection of a new bridleway. 

 

2.2 The Site of the Proposed Scheme is shown on Appendix A, is formed of two parcels 

of agricultural land, which in total is approximately 134.8 hectares (ha) in area, and 

incorporates the following: 

 

a) The Main Parcel: A large area of agricultural land of approximately 127.9ha 

bound by Dunton Lane and Church Lane to the north, Curdworth Lane and 
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Wishaw Lane to the west, the Birmingham & Fazeley canal along the southern 

boundary, and M6 Toll to the east; and 

 

b) Green Infrastructure Parcel: A smaller additional parcel of land, of approximately 

6.9ha, located to the north-west of the Main Parcel beyond Church Lane. 

 
2.3 There are eight Public Rights of Ways (PRoWs) which cross the Main Parcel in a 

north-south direction. Blindpit Lane, an adopted highway, also runs through the Site and 

connects to Dunton Lane (along the north) and Curdworth Lane/Wishaw Lane (along 

the west/south-west) (shown Appendix B). 

 

2.4 The Site (specifically the Main Parcel) includes extents of Dunton Lane and Ryefield 

Lane, along with the section of Dunton Lane beneath the M6 Toll up to the junction with 

Lichfield Road/A446, Lichfield Road / A446 up to and including the ‘Moxhull 

Roundabout’ (the junction of Lichfield Road and A4091). These areas are included to 

account for potential highways works that will be required to facilitate access. 

 

2.5 The site is predominantly agricultural land. However, it contains several built 

features and is subject to some non-agricultural activity. Three dwellings (Rookery 

Cottages) are located within the north-eastern field of the Main Parcel, accessed from 

Dunton Lane. Blindpit Lane dissects the Main Parcel running through it in a north to 

south-west direction between Dunton Lane and Curdworth Lane. The site is also 

traversed by an overhead power line including two pylons, which runs from the west to 

south-east in the southern extent of the site and a manmade water reservoir in the 

eastern extent of the site. The site is also traversed by the eight PRoW’s referred to 

above. 

 

2.6 The site generally sits at an elevation of approximately 110 to 120 meters above sea 

level, with variations across different areas of the site. The topography features gentle 

undulations, with slight slopes primarily oriented from the north-west to the southeast. 

The site generally slopes downward towards the lowest point of the site i.e. the 

Birmingham & Fazeley Canal along the southern boundary. 

 

2.7 The Environment Agency’s Flood Map for Planning (March 2025) shows the site is 

located wholly within Flood Zone 1, which is land assessed as having a less than 1 in 

1,000 annual probability of flooding (<0.1%). There are no listed buildings or scheduled 

ancient monuments within the site, and the site is wholly located within the West 

Midlands’ Green Belt. 

 

2.8 There are limited landscape features within the site, with a small number of trees 

and hedgerows except along the site boundaries. Many of the historic hedgerows and 

associated trees within the site have already been lost or removed as a consequence of 

intensive farming. Four veteran trees are located within the site and will be retained as 

part of the proposed development. 
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2.9 The site is broadly surrounded by: 

 

• Agricultural land, the village of Wishaw (including the Church of St Chad) and 

several residential and industrial properties which sit along Dunton Lane and 

Church Lane to the north. A number of farmhouses (along Ryefield Lane), the 

Belfry Hotel and Resort, and the M6 Toll along with agricultural land, are located 

further north. 

 

• The M6 Toll and M42 J9 (Dunton Interchange) to the east, beyond which lies 

agricultural land, and the HS2 railway line and large industrial estates further 

south-east of the site (i.e. Hams Hall). 

 

• Agricultural land (including associated farmhouses and buildings) immediately to 

the west, with Peddimore located beyond this. 

 

• The Birmingham and Fazeley Canal and the Kingsbury / Fairview Industrial 

Estate to the south, beyond which lies the village of Curdworth. 

 

2.10 The nearest settlements are the village of Curdworth (200m to the south), the 

settlements of Wishaw and Over Green (adjacent to the north and north-west), Water 

Orton (1.6km to the south), and the industrial area of Minworth (1.7km to the 

southwest). Peddimore, the strategic employment site currently being developed by IMP 

(with land also under the control of Rockwool), also lies to the west beyond agricultural 

land. This wider context is illustrated at Appendix C. 

