Agenda Item No 4

Planning and Development
Board

6 August 2018

Planning Applications

Report of the
Head of Development Control

11

2.1

2.2

2.3

2.4

3.1

4.1

4.2

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

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

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

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

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

Implications
Should there be any implications in respect of:

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

Site Visits

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

Members are reminded of the “Planning Protocol for Members and Officers
dealing with Planning Matters”, in respect of Site Visits, whether they see a site
alone, or as part of a Board visit.
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5.1

5.2

6.1

6.2

Availability

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

The next meeting at which planning applications will be considered following this
meeting, is due to be held on Monday, 3 September 2018 at 6.30pm in the
Council Chamber at the Council House.

Public Speaking

Information relating to public speaking at Planning and Development Board
meetings can be found at: www.northwarks.gov.uk/downloads/file/4037/.

If you wish to speak at a meeting of the Planning and Development Board, you
may either:

= e-mail democraticservices@northwarks.gov.uk;

= telephone (01827) 719222; or

= write to the Democratic Services Section, The Council House, South Street,
Atherstone, Warwickshire, CV9 1DE enclosing a completed form.
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Planning Applications — Index

Item
No

Application
No

Page
No

Description

General /
Significant

CON/2018/0023

The Coleshill School, Coventry Road,
Coleshill,

Erection of 3 temporary buildings to form
five new classrooms and ancillary
accommodation

General

CON/2018/0025

12

Michael Drayton School, The
Woodlands, Hartshill, Nuneaton,
Warwickshire,

Proposed construction of 4 new
classrooms and 1 teaching space with
internal re-configuration to other area.
Associated drainage and ground works
and installation of cycle and scooter
shelters.

General

PAP/2016/0280

17

Land Opposite 84 To 104, Orton Road,
Warton,

Outline application for erection of 72
dwellings with associated access, parking
and landscaping

General

PAP/2017/0108

68

24-26, Atherstone Road, Hartshill,

Outline Application - demolition of existing
industrial building and construction of 10
dwellings with associated access and
parking

General

PAP/2017/0162

PAP/2017/0163

80

The Old Post Office, Main Road,
Newton Regis,

Demolition of garage and erection of new
dwelling and

Listed Building Consent for Demolition of
the garage and erection of new dwelling

General
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PAP/2017/0219

102

Black Swan Inn, Watling Street,
Grendon,

Demolition of former public house and
erection of drive thru' coffee shop (use
class A1/A3) with access, drive thru' lane,
car parking, signage, plant, bin store and
other associated works

General

PAP/2017/0425

PAP/2107/0424

111

Polesworth Learning Centre, High
Street, Polesworth,

Conversion of The Old School Building to
3 no. dwellinghouses, demolition of
modern flat roofed buildings, construction
of 9 no. dwellinghouses and formation of
new vehicular access

Demolition of Modern Flat Roof Buildings
in Conservation Area

General

PAP/2017/0660

PAP/2017/0659

133

The Cuckoos Rest, Whitehouse Road,
Dordon,

Demolition of existing public house and
construct new convenience store (use
class Al) with separate Al / A2 use unit
(shop / financial/professional services),
parking and access

Land to the rear of the Co-op, New
Street, Dordon

Demolition of the existing convenience
store, and construction of two, three bed
and nine two bed dwellings with
associated parking and access

General

PAP/2018/0123

191

The Vicarage, Newlands Road,
Baddesley Ensor,

Variation of condition no: 2 of planning
permission PAP/2014/0250 to enable 1
attached garage per plot.

General
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10

PAP/2018/0138

202

Applegarth & The Croft, Norton Hill,
Austrey,

Approval of reserved matters following
outline application for erection of 14
dwellings and access road - all other
matters reserved

General

11

PAP/2018/0215

223

The Vicarage, Newlands Road,
Baddesley Ensor,

Variation of condition no: 2 of planning
permission PAP/2017/0299 relating to
raising of the eaves to the front and rear
projected gables and replacement of a
velux roof light to dormer on both
properties; in respect of erection of two
detached dwellings

General

12

PAP/2018/0231

235

Heart of England Conference and
Events Centre, Meriden Road,
Fillongley,

Display of two pole-mounted banner
signs with halo (internal) illumination
(lettering only illuminated)

General

13

PAP/2018/0272

250

Over Coppice Farm, Boulters Lane,
Wood End, Atherstone,

Retrospective application for continued
occupation of accommodation for
agricultural worker

General

14

PAP/2018/0300

261

Land Opposite Thompsons Meadow,
Spon Lane, Grendon,

Outline application for residential
development

General

15

PAP/2018/0377

281

Ashleigh, Coventry Road, Fillongley,

Variation of condition no: 2 of planning
permission PAP/2015/0687
(APP/R3705/W/16/3245303) relating to
Plot 3 - increase in ridge height, Plots 1-5
various elevation & internal layout
amendments; in respect of Residential
development of 5 new dwellings, 1
detached garage and associated
highways, landscaping and external
works. Demolition of the ""Ashleigh™"
garage and morning room

General
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16

PAP/2018/0422

301

Land Rear of 1 To 6, St Benedicts
Close, Atherstone,

Works to trees in Conservation area

General

17

PAP/2018/0423

306

The Council House, South Street,
Atherstone,

Work to tree in Conservation area

General

18

PAP/2018/0427

311

Land to the West of, Laurel Drive,
Hartshill,

Works to trees protected by a tree
preservation order

General

19

PAP/2018/0430

317

Footpath Church Hill Flats, Church
Hill, Coleshill,

Works to trees in Conservation area

General
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General Development Applications
(1) Application No: CON/2018/0023
The Coleshill School, Coventry Road, Coleshill, B46 3EX

Erection of 3 temporary buildings to form five new classrooms and ancillary
accommodation, for

Warwickshire County Council

Introduction

This is an application made by the County Council Education Department and to be
decided by that Council’s Regulatory Committee. The Borough Council has been invited
to make representations as part of that process.

The Site

Coleshill School is at the southern end of the town and stretches from the Coventry
Road in the west to Packington Lane in the east. There are open playing fields to the
south with open countryside beyond. The site of the proposal is close to the existing
classroom blocks and the existing tennis courts.

The site is shown at Appendix A.

The Proposals

This is as described in the “header” to this report. The buildings would be located close
to each other as illustrated at Appendix B with elevations as at Appendix C.

The County indicates that the additional space is because of increased enrolment.
Development Plan

The Core Strategy 2014 — NW2 (Settlement Hierarchy); NW3 (Green Belt) and NW10
(Development Considerations)

Other Material Planning Considerations
The National Planning Policy Framework

The Submitted North Warwickshire Local Plan 2018 — LP1 (Sustainable Development);
LP2 (Settlement Hierarchy), LP3 (Green Belt) and LP31 (Development Considerations)

Observations

The Green Belt boundary passes through this site such that the southern half is in the

Green Belt — two of the proposed classrooms are thus in the Green Belt - and because

of the proportion of the site in the Green Belt it is a material consideration which affects

the proposal as a whole. New buildings are inappropriate development here and the

proposal does not fall into any of the exceptions defined by the NPPF. This proposal is

thus not appropriate development and thus by definition is harmful to the Green Belt
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and carries a presumption of refusal. In terms of actual Green Belt harm then its impact
on openness is limited, due to its proximity to established much larger permanent
buildings and the temporary nature of the proposal.

Other harm may well be generated here. Sport England may well take an interest due to
the loss of open space within the school campus and the Highway Authority will have to
advise on the parking and vehicular impact of increasing traffic at peak school times.

It is accepted that the planning considerations put forward by the County Council do
carry significant weight here. It has a statutory duty to provide school places and there
is an increasing enrolment issue. A more permanent future solution will require more
detailed project and budget management and thus a temporary solution carries weight.

It is thus a reversible development, not leading to permanent loss of Green Belt
openness.

These considerations will outweigh the limited actual Green Belt harm caused here, but
they may not amount to the very special circumstances needed to outweigh the
cumulative level of harm, if the degree of other harm is also significant. The Borough
Council needs to draw this to the attention of the County Council.

Recommendation

That the Borough Council does not raise an objection, but requests that the County
Council has to explore the potential harms caused here by the loss of open space on
the campus and the impact on traffic generation and parking before it assesses the final
planning balance. The advice from Sport England and the Highway Authority is thus
needed.
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BACKGROUND PAPERS

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

2000 Section 97

Planning Application No: CON/2018/0023

Bngground Author Nature of Background Paper Date
aper No
1 Warwickshire County Consultation letter 28/6/18

Councill

Note: This list of background papers excludes published documents which may be referred to in the

report, such as The Development Plan and Planning Policy Guidance Notes.

A background paper will include any item which the Planning Officer has relied upon in preparing the
report and formulating his recommendation. This may include correspondence, reports and documents

such as Environmental Impact Assessments or Traffic Impact Assessments.
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(2)  Application No: CON/2018/0025

Michael Drayton School, The Woodlands, Hartshill, Nuneaton, Warwickshire,
CV10 OSW

Proposed construction of 4 new classrooms and 1 teaching space with internal
re-configuration to other area. Associated drainage and ground works and
installation of cycle and scooter shelters, for

Warwickshire County Council
Introduction

This application will be determined by the County Council and it has invited this Council
to forward its comments as part of its assessment of the case.

Background

Members will recall that very recently the Board did not object to the erection of a
temporary classroom at this school, as a measure in advance of these now proposed
permanent works. In making that representation, the Board requested that the County
Council review the use of the wide grass verges in The Woodlands for additional
parking space to assist the situation at the morning and afternoon peaks.

The Site

The School is located between Church Road and The Woodlands within the centre of
Hartshill surrounded by residential property on three sides with the cemetery alongside
the fourth. It is a single storey building with a large playground and playing fields. Staff
vehicular access is via The Woodlands.

