
 

 

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 
 

 1 SEPTEMBER 2025 
 

The Planning and Development Board will meet on Monday, 1 September 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 4 August 2025 – copy 

herewith, to be approved and signed by the Chairman. 

 
 

ITEMS FOR DISCUSSION AND DECISION 

(WHITE PAPERS) 
 
 

5 Planning Applications - Report of the Head of Development Control 
 

 Summary 
 
Town and Country Planning Act 1990 – applications presented for 
determination. 
 

5a Application No: PAP/2025/0342 - Abbey Green Court, Grendon 
 Road, Polesworth, B78 1HD 
 
 Works to trees in a Conservation Area; 
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5b Application No: PAP/2025/0361 - 46, Church Hill, Coleshill, B46 3AJ 
 
 Works to trees in a Conservation Area; 
  
5c Application No: PAP/2025/0357 - 36, Church Hill, Coleshill, B46 3AJ 
 
 Works to tree(s) in Conservation Area; 
 
5d 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; 

 
5e Application No: PAP/2024/054 - Cliff Meadows, Tamworth Road, 
 Cliff, Kingsbury, B78 2DS 
 
 Application to vary conditions 1 and 12 of appeal decision 
 APP/R3705/W/24/3338275 dated 26/7/2024 (PAP/2023/0191) to allow 
 two additional caravans; 
  
5f Application No: PAP/2025/0379 - Cole End Park, Lichfield Road, 
 Coleshill, Warwickshire 
 
 Works to trees in Conservation Area; 
 
5g Application No: PAP/2025/0093 - Spring Cottage Farm, Watling 
 Street, Grendon, Atherstone, CV9 2PF 
 
 Outline planning application (including primary means of access from the 
  Watling Street, with all other matters reserved) for up to 200 new homes 
 including associated landscaping, open space and ancillary 
 infrastructure (with all existing buildings to be demolished; 
 
5h Application No: PAP/2025/0320 - Land To Rear Of, Ralph Crescent, 
 Kingsbury 
 
 Outline planning application with all matters reserved except for site 
 access for the erection of up to 283 dwellings (including affordable 
 housing), with public open space (including children’s play areas), 
 landscaping and sustainable drainage system (SuDS);  
 
5i Application No: PAP/2025/0081 - Stables At Land South Of Flavel 
 Farm, Warton Lane, Austrey 
 
 Part Retrospective application for change of use of land on an existing 
 Gypsy site, to provide additional capacity.  One existing static to be 
 relocated, along with permission for two additional static caravans, two 
 additional touring caravans, parking for four additional vehicles with 
 associated hardstanding and infrastructure; and 
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5j Application No: PAP/2025/0327 - Heart Of England, Meriden Road, 
 Fillongley, Coventry, CV7 8DX 
 
 Change of use of land from a mixed use, comprising conferences, events 
 and outdoor recreational use, agriculture and forestry, to use as a 
 conference, events and outdoor recreational centre (baseline application 
 supporting a suite of specific applications. 
 
 The Contact Officer for this report is Jeff Brown (719310). 

 
6 Appeal Update- Report of the Head of Development Control  
 
 Summary 
 

 This report updates Members on a recent appeal decision.  
 

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 Exempt Extract of the minutes of the Planning and Development 
Board held on 4 August 2025 – copy herewith to be approved as a 
correct record and signed by the Chairman. 

 
 
 
 

STEVE MAXEY 
Chief Executive 
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NORTH WARWICKSHIRE BOROUGH COUNCIL 
 
 

MINUTES OF THE        4 August 2025  
PLANNING AND DEVELOPMENT BOARD 
 

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

25 Disclosable Pecuniary and Non-Pecuniary Interests 
 
 None were declared at the meeting. 
 
26 Minutes of the meeting of the Board held on 7 July 2025 
  
 The minutes of the meeting of the Planning and Development Board held on 

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

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

the Board. 
 
 Resolved 
 

a That Application No CON/2025/0017 Land to the east of the 
A444/North of J11 off M42 Motorway be supported in principle by 
the Council, but that the North-West Leicestershire County 
Council be asked to be mindful of the traffic impacts on North 
Warwickshire; 

 
b That in respect of Application No: CON/2025/0018 - Land off 

Fivefield Road, the Council has no comment to make other than 
that the Coventry City Council be asked to be mindfull of the 
traffic impacts on  North Warwickshire; 

  

    Agenda Item No 4 
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c That Application No: PAP/2025/0161 - Meadow View Farm, 

Kinwalsey Lane, CV7 7HT be deferred to allow for officers to 
provide further clarification on matters to do with the fall back 
position and the Fillongley Neighbourhood Plan; 

 
 [Speaker Diana Wardley] 
 
d That in respect of  Application No: PAP/2025/0185 - Aston Villa 

Training Ground, Bodymoor Heath Lane, Bodymoor Heath, B78 
2BB the Council is minded to grant  planning permission subject 
to referral to the Secretary of State under the 2024 Direction and  
subject to the conditions set out in the report of the Head of 
Development Control together with those recommended by the 
outstading consultees; 

 
 [Speakers Peter Norris and Shaun Darke] 
 
e That Application No: PAP/2024/0586 - Land 400 Metres West Of 

Camp Farm, Knowle Hill, Hurley, Warwickshire be granted 
subject to the conditions included within the July Board report as 
amended to include the latest layout plan, together with the 
additional conditions required by the WCC Highways and WCC 
Flooding teams and conditions relating to advance planting at the 
site. An Informative would be added so as to encourage 
engagement with the parish council; and 

 
 [Speaker Andrew Hyndman] 
 
f That Application No: PAP/2025/0221 - Land North West And South 

East Off, Blindpit Lane, Curdworth, Warwickshire be noted and 
that Members visit the site prior to determination of the 
application. 

 
 [Speakers Richard Habgood, Tom Fuller and Lewis Payne] 
 

28  Changes to Written Appeals 
 

The Head of Development Control reported that The Planning Inspectorate 

(PINS) had announced changes to its procedures for handling appeals dealt 

with by an exchange of written representations, in order to speed up 

determination rates. 

Resolved 
 
a That the report be noted; and 
 
b That a Working Party, consisting of representatives from all 

groups, be established to consider the report. 
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29 Exclusion of the Public and Press 
 
 That under Section 100A(4) of the Local Government Act 1972, the 

 public and press be excluded from the meeting for the following 
 item of business, on the grounds that it involves the likely 
 disclosure of exempt information as defined by paragraphs 5 and 6 
 of Schedule 12A to the Act. 

 
30 Tree Preservation Order 

 
The Head of Development Control informed Members that a request had 
been received to consider whether the trees could be afforded protection.  
 
Resolved 
 
a That a Tree Preservation Order be made with immediate effect; 

and 
 
b That contact be made with the landowner to discuss the 

management of trees on the site. 
 
 

 
 
 

M Simpson 
Chairman 
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 Agenda Item No 5 
 
 Planning and Development 

Board 
 
 1 September 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, 6 October 2025 at 6.30pm in the Council 
Chamber 

 
6 Public Speaking 
 
6.1 Information relating to public speaking at Planning and Development Board 

meetings can be found at: 
https://www.northwarks.gov.uk/info/20117/meetings_and_minutes/1275/speaking
_and_questions_at_meetings/3. 
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Planning Applications – Index 
 

Item 
No 

Application 
No 

Page 
No 

Description General / 
Significant 

5/a PAP/2025/0342 1 Abbey Green Court, Grendon Road, 
Polesworth 
 
Works to trees in Conservation Area 
 

General 

5/b PAP/2025/0361 5 46 Church Hill, Coleshill 
 
Works to trees in Conservation Are 
 

General 

5/c PAP/2025/0357 9 36 Church Hill, Coleshill 
 
Works to tree in Conservation Area 
 

General 

5/d PAP/2025/0161 13 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 
 

General 

5/e PAP/2024/0549 29 Cliff Meadows, Tamworth Road, Cliff, 
Kingsbury 
 
Application to vary conditions 1 and 12 of 
appealdecisionAPP/R3705/W/24/333827
5 dated 26/7/24 (PAP/2023/0191) to allow 
two additional caravans 
 
 

General 
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5/f PAP/2025/0379  57 
 
 
 

Cole End Park, Lichfield Road, 
Coleshill 
 
Works to trees in Conservation Area. 
 

General 

5/g PAP/2025/0093 61 Spring Cottage Farm, Watling Street, 
Grendon 
 
Outline planning application (including 
primary means of access from the A5 
Watling Street, with all other matters 
reserved) for up to 200 new homes 
including associated landscaping, open 
space and ancillary infrastructure (with all 
existing buildings to be demolished) 
 
 

General 

5/h PAP/2025/0320 71 Land to rear of Ralph Crecent, 
Kingsbury 
 
Outline planning application with all 
matters reserved except for site access for 
the erection of up to 283 dwellings 
(including affordable housing), with public 
open space (including children’s play 
areas), landscaping and sustainable 
drainage system (SuDS), 

General 

5/i PAP2025/0081 82 Stables at land south of Flavel Farm, 
Warton Lane, Austrey 
 
Part retrospective application for change 
of use of land on an existing gypsy site to 
provide additional capacity. One existing 
static to be relocated, along with 
permission for two additional static 
caravans, two additional touring caravans, 
parking for four additional vehicles with 
associated landscaping and infrastructure 
 

General 

5/j PAP/2025/0327 96 Heart Of England, Meriden Road, 
Fillongley, Coventry, CV7 8DX 
 
Change of use of land from a mixed use, 
comprising conferences, events and 
outdoor recreational use, agriculture and 
forestry, to use as a conference, events 
and outdoor recreational centre (baseline 
application supporting a suite of specific 
applications) 
 
 

General 
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General Development Applications 
 
(5/a) Application No: PAP/2025/0342 
 
Abbey Green Court, Grendon Road, Polesworth, B78 1HD 
 
Works to trees in a Conservation Area, for 
 
Warwickshire County Council (Forestry) 
 
1. Introduction 
 
This item is referred to the Board as the land is owned by the Borough Council. 
 
2. The Site 
 
This application relates to four trees and one group of trees located at Abbey Green 
Court, within the Polesworth Conservation Area. A plan showing the location of the 
trees is at Appendix A.   
 
3. The Proposal 
 
This application seeks consent for the following works to trees within Polesworth 
Conservation Area: 
 

• T1 Lime - Remove epicormic growth up to the break of crown. 

• T2 Robinia - Remove epicormic growth up to the break of crown, prune/tip 
back from the property by 3.0m. 

• T3 Norway Maple - Crown lift to 3.0m all-round from ground level. 

• T4 Lime - Crown lift to 3.0m all-round from ground level. 

• G1 Mixed species group within carpark - Various cutting and lifting to 3.0m 
from ground level, prune/tip back by 2.0m from carparking bays and 
clearance of 1m around street lighting columns 

 
4. Consultations 
 
Warwickshire County Council Forestry – No objection. 
 
5. Observations 
 
Section 211 of the Town and Country Planning Act 1990 sets out that anyone proposing 
to cut down or carry out works to a tree in a conservation area is required to give the 
Local Planning Authority six weeks' prior notice (a 'Section 211 Notice'). The Local 
Authority can deal with the notice in one of three ways: 
 

• Make a Tree Preservation Order if this is justified in the interests of amenity.  

• Decide not to make a Tree Preservation Order and allow the six-week 
period to expire, following which the works may proceed within two years of 
the date of the notice. 

• Decide not to make a Tree Preservation Order and inform the applicant that 
work can proceed within two years of the date of the notice.  
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• Importantly, the Local Authority cannot refuse consent, nor can consent be 
granted subject to conditions. 

 
The proposed works to trees T1, T2, T3, T4 and the group G1 represent general 
maintenance to ensure the trees remain safe and away from nearby buildings.  
 
The Warwickshire County Council Tree Officer has no objection to the work and has not 
recommended a TPO is put in place. 
 
6. Conclusion 
 
Overall, given the location of the trees and the health and safety benefits of reducing the 
crown and pruning the trees, it has been considered by officers that the trees in the 
notification do not warrant protection by way of a Tree Preservation Order and 
accordingly, the works can proceed.  
 
7. Recommendation 
 
That the works may proceed subject to the following conditions: 
 
1. For the avoidance of doubt, the permission only relates to the trees mentioned 

within the Notification (PAP/2025/0342), located at Abbey Green Court, Grendon 
Road, Polesworth, B78 1HD and detailed within the Application Form and tree 
location plan received 23/07/2025. The works shall be confined to the following: 

 

• T1 Lime (2GF0) Remove epicormic growth up to break of crown. 

• T2 Robinia (2GWK) Remove epicormic growth up to break of crown, 
prune/tip back from property by 3.0m. 

• T3 Norway Maple (2PHV) Crown lift to 3.0m all-round from ground level. 

• T4 Lime (2PHW) Crown lift to 3.0m all-round from ground level. 

• G1 Mixed spp. group (2PHU) within carpark, various c/lifting to 3.0m from 
ground level, prune/tip back by 2.0m from carparking bays, clearance of 1m 
around street lighting columns 

 
2. No works to any other tree afforded protection within the Conservation Area 

shall be undertaken without full Notification to North Warwickshire Borough 
Council. 

 
Notes for the applicant 
 

1. With the exception of the tree/s noted within this notification, no tree shall be 
lopped, topped or felled without the prior approval of the Local Planning 
authority, in writing.  

 
2. No works relating to the tree/s hereby approved, should take place before the 

hours of 0700 nor after 1900 Monday to Friday; before the hours of 0800 nor 
after 1300 Saturdays nor on Sundays or recognised public holidays.  
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3. You are advised that bats are deemed to be European Protected species. 
Should bats be found while carrying out the approved works, you should stop 
work immediately and seek further advice from Warwickshire County Council 
Ecological Services.  

 
4. Please note that works to trees must be undertaken outside of the nesting 

season as required by the Wildlife and Countryside Act 1981. All birds, their 
nests and eggs are protected by law and it is thus an offence, with certain 
exceptions. It is an offence to intentionally take, damage or destroy the nest of 
any wild bird whilst it is in use or being built, or to intentionally or recklessly 
disturb any wild bird listed on Schedule 1 while it is nest building, or at a nest 
containing eggs or young, or disturb the dependent young of such a bird. The 
maximum penalty that can be imposed for an offence under the Wildlife and 
Countryside Act - in respect of a single bird, nest or egg - is a fine of up to 
£5,000, and/or six months' imprisonment. You are advised that the official UK 
nesting season is February until August. 
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Appendix A – Tree Location Plan  
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General Development Applications 
 
(5/b) Application No: PAP/2025/0361 
 
46, Church Hill, Coleshill, B46 3AJ 
 
Works to trees in a Conservation Area for 
 
-Warwickshire County Council - Forestry 
 
Introduction 
 
1. Introduction 
 
This item is referred to the Board as the land is owned by the Borough Council. 
 
2. The Site 
 
This application relates to four trees located at 46, Church Hill, within the Coleshill 
Conservation Area. A plan showing the location of these trees is included at Appendix 
A.  
 
3. The Proposal 
 
This application seeks consent for the following works to trees within the Coleshill 
Conservation Area: 
 

• T1 Silver Birch - Prune/tip back from the property by 2.0m. 

• T2 Pear - Prune/tip back from the property by 2.0m. 

• T3 Silver Birch - Crown lift to 2.5m from ground level all-round. 

• T4 Norway Maple - Re-pollard to previous points, crown lift to 4.5m all-
round. 

 
4. Consultations 
 
Warwickshire County Council Forestry – No objection.  
 
“The proposal seeks to undertake remedial pruning works to provide adequate 
clearances from adjacent properties, footpath and internal access, I therefore have no 
Arboricultural objections to the proposed works.” 
 
5. Observations 
 
Section 211 of the Town and Country Planning Act 1990 sets out that anyone proposing 
to cut down or carry out works to a tree in a conservation area is required to give the 
Local Planning Authority six weeks' prior notice (a 'Section 
211 Notice'). The Local Authority can deal with the notice in one of three ways: 
 

• Make a Tree Preservation Order if this is justified in the interests of amenity. 
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• Decide not to make a Tree Preservation Order and allow the six-week 
period to expire, following which the works may proceed within two years of 
the date of the notice. 

• Decide not to make a Tree Preservation Order and inform the applicant that 
work can proceed within two years of the date of the notice.  

• Importantly, the Local Authority cannot refuse consent, nor can consent be 
granted subject to conditions. 
 

The proposed works to trees T1, T2, T3 and T4 are considered general maintenance 
and remedial pruning to ensure the trees remain safe and kept away from nearby 
buildings and footpaths. 
 
The Warwickshire County Council Tree Officer has no objection to the work and has not 
recommended that a TPO be put in place. 
 
6. Conditions 
 
Overall, given the location of the trees and the health and safety benefits of keeping 
them away from footpaths and buildings, it has been considered by officers that the 
trees in the notification do not warrant protection by way of a Tree Preservation Order, 
and accordingly, the works can proceed.  
 