 

3. The Proposal 

 

a) Introduction 

 

3.1 The planning application submitted is termed ‘hybrid’, because some elements of 

the Proposed Scheme are seeking permission in “detail” or in “full”, and others in 

“outline”. The application is structured this way so as to allow the site infrastructure, 

enabling and landscaping works to be promptly implemented and delivered 

comprehensively, if the planning permission is granted.  

 

3.2 In general terms detailed approval (full) is sought for elements of the project 

including strategic infrastructure and access (inlcuding the Mobility Hub loop), 

earthworks and landscaping. The internal spine road and paths, earthworks and 

development zone “plateaus” and strategic infrastructure and landscaping. The outline 

approval is sought for the employment zones, mobility hub, central amenity zone, HGV 

overspill parking and energy infrastructure.    
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3.3 The following reports and information have been submitted with the application. 

 

Design and Access Statement  

Ecological Impact Assessment  

Economic Needs & Benefit Report  

Employment Land Assessment  

Energy and Sustainability Statement  

Environmental Statement covering: 

Agricultural Land and Soil Resources 

Air Quality 

Archaeology 

Biodiversity (Ecology) 

Built Heritage 

Climate Change  

Landscape and Visual Impact Assessment 

Lighting 

Noise and Vibration 

Socio-economics and Human Health 

Transport and access 

Assessment of Cumulative Effects 

It includes an Environmental Management Plan to identify mitigation measures.  
Detailed infrastructure 

Reserved matters Design Guide 

Social Value Strategy 

Framework Construction Management Plan 

Sustainable Transport Strategy and Framework Travel Plan 

15% Biodiversity Net Gain (on site) and Building with Nature Assessment 

Landscape and Ecology Management Plan 

Public Art Strategy 

Sustainability Strategy  

Flood Risk Assessment and Drainage Strategy  

Green Belt Assessment 

Health Impact Assessment  

Market Report and Occupier Overview  

Outline Skills and Employment Plan  

Preliminary Arboricultural Impact Assessment (including Tree Constraints Plan) 

Phase 1 Ground Investigation Report  

Statement of Community Engagement  

Supporting Planning Statement  

Alternative Sites Assessment  

Transport Assessment and Highways Stopping Up and PROW Statement 

Utilities Statement 

Building with Nature Statement 

External Lighting Strategy 
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Drawings 

Site location Plan 

Parameter Plan for outline elements  

Detailed infrastructure  

Illustrative Masterplan  

Illustrative Layout for Mobility Hub and Central Amenities 

Detailed technical drawings for 

- Drainage (surface water and foul) 

- Earthworks and levels 

- Landscaping and trees 

- On-site and off-site highway works 

- Public Rights of Way 

- Levels 

 

3.4 As indicated above the majority of the site is within North Warwickshire but a very 

small area of highway required for a bus gate falls within Birmingham City Councils area 

therefore an identical application has been submitted to both authorities to determine. 

 

3.5 The full element of the hybrid planning application comprises (in summary) the 

following components as illustrated in the submitted Detailed Infrastructure Plan 

(Appendix D): 

 

• Demolition of existing residential properties. 

• New vehicular site accesses off Dunton Lane, Church Lane / Ryefield Lane 

junction, bus / active travel accesses off Curdworth Lane and Wishaw Lane. 

Highway improvement works to form signalised junction at Lichfield Road (A446) 

and Dunton Lane and works to A446 including roundabout with A4091 and 

widening of Ryefield Lane. 

• Construction accesses and compound areas. 

• Internal spine roads. 

• Engineering operations including utilities infrastructure and earthworks (including 

creation of ‘Development Zone’ plateaus). 

• Public transport / active travel infrastructure (i.e. the Mobility Hub bus loop). 

• Structural landscaping including bunds, sustainable urban drainage 

infrastructure, community orchards and allotments and amenity areas. 