It is more particularly shown at Appendix A.
The Proposals

The School is presently a four form entry junior school with just over 500 pupils
attending. Proposed housing growth in its catchment area — both in the Nuneaton and
North Warwickshire Borough Council areas — will increasingly put pressure on
accommodation and thus extensions to the School are planned. It is proposed to
increase the school to five form entry — potentially 650 pupils. The recent temporary
classroom will provide space for the immediate new larger intake in September 2018 in
year 3, but thereafter, as that cohort moves through the School, additional space is
required.

It is proposed to add four new classrooms as a consequence. Two would be in one
“extension” along the northern side and the other two would be single “extensions”
along the eastern side.

The appearance would match that of the existing school.

Additionally it is proposed to undertake some associate works internally and to extend
one of the two main halls so as to accommodate the larger number of pupils.
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Five additional car parking spaces are to be provided in the staff car park through re-
configuring the existing layout.

It is proposed to complete the works by May 2019
The plans are at Appendices B and C.
Development Plan

The Core Strategy 2014 — NW2 (Settlement Hierarchy) and NW10 (Development
Considerations)

Other Material Planning Considerations
The National Planning Policy Framework

The Submitted North Warwickshire Local Plan 2018 — LP1 (Sustainable Development);
LP2 (Settlement Hierarchy) and LP31 (Development Considerations)

Observations

There is no objection in principle here as the development is a direct consequence of
planned growth in the catchment area. The design and appearance matches the
existing and the extensions are located where they have the minimal amount of impact
on the day to day operations of the school both internally and externally.

The main issue is car parking — not necessarily on-site for staff and visitors — but the
dropping off and collection periods at the beginning and end of the school day. There
will be increased traffic generated by this proposal and that will be concentrated into
these “peak” periods. Whilst these are not generally of a long duration they do cause
significant congestion. It is noted that there is no reference in the application to this, nor
indeed to this Council’s suggestion that this situation might be eased by increasing the
number of on-street car parking by using the wide grass verges in The Woodlands.

Recommendation
That the Council raises a holding objection. Whilst not objecting in principle, the Council
draw attention to the increased pressure that the development will place on parking

consequences and it is considered that these should be explicitly addressed by the
County Council.
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BACKGROUND PAPERS

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

Planning Application No: CON/2018/0025

Ble;ckground Author Nature of Background Paper Date
aper No
1 Warwickshire County Consultation request 2/7/2018

Councill

Note: This list of background papers excludes published documents which may be referred to in the

report, such as The Development Plan and Planning Policy Guidance Notes.

A background paper will include any item which the Planning Officer has relied upon in preparing the
report and formulating his recommendation. This may include correspondence, reports and documents

such as Environmental Impact Assessments or Traffic Impact Assessments.
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(3) Application No: PAP/2016/0280
Land Opposite 84 To 104, Orton Road, Warton, B79 OHU

Outline application for erection of 72 dwellings with associated access, parking
and landscaping, for

Mr lan Wilson - Warwickshire County Council

Introduction

Members will recall that this application was referred to the July Board meeting, but that
determination was deferred to enable further discussions with the County Council on the

prospect of securing an alternative access.

The previous report is attached at Appendix A. As Members will recall, that report also
dealt with another application which has since been determined.

Amended Access

The key matter in this case has been the view of the local residents that a safer access
into the site could be provided further to the east along Orton Road, even if that meant
altering the location of the speed limits along that stretch of road.

There has been further discussion with the applicant and the County Council in this
regard.

A different access location has now been proposed. This would be 30 metres to the
east. This takes the access position to just beyond the line of residential property on the
other side of the road; still retaining a meaningful access for the development of the
land, maintaining the appropriate visibility splays within the existing speed limits and not
involving third party land.

This is illustrated at Appendices B and C.

The tree the subject of the query about whether an Order should be made would almost
certainly have to be removed if this alternative access was agreed.

Consultations

This revised plan has been forwarded to the County Council as Highway Authority and it
has no objections subject to standard conditions.

Representation

The plan has also been forwarded to all of the residents in the cottages opposite the
site. Responses will be reported verbally at the meeting.
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Observations

This amendment is welcome and it is considered that it does respond to the local
concerns. It is acknowledged that it does not alter the extent of the existing speed limits
in this part of the village, but as Members are aware that is a separate issue which the
County Council will have to deal with under other legislation that is in its remit.

Overall it is considered that the Board has now gone as far as it can in trying to balance
all of the issues that have been raised in the course of its assessment of the proposal.

Recommendation
That outline planning permission be granted subject to completion of a Section 106
Agreement as set out in Appendix A, together with the conditions as also set out in the

Board’'s March report, but with the relevant changes to plan numbers and highway
conditions consequent to the receipt of the amended plan.
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APPENDIX A

(3)-Application No’s PAP/2016/0280 and PAP/2017/0551
A) PAP/2016/0280
Land opposite 84 to 104 Orton Road, Warton, B79 0HU

Outline application for erection of 72 dwellings with associated access, parking
and landscaping for

Mr | Wilson - Warwickshire County Council

B) PAP/2017/0551
Land south of Warton Recreation Ground, Orton Road/Barn End Road, Warton

Outline application for up to 100 Dwellings; all matters reserved except for access
for

Richborough Estates
Introduction

Members will recall that determination of these two cases was deferred at the Board's
February, March and April meetings. In each case the Board was minded to support the
grants of planning permission, but that officers were asked to review the County
Council's highway responses with that Council and to report back to a group of
nominated Members. That has now occurred and the Member group considered that
both cases should be referred back to the full Planning Board.

For convenience the past reports dealing with application “A” are at Appendix A and that
for application “B” is at Appendix B.

Discussion with the Highway Authority

In both cases, the main reason for the deferrals was concern about the Highway
Authority having no objection to either of the proposed access arrangements — in the
case of application “A” onto Orton Road and for “B” onto Barn End Road. Having heard
from objectors who live close to these access locations, the Board asked the County
Council to consider alternative locations and to review the speed limits on the
surrounding approach roads into Warton.

This exchange took the form of two parts. Firstly, officers specifically referred the site
specific matters relating to the two applications to highways officers to see if there was
the possibility of a change in their responses. The second was a meeting between the
Leader of this Council, the Head of Transport and Economy at Warwickshire together
with the Portfolio Holder at the County for Transport and the Environment in order to
raise the more general point about traffic speeds and the potential for widening the
extent of existing speed limits on the approach roads into Warton. This was followed up
with news of recent accidents at Warton being forwarded to those representatives. They
agreed to review the cases again, as well as to look at the issue of the speed limits.

The exchange arising from the first part described above resulted in their being no
change from the initial consultation responses from the County Council. The letters are
attached at Appendices C and D. As a consequence of the meeting referred to above,

6/12
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the Head of Transport and Economy at the County agreed to undertake a review of this
exchange and this resulted in there being no change of view, with no objections being
retained.

In short, the County Council stands by its original consultation responses to both of
these two planning applications.

Additional Material Planning Considerations
There are two planning considerations that have arisen since deferral of these cases.

The first is that Members will be aware from the report referred to its May meeting, that
Policy NW2 of the Core Strategy is now out of date in respect of development
boundaries. The Secretary of State has confirmed this in the recent Daw Mill appeal
decision. This is a new material planning consideration affecting these applications
since they were last reported to the Board and it is also referred to in other cases on the
Board's agendas since that Daw Mill decision. The consequence of this is that Policy
NW?2 in respect of its development boundaries is out of date and thus carries limited
weight. For it to be used as a refusal reason, the Board will have to show that there is
significant harm caused by a proposal and that there is robust evidence available to
demonstrate that level of harm. This is the “test” set out in the NPPF.

The second is that the Council has published its annual return for its five year housing
land supply. This is dated the end of March 2018 and shows a 4.8 year supply. This
would mean that the Core Strategy housing policies are out of date and thus as above,
the presumption is to grant planning permission unless there is significant and
demonstrable evidence to support an adverse harmful impact.

In short, these two considerations are of substantial weight and weigh heavily in favour
of endorsing the Board's decision that it is minded to support the grant of planning
permissions in both cases.

Observations

The Board has already resolved that it supports the grants of planning permission in
both of these cases. That was an agreement in principle that the sites can be
developed, as they have been identified as such in the emerging Local Plan. That
resolution now carries even more weight following the matters raised in the paragraph
above, particularly as that emerging Local Plan has now been submitted to the
Secretary of State and the sites are thus seen by the Council as being sustainable
developments.

This therefore brings the Board to consideration of whether there is significant and
demonstrable harm. The Board has been advised on several occasions that this is the
“test” that now applies because of the consequences of the Daw Mill decision. In both
cases the Board has been investigating whether that test is applicable because of the
locations of proposed access points for both developments. The NPPF states quite
categorically that if a refusal is to be considered on highway grounds, then any residual
harm occurring, that is harm after the imposition of planning conditions and/or off-site
improvements, should be “severe” | if it is to warrant such a decision.

In the Orton Road case — application “A” - the County was asked to consider the re-

location of the proposed access further along Orton Road, even if that meant the

extension of the 30 mph speed limit further out of the village. It has done so, including
6/13
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looking at moving it the other way. It can be seen from the County's responses that it
will not accept either alternative.

In the Barn End Road case — application “B” — the County was asked to consider
relocating the access onto Orton Road and for that to be accompanied by an extension
of the 30 mph speed limit along that stretch of Orton Road. It can be seen from the
response again that it will not accept that alternative.

It also refers to the requested review of speed limits. It does not agree that these
applications directly warrant such work. There is a suggestion however that the
developers make a contribution towards such work through Section 106 Agreements.
The County quite properly leaves the consideration of that suggestion to this Council as
Planning Authority.