7. Recommendation 
 
That the works may proceed subject to the following conditions: 
 

1. For the avoidance of doubt, the permission only relates to the trees mentioned 
within the notification (PAP/2025/0361), located at 46, Church Hill, Coleshill, B46 
3AJ and detailed within the Application Form and tree location plan received 
04/08/2025. The works shall be confined to the following: 

 

• T1 (1FA2) Silver Birch - Prune/tip back from property by 2.0m 

• T2 (1FA9) Pear - Prune/tip back from property by 2.0m 

• T3 (1FAA) Silver Birch - Crown lift to 2.5m from ground level all 
round 

• T4 (1FAE) Norway Maple- re-pollard to previous points, crown lift to 
4.5m all round. 

 
2. No works to any other tree afforded protection within the Conservation Area shall 

be undertaken without full Notification to North Warwickshire Borough Council. 
 
Notes for the applicant 
 

1. With the exception of the trees noted within this notification, no tree shall be 
lopped, topped or felled without the prior approval of the Local Planning authority, 
in writing.  

 
2. No works relating to the trees hereby approved, should take place before the 

hours of 0700 nor after 1900 Monday to Friday; before the hours of 0800 nor 
after 1300 Saturdays nor on Sundays or recognised public holidays.  
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3. You are advised that bats are deemed to be European Protected species. Should 
bats be found while carrying out the approved works, you should stop work 
immediately and seek further advice from Warwickshire County Council 
Ecological Services.  

 
4. Please note that works to trees must be undertaken outside of the nesting 

season as required by the Wildlife and Countryside Act 1981. All birds, their 
nests and eggs are protected by law and it is thus an offence, with certain 
exceptions. It is an offence to intentionally take, damage or destroy the nest of 
any wild bird whilst it is in use or being built, or to intentionally or recklessly 
disturb any wild bird listed on Schedule 1 while it is nest building, or at a nest 
containing eggs or young, or disturb the dependent young of such a bird. The 
maximum penalty that can be imposed for an offence under the Wildlife and 
Countryside Act - in respect of a single bird, nest or egg - is a fine of up to 
£5,000, and/or six months' imprisonment. You are advised that the official UK 
nesting season is February until August. 
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Appendix A – Tree Location Plan 
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General Development Applications 
 
(5/c) Application No: PAP/2025/0357 
 
36, Church Hill, Coleshill, B46 3AJ 
 
Works to tree(s) in Conservation Area for 
 
Warwickshire County Council (Forestry) 
 
1. Introduction 
 
This item is referred to the Board as the land is owned by the Borough Council. 
 
2. The Site 
 
This application relates to one tree located at 36, Church Hill, within the Coleshill 
Conservation Area. A plan showing the location of these trees is included at Appendix 
A.  
 
3. The Proposal 
 
This application seeks consent to fell one cherry tree (dead) to ground level within the 
Coleshill Conservation Area. A replacement tree of the same species (Prunus 
‘Accolade’) will be planted within the immediate vicinity.  
 
4. Consultations 
 
Warwickshire County Council Forestry – No objection.  
 
“The proposal seeks to remove 1x dead Cherry within the communal gardens, I have 
No Arboricultural objections to the proposed works.” 
 
5. Observations 
 
Section 211 of the Town and Country Planning Act 1990 sets out that anyone proposing 
to cut down or carry out works to a tree in a conservation area is required to give the 
Local Planning Authority six weeks' prior notice (a 'Section 
211 Notice'). The Local Authority can deal with the notice in one of three ways: 
 

• Make a Tree Preservation Order if this is justified in the interests of amenity. 

• Decide not to make a Tree Preservation Order and allow the six-week 
period to expire, following which the works may proceed within two years of 
the date of the notice. 

• Decide not to make a Tree Preservation Order and inform the applicant that 
work can proceed within two years of the date of the notice.  

• Importantly, the Local Authority cannot refuse consent, nor can consent be 
granted subject to conditions. 
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The tree is located near the Grade 1 Listed Church of St Peter and St Paul and is 
important to its setting. However, when visiting the site, it was clear that the tree is dead 
with no signs of life and therefore represented a risk to public safety due to falling 
branches.  
 
The proposed works are considered necessary to ensure the safety of the public. To 
mitigate against the loss of the tree, the applicant has committed to planting a 
replacement of the same variety (Prunus ‘Accolade’) within the immediate vicinity.  
 
This is shown in the image below (Ref: 2PQD). 
 

 
 
The Warwickshire County Council Tree Officer has no objection to the work and 
has not recommended that a TPO be put in place. 
 
6. Conditions 
 
Overall, given the health and safety benefits of removing the dead tree and that a 
replacement will be planted, it has been considered by officers that the tree in the 
notification does not warrant protection by way of a Tree Preservation Order, and 
accordingly, the works can proceed.  
 
7. Recommendation 
 
That the works may proceed subject to the following conditions: 
 

1. For the avoidance of doubt, the permission only relates to the trees mentioned 
within the notification (PAP/2025/0361), located at 36, Church Hill, Coleshill, B46 
3AJ and detailed within the Application Form and tree location plan received 
31/07/2025. The works shall be confined to the following: 

 

• T1 Prunus sp. (1FA8) – Fell 1x dead Cherry to ground level. 
 

2. No works to any other tree afforded protection within the Conservation Area shall 
be undertaken without full Notification to North Warwickshire Borough Council. 
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Notes for the applicant 
 

1. With the exception of the tree noted within this notification, no tree shall be 
lopped, topped or felled without the prior approval of the Local Planning authority, 
in writing.  

 
2. The replacement tree shall be planted in the next available planting season 

(November-March) following felling. The replacement tree must be a Prunus 
‘Accolade’. Should the tree die, become damaged or diseased, it must be 
replaced.  

 
3. No works relating to the tree hereby approved should take place before the hours 

of 0700 nor after 1900 Monday to Friday; before the hours of 0800 nor after 1300 
Saturdays nor on Sundays or recognised public holidays.  

 
4. You are advised that bats are deemed to be European Protected species. Should 

bats be found while carrying out the approved works, you should stop work 
immediately and seek further advice from Warwickshire County Council 
Ecological Services.  

 
5. Please note that works to trees must be undertaken outside of the nesting 

season as required by the Wildlife and Countryside Act 1981. All birds, their 
nests and eggs are protected by law, and it is thus an offence, with certain 
exceptions. It is an offence to intentionally take, damage, or destroy the nest of 
any wild bird whilst it is in use or being built, or to intentionally or recklessly 
disturb any wild bird listed on Schedule 1 while it is nest building, or at a nest 
containing eggs or young, or disturb the dependent young of such a bird. The 
maximum penalty that can be imposed for an offence under the Wildlife and 
Countryside Act - in respect of a single bird, nest or egg - is a fine of up to 
£5,000, and/or six months' imprisonment. You are advised that the official UK 
nesting season is February until August. 
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Appendix A – Tree Location Plan 
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General Development Applications 
 
(5/d) 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 Board’s August meeting following a deferral 

in July, but the Board again deferred determination. The reason for this second 
deferral was to re-assess the proposal against the policies in the Fillongley 
Neighbourhood Plan, and against the “fall-back” positions set out in earlier 
reports. 

 
1.2 For the benefit of Members, the previous August report is attached at Appendix 

A, and this includes the original July Board report.  
 
2. The Fillongley Neighbourhood Plan 
 
2.1 The previous reports looked at this matter – paragraphs 2.9 to 2.11 of the August 

report and paragraph 8.10 of the July Report. 
 
2.2 The second deferral has not led to a different outcome of the assessment of the 

case against this Plans’ policies. In order to make this explicit, each relevant 
policy will be dealt with in turn. 

 
2.3 Policy FNP01 says that: 
 

“Development proposals, where possible, should ensure the designs of new 
buildings (including extensions) do not cause a detrimental change to the overall 
character of the village, the rural landscape of the parish and the setting of the 
church”.  

 
2.4 It is not considered that the proposal conflicts with this policy because: 
 

• The building is small and timber clad, placed at the rear of the garden behind 
a range of other buildings. 

• It could be seen from nearby public footpaths, but most new development can 
be seen from footpaths; that visibility in any event will be transitory and here 
the building would be seen in the setting of several other buildings grouped 
together – i.e. it is in a residential curtilage. 

• 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.  
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2.5 Policy FNP04 says that:  

 
“All new developments should encourage a broad mix of housing types including 
smaller starter homes and retirement dwellings together with the provision of 
“affordable housing” for local people as per NWBC requirements”.  
 

2.6 It is not considered that the proposal conflicts with this policy because: 
 

• The proposal provides accommodation for a local family. 

• It is not a new dwelling, but ancillary accommodation for a host dwelling. 

• It is proposed for a temporary period only. 

• These matters can be conditioned. 
 
2.7 The Plan is undergoing review and the consultation period for the Draft Plan (a 

Regulation 16 Plan) ended on 15 August. This Regulation 16 Plan will carry 
some weight, but not yet full weight. However, in order to be complete, the 
proposals will now be assessed against the proposed wording changes to the 
above two policies. 

 
2.8 The Regulation 16 wording of FNP01 says amongst other things, that:  
 

“The Parish’s historic and rural character is well recognised, with the Church’s 
setting and the broader rural landscape being particularly important. To preserve 
the balance of the entire landscape, no development should be allowed which 
adversely affects this harmony. 

 
Development proposals, as appropriate to their scale, nature and location, should 
ensure the designs of new buildings (including extensions) do not cause a 
detrimental change to the overall character of the neighbourhood plan area, the 
rural landscape of the parish and the setting of the church. 

 
Development proposals should be designed to take account of the landscape, 
the landscape character and topographical setting of the local area which 
contributes to the distinctive character of the Parish”.  

 
2.9 It is not considered that the proposal causes “detrimental change to the overall 

character of the neighbourhood plan area” for the reasons set out in paragraph 
2.4. 

 
2.10 The Regulation 16 wording of FNP04 says amongst other things, that: 
 

“Proposals for residential development will be expected to contribute to the 
objective of creating mixed and balanced community.  

 
These should provide for a range of needs including homes for those with 
mobility issues, homes for older people and homes for young people. This should 
include a mixture of ownership tenures to enable younger residents to stay in the 
Parish and purchase their own homes”. 
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2.11 It is not considered that the proposal conflicts with this policy for the reasons set 
out in paragraph 2.6. 

 
2.12 The conclusion from this re-assessment is that the proposals do not conflict with 

the Fillongley Neighbourhood Plan.  
 
3. The Fall-Back Positions 
 
3.1 There has been reference to these positions and it is proposed to deal with them 

as two items. 
 
3.2 Firstly, there is the “physical” fall-back of the actual construction of buildings. The 

site is within a lawful residential curtilage as established by the 2024 Certificate 
(PAP/2023/0484). This curtilage therefore benefits from permitted development 
rights under Class E of Part One of the General Permitted Development Order. 
That means that half of the rear garden could contain buildings and structures 
without the need for the submission of a planning application. The plan within 
Appendix A shows the size of the rear garden here and thus the potential scope 
of this “fall-back” position. Given this, a building of the size now proposed could 
physically be located at the site as proposed without reference to the Council. 

 
3.3 This therefore moves to the second matter - the proposed use. The buildings 

referred to above under Class E only benefit from that right if they are “incidental” 
buildings to the main residential use of the host dwelling. Putting aside 
glasshouses, garden sheds and the like, the “incidental” right can also include 
residential use - a “garden day room”, a “hobby room/workshop” and a “studio or 
office”. The key matter is that the residential use is to be “parasitic” to the host 
dwelling to benefit from Class E. Here there is residential accommodation, as a 
mobile home, and this is not “incidental”. It is thus “ancillary” residential 
accommodation – as indeed described by the applicant. It is in effect for a 
residential annex to the main house.   

 
3.4 However, there is a fall-back position here too. This is that a caravan, as defined 

by the relevant legislation, could be placed or parked on this land and lived in as 
ancillary accommodation, without the need for planning permission if that 
caravan is not fixed to the land. Under the Caravan Acts, the maximum 
permissible dimensions are 20 metres in length and a width not exceeding 6.8 
metres, considerably larger than the application building – 8.9 metres in length 
and 5.2 metres wide. Moreover, the caravan could be sited on the land 
permanently, not for just for five years as is proposed here. The “fall-back” 
position of a caravan of a greater size and permanently sited would, in the 
officer’s view, be more harmful than the proposals before the Board.  

 
4. Conclusion 
 
4.1 The report should assist Members following the second deferral. As always, the 

Board should consider whether planning conditions would enable a planning 
permission to be granted in lieu of a refusal. This is the case here with the 
conditions as recommended in previous reports. 
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5. Recommendation 
 
5.1  That planning permission be granted subject to the conditions outlined in 

Appendix A. 
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General Development Applications 
 
(5/e) Application No: PAP/2024/0549 
 
Cliff Meadows, Tamworth Road, Cliff, Kingsbury, B78 2DS 
 
Application to vary conditions 1 and 12 of appeal decision 
APP/R3705/W/24/3338275 dated 26/7/2024 (PAP/2023/0191) to allow two additional 
caravans, for 
 
Mr J Doherty  
 
1. Introduction 
 
1.1 This application was referred to the July Board meeting, but a determination was 

deferred in order that Members could visit the site and to seek legal advice on 
the matter of whether there was evidence to show a “demonstrable unmet need” 
for the type of development proposed. 

 
1.2 A copy of the previous report is attached at Appendix A and a note of the visit is 

at Appendix B. 
 
2. Observations  
 
2.1 Members will recall from the previous report that the conclusions of the Inspector 

in his July 2024 decision letter were given substantial weight in the assessment 
of the current application - see paragraphs 30 to 34 of his letter in the appendix, 
to Appendix A. The advice now received specifically draws attention to three 
references in that letter. Firstly, at the beginning of paragraph 32 - “it is clear that 
from Local Plan policy LP5 that 19 pitches is a minimum target”. Secondly, 
towards the end of paragraph 34 – “Accordingly, there is no supply at all of 
deliverable sites to address any current need, yet alone as 5 years’ worth of 
supply”. Finally at the end of that paragraph, “the apparent unmet need for Gypsy 
and Traveller sites weighs significantly in favour of allowing the development”.  

 
2.2 This final quote refers to “the apparent unmet need”.  It is necessary therefore to 

see if the situation in North Warwickshire has materially changed since the date 
of that letter.  Officers consider that it has not for the following reasons. Firstly, 
there has been no publication of a Gypsy and Traveller Development Plan 
Document and secondly, a new Gypsy and Traveller Accommodation 
Assessment (GTAA) has not been commissioned.  Whilst work to review the 
2021 Local Plan is underway, there is as yet, no evidence available to establish 
how Local Plan policy LP5 might be revised so as to bring it up to date. 

 
2.3 It is in these circumstances that the advice received concludes that the Council 

does have a demonstrable need for gypsy sites.  
 
2.4 Officers would thus see this conclusion as supporting the original 

recommendation. 
 
2.5 Other matters have also been reviewed. 
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2.6 The first is that during the Board’s discussion on this case, Members raised the 

matter of an increase in the number of caravans throughout the Borough.  It is of 
substantial weight that Local Plan Policy LP5 refers to “pitches” and not to 
“caravans”.  In this case, the advice is that the proposed increase in caravans 
does not increase the number of pitches. It will still be a single pitch 
accommodating one family unit. As a consequence, the main issue with the 
application is not that it would create a new pitch, but whether the increased 
caravans would give rise to demonstrably significant harm, sufficient to outweigh 
the personal circumstances of this family to retain its gypsy and traveller “way-of-
life”. 

 
2.7 The second is whether the increase in the number of caravans, alters the 2024 

appeal letters’ conclusion on sustainability. The letter at paragraph 26 concludes 
that the “the site would be in a suitable location that allows reasonable access to 
facilities”.  Since the date of that letter there has been no physical change either 
to the range of facilities or to the means of access to them, that would warrant a 
different conclusion. Whist the increase in the number of caravans might 
increase traffic movements into and out of the site, the highway authority has no 
objection from a highway capacity point of view and thus any increase is 
immaterial. Moreover, the availability of non-motorised alternatives remains as 
before. 

 
2.8 The third is that the appeal decision included a further condition – number 3 – 

that the permission was to be “personal” to the applicant and his family, not one 
where the occupation was open to any family that meets the gypsy and traveller 
definition in the PPTS. The current proposal does not include any variation of this 
condition. This therefore is considered to add weight to the conclusion of 
paragraph 2.6 above. 
 
 

Recommendation 
 
That planning permission be granted subject to the conditions set out in Appendix A.  
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General Development Applications 
 
(5/f) Application No: PAP/2025/0379 
 
Cole End Park, Lichfield Road, Coleshill, Warwickshire,  
 
Works to trees in Conservation Area for 
 
Warwickshire County Council - Forestry 
 
1. Introduction 
 
This item is referred to the Board as the land is owned by the Borough Council. 
 