 

3.6 The ‘outline’ elements will be subject to future reserved matters application(s) to 

confirm the details. Given the nature of the planning application, the ES has assessed 

both the detailed elements as well as “maximum parameters” with respect to the outline 

elements of the Proposed Scheme, principally with respect to development plots where 

built form will be concentrated. The proposed as illustrated in the Parameters Plan for 

Outline Elements (Appendix E). Generally, this states a number of parameters, defining 

the use classes including that at least 30% of the land will be provided for 

manufacturing, maximum floor and building heights, design guide and no build zones.    
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3.7.This indicates the following: 

 

• Development Zones (A – E). 

• Mobility Hub and Central Amenity Zone. 

• HGV Overspill Parking and Welfare Facility. 

• Energy Infrastructure Zone. 

• Primary Substation. 

 

3.8 The planning uses sought for each Development Zone are: 

 

• Development Zones A1, A2, A3, B, C, D1 and D2 – E (g)(iii) (light industrial), B2 

(general industry) and / or B8 (storage and distribution) (including ancillary 

E(g)(i)) (offices)  

 

• Development Zones E1 and E2 - B2 (general industry), E(g)(i) (offices), E(g)(ii) 

(R&D) and / or E(g)(iii) plus ancillary B8 (industry with ancillary storage) 

 

• Mobility Hub and Central Amenity Zone - Mobility Hub Interchange (sui generis) 

plus E(a) E(b), E(c), E(d), E(e) and E(f), F1 and / or F2(c) (commercial with 

community and learning element) 

 

• Primary Substation & HGV overspill parking and welfare facility - Sui generis 

 

3.9 Outline permission is also sought for all associated development and infrastructure 

in each Development Zone, including gatehouses and security facilities, service yards 

and HGV parking, vehicular and cycle parking, pedestrian and cycle infrastructure, 

green and blue infrastructure, boundary treatments and retaining walls, internal roads, 

foul and surface water drainage infrastructure. 

 

3.10 The Illustrative Development Masterplan (Appendix F) (for illustrative purposes 

only) demonstrates how the proposed development could come forward as a whole in 

accordance with the parameters. Other illustrative plans are submitted for information to 

show how the Mobility Hub and Central Amenity Zone (Appendix G), Primary Substation 

and Utility Housing could come forward. 

 

b) Access 

 

3.11 Primary vehicular access to the Main Parcel will be gained at the north-east corner 

of the site via a connection to Lichfield Road (A446) from Dunton Lane under the 

existing motorway bridge on the M6 Toll. A second vehicular access point will be from 

Ryefield Lane, which is proposed to be widened to provide a suitable connection to 

Grove Lane and thereon the A446. 
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3.12 The internal spine road extends directly westwards and southwards from the 

Dunton Lane / Lichfield Road and Ryefield Lane access points respectively before 

converging at an internal roundabout at the centre of the northern extent of the site. 

 

3.13 From the internal roundabout, the spine road extends westwards along the 

northern boundary serving Development Zones A1, A2 and A3. The spine road also 

extends southwards from the internal roundabout past the proposed Central Amenity & 

Mobility Hub Zone and Development Zones B and C before reaching a second 

roundabout junction in the south of the site. 

 

3.14 From the second roundabout junction, the spine road extends east to serve an 

HGV Overspill Parking and Welfare Facility and potential Energy Infrastructure Zone, 

southwards to serve Development Zones E1 and E2, and westwards to serve 

Development Zones D1 and D2, and a primary substation at the west of the site. It 

continues west to connect to a bus gate on Curdworth Lane. 

 

c) Additional Detail 

 

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

this identifies the following. 

 

i) An Illustrative Development Masterplan (Appendix F) 

 

3.16 This establishes that the development can deliver approximately 292,000m² of floorspace 

indicated by an illustrative schedule of accommodation. This Illustrative layout for the site 

has been prepared to present a development. The layout indicates one way in which the 

amount of development could be accommodated on the site in accordance with the 

parameters plan. It shows three large buildings (plots 1-10) could be accommodated in 

the north of the site within development zones A-D, along with HGV parking the widest 

part of the site. As the site narrows towards to the south next to the canal towpath and 

Wishaw Lane a number of smaller incubator units targeting smaller medium sized 

businesses are proposed.  