Officer advice to the Board is that this suggestion should not be followed through. There
are several reasons for this:

« |t is work that is required to look into an existing problem. As such, it is not
statutorily compliant with Section 106 of the Planning Act.

« [tisnot related to the direct impact of the proposals. As such it is not compliant.

o It is work that may result in actions that are wholly not within the gift of the
developer. They are in the gift of the Highway Authority acting under the
Highways Act. It is therefore not compliant.

+ The outcome of the work is unknown. That is dependent on the procedures and
process under the Highways Act. It is therefore not compliant

« The County Council as the Statutory Highway Authority has no objection to the
current proposals.

« The developers quite reasonably and properly are following that highway advice.

As such, the Board would be strongly advised not to follow this route, as it could be
under legal challenge if it did.

Member’s concerns and frustrations are very well understood and officers have followed
them through fully, which has clearly resulted in a higher level review of the initial
responses. The Highway Authority maintains its position and in these circumstances,
given the planning policy background; the changed circumstances, the substantial
weight that is given to the NPPF and the statutory background to Section 106 matters,
the recommendation to the Board on both cases is that planning permissions be
granted.

However two suggestions can perhaps be made to assist Members - one for each case.

In respect of the Barn End Road application — “B” — the grant of an outline planning
permission is followed through, but Members might wish to keep the option of a
secondary access onto Orton Road open. This is because the application is an outline
application. Whilst the access is presently shown to be solely via Barn End Road, the
subsequent approval of reserved matters application will look at layout and it might be
worth “flagging” the potential for safeguarding the option of a secondary access onto
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Orton Road within the layout details. This is particularly so, if a construction access has
to be sited off Orton Road.

In respect of the Orton Road application — “A" — the recommendation below is that
planning permission now be granted, but the Board may wish to retain its resolution that
it is minded to grant planning permission and that Members ask the County Council for
one final review of the access provision here. This is because the applicant is in fact the
County Council itself, and therefore the suggestion that traffic speed studies are
undertaken for this stretch of road is far more appropriately addressed if the applicant is
also the Highway Authority.

However, notwithstanding these suggestions, Members will undoubtedly want to follow
through the wider issue of speed limits in and around the village with the Highway
Authority and to supplement their previous concerns as expressed at earlier meetings.
Officers are following through on making arrangements from a previous resolution for
leading Planning Board members to meet County Council representatives. Members
might also wish to request that the County Council gives priority in its programmes for
exploring speed limit extensions within Warton.

Section 106 Matters

In respect of Section 106 matters then the report to the March Board - Appendix A -
explains the Board's concerns about the situation in respect of the emergency services
for Application "A”.

There was also concern expressed about the apparent inconsistent approach from the
County Education service in respect of Applications “A” and “B” together with a further
application for residential development off Little Warton Road. This matter has now
been resolved and the County Council has provided a coherent and comprehensive
response. In short this enables a contribution of £369,072 towards the Village primary
school from Application “A” together with a contribution of £52,070 towards the village
school from Application “B”, plus a further £460,549 towards provision at Polesworth for
secondary provision from Application “B”. The third application — that off Little Warton
Road would provide £87,032 for the village school and £200,024 for post 16 provision in
the area. In total therefore £1,168,747is required for the education contributions.

In order to clarify matters therefore the following contributions would arise from
Application “A”:

s £369,072 for the village school

e £104,477 for enhancement of open space in Warton

« £41 507 for the provision of health care services for the George Eliot NHS Trust
* 40% of the units to be affordable housing

In respect of Application “B” the contributions would be:

e £52 070 for the village school

« £460,549 for secondary provision

e £2189 for Library enhancements
6/15
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s £125 929 for recreation provision
s £21,702 for enhancements at the Polesworth and Dordon Group Practice.
s 40% of the units being affordable housing

It is important to stress that these contributions are not wholly focussed on Warton and
that they should not be seen as “compensation” for the new development. They are
directly related to the impact of the developments on services and facilities. It should be
remembered too that those local services include locations outside of Warton.

Additionally enhancement of local recreation provision has its limits too and therefore
the increase in population will be impacting on the need for playing pitch provision,
which can only reasonably be provided elsewhere — e.g. at Polesworth.

Other Matters

During the course of application “A”, a local resident requested that the Council consider
the making of a Tree Preservation Order on an oak tree within the Orton Road frontage
opposite the existing terrace of houses here. The Council's tree officer has inspected
the tree and considers that it is not appropriate to make such an Order. His assessment
is set out in Appendix E.

Members will also recall the issue of the configuration of the parking places outside the
existing houses in Orton Road under application “A”. The applicant has provided a
further plan — Appendix F — which is supported by the County Council and now forms
part of the plans under this application and will need to be substituted in the conditions.

Recommendations
A) PAP/2016/0280

That outline planning permission be granted subject to a Section 106 Agreement
as set out in this report and the conditions as recorded in Appendix A.

B) PAP/2017/0551

1. That outline planning permission be granted subject to a Section 106
Agreement as set out in this report and the conditions as recorded in
Appendix B

2. That notes be added to the Notice strongly recommending that the Council

will be looking for the possibility of a secondary access onto Orton Road
within the layout to be submitted under the subsequent application for the
approval of reserved matters.

C) That the issue of traffic speed limits in the village is raised at the forthcoming
meeting between leading Planning Board Members and the County Council to
discuss local highway issues and the responses received from that Authority in
respect of planning applications.
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APPENDIX A

General Development Applications
(1) (A) Application No: PAP/2016/0280
Land Opposite 84 To 104, Orton Road, Warton, B79 0HU

Outline application for erection of 72 dwellings with associated access, parking
and landscaping, for

Mr lan Wilson - Warwickshire County Council
(B) PAP/2017/0202
Land rear of 29 to 40 Little Warton Road, Warton

Outline application for the erection of up to 56 dwellings and associated works,
including a play area, the demolition of 47 Little Warton Road and details of the
access for

Walton Homes
Introduction

Members will recall that as well as being reported to the last meeting, these sites adjoin
each other. Determination of both applications was deferred at that meeting for a
number of planning reasons as well as for Members to better understand the
arrangements to be included in the respective draft Section 106 Agreements.

The cases are referred back to the Board to report progress on these matters.
Application B

In respect of the Little Warton Road site, Members sought inclusion of a small play area
on the site given the distance of the existing play area in Warton from the site. The
applicant has agreed to give explicit recognition of this addition within the description of
the application and this is now outlined in the header above. However this led to the
matter of maintenance of that play area. The applicant has already been asked to
contribute to the enhancement of facilities at Abbey Green in Polesworth and therefore
that contribution should be diverted either in whole or in part to the Council if it intends
to take over the on-site play area. Discussions with the relevant Division are still
continuing.

Moreover the Board asked officers to investigate why no education contribution was
sought for this site of up to 56 houses whereas it was on the adjacent site for 72. This
matter is still being pursued with the County Council.

Application A

In respect of the Orton Road site, Members sought clarification about two matters as
well as Section 106 issues.

In respect of the former then the first was connected with the new on-street car parking
provision to be proposed outside of the existing properties on the other side of the road.
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In particular they sought inclusion of a disabled space. The applicant responded to this
with an amended plan but this was referred back to him as the disabled space was not
considered to be the correct size and the parking provision appeared to block access
ways to the rear of the properties. The applicant has responded by saying that no
access rights exist here - access may be being obtained through practice and custom
and thus it is informal. Moreover they do not have properly constructed cross-overs.
Both the Highway Authority and the applicant point out that existing parking
arrangements here are technically “illegal” with residents parking and thus trespassing
on the opposite highway verge which also causes a safety hazard. The current
proposals offer a major betterment with some regulated on -street provision and a new
on-site car park specifically safeguarded for residents.

The matter of the dimension of the disabled space has been referred back to the
applicant.

The second matter related to the location of the proposed site access. Officers were
asked to see if an alternative could be provided further to the east. The applicant and
the County Council have been engaged in the location of this access since the
submission of the application and it has gone through several iterations as a
consequence of highway authority guidance and advice. There are two main issues with
a re-location to the east. Firstly the required vision splays would need third party land as
the splays would be larger because the access would be outside of the 30mph zone.
Secondly the provision of the on-street car parking provision outside the existing
properties on the other side of the road and the re-alignment of the road to
accommodate this, could be prejudiced because of the road engineering geometry to
accommodate this provision — in short, it works with the current proposal. As a
consequence it is considered when taken overall and therefore on balance, that there is
a greater public benefit in that what is now being proposed as betterment over an
adverse existing situation. There is however an on-going request from residents to
explore a scheme where the re-alignment of the existing road extends much further into
the application site thus suggesting that the “old" road becomes a cul-de-sac in front of
the existing houses. This has been explored with the Highway Authority. There are
detailed engineering reasons why this cannot be accommodated. In particular the
appropriate highway construction standards would not be achieved at either end where
the new road would "tie-in" with the existing — particularly at the western end where third
party land would be required and it would lead to the re-location of the additional car
parking area for existing residents. As referred to above, these matters had been raised
earlier in the processing of this application and the Highway Authority has concluded
that the current proposal offers the best overall highway solution. Members are
reminded that the Board should take a decision on the proposals that are now in front of
it. In this case there is no highway reason for refusal and both the applicant and the
Highway Authority have considered alternatives prior to issuing its support for the
current arrangement.