2. The Site 
 
This application relates to two trees located at Cole End Park, within the Coleshill 
Conservation Area. A plan showing the location of these trees is included at Appendix 
A.  
 
3. The Proposal 
 
This application seeks consent to fell two willow trees T1 and T2 (dead) to ground level 
within the Coleshill Conservation Area. 
 
4. Consultations 
 
Warwickshire County Council Forestry – No yet received. 
 
5. Observations 
 
Section 211 of the Town and Country Planning Act 1990 sets out that anyone proposing 
to cut down or carry out works to a tree in a conservation area is required to give the 
Local Planning Authority six weeks' prior notice (a 'Section 211 Notice'). The Local 
Authority can deal with the notice in one of three ways: 
 

• Make a Tree Preservation Order if this is justified in the interests of amenity. 

• Decide not to make a Tree Preservation Order and allow the six-week 
period to expire, following which the works may proceed within two years of 
the date of the notice. 

• Decide not to make a Tree Preservation Order and inform the applicant that 
work can proceed within two years of the date of the notice.  

• Importantly, the Local Authority cannot refuse consent, nor can consent be 
granted subject to conditions. 

 
The two trees are located adjacent to one another at the northern edge of Cole End 
Park and the Coleshill Conservation area. The applicant has submitted two images, that 
clearly show both trees have died.  
 
The proposed works are therefore considered necessary to ensure the safety of the 
public as they both overhang a footpath.  
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The applicant has not proposed the tree are replanted as there is not specific budget for 
this work. However, they have identified that should members insist, they can approve 
additional costs to cover the re-planting of two trees.   
 
The Warwickshire County Council Tree Officer has not yet commented on the proposal.  
 
6. Conclusion 
 
Overall, given the health and safety benefits of removing the dead tree it has been 
considered by officers that the tree in the notification does not warrant protection by way 
of a Tree Preservation Order, and accordingly, the works can proceed.  
 
Should members insist, we will request applicant plant two replacement trees, within the 
vicinity.  
 
7. Recommendation 
 
That the works may proceed subject to the following conditions: 
 

1. For the avoidance of doubt, the permission only relates to the trees mentioned 
within the notification (PAP/2025/0379), located at Cole End Park, Lichfield 
Road, Coleshill, Warwickshire, and detailed within the Application Form and tree 
location plan received 13/08/2025. The works shall be confined to the following: 
 

• T1(1G5F) and T2 (1G5J) - fell to ground level 2 dead willow trees 
adjacent footpath 

 
2. No works to any other tree afforded protection within the Conservation Area shall 

be undertaken without full Notification to North Warwickshire Borough Council. 
 
Notes for the applicant 
 

1. With the exception of the tree noted within this notification, no tree shall be 
lopped, topped or felled without the prior approval of the Local Planning authority, 
in writing.  

 
2. No works relating to the tree hereby approved should take place before the hours 

of 0700 nor after 1900 Monday to Friday; before the hours of 0800 nor after 1300 
Saturdays nor on Sundays or recognised public holidays.  

 
3. You are advised that bats are deemed to be European Protected species. Should 

bats be found while carrying out the approved works, you should stop work 
immediately and seek further advice from Warwickshire County Council 
Ecological Services.  

 
4. Should members request a replacement tree is planted, it shall be planted in next 

available planting season (November-March) following felling. The replacement 
tree must be a of the same species. Should the tree die, become damaged or 
diseased, it must be replaced.  
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5. Please note that works to trees must be undertaken outside of the nesting 
season as required by the Wildlife and Countryside Act 1981. All birds, their 
nests and eggs are protected by law, and it is thus an offence, with certain 
exceptions. It is an offence to intentionally take, damage, or destroy the nest of 
any wild bird whilst it is in use or being built, or to intentionally or recklessly 
disturb any wild bird listed on Schedule 1 while it is nest building, or at a nest 
containing eggs or young, or disturb the dependent young of such a bird. The 
maximum penalty that can be imposed for an offence under the Wildlife and 
Countryside Act - in respect of a single bird, nest or egg - is a fine of up to 
£5,000, and/or six months' imprisonment. You are advised that the official UK 
nesting season is February until August. 
 

70 of 140 



5f/60 
 

Appendix A – Tree Location Plan 
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General Development Applications 
 
(5/g) Application No: PAP/2025/0093 
 
Spring Cottage Farm, Watling Street, Grendon, Atherstone, CV9 2PF 
 
Outline planning application (including primary means of access from the A5 
Watling Street, with all other matters reserved) for up to 200 new homes including 
associated landscaping, open space and ancillary infrastructure (with all existing 
buildings to be demolished), for 
 
Lioncourt Strategic Land Limited 
 
1. Introduction 
 
1.1  This application has recently been submitted and is being reported to the 

Planning and Development Board for informational purposes only at this time – a 
full determination report will follow in due course.  

 
2. The Site 
 
2.1  The application site comprises approximately 9.9 hectares of rectangular shaped 

agricultural land, which includes a farmhouse and associated agricultural 
buildings (which are proposed to be demolished as part of the proposals) 
(Appendix A). 

 
2.2  The site is located at Grendon, which forms a built-up area together with the 

surrounding villages of Grendon Common and Baddesley Ensor. These villages 
provide sufficient services and facilities to accommodate the day-to-day needs of 
existing and future residents. 

 
2.3  The site adjoins Riddings Fisheries to the east, whilst the northern boundary 

abuts the A5 Watling Street. Grendon Woods is located to the south and west of 
the site, which is classified as an Ancient and Semi-Natural Woodland. 

 
2.4  A Public Right of Way runs along the western site boundary. 
 
3. The Proposal 
 
3.1  This is an outline planning application (including primary means of access from 

the A5 Watling Street, with all other matters reserved) for up to 200 new homes 
including associated landscaping, open space and ancillary infrastructure (with 
all existing buildings to be demolished) 

 
3.2  The Illustrative Masterplan (Appendix B) has been developed for the site to 

actively respond to the site’s constraints and build on its opportunities and 
demonstrates how 200 new homes and supporting infrastructure could be 
accommodated on the site.  
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3.3  It is proposed to take primary vehicular and pedestrian access from A5 Watling 
Street, together with a second emergency access, and additional pedestrian and 
cycle links to the existing local Public Rights of Way network (Appendix C). 

 
3.4  A Design and Access Statement explains how the illustrative Masterplan has 

been arrived at within the context of the setting of the site. The Masterplan has 
been designed to respond to the sites’ constraints and opportunities with the 
following points: 

 
1.The block structure works with the topography of the scheme to be more 
sympathetic to the site and avoids any existing Root Protection Zones. 
2. A green corridor has been created along the spine and will be formed of multi- 
functional linear greenspace, play areas and attenuation features including 
ditches and swales promoting sustainable urban drainage in the site. 
3. Existing trees and hedgerows have been retained around the periphery of the 
site and within the area. This helps maintain a mature landscape setting and 
screen the development from the surrounding areas. 
4. A 15m offset buffer to the ancient woodland included along the western 
boundary. 
5. Play areas are situated along key routes to maximise their usage within the 
scheme. A centralised LEAP is featured as a focal heart to the scheme including 
historic trees and an attractive green space within the core development.  
6. Layers of structural planting to break up mass of built form will be included 
throughout. 
7. Attenuation feature acts as a gateway to the site to announce it from the A5 
and provide an attractive green space here. 
8. Secure development blocks with dual fronted units on corners to provide street 
surveillance and secure back to back perimeters. 
9. Primary loop road through the scheme. 
10. Strategic secondary routes stem from the primary road and terminate in 
turning heads (appropriately sized for fire and refuse) before becoming private 
driveways to soften the edges of development. 
11. Properties will tend to be 2 storey in height to be consistent with the 
surrounding context, with the opportunity for 2.5 or 3 storey properties at key 
junctions and to end strategic vistas. 
12. There is also an opportunity to include bungalows subject to a local need 
which will be single storey. 

 
3.5  It is said that the scheme will provide a mix of homes that looks to create a place 

that helps foster community cohesion through high quality and accessible public 
open space, that can be shared by existing and new residents. It is expected that 
the housing mix will include affordable homes provision of 40%. The proposed 
scheme will provide a development up to approximately 200 homes. The overall 
development density for the site will be set between 34 and 40 dwellings per 
hectare (dph). This is reflective of the density at adjacent residential 
developments and within Grendon as a wider region.  
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3.6  A large swathe of the land use within the boundary will be Public Open Space, 
swales, attenuation measures, ecological enhancements and mitigation buffers. 
All told, the scheme will offer around 40% of the site as non-developed land. 

 
3.7  The application sets out with regards to access and parking, that the primary 

access to the proposed residential development is to be delivered in the form of 
simple priority junction from the A5. This access will have a 5.5m wide 
carriageway and adjacent 2m wide footways proposed in accordance with the 
Warwickshire County Council’s Design Guide. The proposed site access is 
design for up to 200 dwellings where a separate emergency access is provided. 
Vehicular access to the site will be provided directly from the A5 through a 
priority-controlled T-junction with no rights turns from the site onto the A5 
(Appendix C). The existing refuse island will be relocated east to make space for 
a right turn ghost lane into the site. A left ghost lane will also be provided by the 
service road on the northern side of the A5. A Transport Assessment has been 
submitted which indicates the impact of the development on the local highway 
network using models to assess the developments impact on the network. 

 
3.8  A planning statement has been submitted in support of the application along with 

a number of other reports. Amongst these is a “Five Year Housing Land Supply 
Review”. This indicates that the Council last published an annual monitoring 
report in January 2024, which claims a housing land supply of 5.3 years. The 
applicant’s Housing Land Supply Report examines the proposed housing supply 
trajectory set out by the Council and challenges this, setting out a total of nine 
disputed sites with 1,939 dwellings that are not considered to be deliverable and 
should not count as part of the supply. It indicates that the Council is heavily 
reliant on a small number of very large strategic sites to come forward, and the 
submitted report sets out that there will be considerable delaye faced before 
delivery is seen on these sites. This leads to a calculated supply of only 1.87 to 
2.24 years (depending on whether or not a 20% buffer is applied), with no 
remedy to the failing land supply position. As such, the applicant does not 
consider that the Council is able to demonstrate a sufficient housing land supply, 
which means that the presumption in favour of sustainable development (‘the 
tilted balance’) is engaged. 

 
3.9  The site is currently in agricultural use, the submitted Agricultural Land 

Classification sets out that the majority of the site is sub-grade 3b “moderate 
quality”, which is not Best and Most Versatile agricultural land. There is a patch 
of subgrade 3a “good quality” and a small area of Grade 2 “very good quality” 
surrounding the buildings, but this is not significant development of agricultural 
land in planning policy terms and cannot be farmed differently to the rest of the 
land in practical terms. Given the limited quantum of BMV land involved, its 
mixed quality within a number of small and narrow fields and the lack of land of 
lower quality locally, only limited weight should be accorded to the small area 
(2.4 ha) and proportion (25%) of BMV land quality, and this is not considered to 
be a constraint to development. 
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3.10  The submitted Flood Risk Assessment confirms that the site is located within 
Flood Zone 1. All types of development are considered acceptable in this location 
in line with the Sequential Test as it is an inherently sequentially preferable 
location. The majority of the site is at a low risk from surface water flooding. 
Surface water flooding is noted to extend from the southeast and east, 
converging in the north-western corner. These flow paths will be managed 
through the provision of new cut off channels to convey flows through the site. In 
light of the risk of surface water flooding from the flow paths, the site has been 
sequentially tested against other reasonably available sites. 

 
3.11  An Air Quality Assessment has been undertaken to support the application. A 

review of the latest monitoring data shows there is no AQMA in North 
Warwickshire. The nearest monitoring is approximately 290m to west of the Site, 
with monitored concentrations below the annual mean objective level. In terms of 
noise, a noise model to determine sound levels across the proposed 
development site has been developed and the submitted report outlines the 
mitigation that will be required in order to reduce sound levels to accepted 
criteria. Mitigation may include dwelling orientation to protect rear gardens, 
glazing, and specific ventilation requirements. 

 
3.12  An Energy Statement has been prepared to demonstrate that the proposals will 

provide an 80.34% carbon reduction under the latest revision of the Building 
Regulations, Part L1 2021. This also represents a 63.12% reduction in the 
energy requirements of the site, provided by renewables such as Air Source Heat 
Pumps. Also, a Utilities Statement has also been submitted to demonstrate that 
suitable connections to key services can be made to the site. 

 
3.13  In terms of ground conditions, the applicant reports that the environmental risk at 

the site is low to moderate with the principal risk drivers relating to the storage 
and use of agricultural machinery/equipment, asbestos associated with two barns 
at Spring Farm, storage of waste in the farm area, and telecommunication masts 
with electrical transformers in the centre and south-east. The site is also located 
in Warwickshire County Council’s Mineral Safeguarding Area associated with 
shallow coal and brick clay deposits and is located close to a mineral 
safeguarding area for building stone and crushed rock. The submitted Minerals 
Assessment demonstrates that the demand for these materials in Warwickshire 
is low given the sufficient existing landbank and environmental factors. 
Furthermore, the proposed development would not sterilise mineral resources to 
the south, given the removal of the existing ancient woodland would not be 
acceptable for environmental reasons. 

 
3.14  In terms of archaeology a geophysical survey and desk-based assessment were 

undertaken prior to the present phase of works. Whilst the geophysical survey 
identified no anomalies of archaeological interest, the desk- based assessment 
concluded that there was the potential for prehistoric and Roman archaeological 
remains to be present on the site. 
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3.15  In terms of visual and landscape impact as this application is made in outline, the 
detailed landscaping proposals will come forward at Reserved Matters Stage. 
However, the submitted Landscape and Visual Impact Assessment details how 
the proposal would be acceptable in terms of visual amenity and character. It 
concludes that from a visual perspective, the site is not visible from 
recognised/important viewpoints, tourist destinations, designed views, nationally 
recognised routes (i.e. National Trail) or land with public access (i.e. Open 
Access Land). 

 
3.16  An Arboricultural Impact Assessment is also submitted, including a tree survey 

completed in September 2023. The survey identified 19no. individual trees, 5no. 
groups of trees, 6no. hedgerows and 2no. woodlands on / adjacent to the site. 
The quality and value of trees ranges from low (Category C) to high (Category 
A). Ancient Semi-Natural Woodland designations are present to the west and to 
the south of the site known as Grendon Wood. A hedgerow is present along the 
northern boundary and there are no trees present within this hedgerow. The 
eastern boundary is well established with trees and sections of hedgerow. The 
survey and tree constraints have been reflected in the scheme master planning. 
The design seeks to retain all high value trees and buffers are provided from the 
Ancient Woodlands (a minimum of 15m) and the Veteran tree (15x trunk 
diameter) in line with Standing Advice. The buffer zones will be made up of green 
space with limited informal access routes for walkers. The proposed green 
corridor running centrally through the site will retain the existing hedgerow and 
high value oak trees. This existing linear feature will be enhanced with additional 
planting and the intensity of management seen with the current agricultural 
context will be reduced. 

 
3.17  The application is also accompanied by an Ecological Impact Assessment, which 

confirms that there are no ecological constraints to development of the site and 
demonstrates how the development will retain and enhance habitats of ecological 
importance. The constraints with relation to ecology have been reflected in the 
scheme master planning. The design seeks to retain features of ecological value, 
namely mature trees and hedgerows, where practicable. Appropriate buffer 
zones to adjacent habitats of ecological importance including ancient woodland 
are incorporated into the scheme design. A biodiversity net gain metric is 
submitted to demonstrate that the proposals would result in a net gain of 4.12 
habitat units (19.93%) and 1.37 hedgerow units (13.45%), which is in excess of 
the minimum requirement of 10% net gain. 

 
3.18  The applicant concludes and it is his view that the proposed development would 

make an important contribution to the housing land supply through the windfall 
allowance. The site is available for development now, is readily deliverable and 
will be straightforward to deliver given its unconstrained nature. The number and 
form of new homes proposed would not undermine the existing spatial housing 
strategy. In light of the lack of housing land supply demonstrated by the 
applicant, the proposals are considered to fulfil the presumption in favour of 
sustainable development as the benefits of the proposal are considered to 
significantly and demonstrably outweigh any harm, and the presumption of 
sustainable development applies, outweighing the conflict with the development 
plan.  
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4. Background 
 
4.1  The proposal seeks outline planning permission with all matters reserved except 

for access. Matters of appearance, landscaping, layout and scale are reserved 
for future determination. However, plans to be approved at this outline stage 
include a land use parameter plan, access and movement parameter plan, green 
infrastructure parameter plan and density and building heights parameter plan. 
The plans set the framework for matters that include maximum building heights, 
residential densities and the level of green infrastructure provision. 