 

3.17 This equates to the following floorspace per development zone. 

 

Development Zone  Floorspace m² Proposed sector 

A1  29,213 Advanced manufacturing 

A2  12,267 Advanced manufacturing 

A3  10,440 Advanced manufacturing 

B  94,439 
Mixed Manufacturing and 

Logistics 

C  20,179 
Mixed Manufacturing and 

Logistics 

D1  32,973 Logistics 

122 of 180 



5f/110 
 

D2  70,887 Logistics 

E1  14,068 SME 

E2  6,130 SME 

Gatehouse 320 Ancillary 

HGV 84 Logistics 

Mobility Hub and Central 

Amenity facilities 
1,000 

Public transport and 

active travel 

Sitewide Total 292,000  

 

3.18 The maximum height parameters for each Development Zone (in metres AOD) 

(Appendix E). 

 

Table 4.2: Maximum height parameters 

Development Zone  
Max. Height Parameter 

(m AOD) 

A1  108.450 

A2  107.000 

A3  107.500 

B  113.000 

C  113.000 

D1  115.500 

D2  115.500 

E1  107.675 

E2  105.675 

 

3.19 The height parameters responds to the topography of the site as well as to 

sensitive receptors in the context of visual impacts and heritage, plus landscape 

character 

 

ii) Reserved Matters Design Guide 

 

3.20 A Reserved Matters Design Guide (RMDG) has been prepared and submitted with 

this application to provide design guidance on how the Development Zones could come 

forward in accordance with the Parameters Plan for Outline Elements. 

 

iii) Development Zone ‘Access Corridors’ 

 

3.21 Both the Parameters Plan for Outline Elements and the Detailed Infrastructure 

Plan (submitted for approval) show access corridors which will enable future connection 

into the Development Zones (in outline) from the spine road (sought in full). The spine 

road will be constructed as part of the infrastructure works but the final position and 

detailed design of the access points into these areas are reserved until the final layout 

of the Development Zones have been confirmed and approved at reserved matters 

stage. 
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iv) Mobility Hub and Central Amenity Zone 

 

3.22 At the centre of the Main Parcel is the proposed 1.31ha Mobility Hub and Central 

Amenity Zone, this would have around 1000 m² of floorspace. This will house potential 

community facilities alongside recreation to support health and wellbeing of those 

working at Thrive and the local community. The maximum parameters are set out on the 

Parameters Plan for Outline Elements. 

 

3.23 The Mobility Hub Zone have been developed in tandem with Transport for West 

Midlands, and is proposed to include: 

 

• Primary bus stops for the development served off a dedicated bus loop from the 

main spine road, and associated information and layover facilities (and possible 

use as regional bus interchange location. 

• Parking spaces for electric vehicle charging and car club vehicles. 

• Storage/hire/charging facilities for modes of active travel (e.g. cycles, electric 

scooters and e-bikes) and a possible cycle repair facility. 

• Postal lockers. 

• Active travel connections to the wider site. 

 

v) HGV Overspill Parking and Welfare Facility 

 

3.24 South of Development Zone C, an HGV Overspill Parking and Welfare Facility (Sui 

Generis) is proposed. Access would be taken from the limb of the internal spine road 

which extends east from the southern roundabout junction. This area comprises 0.74ha 

of the Main Parcel; buildings within this area will be a maximum of 6m in height above 

finished floor level and maximum FFL is to be 93.5m. The HGV overspill parking can 

provide 32 HGV parking spaces and will include a welfare block which will include driver 

amenities such as toilets, showers and a kitchen area. It is provided for HGVs to wait 

outside of their associated units and to prevent parking locally. It will only attract use of 

HGV’s using Thrive and will not attract public use by other HGVs on the local road 

network. 

 

vi) Primary Substation 

 

3.25 Immediately west of Development Zone D1, a zone for a primary substation to 

serve the site is proposed. This area occupies 0.43ha of the Main Parcel. Buildings will 

be restricted to a maximum 8m in height above finished floor level. Maximum FFL will 

be 98.7m. 

 

vii) Veteran Trees 
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3.26 Four veteran trees are located within the site and shown on the Parameters Plan 

for Outline Elements for retention with Root Protection Zones (“RPZ”) surrounding each 

tree to ensure detailed development proposals avoid compromising the status of the 

trees. A single veteran tree lies within a Development Zone whilst three veteran trees lie 

within the full element. 