As a consequence of all of these matters it is considered that the current arrangements
as proposed can be supported.
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The Board also asked officers to investigate contributions from the “blue light” services
in respect of this application. The Fire Services Authority has not made a request as it
sees the imposition of a condition on the grant of a planning permission as its best
option. Members will be familiar with this approach whereby fire-fighting provision on
site through hydrants and water supply is conditioned on practically every application.
The same would apply here. In respect of the Ambulance service then Members from
time to time see responses from Public Health Warwickshire — usually for contributions
towards the CCG's. However Public Health Warwickshire provides a joint and
coordinated response from the CCG's, its own service and the Ambulance Service. So
should an explicit requirement arise from this service it would be recognised in the
consultation response from Public Health Warwickshire. There was none in this case.

As far as the Police Authority is concerned then it has says that it only responds to
applications of over 100 dwellings. Hence nothing has been requested here. However
as reported above, this site adjoins a second site and the combined dwelling count is
128. The Police have been asked to comment and as a consequence have responded
by asking for contributions to both sites - £8501 in respect of this one and £6611 for
application B.

The report above refers to the apparent situation in respect of an inconsistent approach
towards requests for education contributions. The outcome of the ongoing discussions
may also affect this site.

Observations

It is considered that the matters raised by the Board in requesting deferral of decisions
on these two cases have been considered since the last meeting. However the
education contribution situation remains outstanding as does the recreation contribution
for application B. Deferral of the applications is thus again requested. However if other
matters are considered to be resolved by the Board, it is important that the respective
applicants be given comfort that the only outstanding matters are by way of agreeing
the terms of the respective Section 106 Agreements.

Recommendations

a) That in respect of Application A, planning permission be GRANTED subject to
the conditions set out in the previous report and subject to the completion of a
Section 106 Agreement.

b) That in respect of Application B, planning permission be GRANTED subject to
the conditions contained in the previous report and subject to the completion of a
Section 106 Agreement.

c) That in both cases, the terms of the respective Agreements be referred back to
the Board for confirmation.

57
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BACKGROUND PAPERS

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

Planning Application No: PAP/2016/0202

B:,;ﬁ';o:: d Author Nature of Background Paper Date
Head of Development
1 Control Letters 06/02/2018
2 Applicant E-mail 07/02/2018
3 WCC Education E-mail 07/02/2018
4 Place Partnership Letter 19/02/2018

Note:  This list of background papers excludes published documents which may be referred to in the
report, such as The Development Plan and Planning Policy Guidance Notes.

A background paper will include any item which the Planning Officer has relied upon in preparing the

report and formulating his recommendation. This may include correspondence, reports and documents
such as Environmental Impact Assessments or Traffic Impact Assessments,

BACKGROUND PAPERS

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

Planning Application No: PAP/2016/0280

B:iﬁ:“::d Author Nature of Background Paper Date
1 s Letters 06/02/2018
2 Applicant E-mail 13/02/2018
3 WCC Education E-mail 13/02/2018
4 Applicant E-mail 16/02/2018
S Mr Newton E-mail 15/02/2018
6 Place Partnership Letter 18/02/2018

Note:  This list of background papers excludes published documents which may be referred to in the
report, such as The Development Plan and Flanning Policy Guidance Notes

A background paper will include any item which the Planning Officer has relied upon in preparing the
report and farmulating his recommendation.  This may include correspondence, reports and documents
such as Environmental Impact Assessments or Traffic Impact Assessmentls.
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PAP/2017/0202

Land to the Rear of 47 Little Warton Road, Warton B79 OHR
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APPENDIX B

(2) Application No: PAP/2017/0551
Land South Of Warton Recreation Ground, Orton Road/Barn End Reoad, Warton,

Outline application for up to 100 dwellings; all matters reserved except for
access, for

Richborough Estates, M & A Caton
Introduction

This case is reported to Board at the request of Councillors in recognition of the scale of
the development and the cumulative impacts of the developments proposed in Warton.

The Site and the Proposal

The site has an area of 4.48ha. It is situated on the south side of the village of Warton
and has frontages to Barn End Road and Orton Road. Agricultural land lies to the south
and west and the village recreation ground lies to the north-west. A site immediately to
the north benefits from planning permission for 29 dwellings. The site is shown edged
red in the aerial photograph below.

The site is in use for the production of crops and is broadly level land with no tree or
shrub cover with the exception of at its outer boundary. The land is shown in the
photograph below (taken from the junction of Barn End Road and Orton Road)

£

The application is accompanied by an lllustrative Masterplan (reproduced below) and
other supporting documents:
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Planning Statement, prepared by Pegasus Group;

Design and Access Statement, prepared by Pegasus Group;
Affordable Housing Statement, prepared by Pegasus Group;
Open Space Statement, prepared by Pegasus Group;
Landscape and Visual Appraisal, prepared by Pegasus Group;
Agricultural Land Classification Report, prepared by Soil Environment Services;
Transport Assessment, prepared by PTB Transport Planning;
Travel Plan, prepared by PTB Transport Planning;

Flood Risk Assessment, prepared by BWB;

Sustainable Drainage Statement, prepared by BWB;

Foul Water and Utilities Assessment, prepared by BWE;
Ecological Appraisal, prepared by Just Ecology;

Reptile Survey Report, prepared by Just Ecology;

Great Crested Newt Survey Report, prepared by Just Ecology;
Tree Survey, prepared by Midland Forestry; and

Ground Conditions Desk Study, prepared by ASL.
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A new access is proposed to Barn End Road. Details of the access are shown below:
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SEEINSERT! | | l j / A INSERT |
{ PROPOSED FOOTWAY TO CONNECT
{ TO EXISTING FOOTWAY ON WESTERN
SIDE OF BARN END ROAD IMMEDIATELY
SOUTH OF COPELAND CLOSE

20

PROPOSED UNCONTROLLED

/PEDES‘HIJ\N CROSSING

The photograph below shows the stretch of Barn End Road onto which the new access
will be formed:

The proposal would be the subject of a Section 106 Agreement with the following
elements and sums having been agreed (subject to final correction on the

542
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apportionment of the education contributions between the three development sites in
the same village):

Background

The application proposes 40% affordable housing on site as required by
policy.

County Council Contributions - Broken down as follows:

Two new bus stops on Little Warton Road near the junction with Barn End
Road - £9,000.

Sustainable Travel Packs - Contribution of £75 per dwelling - £7,500

Libraries - Expansion of service to meet customer needs generated by
residential developments. Monies will be used to improve, enhance and
extend the facilities or services of a specified library service point where
local housing development will mean an expected increase in numbers of
people using those facilities — £2,189

Education:
Provisi N.nnm;:f Contri
stage gcmlln,'m, o requested
Conmbution towards provision at Yarion

| Pnmary 18 Nt & ColE P 5 I £228.690

Secondary 13 '; B 5“’“"““‘ Gan feon 26 The [mcn

| C ion lowards ac at The

| Post 16 5 » £90,920

.. e |

Total Contribution £526,063 |

North Warwickshire Borough Council:

Recreation contribution addressing Built Sport Facilities and Playing
Pitches - £125,929

Public Health/CCG:

Capital confribution of £21,702 for the improvement and/or extension of
the Polesworth and Dordon Group Practice.

Members have expressed the view that the cumulative effect of development in the
village should be considered and that there should be consistency of approach to the
determination of all applications, particulary in respect of developer contributions.

The applications below are current applications proposing major  residential
development in the same village. They have been previously reported to Board, and
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Board has resolved to approve the developments in principle, subject to the satisfactory
resalution of developer contribution negotiations.

PAP2016/0280 | 21 | Land Opposite B4 To 104, Orton Road,
Warton,

Outline application for erection of 72
dwellings with assodaled access, parking
and |

PAPI20170202 | 39 to 49, arton
Road, Warton,

Outline application for erecbon of up to 56
no. dwellings and assoclated works,
Including the damalition of 47 Littla
Warton Lane (oulline:point of access)

Development Plan

Morth Wanwickshire Core Strategy (October 2014).  NW1 (Sustainable Development),
NW2 (Settlement Hierarchy), NW4 (Housing Development), NW5S (Split of Housing
Numbers), NWE (Affordable Housing Provision), NW10 {Development Considerations),
MW 11 (Renewable Energy and Energy Efficiency), NW12 (Quality of Development),
NW13  (Natural Environment), NW15 (Nature Conservation), NW16 (Green
Infrastructure) and NW22 (Infrastructure) Saved Policies of the Morth Warwickshire
Local Plan 2006: ENV4 (Trees and Hedgerows), ENVE (Land Resources), EMNVE (Water
Resources), ENV12 {(Urban Design), ENV13 (Building Design). ENV14 (Access
Design), TPT1 (Transport Considerations), TPT3 (Access and Sustainable Travel and
Transport) and TPTE {Vehicle Parking)

Other Material Planning Considerations

The National Planning Policy Framework 2012 (NPPF})

Planning Practice Guidance 2017

The North Warwickshire Loca Flan Submission Version, March 2018

Appeal Reference: APP/RITOSMI/ME/3149573 — Ansley

Consultations

Environmental Health Officer - Agrees with the findings of the desk study, that a further
intrusive investigation for potential contamination will be required. A dust management
plan will also be required for the development in line with the 1AQM guidance. He
recommends that, should permission be granted, hours of construction are limited to
08:00to 18:00 on weekdays and 08:00 to 13:00 on Saturdays.

Matural England — Initially raised queries about the likely impact on the Alvecote FPools
SSS| and the Birches Barn Meadow SSSI, however, upon receipt of additional
information supplied by the applicant, it concluded that the development will not have
significant impacts on designated sites.

Warmckshire Wildlife Trust — Mo objection. Comments on the issues relating to the
presence of protected species and the need for additional surveys (bat and badger).

Lead Local Flood Authority — No objection subject to conditions.
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Warwickshire County Council Highways Authority — No objection subject to conditions
Severn Trent Water — No objection subject to conditions.