 
5. Development Plan 
 

The North Warwickshire Local Plan 2021 – LP1 (Sustainable Development); LP2 
(Settlement Hierarchy), LP5 (Amount of Development), LP7 (Housing 
Development), LP8 (Windfall Allowance),  LP9 (Affordable Housing), LP14 
(Landscape), LP15 (Historic Environment), LP16 (Natural Environment), LP17 
(Green Infrastructure), LP20 (Green Space), LP22 (Open Space and 
Recreational Provision), LP23 (Transport Assessments), LP26 (Strategic Road 
Improvements A5),  LP27 (Walking and Cycling), 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), LP37 (Housing Allocations) and 
LP38 (Reserve Housing Sites) 

 
Warwickshire Minerals Plan Adopted 2022 - Policy DM 10 for non-mineral 
development to be acceptable in a Mineral Safeguarding Area 

 
Other Relevant Material Considerations 
 

The National Planning Policy Framework 2024 – (the “NNPF”) 
 

National Planning Practice Guidance – (the “NPPG”) 
 

MHCLG National Design Guide  
 

The Town and Country Planning Act 1990 
 

Natural Environment and Rural Communities Act 2006 
 

Conservation of Habitats and Species Regulations 2017 
 

Environment Act 2021 
 

Planning (Listed Buildings and Conservation Areas) Act 1990 
 

Self-Build and Custom Housebuilding Act 2015 (as amended) 
 

Levelling-up and Regeneration Act 2023 
 

North Warwickshire Landscape Character Assessment (2010) 
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Air Quality SPD (2019)  
 

Provision of facilities for waste and recycling for new developments and property 
conversions SPD (2023) 

 
Planning Obligations for Sport, Recreation and Open Space SPD (2023) 

 
Car Parking Standards (Local Plan 2021) 

 
Affordable Housing Addendum (2010) 
 
Affordable Housing SPD (2008) 
 
A Guide for the Design of Lighting Schemes (2003) 

 
The Annual Monitoring Report 

 
6. Observations 
 
6.1  Members will be familiar with the planning issues involved with large scale 

housing developments.  
 
6.2  Development in the Borough is to be proportionately distributed and be of a scale 

that is in accordance with a settlement hierarchy identified within Local Plan 
Policy LP2. Baddesley with Grendon is defined a Category 3 settlement as a 
local service centre in that Hierarchy. Grendon has had housing approvals in 
recent years however the majority of these have been to the north of the A5 off 
Spon Lane and some smaller scale allocations in Baddesley. This site to the 
south of the A5 is not an allocated site. There are both allocated sites H4 and 
reserved sites north of the A5 in the vicinity of this proposal. 

 
6.3  A key issue will be access to A5 and the impact of the proposal on the A5 

including the provision of pedestrian and cycle safety crossing. Both Highways 
England and Warwickshire Highways are key consultees in respect of this issue. 

 
6.4  Other key issues will be assessments of the potential landscape and visual 

impacts as well as understanding the impact on the openness of the countryside. 
Other issues include the loss of agricultural land, minerals safeguarding, noise 
and air-quality, bio-diversity, ecology and amenities are further considerations to 
consider in the planning balance. The latest planning policy consideration and 
Government guidance is also material in any consideration of the application. 
The application will need to consider consultation responses and 
representations.  

 
6.2  It is advised that as with the other cases, the Board should visit the site. 
 
 

7. Recommendation 
 
7.1  As with similar proposals, the receipt of the application should be noted, and this 

time, a site visit carried out before the determination.  
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General Development Applications 
 
(5/h) Application No: PAP/2025/0320 
 
Land To Rear Of, Ralph Crescent, Kingsbury,  
 
Outline planning application with all matters reserved except for site access for 
the erection of up to 283 dwellings (including affordable housing), with public 
open space (including children’s play areas), landscaping and sustainable 
drainage system (SuDS), for 
 
Gladman Developments Ltd 
 
1. Introduction 
 
1.1. This application has recently been submitted and is being reported to the 

Planning and Development Board for informational purposes only at this time. A 
full determination report will follow in due course.  

 
2. The Site 
 
2.1. The site comprises approximately 14.5ha of predominantly arable land to the 

immediate north-west of Kingsbury. To the north lies the M42 motorway network, 
and the A51 (Tamworth Road) is found to the east, beyond which lies existing 
residential development and agricultural land. To the south/south-east, the site 
abuts further residential development along Ralph Crescent and Bracebridge 
Road and is bounded to the west/south-west by the River Tame. A small 
wastewater pumping station abuts the site to the north, with overhead power 
lines crossing the site in a south-western to north-easterly direction.  

 
2.2. A Site Location Plan is provided in Appendix A.  

 
2.3. In detail, the site comprises two arable fields: a smaller north-eastern parcel and 

a larger south-western section, separated by an area of scrubland dominated by 
brambles and housing a scattering of native trees. The eastern boundary to 
Tamworth Road is formed by a native hedgerow, punctuated by mature oaks, 
which extends to an existing access to Kingsbury Garden Centre  
 

2.4. Two areas of mixed deciduous woodland are found within the site, one towards 
the north-west (extending off-site) and a woodland corridor to the south-west, 
adjacent to the River Tame, as well as a small copse towards the western 
boundary. The southern interface with existing residences is formed largely by 
scrub vegetation and garden fencing.  
 

2.5. The site displays a ‘fan-like’ topography, radiating northwards from a small 
plateau at the settlement edge - land levels fall from approximately 75m AOD in 
the south to c.65m AOD in the north. From the Tamworth Road boundary 
westwards, levels gradually decrease towards the area of scrubland, which itself 
is elevated, beyond which there is a graduated rise towards the plateau. Levels 
fall away fairly sharply in the west towards the River Tame.  
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2.6. A Topographical Plan is found at Appendix B.  
 
2.7. The safeguarded route of the now-cancelled HS2 Phase 2B Eastern Leg passes 

through the northern section of the site. Safeguarding Directions on Phase 2 
between the West Midlands and Leeds were lifted in July of this year.  
 

2.8. The site lies to the immediate north of the Kingsbury’s development boundary 
and falls within the West Midlands Green Belt.  

 
3. The Proposal 
 
3.1. This application seeks outline planning permission (with all matters reserved 

except for site access) for the erection of up to 283 dwellings, new public open 
space (including children’s play areas), landscaping, and a sustainable drainage 
system (SuDS). 

 
3.2. In terms of the decision-making process, an application for outline planning 

permission allows for a decision on the general principles of how a site can be 
developed and, in this instance, reserves matters of appearance, landscaping, 
layout and scale for future determination.  

 
3.3. Access is not reserved, presented for approval here, and is depicted within the 

Proposed Site Access Drawing (Appendix C). This illustrates that vehicular (and 
pedestrian) access would be afforded via a ghost-island, priority right turn 
junction from Tamworth Road, approximately 70m to the south of the existing 
access to Kingsbury Garden Centre. A shared 3m footway/cycleway is to be 
provided on the eastern side of Tamworth Road.  

 
3.4. An indicative masterplan accompanies the application (Appendix D), outlining the 

strategic framework for the development. This shows broad areas of new 
housing, an indicative internal layout and landscaping. A central corridor of 
landscaped public open space cuts through the site surrounding the existing 
overhead lines, and the master plan shows housing distributed in a series of 
“blocks” of varying sizes. A Locally Equipped Area for Play (LEAP) is proposed 
towards the site's north-eastern boundary with Tamworth Road.  

 
3.5. Public open space and additional landscaping extend beyond the corridor 

towards the River Tame, wrapping around the site to the north, providing a green 
‘edge’ to the development. Further planting is also proposed at the site’s interface 
with existing development to the south.   

 
3.6. 50% of the proposed housing would be affordable (142 units), with the tenure mix 

to be agreed upon through further discussions.  
 
3.7. The application is supported by a range of drawings, documentation, reports and 

assessments, such as: 
 
3.8. A Planning Statement – This appraises the proposals in the context of local and 

national planning policy, setting out that, in the applicant’s view, as the Council 
does not have a five-year housing land supply; the presumption in favour of 
sustainable development (paragraph 11d(ii) of the NPPF) is applicable here. The 
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statement concludes that the adverse impacts do not significantly outweigh the 
benefits of granting permission.  

 
3.9. A Design and Access Statement – The Statement highlights how the applicant 

views the development to be an acceptable response to the site and its context, 
as well as how it can be adequately accessed by prospective users.  
 

3.10. A Historic Environment Desk-Based Assessment – This details that there are no 
designated heritage assets within the site and a total of 11 within a 1km search 
area, none of which are suggested to be harmed by the proposals. The 
assessment concludes that there is no evidence that the site has, or has the 
potential to contain, any significant archaeological remains.  
 

3.11. Landscape and Visual Impact Assessment, and Green Belt/Grey Belt 
Assessment – This assesses the site to be of ‘medium-low’ landscape sensitivity, 
demonstrating urban fringe characteristics, concluding that the effect of the 
development on landscape character would be localised. Substantial visual 
effects are suggested to be constrained to a limited number of residential 
receptors to the south.  
 

3.12. The Green/Grey Belt component resolves that the site does constitute Grey Belt 
land and would not undermine the purposes (taken together) of the remaining 
Green Belt across the plan area.  
 

3.13. Transport Assessment (TA) – The assessment sets out that the site is 
sustainability located and within walking distance of a range of local services and 
facilities, including schools, leisure, and retail opportunities. The TA adds that the 
new junction has been designed to facilitate access to the site by buses and 
details the provision of a shared footway/cycleway on the eastern side of 
Tamworth Road.  
 

3.14. The TA concludes that, based on the results of the junction capacity assessment 
for key junctions on the local highway network, the development traffic would not 
have a severe impact. As a consequence, no mitigation is proposed, and no 
further assessment is deemed necessary 

 
3.15. Framework Travel Plan – the plan details an aspirational aim of achieving a 10% 

modal shift from single occupancy car use to more sustainable forms of transport, 
and outlines measures to be taken to achieve this.  
 

 
3.16. Preliminary Ecological Appraisal (PEA) – the PEA sets out recommendations for 

the loss of habitats on-site, SuDS design and a Construction Environmental 
Management Plan (CEMP). The site is not subject to any nature-based 
designation, with potentially only localised impacts to the River Tame Local 
Wildlife Site (LWS) through construction.  
 

3.17. The appraisal considers that bat surveys should be carried out to determine the 
use of the site by foraging and commuting bats. Further surveys are 
recommended for breeding birds, otters and reptiles. 
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3.18. Arboricultural Survey and Arboricultural Impact Assessment (AIA) - 72No. 
individual trees, 37No. groups of trees, 4No. hedges and 1No. collection of trees 
groups were surveyed. The AIA confirms that three individual trees, two groups 
and five partial collections require removal to facilitate the proposed scheme. 
None of the trees to be removed are category A specimens.   
 

3.19. Flood Risk Assessment (FRA) and Drainage Strategy – The site falls within Flood 
Zone 1 with a small portion along the south-western boundary in Zone 3 (outside 
the developable area). The FRA sets out that the surface water drainage system 
will cater for storm events up to and including the 100-year event (+40% climate 
change allowance). An indicative drainage strategy is also included.  
 

3.20. Acoustic Assessment – This explains that the site is at ‘medium/high’ risk of 
noise during the daytime, and at ‘high’ risk at night owing to adjacent road noise 
(the M42 and the A51). It suggests that detailed site design in combination with 
thermal double glazing will provide sufficient mitigation.   
 

3.21. Air Quality Appraisal – The appraisal concludes that, subject to suitable 
mitigation techniques, the residual effects of construction dust emissions will not 
be significant, and that a road vehicle exhaust emissions assessment is required.   
 

3.22. Socio-Economic Benefits Statement – The statement summarises that the 
proposals will deliver socio-economic benefits through providing new residents of 
working age, affordable housing, construction spending and job creation, as well 
as council tax receipts and Section 106 contributions.  
 

3.23. Statement of Community Involvement – The statement details the engagement 
carried out by the applicant before submission of the application.  
 

3.24. Phase 1 Geotechnical Report – This identifies the need for an intrusive site 
investigation to be carried out to confirm and quantify any contamination.  
 

3.25. Minerals Resource Assessment – The site falls within a minerals safeguarded 
area concerning sand and gravel, as identified within the Warwickshire Minerals 
Local Plan (adopted July 2022). The assessment considers mineral extraction to 
be economically unviable given the necessary ‘stand-offs’ to residential property 
and overhead power lines.  
 

3.26. Energy, Sustainability and Waste Management Statement - The applicant 
considers the proposals to be ‘sustainable development’ and will be sustainably 
designed, details of which will be provided at the reserved matters stage.   
 

3.27. Biodiversity Net Gain Assessment and BNG Metric – The headline figures are a 
gain in area-based habitat units and hedgerow units of 24.52% and 21.53% 
respectively, and a 7.24% reduction in watercourse units.  

 
3.28. The assessment recommends new ditches within the site to compensate for the 

loss of watercourse units.  
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3.29. Odour Assessment – Source Odour Potential from the Waste-Water Treatment 
Plant is classified as ‘medium’, yet the odour effect significance is ‘slight’. 
Accordingly, no mitigation is required.  
 

3.30. River Condition Assessment – The assessment concludes that the development 
would not rise to any change in river condition of both the River Tame and 
Thistlewood Brook. 
 

3.31. Agricultural Quality Assessment – 48% of the site is assessed as sub-grade 3A 
agricultural land, with 32% at 3B.  
 

3.32. Draft Section 106 Heads of Terms – this is provided in Appendix 2 of the 
Planning Statement. Indicative terms are set out for affordable housing, open 
space and highways and transport.  

 
4. Background 
 
4.1. This is no available planning history for the application site. 
 
4.2. The applicant sought a Screening Opinion was sought from the Council in 

respect of this development earlier in the year. The proposal has therefore been 
screened in accordance with the EIA Regulations, and the Council concluded 
that the development would not likely have significant effects on the environment 
by virtue of factors such as its nature, size or location, and hence the proposed 
development does not constitute EIA development. 

 
5. Development Plan 

 
The North Warwickshire Local Plan (Adopted September 2021)  –  LP1  
(Sustainable  Development); LP2 (Settlement Hierarchy); LP3 (Green Belt); LP5 
(Amount of Development); LP7 (Housing Development); LP8 (Windfall); LP9 
(Affordable Housing Provision); LP13 (Rural  Employment),  LP14  (Landscape),  
LP15  (Historic  Environment),  LP16  (Natural Environment),  LP17 (Green 
Infrastructure); LP18 (Tame Valley Wetlands); LP21 (Services and Facilities); 
LP22 (Open Spaces and Recreational Provision); LP23 (Transport 
Assessments); LP25 (Railway Lines); LP27 (Walking and Cycling); LP29  
(Development  Considerations),  LP30  (Built  Form),  LP33  (Water and Flood 
Risk Management); LP34 (Parking); LP35 (Renewable Energy and Energy 
Efficiency) and LP36 (Information and Communications Technologies)  

 
 
6. Other Relevant Material Considerations 

 
The National Planning Policy Framework 2024 – (the “NNPF”) 

 
National Planning Practice Guidance – (the “NPPG”) 

 
MHCLG National Design Guide  

 
The Town and Country Planning Act 1990 
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Natural Environment and Rural Communities Act 2006 
 

Conservation of Habitats and Species Regulations 2017 
 

Environment Act 2021 
 

Planning (Listed Buildings and Conservation Areas) Act 1990 
 

Self-Build and Custom Housebuilding Act 2015 (as amended) 
 

Levelling-up and Regeneration Act 2023 
 

North Warwickshire Landscape Character Assessment (2010) 
 

Air Quality SPD (2019)  
 

Provision of facilities for waste and recycling for new developments and property 
conversions SPD (2023) 

 
Planning Obligations for Sport, Recreation and Open Space SPD (2023) 

 
Car Parking Standards (Local Plan 2021) 

 
The Annual Monitoring Report 

 
7. Observations 
 
7.1. Members will be familiar with the main planning issues concerning large-scale 

outline housing schemes, as well as proposals within the Green Belt. An initial 
judgement will need to be made here as to whether the proposals represent 
either appropriate or inappropriate development. 
 

7.2. The applicant advances that the proposals would be appropriate development as 
the site is ‘Grey Belt’ land and the proposals meet the requirements of paragraph 
155 of the NPPF, including the ‘Golden Rules’. This is a critical issue that officers 
will address in a future report to the Board. 
 

7.3. A further core issue is likely to be the weight to be attributed to housing delivery – 
the applicant’s position is that the Council cannot demonstrate a five-year 
housing land supply. Again, this will require careful consideration.  
 

7.4. Other material considerations that must be taken into account and weighed in the 
"planning balance" will include, but are not limited to, whether the development 
accords with the settlement hierarchy, landscape and visual implications, 
highway safety, infrastructure (both the provision of and any impacts arising from 
the development), flood risk, BNG, and ecology.  
 