 

viii) Stopping up / diversion of highways and public rights of way (PRoW) 

 

3.27 Blindpit Lane is proposed to be stopped up in its entirety and will be replaced with 

active travel routes. Stopping up is necessary to facilitate the proposed development 

and is required for the proposed enabling infrastructure and Development Zones to be 

located within the site. Through vehicle movements to and from Curdworth Lane and 

Wishaw Lane would also be prevented5. The section of Dunton Lane west of the 

Ryefield Farm access is proposed to be stopped up for motorised vehicles, though 

retained for active travel users. 

 

3.28 PRoW route M9 is proposed to be upgraded to bridleway status to account for 

equestrian users of Blindpit Lane (and a permissive equestrian ‘loop’ will be provided. 

All PRoW routes that interact with the Main Parcel will be diverted and upgraded. 

 

d) The Applicant’s Case 

 

3.29 Members will be aware that there are substantial issues involved with this proposal 

and that their assessment of these will have to be considered in the final planning 

balance which will take account of all of the material planning considerations affecting 

determination. 

 

3.30 It is thus important that the Board understands the applicant’s position on these 

issues. And to this end he has produced a Planning Statement. In order to assist 

Members an Assessment of Green Belt and Grey Belt, Other considerations, Very 

Special Circumstances and Planning Balance element of this Statement is attached at 

Appendix H.  

 

3.31 In particular it addresses the main crux of the final planning balance – whether the 

proposal is inappropriate development in respect of Green Belt taking into account the 

North Warwickshire Local Plan 2021 and the NPPF.  

 

3.32 Section 7 of the planning statement covers this Green Belt Assessment and 

concludes that the land is defined as Grey Belt it does not fundamentally undermine the 

purposes of the remaining areas Green Belt, it will meet a demonstrable unmet need of 

employment land and it is a sustainable location. It therefore concludes that the 

proposal meets all the tests of paragraph 155 of NPPF and thus the appplicant 

concludes that the dvelopment would not be inappropriate development.  
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3.33 The applicant has provided the following assessment of other considerations, as 

well as others these cover the main issues: 

 

• Access and accessibility of the site 

• Design 

• Imapct of built heritage 

• Landscape and visual Impacts 

• Agricultural land assessment, loss of best most versatile land 

• Air Quality 

• Arboriculutre 

• Archaeology 

• Biodiversity 

• Climate Change 

• Flood risk and drainage 

• Ground investigations 

• Lighting 

• Noise and Vibration 

 

 

3.34 Notwithstanding the conclusion of that the development is not inappropriate 

covered by paragraph 3.32 above, the applicant then provides an assessment of Very 

Special Circumstances if it were found that the development was inappropriate. The 

includes the following elements that the applicant indicate would clearly outweigh the 

innappropriateness: 

 

• The provision of economic opportunity and contributing towards an unmet need; 

• Substantial economic and social benefits; 

• The lack and absence of alternative sites assessment; and 

• The significant environmental and sustainability benefits of the scheme. 

 

3.35 In particular these points above addresses the main crux of the final planning 

balance – whether as inappropriate development in Green Belt, the development is 

clearly outweighted by other material planning considerations or whether as not 

inapprioriate development that planning permission should be granted (Section 10 – 

Appendix H).  

 

3.36 The full Statement is available for Members to research if they wish to follow these 

matters in more detail.  

 

 

 

 

 

4. Development Plan 
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North Warwickshire Local Plan 2021 - Policy LP1 (Sustainable Development); LP2 

(Settlement Hierarchy), Policy LP3 (Green Belt), LP5 (Amount of Development), LP6 

(Additional Employment Land), Policy LP11 (Economic Regeneration), Policy LP12 

(Employment Areas), LP14 (Landscaping), Policy LP15 (Historic Environment), LP16 

(Natural Environment), LP17 (Green Infrastructure), LP22 (Open Spaces and 

Recreational Provision), LP23 (Transport Assessments), LP25 (Railway Lines), LP27 

(Walking and Cycling), Policy LP29 (Development Considerations),  LP30 (Built Form), 