Waste and Transport Manager, NWBC — Comments on what will be required at the
approval of reserved matters stage - recommends a practical bin storage facility for
every property, each capable of holding a minimum of 3 x 240L wheeled bins and the
need to see a vehicle flow plan for a 26T RCV on all areas of adopted highway.
Comments that the illustrative plan shows a high proportion of dwellings (40%) serviced
from private drives where the refuse collection service will not enter (by vehicle or foot).
Concrete collection points adjacent to the adopted highway to cater for properties
located on private drives.

Warwickshire County Council Public Health (Public Health) and NHS Warwickshire
North Clinical Commissioning Group (the CCG) = Comments that the design of the
development should adhere to Building for Life 12 principles, advocates that parking
should not dominate the street scene as on road parking can impact on the ability of
emergency vehicles to navigate roads and asks that consideration be given to the
inclusion of green gyms and the installation of electric vehicle charging point on this
development.

Design Out Crime Officer Warwickshire Police — No objection.
Sport England — Raises no objection.
Fire Service - No objection subject to conditions

AD (Housing) — Advises that up to date demands suggest that an appropriate mix for
affordable housing would be 20 x 2 bed houses, 5 x 3 bed houses and 2 x 4 bed
houses.

Warwickshire County Council Footpaths — No objection but identifies that given that the
section of public footpath crossing the site would be serving the proposed residential
development and will link to the adjacent proposed development to the north, it would
also expect the developer to improve the surface of the public footpath to bring it up to
the same standard as other footways within the site, such as with a tarmac surface. The
section of public footpath crossing the site should preferably also have street lighting
and be included in any adoption agreement for the site. It seeks confirmation that such
resurfacing works will be undertaken or funded by the applicant.

Tree Officer, NWBC - No objection. The trees at the site are mainly located to the
edges of the proposed development site, these trees do provide a small amount of
amenity to the local area but given the historic use of the land (agricultural) they have
not been maintained to a high standard and as such do not warrant protection by way of
Tree Preservation Orders. The tree removals and works are acceptable. The lllustrative
Masterplan re-planting scheme is well constructed and in keeping with the local area.

Planning Archaeoclogist, Warwickshire Museum — Advised that the site lies within an
area of archaeological potential approximately 150 metres southwest of the medieval
settlement of Warton (Warwickshire Historic Environment Record MWAS578) and
approximately 500 metres east of a possible cropmark complex (MWAB728). Evidence
of a possible Roman settlement has also been recorded approximately 850 metres to
the northwest of the site (MWA 220). Whilst there is little other direct evidence for pre-
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medieval activity that has been identified from the immediate vicinity of the site, this may
be a reflection of a lack of previous investigations across this area, rather than an
indication of the potential for below ground archaeological deposits to survive across the
site.

He therefore recommends that the applicant be requested to arrange for an
archaeological evaluation to be undertaken before any decision on the planning
application is taken.

Whilst the applicant has undertaken a geophysical survey, the Planning Archaeologist is
of the view that trial trenching is also required.

Representations
Letters have been received from 18 individuals raising the following matters:

« The village will struggle to accommodate the traffic generated, particularly given
that three other developments are also planned. Speeding and parking
difficulties at the school are already a problem. The likely traffic generation is
greater than that assumed in the Transport Assessment.

s The crossroads at Barn End Road and Orton Road is the site of many accidents
(though most are non-reportable).

« Increased volumes of traffic on local roads will exacerbate congestion elsewhere
in Polesworth, Grendon, Atherstone and Tamworth. The traffic report supplied
has only considered traffic levels and the traffic leaving the village, and at the
school in Polesworth, it has not considered other areas of existing traffic
congestion.

» The village has inadequate services (sewerage, doctors and other health care,
dentists, schools, public transport)

« The development impacts should be looked at collectively with other

developments, including Dordon, Grendon, Polesworth and Tamworth's large

development in Robey's Lane (off the B5000) and along the Ashby Road

(B5493).

There is no need for more houses.

Housing should not be built on green fields.

The scale of development will mean that the village will lose its village identity.

Plans for up to 80 houses and now that has increased to up to 100.

Residents of Barn End Road will suffer noise and headlight disturbance from the

new junction and the volume of traffic using it.

« Loss of opportunity for on street car parking in the vicinity of the new junction will
be a problem for existing households.

« An access off Orton Road, away from existing dwellings, would be preferable.

« Other amenities should be provided for a new larger village, such as improved
sporting facilities.

+ The density of housing is too high given its contest.

+ There would be no objection if 20 houses were proposed here.

=« The development would be contrary to NPPF core planning principles and its
promotion of sustainable travel.

e The site is outside of the defined development boundary.

« The site is productive arable land. BREXIT potentially means that this type of
land will be of national importance.

U I T I

5/46

6/29

4/36



+ The development will impact adversely on the quality of life for occupiers of
properties on Barn End Road and Ivy Croft Road.

« The residents will not have access to high quality public transport.

Costs of increased road maintenance should be identified and met.

« There will be an increase in risk to vulnerable road users because of increased
traffic volumes.

« There would be an adverse impact on flora and fauna.

+ Flooding has been an issue for the current residents bounding the proposed site
and the current drainage will not be able to cope with the increase in dwellings.

+ The village has already had the required housing development as per the local
plan and this site in not preferred in the pending local plan, this build exceeds the
identified housing requirement for the village.

« Warton is a dispersed settlement where development proposals should be
considered very carefully: infilling could ruin the character of the village while
estate development would overwhelm it.

« The layout of the new houses would result in loss of light and loss of view to
adjacent properties

« existing property has a balcony from the bedroom with seating area. From this
area the occupiers would be looking into bedroom windows and gardens.

« Loss of privacy to existing dwellings.

+ Loss of property value.

+« The maintenance of a landscaped strip between existing and new dwellings is
advocated.

« Surface water drainage of adjacent properties on lvycroft Road is still unresolved.

« Catering for Birmingham housing need is not providing housing for local people.
If this application is to be decided by councillors at Board, the objector indicates a
desire to speak.

« Bats roosting nearby make use of the trees and hedgerows lining the Barn End
Road boundary.

« The development is advanced for political reasons.

Observations

Core Strategy Policy NW1 (Sustainable Development) states that planning applications
which accord with the policies in the Core Strategy should be approved without delay,
unless material considerations indicate otherwise. On this basis this report will assess
the proposal against the Development Plan policies in the Core Strategy which are
considered to be up-to-date.

a) The Principle of Development

The site lies outside the Development Boundary for Warton. Policy NW2 in North
Warwickshire's Core Strategy seeks to develop a broad distribution pattern in
accordance with the Borough's seftlement hierarchy. Warton is a category 4 settlement
where development is limited to that identified in the Plan or has been identified through
a Neighbourhood or other locality plan.

The site lies adjacent to the development boundary for Warton as the development
boundary includes the residential properties along Barn End Road and Ivy Croft Road.
However, the site has been identified as an allocated housing site in Policy LP39 as part
of housing site H27 (Land off Barn End Road, Warton) in the Morth Warwickshire Local
Plan Submission Version March 2018.
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[ SAP part of Sita Proposal WARS |

1489 Same of the land off Barn End Road is: being propased for housing devel
developed site for a minimum of B0 can be created by the introduction
[ area which eff y reirestes & strong boundary to the open
beyond.

H27  Land off Barn End Road, Warton

i

Some 4.5 is for housing at land off Barn End Road, Warton providing for
a minimum of 80 units. A landscaping strip will be provided to the east of the site to create a
strong landscaped boundary to the field beyond. C will be req for health
and ed jonal facilities. | d and / or new recreational facilities will be provided.

The site allocation indicates that the site should provide for a minimum of 80 dwellings.

The site will have direct vehicular and pedestrian access onto Barn End Road. A bus
service between Tamworth and Atherstone operates from the village (although
improved access to bus stops would be a necessary requirement of the development).
There is a shop and post office in Warton and a primary school on Maypole Road.
There are pedestrian linkages to services within the village which comply with the
requirements of Policy NW10 (4) and (5) to promote healthier lifestyles for the
community to be active and to encourage sustainable forms of transport focussing on
pedestrian access and provision of bike facilities.

Based on the above it is considered that the site proposed is in a sustainable location
being located adjacent to the development boundary of Warton. The site is identified as
an allocated housing site in the Emerging Local Plan. As such it is considered that the
scheme complies with Policy NvW2 and Policy NWW 10 in the Core Strategy.

The main impacts of approving residential development should now be considered.
b) Highway Infrastructure

Policy NwW10 (Development Considerations) in the Core Strateqy states that
development will provide for proper wehicular access, sufficient parking and
manoeuyring for vehicles in accordance with adopted standards.

The access to the site is proposed to be taken from Barn End Road, in the form of a
priorty 'T" junction. The Highway Authonty offers no objection to the proposed access
arrangements and raises no concern about highway capacity. It notes that the
submitted Transport Assessment (TA) appropriately calculates trip generation of the
proposed development utilising the TRICS database and uses a robust methodology .
The modelling undertaken shows that the impact on the operation of the highway
network will be minimal. The Highway Authority therefore concludes that the
development can be accommodated and cannot be considered as ‘severe’ in
accordance with Paragraph 32 of the National Planning Policy Frameworlk.