7.5. Given the complexity of the proposals, the board is advised to visit the site prior 
to the determination of the application.  
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8. Recommendation 
 

81. As with similar proposals, the receipt of the application should be noted, and a 
site visit carried out before a determination is made.  
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General Development Applications 
 
(5/i) Application No: PAP/2025/0081 
 
Stables At Land South Of Flavel Farm, Warton Lane, Austrey,  
 
Part Retrospective application for change of use of land on an existing Gypsy 
site, to provide additional capacity.  One existing static to be relocated, along 
with permission for two additional static caravans, two additional touring 
caravans, parking for four additional vehicles with associated hardstanding and 
infrastructure, for 
 
Mr J Connors  
 
1. The Site  
 
1.1  The site is situated some 500 metres south-west of the settlement of Austrey. It 

is located outside of its defined settlement boundary and is within an area of 
open countryside. It is part of a wider site which comprises a field measuring 
some 1.35 hectares. The application site contains a previously approved day 
room, static caravans, and touring caravans, landscaping and hardstanding, 
related to the approved residential use of the site by a gypsy family. Vehicular 
access to the site is directly onto Warton Lane. The wider site ownership – 
depicted by the blue line below - includes an equestrian building. The site 
boundary to the road has existing landscaping. 

 
1.2  Adjoining the site to the north is a farm complex comprising of a bungalow, 

saddlery workshop and agricultural/equestrian buildings.  
 
1.3  The proposed site location plan is shown at Appendix A. 
 
2. Background  
 
2.1 Planning permission was granted in 2014 for the change of use of this part of the 

larger former agricultural land to an equestrian use. This permission also 
included the erection of a barn/stable building measuring some 18.3m x 6.7m x 
3m to the eaves and 3.9 m to its ridge. The permission also included the 
construction of a menage measuring some 40m x 20m and a vehicular access 
with gates set back 12 metres from the highway. This permission was taken up 
and the building and menage are now present on the site together with the 
approved access arrangement. 

 
2.2 In 2022, planning permission was granted on appeal for the change of use of 

land to a mixed use site so as to continue the equestrian use, but also to include 
its residential use for an extended gypsy family. The site was conditioned so as 
to contain two static caravans, two touring caravans, parking for four vehicles 
together with associated hardstanding and water treatment plant. This 
permission was taken up. The appeal letter is at Appendix A.  
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2.3 In 2023 permission was given for the erection of summer house/dayroom. This 
was a retrospective application. The building measures 5.42metres wide by 
6.8metres in length. This is now sited close to one of the existing mobile homes 
on the site. 

 
2.4 During the appeal leading to the 2022 grant of permission – paragraph 2.2 

above, there was reference to the footpath links into Austrey. These are shown at 
Appendix B. 

 
3. The Proposal 
 
3.1  This is as described as above and is best illustrated by the plan and aerial 

photograph at Appendix C. Essentially, this is to increase the number of 
caravans from two statics and two tourers to four of each. 

 
3.2  The application sets out that the proposal is provide additional caravans on site 

in order to accommodate the extended family of the applicant – for his children 
who have now reached adulthood and have their own families. The 2022 
permission for two statics was to accommodate firstly, the applicant, his wife and 
younger children and secondly his older son, his wife along with their children. 
The proposal is to add the applicant’s other two adult children together with their 
families.  

 
4. Development Plan  
 
North Warwickshire Local Plan 2021 - LP1 (Sustainable Development); LP2 (Settlement 
Hierarchy), LP6 (Amount of Development), LP7 (Housing Development), LP8 (Windfall 
Allowance), LP9 (Affordable Housing Provision), LP10 (Gypsy and Travellers), LP11 
(Economic Regeneration), LP14 (Landscape), LP15 (Historic Environment), LP16 
(Natural Environment), LP29 (Development Considerations), LP30 (Built Form) and 
LP33 (Water Management)   
 
Austrey Neighbourhood Plan 2014-2029 - AP1 (Existing Hedgerows, Ditches and 
Mature Trees) and AP8 (Sustainable Transport). Policy AP3 says that any new 
development should ensure that the views of Austrey and the surrounding countryside, 
as shown on the map on page 11, are not compromised by such development. This 
map is seen at Appendix D. 
 
5. Other Relevant Material Planning Considerations 
 
The National Planning Policy Framework – (the “NPPF”) 
 
Planning Policy for Traveller Sites 2024 – (the “PPTS”) 
 
Austrey Neighbourhood Plan Review – 2025 – 2033 
 
The North Warwickshire Landscape Character Assessment 2010 
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6. Consultations 
 
Highway Authority – No objection subject to conditions – see Appendix B. 
  
Environmental Health Officer – No objections 
 
7. Representations 
 
Austrey Parish Council – It objects to the proposal  
 
Six further objections have been received. 
 
The combined objections from the Parish Council and representations are set out 
below. 
 

1.  Whilst the desire for the family currently occupying the site to stay together 
is understood, the permission for static homes and mobile homes has 
been ignored and exceeded by additional static and mobile homes. 

 
2.  There have been several instances of dogs living within the site leaving 

the site on their own, causing dangerous hazards for vehicles and 
pedestrians alike. Incidents were reported to the police. 

 
3.  As well as dogs roaming from the site, there have been at least two 

reports of goats escaping from site and wandering through the village. 
When two ponies were on the site, these too have escaped, also creating 
hazards for road users. 

 
4.  The boundary fence was in a state of disrepair for several months allowing 

the animals to escape with ease. 
 
5. Points 2,3 and 4 indicate the inability of the site occupiers to control or 

care for animals with a disregard for the safety of them animals, 
pedestrians and vehicle users alike. 

 
6. The site occupies land with a boundary on a very sharp bend, with the site 

entrance within 20 metres of the bend, which due to high hedges is 
completely blind until a vehicle or pedestrian is half-way round the bend. It 
is worth noting that the carriageway is just wide enough for two cars to 
pass. However, there is no pedestrian path or walkway, meaning 
pedestrians and dog walkers have to walk in the carriageway, which is not 
ideal especially with the obstructed views around the sharp bend adjacent 
to the site entrance. 

 
7. The boundary is over 2.5m high and well established being at least 1.5 to 

2 m thick in places. No trimming or pruning had been done, meaning that 
the hedge growth protrudes into the carriageway forcing vehicles 
negotiating the bend to occupy the majority of the carriageway width, 
creating a dangerous situation where head-on collisions could occur. 
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8. Several instances of anti-social behaviour have occurred - the use of quad 
bikes and e-scooters on the roads into and out of the village as well as 
across fields and the playing fields with disregard for road safety.  

 
9. The site entrance is within a few metres of a sharp and vision obscured 

bend as the road approaches Austrey. Doubling the vehicle traffic into and 
out of the site adds to the issue of potential collisions as vehicles negotiate 
the sharp bend, with vehicles frequently forced to use the centre of the 
road due to the overgrown hedge. 

 
10. The original approval for occupation was deemed appropriate for the size 

of the site with regard to vehicle and pedestrian traffic, however, the lack 
of maintenance of both the boundary hedge and fence combined with the 
current over-occupation of the site increases the likelihood of a serious 
collision occurring. 

 
11.  There are adverse visual and noise impacts. 

 
8. Observations 
 
a) Introduction 
 
8.1  The starting point with this application is the 2022 planning permission, as it sets 

out that the lawful use of this site is a mixed use for equestrian use together with 
“a residential use for gypsy-traveller families”. The appeal proposal as approved, 
means that this permission is for a single pitch to be occupied by an extended 
family. In this case that amounted to two families – that of the applicant and his 
son. The current proposal is to add accommodation for the applicants’ other 
children who now have their own families – together still being an extended 
family. As such, the matter is not one of “additional pitches”, but one of whether 
the additional caravans would cause demonstrably significant harm, sufficient to 
outweigh the personal circumstances of this extended family to retain its gypsy 
and traveller “way of life”. 

 
b) Visual Impact 
 
8.2  The extent of the proposed development is such that it will be partially visible 

from the road, but this is more or less confined to visibility through the site 
entrance, because of the significant hedge-lines along the boundary which 
ensure that any transitory impacts will be mitigated. There is thus considered to 
be only limited visual farm 

 
c) Ecological Impacts 
 
8.3  Local Plan policy LP16 seeks to protect and enhance the quality, character and 

local distinctiveness of the natural environment as appropriate to the nature of 
the development proposed. In this case the statutory requirements do not apply, 
as it is not a major application.  
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d) Highway Impacts 
 
8.4  Local Plan policy LP29 (6) requires developments to provide safe and suitable 

access for all users. The Highway Authority’s response has been copied in full 
given the content of the representations recorded above. This explains how they 
have assessed the case leading to there being no objection subject to a condition 
relating to visibility at the access. In light of this it is considered that the proposal 
accords with the planning policy. 

 
e) Impacts on Residential Amenity 
 
8.5  Local Plan policy LP29 (9) requires development to avoid and address 

unacceptable impacts on neighbouring amenities. This is the case there is no 
objection from the Environmental Health Officer. The proposed plan also moves 
one of the static caravans off the boundary to the existing adjacent residential 
property, which would improve matters, but which had not been undertaken when 
writing this report. This matter can be conditioned should an approval be granted 
– see condition 5 below. As such there would be no unacceptable impact.  

 
f) Other Matters  
 
8.6  The representations received also refer to non-planning matters and no weight 

will be attributed to these matters in the determination of this report. 
 
g)  The Applicants Planning Considerations 
 
8.7  It is now necessary to assess the other side of the balance. The applicant 

considers that the site already benefits from a residential use for an extended 
gypsy family and that the proposal is essentially an extension of that use to 
include other members of that family. This would maintain the family’s “way of 
life” as a traveller and to retain a “stable place to live” for the benefit of the 
children on site.  He considers that the site can be termed as “previously 
developed land” and that any harms caused are minimal in extent. 

 
h) Conclusion 
 
8.8  As indicated above in paragraph 8.1, this application is not being treated as one 

for an additional gypsy/traveller “pitch”. As such the need that has to be 
assessed here is that of the extended family itself and not the overall need that 
there might be generally for gypsy and travellers in the Borough. As such this can 
be conditioned in the event of an approval – see condition 2 below. In this case, it 
is considered that the personal and cultural circumstances of the applicant can 
be accommodated on this site without demonstrable significant harm. 
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Recommendation 
 
That planning permission be GRANTED subject to the following conditions: 
 
 

1. The development hereby approved shall not be carried out otherwise than in 
accordance with the plans numbered : BP-04-2025 - block plan and LP-04-2025 - 
location plan as received by the Local Planning Authority on 4 July 2025. 

  
REASON 

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

 
2. The gypsy residential use hereby permitted shall be carried out and occupied 

only by the following persons and their resident dependants – John Connors and 
Rebecca Connors. If the site is not occupied by these people within two years of 
the date of this permission, the use hereby permitted shall cease and the land 
restored in accordance with details that shall first have been submitted to and 
approved in writing by the Local Planning Authority. 

 
REASON 

 
Planning permission is granted solely in recognition of the particular 
circumstances of the beneficiaries. 

 
3. There shall be no more than eight (8) caravans (as defined by the Caravan Sites 

and Control of Development Act 1990 and the Caravan Sites Act 1968 as 
amended), stationed at any one time, of which only four (4) caravans shall be 
static caravans. 
 
REASON 
 
In the interests of the amenities of the area. 

 
4. There shall be no additional floodlighting installed on the site, unless the prior 

written approval has been obtained from the Local Planning Authority. 
 
REASON 
 
In the interests of the amenities of the area and safety on the public highway. 

 
5. Within three (3) months of the date of this permission, the static caravan on the 

northern boundary alongside to Flavel Farm shall be relocated to the position as 
shown on the approved layout plan numbered BP-04-2025. 
 
REASON 
 
In the interests of the reducing any unacceptable harm to the residential 
amenities of neighbouring property. 
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6. The extent of the Gypsy residential site use hereby permitted shall be restricted 

to the areas defined on the approved plans as static pitches, touring pitches, 
dayroom, shed, parking, hardstanding, stable and waste/recycle area. No 
residential use including the stationing of caravans, parking or erection or 
provision of domestic paraphernalia shall take place on any other part of the site 
as defined by the dashed red line on the approved plans. 
 
REASON 
 
In the interests of the amenities of the area. 

 
7. Within three (3) months of the date of this permission, visibility splays shall have 

been provided to both sides of the vehicular access to the site, passing through 
the limits of the site fronting the public highway, with an ‘x’ distance of 2.4 metres 
and ‘y’ distances of 90.0 metres looking left (north-easterly) from the vehicular 
access to the near edge of the public highway carriageway and 60.0 metres 
looking right (southerly) from the vehicular access. No structure, tree or shrub 
shall be erected, planted or retained within the splays exceeding, or likely to 
exceed at maturity, a height of 0.6 metres above the level of the public highway 
carriageway. 
 
REASON 
 
In the interests of the amenities of the area and safety on the public highway. 

 
8. No commercial activities shall take place on the land, including the storage of 

materials, and no vehicle over 3.5 tonnes shall be stationed, parked or stored on 
the site, apart from horse boxes or equestrian vehicles. 

 
REASON 

 
In the interests of the amenities of the area. 

 
Notes 
 

1. In dealing with this application, the Local Planning Authority has worked with the 
applicant in a positive and proactive manner through pre-application discussions 
and seeking to resolve planning objections and issues, along with suggesting 
amendments to improve the quality of the proposal. As such it is considered that 
the Council has implemented the requirement set out in paragraph 39 of the 
National Planning Policy Framework. 
 

2. Section 163 of the Highways Act 1980 requires that water will not be permitted to 
fall from the roof or any other part of premises adjoining the public highway upon 
persons using the highway; or surface water to flow - so far as is reasonably 
practicable - from premises onto or over the highway footway. The developer 
should, therefore, take all steps as may be reasonable to prevent water so falling 
or flowing. 
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3. The submitted plans indicate that the proposed works come very close to, or abut 
neighbouring property.  This permission does not convey any legal or civil right to 
undertake works that affect land or premises outside of the applicant's control.  
Care should be taken upon commencement and during the course of building 
operations to ensure that no part of the development, including the foundations, 
eaves and roof overhang will encroach on, under or over adjoining land without 
the consent of the adjoining land owner. This planning permission does not 
authorise the carrying out of any works on neighbouring land, or access onto it, 
without the consent of the owners of that land.  You would be advised to contact 
them prior to the commencement of work. 
 

4. You are recommended to seek independent advice on the provisions of the Party 
Wall etc. Act 1996, which is separate from planning or building regulation 
controls, and concerns giving notice of your proposals to a neighbour in relation 
to party walls, boundary walls and excavations near neighbouring buildings.  An 
explanatory booklet can be downloaded at https://www.gov.uk/guidance/party-
wall-etc-act-1996-guidance  
 

5. Before carrying out any work, you are advised to contact Cadent Gas about the 
potential proximity of the works to gas infrastructure. It is a developer's 
responsibility to contact Cadent Gas prior to works commencing. Applicants and 
developers can contact Cadent at plantprotection@cadentgas.com prior to 
carrying out work, or call 0800 688 588 

 
6. Radon is a natural radioactive gas which enters buildings from the ground and 

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

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

8. The proposed development lies within an area that has been defined by the Coal 
Authority as containing potential hazards arising from former coal mining activity.  
These hazards can include: mine entries (shafts and adits); shallow coal 
workings; geological features (fissures and break lines); mine gas and previous 
surface mining sites.  Although such hazards are seldom readily visible, they can 
often be present and problems can occur in the future, particularly as a result of 
development taking place.   
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9. It is recommended that information outlining how the former mining activities 
affect the proposed development, along with any mitigation measures required 
(for example the need for gas protection measures within the foundations), be 
submitted alongside any subsequent application for Building Regulations 
approval (if relevant).   Any form of development over or within the influencing 
distance of a mine entry can be dangerous and raises significant safety and 
engineering risks and exposes all parties to potential financial liabilities.  As a 
general precautionary principle, the Coal Authority considers that the building 
over or within the influencing distance of a mine entry should wherever possible 
be avoided.  In exceptional circumstance where this is unavoidable, expert 
advice must be sought to ensure that a suitable engineering design is developed 
and agreed with regulatory bodies which takes into account of all the relevant 
safety and environmental risk factors, including gas and mine-water.  Your 
attention is drawn to the Coal Authority Policy in relation to new development and 
mine entries available at:  
https://www.gov.uk/government/publications/building-on-or-within-the-influencing-
distance-of-mine-entries  
 

10. Any intrusive activities which disturb or enter any coal seams, coal mine workings 
or coal mine entries (shafts and adits) requires a Coal Authority Permit.  Such 
activities could include site investigation boreholes, digging of foundations, piling 
activities, other ground works and any subsequent treatment of coal mine 
workings and coal mine entries for ground stability purposes.  Failure to obtain a 
Coal Authority Permit for such activities is trespass, with the potential for court 
action.   
 

11. Property specific summary information on past, current and future coal mining 
activity can be obtained from: www.groundstability.com or a similar service 
provider. 
 