LP33 (Water and Flood Risk Management), LP34 (Parking), LP35 (Renewable Energy 

and Energy Efficiency), LP36 (Information and Communication Technologies) and 

Policy LP39 (Employment Allocations) 

 

5. Other Relevant Material Considerations 

 

Draft Employment Development Plan Document – Scope, Issues and Options 2024 

 

Air Quality and Planning - SPD 2019 

 

West Midlands Strategic Employment Sites Study (Phase One) – 2015 

 

West Midlands Strategic Employment Sites Study (Phase Two) – May 2021 

 

National Planning Policy Framework 2024 – (the “NPPF”) 

 

National Planning Practice Guidance – (the “NPPG”) 

 

The National Design Guide 2021 

 

The National Model Design Code 2021 

 

Appeal Decision APP/R3705/W/24/3336295 Land north-east of Junction 10 of the M42 

Motorway Dordon – Appeal dismissed 

 

6. Observations 

 

6.1 This application for outline planning permission is seeking approval in principle for a 

development which will involve the change in the use of land from agriculture to 

commercial employment use. Members will have to address the following 

considerations in the determination of the application. 

 

• whether the site is “grey belt” and then to assess whether it would then be defined 

as appropriate or inappropriate development. 

• If inappropriate development in the Green Belt, the impact on its openness and 

how much weight should be given to this.  

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

127 of 180 



5f/115 
 

• Whether the proposal accords with the terms of Local Plan policy LP6 such that it 

does represent additional employment land within the terms of that policy. 

• Whether the proposal accords with Local Plan policy LP34 in respect of the 

proposed inclusion of an HGV waiting area  

• Whether the identification of any harms arising from the environmental impacts 

identified by the applicant are acceptable under the terms of the relevant Local 

Plan policies and whether any residual harms can be mitigated. 

• Whether the public benefits outweigh any harm caused to heritage assets 

• Whether the proposal leads to any cumulative benefits and disbenefits   

 

6.2 As a consequence of these considerations, weights can be afforded to them such 

that they can then be assessed in the final planning balance, which will include all 

relevant material planning considerations.  

 

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

 

7. Recommendation 

 

7.1 That the receipt of this application be noted and that Members consider how a visit 

to the site might be arranged. 

 

 

128 of 180 



5f/116 
 

129 of 180 



5f/117 
 

130 of 180 



5f/118 
 

131 of 180 



5f/119 
 

132 of 180 



5f/120 
 

133 of 180 



5f/121 
 

134 of 180 



5f/122 
 

135 of 180 



5f/123 
 

136 of 180 



5f/124 
 

137 of 180 



5f/125 
 

138 of 180 



5f/126 
 

139 of 180 



5f/127 
 

140 of 180 



5f/128 
 

141 of 180 



5f/129 
 

142 of 180 



5f/130 
 

143 of 180 



5f/131 
 

144 of 180 



5f/132 
 

145 of 180 



5f/133 
 

146 of 180 



5f/134 
 

147 of 180 



5f/135 
 

148 of 180 



5f/136 
 

149 of 180 



5f/137 
 

150 of 180 



5f/138 
 

151 of 180 



5f/139 
 

152 of 180 



5f/140 
 

153 of 180 



5f/141 
 

154 of 180 



5f/142 
 

155 of 180 



5f/143 
 

156 of 180 



5f/144 
 

157 of 180 



5f/145 
 

158 of 180 



5f/146 
 

159 of 180 



5f/147 
 

160 of 180 



5f/148 
 

161 of 180 



5f/149 
 

162 of 180 



5f/150 
 

163 of 180 



5f/151 
 

164 of 180 



5f/152 
 

165 of 180 



5f/153 
 

166 of 180 



5f/154 
 

167 of 180 



5f/155 
 

168 of 180 



5f/156 
 

169 of 180 



5f/157 
 

170 of 180 



5f/158 
 

171 of 180 



5f/159 
 

172 of 180 



5f/160 
 

173 of 180 



5f/161 
 

174 of 180 



5f/162 
 

175 of 180 



5f/163 
 

 

176 of 180 



 

6/1 

 Agenda Item No 6 
 
Planning and Development Board 
 
4 August 2025 
 

Report of the Head of Development  
Control  

Changes to Written Appeals 

 
1 Summary 

 
The Planning Inspectorate (PINS) has announced changes to its procedures for 

handling appeals dealt with by an exchange of written representations, in order 

to speed up determination rates. 