The Highway Authority notes that the applicants have submitted a Travel Plan,
however, it advises that it does not recognise Travel Plans for residential development
as they are not enforceable once the development has been completed. Therefore the

Highway Authority provides Sustainable Travel Packs for each dwelling at a cost of
£75.00, equating to a total sum of £7,500.00.
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The Highway Authority has considered the access arrangements as identified in
preliminary drawing number, T17533-001 Rev A. Though it considers the proposals to
be acceptable in principle, when considering the provided tracking drawings, it is noted
that a Road Safety Audit Stage 1 has not been provided to support the access
arrangements. Based on its assessment of the proposal and accident records within the
vicinity of the access the Highway Authority considers that the provision of the Road
Safety Audit Stage 1 can be conditioned to accompany the need of technical detailed
drawings prior to the commencement of development,

c) Loss of Biodiversity
The site consists of arable land surrounded by hedgerows.

The indicative site layout that has been supplied incorporates a substantial landscaped
strip and shows that structural landscaping would be established/maintained in and
around the site.

d) Archaeology

The Planning Archaeologist at Warwickshire Museum identified a potential for the site to
have archaeology associated the medieval settlement of Warton, a possible cropmark
complex and a possible Roman settlement. He indicated that whilst there is little other
direct evidence for pre-medieval activity this may be a reflection of a lack of previous
investigations across this area, rather than an indication of the potential for below
ground archaeological deposits to survive across the site. He sought pre-determinative
evaluation, with a geophysical survey being the initial phase.

The applicant has supplied a geophysical survey report which concludes that there were
‘no anomalies of possible archaeological interest have been identified by the survey,
with all the anomalies relating to various agricultural practices, natural variations and
modern ferrous debris’.

The Planning Archaeologist has been supplied with this report. He remains concerned
that a negative report does not fully demonstrate that there is no arcahaeology of
importance. He points to current Historic England guidelines which indicate that any
reference to ‘negative evidence' must be fully qualified and explained. Lack of
geophysical anomalies cannot be taken to imply a lack of archaeological features, and
in such cases an alternative evaluation procedure such ftrial trenching, should be
considered. In light of the size of this application site and the lack of previous
archaeological work having been undertaken within the vicinity of the proposal he does
not consider that the potential for the site to contain archaeological deposits has been
adequately demonstrated.

This stance has to be balanced against the stance taken at the other development sites
in the village. The County Council's proposal on Orton Road for 72 dwellings identified
a comparable historic context, however, the stance in that instance did not require pre-
determinative evaluation, instead required a programme of evaluation ahead of the
submission of reserved matters. Given the size of the current site and, dependent on
the importance of any archaeology identified, there would be some scope for variances
in the layout at reserved matters stage. It is considered that a consistent stance should
be adopted and a programme of evaluation ahead of the submission of reserved
matters will also be acceptable in this instance.
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€) Residential amenity and village character

With regards to the residents to the north and north east of the site, the application is
submitted in outline format and so any reserved matters application can ensure that the
units are all orientated to maintain a sufficient degree of privacy between existing and
proposed residential properties. The proposed indicative layout shows properties side
on to each other or with rear gardens abutting rear gardens. Whilst separation
distances will need to be reviewed at the reserved matters stage, there is scope for
these arrangements to be shown to cause no significant demonstrable harm to
residential amenity.

As such it is not considered that to grant outline planning permission here for housing
would result in the significant loss of privacy, over dominance or loss of light to nearby
residents. The proposal thus complies with Policy NW10 (Development Considerations)
in the Core Strategy 2014,

The site layout shown on the indicative plan makes provision for a broad landscaped
belt around the periphery of the site to soften its visual impact on the setting of the
village edge and to accord with the provisions of the emerging local plan in the site
allocation. The development will abut other modern housing development and will
achieve access via a road which has an existing frontage of dwellings. It is not
considered the development will appear as an alien or disproportionately large addition
to the settlement in this context.

To ensure that the site achieves the broad landscaped belt around the periphery it
would be appropriate to control, by condition, the extent of the developable area, as
shown below hatched blue:

LAND OFF RARN END ROAD, WARTON, WARWIC

The land beyond the hatched blue area shall be used for the purpose of landscaping,
nature conservation and sustainable drainage measures only.

f) Affordable Housing

Policy NW6 (Affordable Housing Provision) requires that 40% of the dwellings shall be
affordable units. This can be required through a Section 106 Agreement.

The proposed development will meet policy provisions of Core Strategy Policy NW6 and
emerging Local Plan Policy LPS, which require green field sites of more than 10
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dwellings to provide 40% affordable housing on site (40 dwellings). Whilst the policies
prescribe a target affordable housing tenure mix of 85% affordable rent and 15%
suitable intermediate tenure wherever practicable, informal discussions with the
Council's Housing and Strategy Officer), have identified that approximately 65%
affordable rent and 35% shared ownership would be reflective of the local housing
market.

The submitted indicative masterplan is therefore based on the schedule of
accommeodation below.

Market Housing

No. Beds No. Dwellings Proposed % of market total
2 [ 13.3%
3 36 60.0%
4 16 26.7%

Total 48 units (60% of units proposed)
Affordable Rented Housing

No. Beds No. Dwellings Proposed % of affordable total
2 20 50%

3 ] 12.5%

4 2 0.5%

Affordable rented sub-total 67.5%

3 [13 [ 32.5%
Affordable rented sub-total 32.5%
Total 40 Dwellings (40% of total dwellings proposed)

This is an appropriate, policy compliant, provision to meet local affordable housing need
and the application can be supported in this respect. The provisions would be made a
requirement of the associated S106 Agreement.

h) Access to services and education

A number of the objections received raise concerns about the pressure on the existing
services in the area from the occupiers of these units.

Education providers, health service providers and the Borough Council, as the provider
of formal sports and recreation provisions, have all set out the financial contributions
that would be appropriate to cater for the needs arising from the development. The
applicant has indicated a broad acceptance of the Heads of Terms and the sums of
money sought (set out above). In these circumstances, it cannot be concluded that the
development would be to the detriment of existing infrastructure provisions, as it would
appropriately address the needs arising as a result of it. Having said this, the
negotiations are not fully concluded at this stage, in terms of the distribution of
contributions between the three Warton sites. The report recommendation caters for
the conclusion of these ongoing negotiations.

These contributions sought are in accordance with Policy NW22 (Infrastructure) in the
Core Strategy.

i) Surface water drainage
Warwickshire County Council as the Lead Local Flood Department has no objection to
the proposal subject to the imposition of a planning condition requiring a detailed

surface water drainage scheme to be submitted for the site. In view of the area of land
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proposed to remain free from development it is considered that a satisfactory surface
water drainage scheme can be submitted in accordance with the proposed wording of
the planning condition. This is in accordance with Policy NW10 (Development
Considerations).

j) Loss of Agricultural Land
The application is accompanied by an Agricultural Land Classification Analysis. The

analysis determines that the site is Graded 3B. This is land of moderate quality — see
table below:

Grade Description
1 Excellent quality agricultural land with no or very minor limitations to
agricultural use.
2 Very good quality agricultural land with minor limitations which affect crop

yield, cultivation or harvesting.
Ja Good quality agricultural land capable of producing moderate to high vields of a
narrow range of arable crops or moderate yields of a wider range of crops.

ib Moderate quality agricultural land capable of producing moderate vields of a
narrow range of crops or lower vields of a wider range of crops.

Poor quality agricultural land with severe limitations which sigmificantly restrict
the range of crops and/or level of yields.

Very poor quality agricultural land with very severe limitations which restrict

] use to permanent pasture or rough grazing. except for occasional pioneer forage
CTaps.

This is therefore not land which is identified in the NPPF as being the 'Best and most
versatile agricultural land’, which the NPPF sets out is Land in grades 1, 2 and 3a of the
Agricultural Land Classification.

An objector expresses concern that following Brexit land in agricultural production
should be retained for food self sufficiency. There is no national or local policy that has
this objective.

The application cannot be resisted on the basis that it would result in the loss of
important agricultural land.

k) Ground Conditions

The application is accompanied by a desk study to determine any potential
environmental and geotechnical risk issues and liabilities pertaining to the future
development of the site. The report findings identified that, due to the limited potential
for contamination to be present, the potential risk to the identified receptors is generally
considered to be low. The potential risk posed by the migration of hazardous ground
gases assocated with the former onsite pond and landfills and infiled quarnes and
ponds within the vicinity of the site is considered to be moderate.

Any residual risk is likely to be mitigated by the use of physical barriers including cover
layers, contaminant resistant water supply infrastructure and gas resistant membranes.
It is considered that traditional strip or pad foundations may be appropriate for the
proposed development with foundations placed within the natural strata. Foundations
may need to be locally deepened within the vicinity of existing of proposed trees and
through any Made Ground or organic materials. The report recommends that an
intrusive ground investigation is required ahead of any development works to determine
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the founding properties of the underlying ground conditions and to determine the actual
contaminative ground conditions. The intrusive investigation should include an
assessment of hazardous ground gases. The Council's Environmental Health Officer
concurs with these findings and recommendations. There are no ground conditions that
would preclude the development of the land subject to conditions.

1) Impact on Biodiversity

The site comprises predominantly arable land with semi-improved grassland field
margins and hedgerows along the southern and eastern boundaries and part of the
northern boundary along with an area of tussocky semi-improved grassland and tall
ruderal, and broad-leaved trees. The wider landscape predominantly comprises arable
and pasture fields bounded by hedgerows and trees.

Part of the northern boundary contains a species rich hedgerow of approximately 2 to 3
metres in height. Off site and adjacent the north-west boundary is a body of standing
water. The southern boundary contains a well maintained species rich hedgerow of
approximately 1 to 2 metres in height with a dry ditch on the south side of the hedge.
The eastern boundary contains a well maintained species rich hedgerow on a half bank
of approximately 1 to 2 metres in height.

Existing hedgerows and trees will be retained as inclusive, legible components or
‘markers’ of the development, ensuring the site field boundaries are maintained and
safeguarded, in some instances historic hedgerows are reinstated. The strategy
includes a landscaped edge of public semi-natural open space to the south, west and
east linking to a public right of way and a reinforced green corridor to the north. This will
curtail the development edges creating a strong, meaningful landscape buffer.