12. If any of the coal mining features are unexpectedly encountered during 
development, this should be reported immediately to the Coal Authority on 0345 
762 6848.  Further information is available on the Mining Remediation Authority 
on 0345 762 6846 or if a hazard is encountered on site call the emergency line 
0800 288 4242. 

 
13. Further information is also available on the Mining Remediation Authority website 

at: Mining 
 

14. Remediation Authority - GOV.UK 
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Appendix A – Site Location Plan 
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Appendix B - Footpath 
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Appendix C – Site Plan and aerial image 
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Appendix D – Austrey Neighbourhood Plan View. 
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General Development Applications 
 
(5/j) Application No: PAP/2025/0327 
 
Heart Of England, Meriden Road, Fillongley, Coventry, CV7 8DX 
 
Change of use of land from a mixed use, comprising conferences, events and 
outdoor recreational use, agriculture and forestry, to use as a conference, events 
and outdoor recreational centre (baseline application supporting a suite of 
specific applications), for 
 
1.0  Introduction 
 
1.1  The receipt of this application is reported to the Board for information in advance 

of a full determination report. 
 
2.0  The Site 
 
2.1  The Application Site, owned by Heart of England Promotions, was the former Old 

Hall Farm, which the Applicant purchased early in 2001. It consists of some 83.6 
acres (33.83 hectares) of open fields and the former farm building complex, plus 
another 67.33 acres (27.27 hectares) of woodland, comprising the greater part of 
Birchley Hays Wood. The total site is therefore approximately 151 acres or 61 
hectares. The site is located adjacent to the hamlet of Chapel Green, to the 
south-east of the B4102 (Meriden Road) between Fillongley and Meriden, near to 
the M6 motorway.  

 
2.2  The village of Fillongley lies some 1.3 miles to the north-east; Corley is two miles 

to the east and Meriden is 2.5 miles to the south-west. Except for the proximity of 
the M6 motorway to the north, the immediate locality is distinctly rural in 
character, forming part of the ‘Ancient Arden’ landscape within the Green Belt 
that lies between Coventry and Birmingham. 

 
2.3  The use of the site as a Conference and Events Centre has been long 

established at the site.  
 
2.4  The Application Site is located within the designated Green Belt.  
 
3.0  Introduction to the Masterplan for the Site  
 
3.1  The overarching proposal reference PAP/2025/0327 relates to the Change of use 

of land from a mixed use, comprising conferences, events and outdoor 
recreational use, agriculture and forestry, to use as a conference, events and 
outdoor recreational centre (baseline application supporting a suite of specific 
applications). This application seeks to denote planning zones for the various 
activities and functions across the site in a holistic approach. 

 
3.2  The Zoning Plan/ Masterplan 612/224/02 Revision B is located at Appendix A. 

Please note that the content and claims made within the Zoning Plan regarding 
the lawful uses have not been verified at this stage and the Case Officer will 
review the planning and enforcement history during the full assessment stage.  
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3.3  For the purposes of this application, the site has been split into 8 zones. 
 
Appendix A – Site-wide The Zoning Plan/ Masterplan 612/224/02 Revision B 
 

 
 

• Zone 1 being the existing building complex (Conference and Events Centre and 
its adjuncts, storage barns, Old Fillongley Hall and the offices in its former 
outbuilding) and main car parking areas;  

 

• Zone 2 the lawn or field immediately east of the building group, together with the 
old farm pond;  

 

• Zone 3 the field west of the old Hall, historically known as ‘Coney Grove’;  
 

• Zone 4 the lake and the field west and south of it (historically called ‘Bottom 
Stockings’);  

 

• Zone 5 the north-eastern field, historically known as ‘Far Quicken Tree Field’, 
which includes the reed beds filtration system;  

 

• Zone 6 the proposed woodland extension and multi-purpose events track or 
course, formerly dubbed the ‘Adventure Trail’;  

 

• Zone 7 the field to the west of Zone 4, historically called ‘Top Stockings’; and 
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• Zone 8 the greater part of Birchley Hays Wood that is in the applicant’s 
ownership.  

 
3.4  Other smaller areas of woodland planting or tree belts dividing the fields are 

unaffected by the proposals and are to remain as amenity/landscape planting. 
 
3.5  The various change of use, operations, built functions and further proposals are 

submitted under the following applications and seek to supplement the 
overarching masterplan for the site as follows: 

 

• PAP/2025/0244 - Demolition of existing storage barns to the north side of the 
Conference Centre and erection of a Conference Suite building (Zone 1) 

 

• PAP/2025/0251 - Erection of extension to existing restaurant (on the site of the 
existing external decking) and creation of replacement decking (Zone 1) 

 

• PAP/2025/0270 - Removal of existing wedding marquee and associated 
structures to the south of the conference centre, proposed Indoor wedding venue 
with external timber decking and link block to existing conference centre, 
together with open-air 'amphitheatre' (tiered natural seating area) and pagoda for 
outdoor wedding ceremonies. (Zone 1 & 2) 

 

• PAP/2025/0274 - Erection of extension to existing building beside Birchley Hays 
Wood (with mixed permitted use for agriculture, forestry, storage and 'Assembly  

• and Leisure' purposes) to provide additional storage space. (Zone 7) 
 

• PAP/2025/0294 - Retrospective Application for Temporary Retention for Ten 
Years of 9 No. Existing Glamping Pods, 6 No. Shepherd Huts, Log Cabin, Toilet 
Block and Washroom South of, and Within the Field to the West of, Old Fillongley 
Hall (‘Old Hall House’). (Zone 3) (This application has been received however 
remains invalid at the time of writing this report). 

 

• PAP/2025/0326 - Creation of new woodland incorporating an events track and 
obstacle course (including use by motor vehicles) within an existing grassland 
area of 5.3 hectares, with lakeside picnic area and conservation/drainage pools; 
change of use of the land from (default) agricultural to mixed recreational/forestry 
use, including creation of a construction/maintenance access route shown within 
the red line on the location plan = 3,700 square metres). (Zone 6) 

 
3.6  An introduction into each of these applications is expressed within this report 

below.  
 
4.0  Background  
 
4.1  In terms of the previous planning history, the case officer will review the planning 

history and any outstanding issues at the site to inform the definitive functions 
and operations within each zone as claimed.  
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5.0  Development Plan 
 

North Warwickshire Local Plan 2021  LP1 – Sustainable Development; 
LP2 (Settlement Hierarchy), LP3 – (Green Belt), LP6 (Additional Employment 
Land), LP13 (Rural Employment), LP14 (Landscape), LP15 (Historic 
Environment), LP16 (Natural Environment), LP17 (Green Infrastructure), LP23 
(Transport Assessment and Travel Plan) LP27 (Walking and Cycling), LP29 
(Development Considerations), LP30 ( Built Form), LP33 (Water Management), 
LP34 (Parking) and LP35 (Renewable Energy and Energy Efficiency) 

 
Fillongley Neighbourhood Plan 2019 - FNP01 (Built Environment): FNP02 
(Natural Environment), FNP05 (Economy) and FNP06 (Heritage) 

 
6.0  Other Relevant Material Considerations 
 

National Planning Policy Framework 2024 (updated Feb 2025 -  (‘NPPF’). 
 

National Planning Policy Guidance – (“NPPG”) 
 

Fillongley Neighbourhood Plan 2025 – (Regulation 16 Consultation) 
 

Warwickshire County Council Landscape Guidance 1993 
 

North Warwickshire Landscape Character Assessment 2010 
 
7.0  The Proposals 
 

A) PAP/2025/0327- Change of use of land from a mixed use, comprising 
conferences, events and outdoor recreational use, agriculture and 
forestry, to use as a conference, events and outdoor recreational centre 
(baseline application supporting a suite of specific applications). 

 
7.1  The application is supported through a Design and Access Statement which sets 

out that the application seeks baseline planning permission for a change of use 
of the land from a mixed use comprising the hosting of conferences, exhibitions, 
shows, weddings and other events our outdoor recreational use, with agriculture 
and forestry, to use as a Conference and Events and Outdoor Recreational 
Centre.  

 
7.2  The objective is to provide a strategic overview of the whole Application Site with 

the individual uses and functions set out in each zone as an index to each 
specific developments that are more precisely described in the six supporting 
separate planning proposals to form a suite of planning consents.  

 
7.3 The Application is supported through the following plans: 
 

• 612/224/03 entitled Location Plan  

• 612/224/01 Rev B entitled Zoning Site Plan (Existing) 

• Design, Access & Planning Statement June 2025 (Alder Mill) 
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7.4  It is claimed by the Agent within the DAS that most of the land involved in this 
application already has a recreational use class under the existing permissions 
FAP/2002/7800 (Zones 1, 3 and part of 2), PAP/2007/0503 (Zones 4 and the rest of 
Zone 2) and that granted under APP/R3705/C/10/213378 (Zone 8), this claim would 
need to be verified during the course of the assessment of the planning history in the 
full assessment of each application.  

 
7.5  Apart from assessing this application against the Development Plan and other 

relevant material planning considerations, Members will need to ensure that all of 
the functions and uses within the proposal tally with the zoning plan. It will also be 
imperative to ensure that each function and use at the site is precisely defined and 
that necessary conditions to control the uses within each zone are imposed should 
planning permission be granted.   

 
7.6  The Proposed Zoning Plan is below. 
 
Appendix A – Site-wide The Zoning Plan/ Masterplan 612/224/02 Revision B 
 

 
 
 
 
 
 
 
 
 
 

111 of 140 



5j/101 
 

B) PAP/2025/0244 (Zone 1) - Demolition of existing storage barns to the 
north side of the Conference Centre and erection of a Conference Suite 
building. 

 
7.7  Full planning permission is sought for the demolition of the existing storage barns 

to the north side of the Conference Centre and erection of a Conference Suite 
building – part of proposed Zone One on Appendix A. The application is 
submitted in addition to applications 2025/0251 and 2025/0274 as part of the 
built form expansion of conference and events functions at the site within Zone 
One – see below at C and D.  

 
7.8  The Conference Centre currently provides modern, professional conference 

facilities to cater for groups of different sizes and for different kinds of functions. 
These range from the 600-seater, theatre-style Birchley Suite (which can also be 
adapted for serving meals to up to 500 people, or cabaret style seating layout for 
up to 350 guests) through five smaller suites and other temporary spaces. None 
of these are capable of holding ‘break-out’ groups at the sizes demanded by 
customers who are hiring the Birchley Suite for up to 600 people. Thus, 
additional break-out spaces are needed to allow large groups. 

 
7.9  The proposal would comprise of the main key components: 
 

• Demolish the existing ex-farm building to the north side of the Conference Centre 
complex currently utilised for general storage. 

 
• Replacement with a modern building to serve as an additional 

Conference/Convention Suite. 
 
7.10  The proposal would result in additional internal floor space. 
 
7.11  The materials used in the construction are proposed to comprise of concrete 

blockwork with external red cedar vertical timber cladding and plasterboard 
outerface with a solid brickwork plinth under a Steadman AS35 roofing panels. 
Fenestration would comprise of aluminium frames. 

 
7.12  Drainage has been indicated to be dealt via soakaway and connection for foul 

water to mains sewer.  
 
7.13  The hours of operation within submitted application form state from 0730hrs to 

2230hrs Monday to Saturday with no Sunday or Bank Holiday operation hours.  
 
7.14  The application is supported through the following documents: 
 

• Design and Access / Planning Statement: Proposed Conference Suite 
with ‘Breakout’ Option Alder Mill May 2025;  

• Preliminary Ecological Appraisal, AM Environmental Consulting Limited. 
May 2024; 

• Biodiversity Net Gain Assessment (Feasibility Report), AM Environmental 
Consulting Limited. May 2024; 

• Removal and Replacement of a Barn Building: Condition Assessment, AM 
Environmental Consulting Limited. May 2024; 
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• Internal and External Bat Survey Barn August 2024; Dr. Stefan Bodnar.  

• Heart of England: Enrichment of Business Report 2025; 
 
7.15  The Conference Suite would occupy the same position as the existing storage 

building. It has been designed to complement the existing character of the main 
Conference Centre, so would also have Steadman AS35 roofing panels, 
galvanised steel ‘Z’ purlins, with external walls constructed out of brickwork plinth 
with canter stretcher course and cedar vertical timber cladding. The porch would 
have a pitched roof and a gabled front with fully glazed screen.  

 
7.16  The building would measure 24.5m by 25.6m giving a total footprint of 627.2 m2. 

The roof would be approx. 3.9m to eaves height and overall ridge height of 8.1m. 
The volume of the proposed replacement building would be approx. 3, 871m3. 

 
7.17  The existing storage barns have a footprint of approx. 530m2. 
 
7.18  The detached Conference Suite will occupy roughly the same location as the 

existing storage barns and there will be a reduced overall footprint.  
 
7.19  The Enrichment of Business Report 2025 sets out that the proposal would 

support the business with the following principles: 
 

• The purpose of the proposed standalone addition to the Conference Centre, 
the additional conference/convention/exhibition hall and “breakout spaces” 
facility would be related to the existing established uses of the Conference 
and Events Centre.  

 

• The enhanced Conference Suite would allow business to have an additional 
permanent and attractive venue for large events as well as the facility to 
provide ‘break out’ spaces, achieving more versatility and flexibility for 
conferences, conventions, shows and exhibitions. It would facilitate the 
possibility of conference and wedding events taking place on the site 
simultaneously, or more than one conference or exhibition being held at the 
same time. 

 
7.20  The Design and Access Statement sets out that the wider development of the 

site would establish an additional thirty jobs. In ascertaining the principle of the 
development, officers will need to establish whether the proposal would be 
appropriate within the Green Belt and consider any harm to the openness of the 
Green Belt in this part. This may also need to be weighed in consideration with 
other matters such as impact on the landscape, the impact on heritage assets, 
highways and parking implications, ecology and flood management and drainage 
with any benefits but forward in the overall planning balance.  

 
7.21  The Preliminary Ecological Appraisal (PEA) is dated May 2024 and comprises of 

a desk-based survey and an extended Phase 1 for the application site. There are 
a number of non-statutory sites within the proximity of the development. Nine 
Local Wildlife Sites (LWS), seventeen Potential Local Wildlife Sites (pLWS) and 
eight Ecosites are located within 2 km of the proposed development areas. The 
nearest of these are the Chapel Green Geological Site approximately 12 m to the 
east of the development areas (barn), the Chapel Green Potential Local Wildlife 
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Site (pLWS) approximately 50 m to the north west of the development areas 
(barn), and the Birchley Hays Wood Local Wildlife Site (LWS) and within 2km of 
Ancient and Semi Natural Woodland (Birchley Hays Wood). 

 
7.22  The PEA did not undertake an internal survey of the barn (however there is an 

internal and external bat survey provided in support of the application). The PEA 
suggests that the barn could potentially support nesting birds, small mammals or 
roosting bats. There is a green wall comprising of mature and dense ivy over the 
entire north face and partially covered south face of the barn. It is identified that 
these are habitats to likely support nesting birds, roosting bats and small 
mammals such as hedgehogs. Amenity grassland and a species poor hedgerow 
are adjacent to the site. The pond and rockery are noted to provide habitats to 
support amphibians. There are a number of recommendations set out within 
Section 5.0 of the Assessment that include the following: 

 

• Designated sites protection – The barn is close to Chapel Green Geological 
Site/LGS (≈12 m east) and Chapel Green pLWS (≈50 m NW). 

o Use mitigation to prevent dust, noise, vibration, light, and pollution 
impacts. 

o Retain nearby oak trees (to the NE) and hedgerow (to the north) as 
physical and visual barriers. 

 
• Habitat retention and design – 

 
o Retain and protect the oak trees NE of the barn and the existing green 

walls (dense ivy) and ornamental shrubs. 
o Design the new barn to incorporate these retained features for ecological 

value and screening. 
o Protect roots and structure in line with BS 5837: 2012. 
o Mitigate potential indirect impacts (dust, light, noise, vibration, pollution) 

during demolition, construction, and operation. 
 

• Buildings and biodiversity enhancements – 
 

o Design the new barn with features for nesting barn owls, other birds, 
roosting bats, hedgehogs, and foraging insects. 

o Retain and protect existing features of ecological value in and around the 
barn. 

o Prevent indirect impacts on neighbouring buildings that might host nesting 
birds or roosting bats. 

 
• Protected species measures – 

 
o Bats – Inspect the barn and green walls for bat presence; survey adjacent 

trees/buildings; retain/provide roosting features; apply protective 
measures including pre-construction checks and ecological supervision. 

o Hedgehogs – Survey green walls; retain/provide nesting/hibernation 
features; protect during works. 

o Birds – Inspect the barn and green walls for nesting birds (including barn 
owls); retain/provide nesting features; avoid disturbance through timing, 
checks, and supervision. 
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o Other mammals – Apply precautionary checks for badger, deer, hare, 
polecat, rabbit; supervise works. 

o Invertebrates – Protect during works; pre-construction checks. 
o Reptiles/amphibians – Retain and protect nearby pond/water feature; 

prevent indirect impacts. 
 