 
 
 
 
 
 
 

2 Background  
 

2.1 Members will be aware that PINS deals with planning appeals through one of 
three procedures – an exchange of written representations, a Public Hearing or 
a Public Inquiry. Even after the expedited written procedure was introduced 
back in 2009, the average time for a decision following validation of an appeal 
in the year ending March 2024 was 25 weeks. The target set by Government is 
for these decisions to be made between 16 and 20 weeks.  
 

2.2 As such PINS is to introduce new procedures to meet this target. 

 

3 The Proposals 
 
3.1 There are several changes that affect Local Planning Authorities – just for 

written representation appeals. 

 
i) At present the Council has to complete and forward a very detailed 

questionnaire back to PINS for every appeal using a national template. 

This is to be shortened. 

 
ii) At present the Council often submits a separate Statement of Case in 

addition to the questionnaire even although the package sent to PINS 

must include an officer report. No Statement will now be required. The 

only record of the Council’s “case” will be that as set out in the officer 

report. Additionally, this means that there will be no opportunity to submit 

“rebuttals” against the appellants’ case.  
 

Recommendation: 
 
That the report be noted. 
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iii) At present, if the appeal follows an “overturn” of an officer 

recommendation to the Planning Committee, then the Statement of Case 

referred to above would explain why. With a Statement no longer being 

required, the Committee minute has to be sent to PINS. The requirement 

is that the minute must be “robust” and “fully address any issues”. 

 
iv) At present, once an appeal is lodged, it is open to “interested parties” to 

submit further representations even if they had already sent in objections 

at the planning application stage. This will no longer be the case. There 

will be no opportunity to re-consult following an appeal. 

 
3.2 As far as the appellant is concerned, the appeal submission will only 

 comprise: 

 
i) A copy of the application. 

ii) A copy of the Planning Decision Notice and  

iii) A “brief” statement responding to the Authority’s decision and why they 

disagree. 

4  Observations 
  

4.1  Officers welcome this much stream-lined procedure. A significant amount 

  of time is spent by officers and the support team in completing the  

  questionnaire, writing a separate Statement and then re-consulting  

  every-one again.  

4.2  There are two other observations. 

 
4.3  Firstly, the importance and the content of the officer report is significantly 

 increased. This would mirror the comments made when the Board was 

 notified of the reforms to Planning Committees with the introduction of a 

 National Scheme of Delegation.  

4.4  Secondly, and this is one for Members to consider, is that in the case of 

 an “overturn”, the reasons for that and the evidence to support those 

 reasons, should be made explicit in the Minutes. Hence, any proposal to 

 overturn should be accompanied by the reasons and the evidence.  

5  Report Implications 
 

5.1  Financial and Value for Money Implications  
 

5.1.1 There should be a “saving” in officer time in responding to appeals under 

  these new procedures, thus enabling that time to be diverted to their 

  caseloads. 
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5.2  Risk Management Implications 

 
5.2.1  A strong and robust evidence base to support an “overturn”, will reduce 

 the risk of a costs application against the Council from being successful. 

 
 
 

The Contact Officer for this report is Jeff Brown (719310). 
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Agenda Item No 7 
 
Planning and Development Board 
 
4 August 2025 
 

Report of the 
Chief Executive 

Exclusion of the Public and Press 

 
 
 
 
 
 
 
 
 
 
 

 
 Agenda Item No 8 
 
 Tree Preservation Order – Report of the Head of Development Control 

 Paragraph 6 –  

 a)  to give under any enactment a notice under or by virtue of  which  
  requirements are imposed on a person; or 

 b)  By reason of the need to consider the making of an order. 

 
In relation to the items listed above members should only exclude the public if 
the public interest in doing so outweighs the public interest in disclosing the 
information, giving their reasons as to why that is the case. 

 
 
 The Contact Officer for this report is Marina Wallace (719226). 
 
 

Recommendation to the Board 
 

To consider whether, in accordance with Section 100A(4) of the 
Local Government Act 1972, 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. 
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