The Ecological Appraisal by Just Ecology makes a clear recommendation that the
hedgerows should be retained as they are key wildlife corridors. The report
recommends that wildlife corridors of at least 10m wide are retained to the north, east
and southern boundaries. The Warwickshire Wildlife Trust points out that this will need
to be incorporated in the design at the reserved matters stage.

A badger sett exists in the vicinity. The Warwickshire Wildlife Trust concludes that the
development will not harm badgers or this sett as it is outside the developable area and
can be protected by a suitable buffer and fenced off during construction. Foraging
routes are retained to the south and west, but not to the north. As stated in the survey
report, a badger survey will need to be conducted within a few months of the
construction staring to make sure than no new setts have been dug elsewhere in on the
site. This could be a planning condition.

Natural England considers that the proposed development will not have significant
adverse impacts on designated sites and has no objection.

The application is proposes an ecology enhancement strategy indicates that it ‘provides
options which could provide an ecological net gain'. The National Planning Policy
Framework, March 2012, looks to ensure that development achieves bio-diversity net
gains if it is to be considered sustainable development (Paragraphs 9, 109 and 118).
The approval of reserved matters applications should be able to demonstrate that this is
achieved. It would therefore be appropriate to require the carrying out of a Bio-Diversity
Impact Assessment as a conditional requirement of planning permission.
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It is considered that, subject to conditions the development would not cause harm to
interests of nature conservation or bio diversity.

Conclusions

It is recommended that this outline proposal (with details of access) for residential
development is supported. It is considered that the development would be sustainable
development, being adjacent to the existing settlement and in accord with the emerging
development plan. The proposed S106 contributions address concerns raised about the
capacity of local schools and health services and transport provision. This site is an
allocated site for housing under Emerging Policy LP39 (Housing Allocations) of the
Submission Version of March 2018, It has been demonstrated that the application site
can be developed with up to 100 dwellings in accordance with the policies in the
Development Plan. Detailed concerns about the effect of the built form on existing
dwellings would be addressed at the reserved matters stage.

Recommendation

That subject to the signing of a Section 108 Agreement covering the draft Heads of
Terms as set out in this report, the Council is minded to GRANT outline planning
permission with the following conditions:

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

REASON
To comply with Section 92 of the Town and Country Planning Act 1990.

2

Application for approval of the reserved matters shall be made to the Local
Planning Authority not later than three years from the date of this permission.

REASON
To comply with Section 92 of the Town and Country Planning Act 1990,

3

The development hereby permitted shall take place not later than two years from
the date of approval of the last of the reserved matters to be approved.

REASON
To comply with Section 92 of the Town and Country Planning Act 1990.
4

The development hereby approved shall be carried out in accordance with the
site location plan numbered P17-0427-017-1 and the plan numbered Proposed
Site Access Layout T17533_001_Rev A received by the Local Planning Authority
on 13 October 2017, and no more than 100 dwellings shall be constructed on the
site. The developable area of the site shall be confined to the area of land
hatched blue on the attached plan — ‘Plan One - Developable Area’. The land
beyond the hatched blue area shall be used for the purpose of landscaping,
nature conservation and sustainable drainage measures only.
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REASON
To reduce the impact of the proposal on the open countryside.

No development shall take place on site until a Construction Management Plan
has been submitted to the Local Planning Authority for approval in writing, which
shall remain in force throughout the construction period. The Plan shall provide
details of the arrangements for:

The location of storage compounds and car parking for site operatives and
visitors;

The HGV Routing Plan;

The hours of working and the hours of delivery of goods, plant and materials,
Wheel washing facilities and any dust suppression measures particularly to
prevent mud and debris entering the public highway;

Noise control during construction;

A dust management plan in line with the |IAQM guidance

Site lighting details;

Measures for the protection of trees that are to be retained,

Household refuse from occupied dwellings during construction; and,

The contact for any local concerns with regards to the construction activities on
the site.

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

Prior to the commencement of the development detailed technical drawings, with
a supporting Road Safety Audit, in general accordance with preliminary drawing
T17533-001 Rev A, shall be submitted and approved in writing by the Local
Planning Authority. Thereafter the approved highway access works shall be
implemented in accordance with the approved plans. No part of the site shall be
occupied until the approved highway access works have been completed, as
evidenced by the issuing of a Certificate of Substantial Completion by the
Highway Authority.

REASON

In the interests of highway safety.

The development hereby permitted shall not commence until drainage plans for
the disposal of foul sewage have been submitted to and approved by the Local
Planning Authority. The scheme shall be implemented in accordance with the
approved details before the development is first brought into use.

REASON

To ensure that the development is provided with a satisfactory means of

drainage as well as reduce the risk of creating or exacerbating a flooding
problem and to minimise the risk of pollution.
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8) No development shall take place until a detailed surface water drainage scheme

9

for the site, based on sustainable drainage principles, the approved FRA and
Sustainable Drainage Statement, Richborough Estates LTd, Orton Road _BWB
Consulting_  ORW-BWB-EWE-XX-RP-YE- 0001_October 2017 and an
assessment of the hydrological and hydrogeological context of the development,
has been submitted to and approved in writing by the Local Planning Authority in
consultation with the LLFA, The scheme shall subsequently be implemented in
accordance with the approved details before the development is completed. The
scheme to be submitted shall:

« Undertaken infiltration testing in accordance with the BRE 365 guidance to
clarify whether or not an infiltration type drainage strategy is an appropriate
means of managing the surface water runoff from the site.

* Demonstrate that the surface water drainage system(s) are designed in
accordance with ‘“The SuDS Manual’, CIRIA Report C753.

If infiltration is not viable, limit the discharge rate generated by all rainfall events
up to and including the 100 year plus 40% (allowance for climate change) critical
rain storm to the QBar Greenfield runoff rate of 5 I/s for the site.

+ Demonstrate the provisions of surface water run-off attenuation storage in
accordance with the requirements specified in ‘Science Report SC030219
Rainfall Management for Developments’.

« Demonstrate detailed design (plans, network details and calculations) in
support of any surface water drainage scheme, including details of any
attenuation system, and outfall arrangements. Calculations should demonstrate
the performance of the designed system for a range of return periods and storm
durations inclusive of the 1 in 1 year, 1 in 2 year, 1 in 30 year, 1 in 100 year and
1 in 100 year plus climate change return periods.

» Provide plans and details showing the allowance for exceedance flow and
overland flow routing, overland flow routing should look to reduce the impact of
an exceedance event.

« Provide evidence to show an agreement from Severn Trent Water to connect to
the existing surface water network.

« Provide a maintenance plan to the LPA giving details on how the entire surface
water systems shall be maintained and managed after completion for the life time
of the development. The name of the party responsible, including contact name
and details shall be provided to the Local Planning Authority.

REASON

To prevent the increased risk of floeding, to improve and protect water guality, to
improve habitat and amenity; and to ensure the future maintenance of the
sustainable drainage structures.

Neo development shall commence until an assessment of the risks posed by any
contamination, carried out in accordance with British Standard BS 10175:
Investigation of potentially contaminated sites - Code of Practice and the
Environment Agency's Model Procedures for the Management of Land
Contamination (CLR 11) (or equivalent British Standard and Model Procedures if
replaced), shall have been submitted to and approved in writing by the Local
Planning Authority. The scheme of investigation shall have the purpose of
determining the founding properties of the underlying ground conditions to
determine the actual contaminative ground conditions and shall include an
assessment of hazardous ground gases. If any contamination is found, a report
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specifying the measures to be taken, including the timescale, to remediate the
site to render it suitable for the approved development shall be submitted to and
approved in writing by the Local Planning Authority. The site shall be remediated
in accordance with the approved measures and timescale and a verification
report shall be submitted to and approved in writing by the Local Planning
Authority. If, during the course of development, any contamination is found which
has not been previously identified, work shall be suspended and additional
measures for its remediation shall be submitted to and approved in writing by the
Local Planning Authority. The remediation of the site shall incorporate the
approved additional measures and a verification report for all the remediation
works shall be submitted to the Local Planning Authority within 28 days of the
report being completed and approved in writing by the Local Planning Authority.

REASON

To ensure that risks from land contamination to the proposed end users of the
land and neighbouring land are minimised, together with those to controlled
waters, property and ecological systems, and to ensure that the development can
be carried out safely without unacceptable risks to workers, neighbours and other
offsite receptors.

10)Prior to the submission of any Reserved Matters applications for any phase of
development:

a) a Witten Scheme of Investigation (WSI) for a programme of
archaeological evaluative work shall be submitted to and approved in
writing by the Local Planning Authority.

b) the programme of archaeological evaluative work and associated post-

excavation analysis, report production and archive deposition detailed

within the approved WSI shall be undertaken. A report detailing the results
of this fieldwork shall be submitted to the Local Planning Authority.

An Archaeological Mitigation Strategy document (including a WSI for any

archaeological fieldwork proposed) shall be submitted to and approved in

writing by the Local Planning Authority. This should detail a strategy to
mitigate the archaeological impact of the proposed development and
should be informed by the results of the archaeological evaluation.

c

—

The development, and any archaeological fieldwork post-excavation analysis,
publication of results and archive deposition detailed in the Mitigation Strategy
document, shall be undertaken in accordance with the approved Mitigation
Strategy document.

REASON
In view of evidence recorded of proximity to the medieval settlement of Warton
(Warwickshire Historic Environment Record MWAS578), a possible cropmark
complex (MWAE728) and possible Roman settlement (MWA 220).