7.23  In summary, the approach is to retain and enhance existing ecological assets on 

and around the barn (especially the green walls), carefully design the 
replacement building to include new wildlife features, and rigorously check for 
and protect any species present before and during works. 

 
7.24  With regards to Biodiversity Net Gain, the Biodiversity Net Gain (Feasibility 

Assessment) identifies that there are 0.02ha of onsite habitat using the DEFRA 
Metric. It also suggests that there would be 0.02ha on-site biodiversity retained. 
0.03ha would be required to provide the statutory 10% net gain. This is a 
feasibility assessment for the development proposal. The report outlines that 
there would be scope and opportunities to create habitats on site through the 
design of the replacement building, for example through incorporating green 
walls or roofing.  

 
7.25  The proposed Conference Suite building, replacing the existing modern farm 

sheds, will need to be considered as to whether there would be any impact on 
the listed asset Old Fillongley Hall. There has been no information with this 
application submitted to look at this matter. However, as the building would 
replace such in situ, the proposal would be assessed for the impacts on the 
setting of the listed asset by the Council’s Conservation Officer.  

 
7.26  Further information is also being sought with regards to the emergence survey 

for protected species; a landscaping scheme that could help towards biodiversity 
net gain and vehicular movements. 
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Appendix B – Extract from Location Plan  
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Appendix C - Existing Plans and Elevations dwg reference 608/224/01 Rev A  
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Appendix D – Proposed Plans and Elevations dwg reference 608/224/02 Rev C 
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C)  PAP/2025/0251 (Zone 1) - Erection of extension to existing restaurant 
(on the site of the existing external decking) and creation of 
replacement decking.  

 
7.27  Full planning permission is sought for the erection of extension to existing 

restaurant (on the site of the existing external decking) and creation of 
replacement decking. The existing restaurant is located within Zone 1 of the 
overarching masterplan for the site.  

 
7.28  The proposal seeks to extend the Quicken Tree Restaurant at the Heart of 

England Conference and Events Centre by adding three new glazed bays 
matching the existing reception bay in design, dimensions, and materials—steel 
framework with insulated roof panels, double glazing, and cylindrical steel corner 
columns. The extension would measure 22 m by 7.7 m, with a footprint of 165.35 
m² and volume of 528 m³, increasing seating capacity from 62 to 100 and 
allowing for open-air dining (via opening of east side elevation windows rather 
than outdoor area). The scheme also includes replacing existing timber decking 
with new timber decking (to match current materials) extending 51 m along the 
rear of the Conference Centre and also to link with the wedding ‘Barn’, covering 
about 460 m², with depths varying from 4.9 m to 15.2 m. Decking will have dark-
stained timber railings (1.1 m high) and split-log skirting to enclose the underside. 
The works aim to improve dining space, natural light, and views, supporting the 
venue’s corporate, event, and wedding catering operations.  

 
7.29  The Application is supported through the following documents: 
 

• Planning, Design and Access Statement (DAS), May 2025 Aldermill 

• Preliminary Ecological Appraisal, AM Environmental Consulting Limited. 

• Biodiversity Net Gain Statement  

• Business Enrichment Heart of England Report March 2025  
 
7.30  The Design and Access Statement explains that the application seeks to 

enhance by expanding the existing dining area and kitchen of the ‘Quicken Tree’. 
The Design and Access Statement sets out that the ‘Quicken Tree’ restaurant 
(with bar and grill), which is located within the main Conference Centre, is now 
too small to satisfy the level of demand at peak times, so it is proposed to add 
three more glazed bays, very similar in form and materials to the existing 
restaurant reception extension, on the east side of the Conference Centre where 
the present decking is, and to replace the existing decking with new timber 
decking extending along the whole length of the original building and the link 
area between this and the present wedding marquee or proposed wedding ‘barn’ 
venue. The proposed extension to the restaurant is required to extend the 
capabilities of the Conference Centre to provide on-site food to both corporate 
and private clients. The DAS sets out that the existing restaurant opens all year 
round and serves over 35, 000 guests annually. There are currently 62 seats 
however the increased capacity from the extension would see an increase to 100 
people and allow for open air dining through the opening of east elevation 
windows rather than outdoors.   
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7.31  The Business Enrichment document explains how the proposal would support 
the Heart of England Conference and Events Centre and align with the key 
principles of the business, particularly with the following points relevant to the 
proposal: 

 

• The Quicken Tree Restaurant, Bar and Grill is at the heart of the catering 
operations for the Heart of England Conference Centre. The catering team 
craft specialist menus for the conferences and events; 

• The full-time catering team oversee the casual staff supporting the 
conferences and events. They also provide catering liaison with local 
businesses and local economy; and  

• The proposal would extend the capabilities of the Heart of England 
Conference Centre to provide on-site food to both corporate and private 
clients. 

 
7.32  The submitted Preliminary Impact Assessment does not cover the restaurant or 

kitchen area of the application site, the report only assesses the Dutch barn to be 
replaced and the marquee area. However the Desk Study provides a desk based 
assessment of the wider site as previously summarised in the previous proposal. 

 
7.33  A Biodiversity Net Gain Statement. The Statement sets out that the proposed 

development involves the permanent loss of approximately 470 square metres of 
grassland habitat. This area consists of regularly mown grassland in poor 
condition and is not designated as a priority habitat or protected site. Using 
Defra’s Biodiversity Metric 4.0, the area is classified as modified or improved 
grassland in poor condition, which equates to approximately 0.094 biodiversity 
units (BU). To comply with the mandatory 10% Biodiversity Net Gain (BNG) 
requirement under the Environment Act 2021, a total of 0.103 biodiversity units 
must be delivered. A number of options are put forward both on-site and off-site 
to achieve the Net Gain.  
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Appendix E – Extract of Location Plan Dwg No. 617/224/04  
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Appendix F – Exisiting Floor Plan and Elevations 617/224/01  
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Appendix G – Proposed Plans and Elevations dwg Ref 617/224/02 
 

 
 
 
 

D) PAP/2025/0270 (Zones 1 & 2) - Removal of existing wedding marquee  
and associated structures to the south of the conference centre, proposed 
Indoor wedding venue with external timber decking and link block to 
existing conference centre, together with open-air 'amphitheatre' (tiered 
natural seating area) and pagoda for outdoor wedding ceremonies.  

 
7.34  Prior to describing this proposal the Board should be aware that have been 

refusals of planning permission in 2016 and 2020 for an extension to the existing 
jetty to form a chapel and for a wedding venue extension to the Conference 
Centre together with the creation of an amphitheatre and pagoda for outdoor 
wedding ceremonies – Planning References PAP/2016/0265 and 
PAP/2019/0166. 

 
 
 
 
 
 
 

123 of 140 



5j/113 
 

 
7.35  The reason for refusal of the Conference Centre application was that: 
 

The proposal is inappropriate development in the Green Belt. It thus causes 
substantial harm to the Green Belt. It also causes significant actual Green Belt 
harm as well as potential moderate harm to residential amenity, limited 
landscape and visual harm as well as less than substantial heritage harm. It is 
not considered that the planning considerations put forward by the applicant 
clearly outweigh the cumulative weight of the harms caused and thus do not 
amount to very special circumstances. This is because the proposal would not 
preserve the openness of the Green Belt due to its size and location; that the 
proposed benefits have been demonstrably evidenced and thus the greater 
public benefit is the protection of the Green Belt. The proposals are therefore not 
in accordance with Policy NW3 of the North Warwickshire Core Strategy, 2014 
nor Policies FN01, 02  and 05 of the Fillongley Neighbourhood Plan, 2019 
together with the National Planning Policy Framework, 2019.  
 

7.36  In respect of the current application then the centre is already licenced as a 
wedding venue. The temporary marquee, approved under a temporary building 
consent, is used to host the reception for wedding ceremonies that take place at 
the events centre. It is located west of the existing Conference Centre and is 
located within Zones 1 and 2 of the overarching Masterplan for the site.  

 
7.37  In May 2019, a planning application was submitted for the extension to the 

existing events centre building to replace the temporary marquee located south 
of the events building. This application was refused in November 2020 (planning 
ref: PAP/2019/0166) on green belt grounds. The application was appealed (ref: 
APP/R3705/W/21/3270396) which was withdrawn by the Appellant dated 
24.06.2021.  

 
7.38  This application is comparable in that the proposal seeks to replace the existing 

marquee with a wedding ‘barn’.   
 
7.39  The key components of the application proposed are: 
 

• The replacement of the marquee with a wedding ‘barn’; 

• A link from the wedding ‘barn’ to the conference centre; 

• Raised decking around the wedding ‘barn’ together with a link to the 
restaurant extension decking should that be approved under separate 
application; 

• Engineering operation to raise the level of the land; 

• Creation of three-tiered amphitheatre; and 

• Erection of pagoda structure. 
 
7.40  The existing marquee measures approx. 500 m² 13m x 39m and is 4.5m to ridge 

height.  
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7.41  The proposed wedding ‘barn’ would be 40.2m in length and 15.7m in width. The 
proposal is wider than that previously proposed in the 2019 application and 
would be wider than the existing marquee in situ. The height to maximum roof 
ridge would be 8.1m and 3.9m to eaves height. Overall the wedding ‘barn’ would 
result in a footprint of 631.1 m².  

 
7.42  A link structure is proposed between the existing Conference Centre and the new 

wedding ‘barn’ that would be 12.1m wide and 31m in length (this would again be 
larger in length than the previous scheme). The link structure would result in an 
increase of 375.1 m² of additional floor area.  

 
7.43  The proposal also seeks an area of elevated timber decking to the rear of the 

building the would be continued along the most of the length of the side 
elevation. This would result in an additional of 154.7 square metres of raised 
decking floor area. This decking would also link with the restaurant extension and 
replacement decking should this be approved under separate pending 
application.  

 
7.44  The proposal also seek to raise the ground levels to the east of the proposed 

wedding ‘barn’. Further the proposal would seek to create a three tiered 
amphitheatre. This would involve raising the land to the east of the wedding 
‘barn’ to create a consistent plateau, the maximum land level rise would be 2.6m. 
The amphitheatre would be created on the south eastern side of this plateau 
consisting fully of grassed ‘tiers’ at 1.5m deep from front to back, descending to 
the 150.9 AOD levelled plateau to 148.4m to the bottom.  

 
7.45  The pagoda structure would be positioned at a minimum distance of 3.4m away 

from the edge of the old farm pond to the south-east. The timber pagoda would 
comprise of hexagonal timber structure with a tiled roof. It would comprise of 
upright support posts and horizontal roof-supporting timbers and a timber 
boarded roof with red plain clay tiles on a stone-built plinth. The overall height 
would me 2.9m to eaves and 4.1m to overall roof height (4.5m including the 
finial). 

 
7.46  The Application is support through the following documents: 
 

• Design and Access Statement June 2025 

• Supplement to Design and Access Statement April 2020 

• Design and Access Statement: Supplement to DAS of 14/03/2019 for the 
previous planning application PAP/2019/0166 dated 14/04/2020 dated 
14.04.2020. 

• Transport Assessment and Travel Plan, WSP 

• Impact on Setting of and Views from Old Fillongley Hall 

• Assessment of Impact of Proposed Extension on the Wider Landscape 

• Building Complex Development from 1842 

• Assessment of Impact of Wedding Amphitheatre and Pagoda 

• Listed Building and Landscape Impact Assessment - Wedding Venue Rev 2 

• Preliminary Ecological Appraisal, AM Environmental Consulting Limited. 

• Biodiversity Net Gain Assessment  

• Marquee Biodiversity Net Gain Report  

• Biodiversity Metric  
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• Business Enrichment Heart of England Report March 2025  

• Transport Assessment and Travel Plan, WSP 
 
7.47  The Agent sets out within the updated Design and Access Statement (June 

2025) that a large part of the current business at the Heart of England 
Conference and Events Centre derives from weddings. The proposal seeks to 
enhance the offering at the Centre, seeking more attractive venue with views. 
The existing Conference Centre venues are large windowless event spaces 
albeit indoors, thus the continued motivation to pursue the proposal. Discussions 
have been help with the Council and the Agent prior to the submission of the 
holistic scheme.  

 
7.48  Planning permission was previously approved for a hotel under reference 

PAP/2013/0391, it is put forward that whilst the hotel part of the permission was 
not implemented, the unused volume previously permitted could be a material 
consideration in the assessments impact on the Green Belt for the development 
being proposed. To note that the permission is not extant and has been 
implemented, with the hotel development not proceeded with.  

 
7.49  The Applicant submits within the addendum to the Design and Access Statement 

that supported the 2020 refused application, that the wedding hosting function is 
considered to be ancillary to the established use of the site as a Conference and 
Events Centre, which includes outdoor sport and recreation. The outdoor venues 
could therefore be regarded as “not inappropriate” under the exceptions to 
development within the Green Belt as outlined within the National Planning Policy 
Framework.   

 
7.50  The submitted Transport Assessment and Travel Plan, aims to provide WCC (i.e. 

the LHA) with information on the anticipated trip generation associated with the 
proposed wedding venue extension, as well as an assessment of the traffic 
impact of the proposed extension on the surrounding highway network. 

 
7.51  The main vehicular access to the site is provided off the B4102 Meriden Road, 

approximately 85m southwest of the B4102/Wall Hill Road junction in the form of 
a simple priority junction.  A secondary access is also provided off Wall Hill Road, 
northeast of the site, approximately 45m from its junction with the B4102 Meriden 
Road. Photographs of the existing site access are provided in Figure 3-2. 

 
7.52  The Assessment details the commission of a traffic count and speed survey. The 

counts were undertaken on Thursday 23rd March 2203 and Saturday 22nd April 
2023 for a 12-hour period between 7am and 7pm. 

 

• B4102 Meriden Road / Wall Hill Road Junction 

• B4102 Meriden Road / Site Access; and 

• Wall Hill Road / Site Access. 
 
7.53  Automatic Traffic Counts (ATC) along the B4102 Meriden Road near the main 

site access to the Centre for a full 7-day week period inclusive starting from 22nd 
March 2023 to 31st March 2023. It is noted that on Saturday 22nd April 2023, a 
wedding took place with 400 guests, together with the Quicken Tree restaurant 
open to the public.  
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7.54  Section 4 of the Assessment sets out the other development proposals at the 
Site. Including the strategy and parking provision. Notably the extension of the 
restaurant would result in the expansion of covers from 60 to 120 seats. It is 
confirmed that the number of visitors to the restaurant has been captured within 
the trip generation section within the Transport Assessment (Section 5). It also 
acknowledges that the convention building to be utilised for the breakout 
activities and increased capacity of tandem events states that the proposal would 
improve the user experience rather than create additional capacity or attract new 
journeys. Forecast Trip Generation sets out the reasons that the proposed 
Adventure Trail, Agricultural Building and Convention Building proposals would 
note generate in any increased vehicular movements to and from the site. With 
regards to the wedding venue, the Assessment states that the wedding venue is 
likely to be utilized on a Friday and Saturday daytime, outside of peak highway 
network hours. However an assessment has been made assuming that they the 
wedding event takes place during the normal highway peak period, i.e. during 
PM peak 17:00-18:00 on a weekday and between 13:00-14:00 on a weekend 
Saturday ceremony. The assessment works on the basis that the maximum 
guest size would be 500 guests and considers the worst case scenario of two 
guest per car and making no allowance for trips by other modes. It outlines that 
250 arrivals could take place during the weekend peak period of 13:00-14:00 with 
departures dispersed over a longer period of time outside of the highway network 
busy period. During weekdays, arrivals are expected to be staggered and take 
place outside of the highway network peak period however are dispersed over a 
much longer time period with some occurring during the highway network PM 
peak period between 17:00-18:00. However this is only on the basis operating 
hours of the wedding venue and the events licence operating hours.  

 
7.55  A junction capacity study has also been undertaken for the venue. Tables 5.4, 

5.5 and 5.6 sets out the junction capacity study results. The Assessment sets out 
that the junctions will operate well within practical capacity in all scenarios 
assessed.  A Travel Plan Statement supports the application to maximise the 
opportunities for sustainable travel. 

 
7.56  The Extended Phase 1 Habitat Survey was carried out on the 2nd May 2024. 

The habitats within the proposal are the mown grassland adjacent to the 
marquee and the marquee structure to be removed. Introduced shrub is located 
adjacent to the marquee. A line of pedunculate oak Quercus robur trees was 
located along the banks of the pond to the south of the marquee. The report 
makes the following recommendations: 

 

• The Birchley Hays Wood Ancient Woodland, Birchley Hays Wood Local 
Wildlife Site (LWS) and Potential Local Wildlife Site (pLWS) are located 
around 224 m to the south of the marquee. Mitigation measures to prevent 
any potential indirect impacts (i.e., dust/particulates, noise, light) on these 
sites are recommended. Retention of the line of oak trees and introduced 
shrub along the banks of the pond to the south of the marquee will provide a 
physical barrier and visual screening.  

• Sensitive design of the new buildings to ensure the retention and protection of 
the oak trees along the edge of the pond south of the marquee 

• marquee to incorporate new features to support roosting bats and retain and 
protect any existing bat roosting features would be recommended.  
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• Sensitive design of the new barn and marquee to incorporate new features to 
support hedgehogs and retain and protect any existing hedgehog nesting 
features would be recommended 

• Appropriate protective measures to avoid any impact on any reptiles or 
amphibians during the removal of the existing buildings and construction of 
the new buildings including pre-construction checks and ecological 
supervision of works is recommended.  

• Appropriate protective measures to avoid any impact on any invertebrates 
during the removal of the existing buildings and construction of the new 
buildings including pre-construction checks and ecological supervision of 
works is recommended.  

 
7.57  Notably the PEA does not include any assessment of the area of land level raise 

near to the trees around the pond, the raised decking, the creation of the 
amphitheatre nor the pagoda structure.  

 
7.58  A Biodiversity Impact Assessment (Feasibility Study) is submitted. This will need 

to be revised to include the outdoor areas and grassland that is proposed for the 
decking, amphitheatre and siting of the pagoda.  

 
7.59   Further information is being sought from the applicant in respect of: 
 

• ensuring that all vehicular movements take into consideration the holistic 
events or worst-case scenario should all events permissible at the site co-
exist without resulting in adverse impact on the safety of the local highway 
network. 

• Inclusion of a site wide parking plan to include EV, disabled spaces and staff 
provision.  

• ensuring all activities and operations at the site that are permissible to 
operate at the site do not result in an adverse impact on the amenity of 
nearby residential properties by way of noise and light intrusion – particularly 
in respect of a noise management plan to cover operating hours and noise 
thresholds for all internal and external events, uses and activities. 

• updating the ecology report to include recommendations for all proposed 
developments, and align Location Plan red line to cover those outdoor 
proposals.  
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Appendix H – Site Plan / chapel details Dwg Reference 428/218/09 Rev E 
 

 
 
 
 

E) PAP/2025/0274 (Zone 7) -Erection of extension to existing building 
beside Birchley Hays Wood (with mixed permitted use for agriculture, 
forestry, storage and 'Assembly and Leisure' purposes) to provide 
additional storage space.  

 
7.60  There is also previous planning history in respect of this proposal. Planning 

permission was refused for a new storage building here – reference 
PAP/2018/0745 – for the following reasons:  

 
1.The development would be inappropriate development in the Green Belt. It 
would not preserve openness causing substantial actual harm by virtue of its size 
and its location due to the cumulative impact with an adjoining similar building. It 
would conflict with the Green Belt purpose of safeguarding the countryside from 
encroachment by virtue of its size and location. Other harm is caused in respect 
of the development not satisfying policies NW12 and NW13 of the North 
Warwickshire Core Strategy 2014 in that the proposal does not positively 
improve the appearance and environmental quality of the area or protect the 
distinctiveness of the natural environment. It is not considered that the matters 
advanced by the applicant clearly outweigh the cumulative substantial harm 
caused. The proposal does not accord with policies NW3, NW12 and NW13 of 
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the North Warwickshire Core Strategy 2014 or the associated relevant sections 
of the National Planning Policy Framework together with Policies FNP01 and 
FNP02 of the Fillongley Neighbourhood Plan 2019. 

 
2. The proposed development, by reason of its location immediately adjacent to 
an Ancient Woodland, would result in the deterioration of that woodland contrary 
to Paragraph 175 of the National Planning Policy Framework together with Policy 
NW13 of the North Warwickshire Core Strategy 2014. 

 
7.61 A subsequent appeal was dismissed in 2021 (Reference 

APP/R3705/W/20/3247747). The Inspector concluded that the appeal scheme 
would be inappropriate development and would, by definition, harm the Green 
Belt. In so doing I have found harm to the openness of the Green Belt. The 
Inspector acknowledged that the proposed development would be located near 
to many trees including an area of ancient woodland. These contribute 
significantly to the rural landscape. The proposal would also harm the character 
and appearance of the area and trees. 

 
7.62  The site of this current application relates to an area to the south west of the 

main conference and events centre on the site of an existing building which in a 
mixed use for agricultural and forestry together with D2 uses - assembly and 
leisure. The site is located within Zone 7 of the overarching masterplan for the 
site. It is accessed by a track from the north (which leads off the Meriden Road) 
as well as through the main site. To the south of the application site is the 
Birchley Hays Wood Local Wildlife Site, which part of is ancient woodland.  

 
7.63 It is understood that the existing building has a lawful use for mixed uses 

following an appeal for agricultural and forestry use as well as for assembly and 
leisure use (education visits and changing facilities) in connection with the overall 
site wide recreational use of the holding. 

 
7.64 Full planning permission is sought for the erection of extension to existing 

building beside Birchley Hays Wood (with mixed permitted use for agriculture, 
forestry, storage and 'Assembly and Leisure' purposes) to provide additional 
storage space.  

 
7.65  The extension to the building on the edge of the Birchley Hays Wood would see 

an addition on the east side with a profile, design and construction/cladding 
materials to match those of the original structure. The addition would measure 
15m x 15m to ground floor and 15m x 9.4m to first floor (rear portion of the 
addition). The overall length of the unit would be enlarged to approx. 39.7m. The 
roof profiles would follow the existing lines, giving a northern (outer) eaves level 
to the lower wing of 4.3 metres and an apex for its mono-pitch roof of 6.2 metres; 
for the higher portion of the building, the southern eaves level would be 7.1 
metres high and the northern apex 9.6 metres. 

 
7.66  With regards to facing external materials, the lower portion of the walls would be 

clad in horizontal timber boarding and the upper parts, together with the rood 
slopes, in vertically profiles metal sheeting in ‘Forest Green’ colour.  
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7.67  The existing hardstanding area around the building would be extended to the 
northeastern corner to create a compound.  

 
7.68  The Application is supported through a Planning, Design and Access Statement. 

The Supporting Statement sets out that this is a resubmission of a similar 
extension, an addresses the harm identified by avoiding a southward projection 
towards the main body of the wood and by providing screening through both 
bunds and additional tree planting. It is also indicated that there would be a car 
parking area adjacent to the screening bund on the northern side.  

 
7.69  The internal arrangement would be on the ground floor a single storage area with 

a staircase and a first floor storage area. A roller shutter access would allow for 
fork-lift access. To address the issues from the previous refused application and 
the subsequent dismissed appeal, it is proposed to create a double screen 
comprising a two-sided earth bund, three metres high and external tree and 
shrub planting beside the foot of the bunds to the north and east sides. The 
existing below ground stormwater drainage would be extended to accommodate 
the proposed extension and would connect to the existing drainage ditch further 
to the east. 

 
7.70 Paragraph 2.10 of the Supporting Statement refers to the ‘Enrichment of 

Business Report 2025’ and how the extended building would support the ‘outdoor 
activities’. The report states that as well as providing additional storage capacity, 
a new administrative office would also be created and would have customer 
toilets for customers to utilise. The Supporting Report clarifies that the proposed 
extension is solely for storage purposes and that any new administrative office 
would be accommodated within the existing building.  

 
7.71  Paragraph 3.12 of the Supporting Statement contests that the proposed new 

extension may be considered appropriate development within the Green Belt 
because it would provide storage facilities for the approved outdoor recreation 
use of the land. The impact on the openness in context would need to be 
carefully considered.  

 
7.72 Paragraph 3.21 puts forward the case that there is no option for alternative 

storage elsewhere on the wider site, especially should the replacement of the 
storage barn with the Conference Centre and Events Suite proposal.  
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Appendix I – Extract from Location Plan  
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Appendix J – Proposed Site Plan Dwg Reference 616/224/07 
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F) PAP/2025/0326 (Zone 6) - Creation of new woodland incorporating an 
events track and obstacle course (including use by motor vehicles) within 

an existing grassland area of 5.3 hectares, with lakeside picnic area and 
conservation/drainage pools; change of use of the land from (default) 
agricultural to mixed recreational/forestry use, including creation of a 
construction/maintenance access route shown within the red line on the 
location plan = 3,700 square metres). 

 
7.73 Full planning permission is sought for the creation of new woodland incorporating 

an events track and obstacle course (including use by motor vehicles) within an 
existing grassland area of 5.3 hectares, with lakeside picnic area and 
conservation/drainage pools; change of use of the land from (default) agricultural 
to mixed recreational/forestry use, including creation of a 
construction/maintenance access route shown within the red line on the location 
plan = 3,700 square metres). Access for visiting users of the events track and 
extended woodland area will continue via the existing main entrance to the site 
via the main Meriden Road. It is proposed that lorries for construction and 
deliveries would use the minor ‘field access’ off the Meriden Road. Proposed 
parking would be the existing around the Conference and Events Centre which 
equates to 136 car parking spaces, including overspill parking area of 40 spaces 
with five coach/bus bays.  

 
7.74  The application site is adjacent to the Birchley Hays Wood Local Wildlife Site. 

The proposal is located to the south-east of the main Conference and Events 
Centre and is situated within Zone 6 of the overarching masterplan for the site.  

 
7.75 The Application is supported through the following documents: 
 

• Design and Access Statement July 2025 

• Ecological Assessment , May 2023 AM Environmental Consulting Ltd  

• Biodiversity Net Gain Report 

• Birchley Hays Wood Management Plan dated 2010 
 
7.76 A planning application, PAP/2010/0289, submitted to North Warwickshire 

Borough Council in June 2010, for change of use of Birchley Hays Wood to 
mixed recreational and forestry use, was refused on 14th February 2012. A 
subsequent appeal (APP/R3705/A/12/2181609) was withdrawn on 3rd December 
2013. An enforcement notice was also issued in July 2010, requiring existing 
motor driving and paintballing activities then taking place within the wood to 
cease. An appeal against the notice (APP/R3705/C/10/2133801) was dismissed 
and the Enforcement Notice upheld (with amendments) on 17th October 2012. 
Further, An application similar to the current application, to remove the motor 
driving activities from the historic woodland by creating a new ‘4x4 Adventure 
Trail’ within a newly planted woodland extension to the existing wood 
(PAP/2011/0229) was refused on 12th January 2012. 
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7.77 The proposal seeks to plant a new area of native (deciduous) woodland and 

provide a new multi-purpose track within it for the following uses: 
 

• Walkers, runners and cyclists, obstacle course by off-road vehicles. 

• The DAS clarifies that the racing of motorised vehicles will not be permitted 
on the track.  

 
7.78 The DAS sets out that the proposal would plant a further 5.3ha to the south east 

of the lake adjoining the existing parts of Birchley Hays Wood which lie to the 
south and east. The submitted Forestry Commission’s Management Plan has 
been submitted as a part of a Birchley Hays Wood Management Plan (dated 
2010). The area in question relates to compartment 12 within the plan. The DAS 
makes clear that the proposed lakeside picnic area and ‘conservation pools’ will 
reside outside of the planted area. The are will be planted with a mix of native 
broadleaved trees (birch, field maple, alder, rowan, crab apple and wild cherry) 
and woody shrubs (guilder rose, hawthorn, blackthorn, hazel and dogwood). 
Planting will comprise 25% mixed native broadleaves, 10% woody shrubs, 25% 
ash trees, 30% pedunculate oak trees and 10% open ground. It is estimated that 
the new trees will need around 6 to 8 years to reach sufficient maturity to achieve 
full screening effect.  

 
7.79 The events track would comprise a variety of engineering works to create 

mounds, dips and tunnels. The events course would be approx.. four metres 
wide. The track would comprise of 4m tall bund wall and ten obstacles, including 
two tunnels. The bunds would extend some 440m along the north-eastern and 
eastern perimeters of the new woodland. 

 
7.80 An Ecological Assessment supports the proposal. It is acknowledged that this 

provides to update the previous suite of six ecological surveys prepared in 2013 
and 2014. The application site itself consists mainly of species-poor improved 
grassland (predominantly agricultural grasses) and a small area of mown 
amenity grassland (with abundant daisies and white clover) in the south-west 
corner. Adjacent habitats are a hawthorn hedgerow (with some holly and ivy and 
two small oak trees) along the north boundary, broadleaved woodland to the east 
(mostly oak and silver birch, with some holly, ivy and hazel) and coniferous 
woodland to the south (nearly all Scots pine).  

 
7.81 A Biodiversity Net Gain (Feasibility Report) and Metric calculation has been 

submitted as part of the proposal. The existing on site habitat is calculated to be 
species-poor neutral grassland in moderate condition with a value of 2.0 habitat 
units per has. This gives an overall baseline value of 10.6 units. Woodland 
planting would amount to approx. 4.6ha, resulting in a Biodiversity Net Gain of 
3.4 units or 31.65%. 
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Appendix K – Proposed Site Plan  
 

 
 
 
 

G) PAP/2025/0294 - Retrospective Application for Temporary Retention for  
Ten Years of 9 No. Existing Glamping Pods, 6 No. Shepherd Huts, Log 
Cabin, Toilet Block and Washroom South of, and Within the Field to the 
West of, Old Fillongley Hall (‘Old Hall House’). (Zone 3)  

 
7.82 As indicated in para 3.5, this application has been received but not yet validated.  

The meeting will be updated at the meeting and if the application is validated, 
plans will be circulated. 

 
8. Observations 
 
8.1  It is not proposed to add to this report at the present time as there is a significant 

amount of detail set within and additionally there is the need to seek for 
additional information and clarification on a number of matters – some of which 
have been referred to in the report. 

 
8.2  It is proposed that all of these applications should be determined together if 

possible because of the need to consider and assess cumulative impacts. 
However, this will depend on consultation responses and the receipt of the 
additional information referred to above. However, the most significant of the 
applications is the first described above (Reference PAP/2025/0327). This will 
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provide an overall “framework” for the whole site through the identification of 
designated zones and the developments that might be permitted in each together 
with the controlling conditions that will be needed to be imposed in respect of 
each Zone. It thus may be possible to determine this application in advance. If 
approved, it would be a material planning consideration of substantial weight in 
respect of the determination of the remaining applications. Members should be 
aware that any approval does not necessarily mean that those remaining 
applications should be granted permission. Each would be determined against 
the Development Plan and other considerations which clearly would include the 
overall Zoning Framework. If refused, then it does not again necessarily follow 
that the remaining applications should be refused. As above, each should be 
considered on its own merits. 

 
9.0  Recommendation 
 
9.1  That the report be noted and that a site visit is undertaken to look at the whole of 

the site prior to determination of any of these applications. 
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 Agenda Item No 6 
 
Planning and Development Board 
 
1 September 2025 
 

Report of the Head of Development  
Control  

Appeal Update 

 
1 Summary 
 
1.1 This report brings Members up to date in respect of recent appeal matters. 

 
 
 
 
 
 
 
 
2 Appeal Case 
 

Land North of Orton Road, Warton. 
 

 2.1 Members will recall the report to the July Board which referred to the submission 

 of an outline application for up to 110 houses at this site in Warton. The Board 

 resolved to visit the site before determination. 

 

2.2 The Board should now be aware that the applicant – Richborough – has 

submitted an appeal to the Planning Inspectorate due to the Council’s non-

determination of the application within the Statutory time period. The Inspectorate 

has confirmed receipt of the appeal but has not yet registered it. Members will be 

advised of any update at the meeting. 

 

2.3 The appellant has asked the Inspectorate for a Public Inquiry which he considers 

would take six days and he proposes to call four witnesses.  

 

2.4  On the assumption that the Inspectorate does register the appeal and agrees to 

 an Inquiry, the Council will not be able to determine the application. It will 

 however have to set out its position as if it were the determining Authority – either 

 minded to approve or to refuse. A report will now be prepared for the Board for 

 this purpose, as soon as is practicable. 

 

2.5  Members will also be aware that once the Inspectorate publish a “start-date” letter 

 for the appeal, the timetable will be set by its content.  

 

Recommendation: 
 
That the report be noted. 
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2.6 Members are aware too that there has been significant local interest in this 

application, and thus officers will endeavour to keep the local community 

informed of progress.  

 
 

The Contact Officer for this report is Jeff Brown (719310). 
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Agenda Item No 7 
 
Planning & Development Board 
 
1 September 2025 
 

Report of the 
Chief Executive 

Exclusion of the Public and Press 

 
 
 
 
 
 
 
 
 
 
 

 
 Agenda Item No 8 
 
 Exempt Extract of the minutes of the Planning and Development Board 

held on 4 August 2025. 

 Paragraph 3 – By reason of the report containing information relating to the 
 financial or business affairs of any particular person (including the authority 
 holding that information). 

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

 
 The Contact Officer for this report is 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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