11)The hours of construction shall be limited to 08:00 to 18:00 on weekdays and
08:00 to 13:00 on Saturdays only. There shall be no construction at any other
times.
REASON
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In the interests of residential amenity.

12)Prior to the commencement of development a badger survey shall be conducted
to establish to up to date presence or absence of badger sets and badger
activity. A report of the findings and recommendations for action in respect of the
findings shall be submitted to and approved by the Local Planning Authority in
writing. The agreed recommendations and actions shall be implemented in full
thereafter.

REASON
In recognition of the presence of a protected species.

13)An ecological management plan (EMP) shall be submitted to and approved in
writing by the Local Planning Authority prior to the commencement of the
development. The content of the EMP shall include the following:

a) Measures for the protection and retention of existing trees and hedgerows.

b) Description and evaluation of features to be managed.

¢) Aims and objectives of management.

d) Appropriate management options for achieving the aims and objectives.

e) An up-to-date Biodiversity Impact Assessment demonstrating that ‘no net
loss' to biodiversity has been achieved.

f) A work schedule, including an annual work plan capable of being rolled
forward over a five-year period.

g) Details of the body or organisation responsible for the implementation and
ongoing management, monitoring and remedial actions of the plan, including
the mechanism for funding.

The approved plan shall be implemented in full accordance with the approved
details and maintained as such at all times thereafter.

REASON
In the interests of protecting the biodiversity interests of the site.

14)None of the residential units hereby permitted shall be occupied until a scheme
for the provision of adequate water supplies and fire hydrants, necessary for fire
fighting purposes at the site, has been submitted to and approved in writing by
the Local Planning Authority. The development shall not then be occupied until
the scheme has been implemented to the satisfaction of the Local Planning
Authority.
REASON

In the interest of public safety from fire and for the protection of the Emergency
Fire Fighters.

5/58

6/41

4/48



Notes

18

Severn Trent Water advise that although our statutory sewer records do not
show any public sewers within the area you have specified, there may be sewers
that have been recently adopted under The Transfer Of Sewer Regulations 2011.
Public sewers have statutory protection and may not be built close to, directly
over or be diverted without consent and you are advised to contact Severn Trent
Water to discuss your proposals. Severn Trent will seek to assist you obtaining a
solution which protects both the public sewer and the building.

. Warwickshire County Council as the Lead Local Flood Authority does not

consider oversized pipes or box culverts as sustainable drainage. Should
infiltration not be feasible at the site, alternative sustainable drainage should be
used, with a preference for above ground solutions.

. Surface water run-off should be controlled as near to its source as possible

through a sustainable drainage approach to surface water management.
Sustainable Drainage Systems (SuDS) are an approach to managing surface
water run-off which seeks to mimic natural drainage systems and retain water on-
site as opposed to traditional drainage approaches which involve piping water
off-site as quickly as possible.

. The proposed development lies within a coal mining area which may contain

unrecorded coal mining related hazards. If any coal mining feature is
encountered during development, this should be reported immediately to the
Coal Authority on 0345 762 6848. Further information is also available on the
Coal Authority website at:

. www.gov.uk/government/organisations/the-coal-a uthority

. Wildlife and Countryside Act 1981 - Birds. 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.

. Public footpath AE11 must remain open and available for public use at all times

unless closed by legal order, so must not be obstructed by parked vehicles or by
materials during construction.

. The applicant must make good any damage to the surface of public footpath

AE11 caused during construction.

. If it is necessary to temporarily close public footpath AE11 for any length of time

during construction then a Traffic Regulation Order will be required. Warwickshire
County Council's Rights of Way team should be contacted well in advance to
arrange this.
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10.Any disturbance or alteration to the surface of public footpath AE11 requires the

-
-

prior authorisation of Warwickshire County Council's Rights of Way team, as
does the installation of any new gate or other structure on the public footpath.

.The design of the reserved matters scheme shall have regard to the following:

The illustrative plan submitted with the application shows a significant proportion
of the planned development (approximately 40%) accessible down private drives
only. Please note that the Council's Waste and Recycling Service will not travel
along (vehicle or on foot) paved/private drive areas to collect waste receptacles.
It would require the placement of hard surfaced collection points adjacent to the
adopted highway. It will require the submission of a vehicle flow plan for a 26T
RCV on all areas of adopted highway for the development. The Council will
require the provision of a bin storage facility capable of holding @ minimum of 3 x
240 litre wheeled bins within the curtilage of each dwelling.

12.1n dealing with this application, the Local Planning Authority has worked with the

applicant in a positive and proactive manner through seeking to resolve planning
objections and issues and suggesting amendments to improve the quality of the
proposal. As such it is considered that the Council has implemented the
requirement set out in paragraphs 186 and 187 of the National Planning Policy
Framework.
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BACKGROUND PAPERS

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

2000 Section 97

Planning Application No: PAP/2017/0551

Bg:';i?::d Author Nature of Background Paper Date
. 131017
) Application Forms, Plans
1 The Applicant or Agent 281117
9 and Statement(s) 090118
2 Collett Representation 011117
3 Mark Representation 011117
4 Douglas Representation 011117
5 Studd Representation 061117
6 Armstrong Representation 061117
4 Simkins Representation 061117
8 Lytton Representation 201117
9 Atwood Representation 201117
10 Barker Representation 201117
11 Fletcher Representation 201117
12 Mrs Cater Representation 201117
13 Mr Cater Representation 201117
14 Miss Cater Representation 201117
15 Miss Cater Representation 201117
16 Middlesmoor Representation 201117
17 Clinton Representation 201117
18 Talbot Representation 201117
19 Briers Representation 271117
20 Lytton Representation 141217
21 x:::;eg:pd Transport Consultation Response 011117
Warwickshire County
Council Public Health and
22 NHS Warwickshire North Consultation Response 201217
Clinical Commissioning
Group
23 Jones Representation 021117
24 E;asrﬁ:lg:rirgnprgﬁ ogfﬁcer Consultation Response 031117
091117
25 Lead Local Flood Authority | Consultation Response 41217
201217
26 Sport England Consultation Response 041217
27 Fire and Rescue Consultation Response 151117
28 nga ?e%rg‘;:r"_lg s Consultation Response 151117
29 Warwickshire Wildlife Trust | Consultation Response 081117
30 g’f‘;é;"r“me"ta' Bl Consultation Response 201117
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3 Natural England Consultation Response f? ];_, 1;
Planning Archaeologist,

32 Warwickshire Museum Consultation Response 221117
Warwickshire County :

33 Council Footpaths Consultation Response 291117

34 NWBC Trees Officer Consultation Response 051217
Warwickshire County 2 201217

28 Council Highways Authority | Sonsultation Response 260118

36 Severn Trent Water Consultation Response 300118

Note:  This list of backg d papers exclud blished d ts which may be referred to in the report, such

as The Development Plan and Planning Policy Guﬂance Notes.

A backgrmm‘ paper will mcﬁ.rde any #em which the Planning Officer has relied upon in preparing the report and
tie This may include correspondence, reports and d ts such as Envi
Impact Assessmenfs or Traffic Impact Assessments.
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Ppeds ix ¢
Jeff Brown BA Dip TP MRTPI
\ Head of Development Control Service
4" i, The Council House
5 South Street
Atherstone
Warwickshire
: : CVa 1DE
7 North Warwickshire
b . Switchboard: (01827) 715341
" Borough Council Fax: (01827) 719225
i E Mail: planappconsult@northwarks.gov.uk
Website: www.northwarks.gov.uk

Mr B Simm
Communities )
Warwickshire County Council 3:;:*:;1,; m’;gg‘lﬁmm
PO Box 43
Shire Hall
Warwick
CV34 48X

Date: 6" February 2018

Dear Ben

Proposed Residential Develop at Orton Road, Warton

| refer to the outline planning application for 72 dwellings at the above site. This matter was
referred to the Council's Planning and Development Board on 5" February. It resolved to defer a
determination and one of the matters involved in that decision was the position of the new access

off Orton Road into the site.

| appreciate that your letter of 20 December indicated that there was no objection to the access
as proposed. The Planning Board has asked me to investigate whether there is an acceptable
alternative location. The present proposal is opposite the existing row of terraced properties here.
It was considered that by moving the access further north that it would be more distant from those
properties and thus safer.

| acknowledge that | do not have a plan on which to illustrate that potential alternative, but the
agent acling on behalf of the applicant is likely to be in contact with you in order to follow this
through. In the interim I'd welcome your thoughts on whether an alternative location is at all
feasible. In this regard I'd appreciate a fairly swift response if that it possible

Yours faithfully

Jeff B
Head lanning Control

6/47

4/54



Your ref: PAP/2016/0280
My ref: 160280

Warwickshire
County Council

Communities

PO Box 43
Mr J Brown . f;';r:m::ll
Head of Planning
NORTH WARWICKSHIRE BOROUGH COUNCIL Cv34 43X
PO BOX 6, The Council House
South Street, Atherstone
CV9 1DE Tel; (01926) 418062
Fax: (01926) 412641
FAO : Jeff Brown bensimm@warwickshire.gov.uk

www.warwickshire.gov.uk

22" February 2018

Dear Mr Brown

PROPOSAL: Outline application for erection of 72 dwellings with associated
access, parking and landscaping

LOCATION: Land Opposite 84 To 104 Orton Road, Warton

APPLICANT: Mr | Wilson

Thank you for your letter dated the 6" February, firstly may | apologise for the delay in
responding to the matters you have raised. | have now had the opportunity to review
the matters raised and review the case file and provide the following information.

The Highway Authority as part of its assessment of the planning application and
discussions with the applicants transport consultants have had lengthy discussions
about the appropriateness of the access arrangements.

The proposed access is located within the existing 30mph speed limit area, and can
achieve visibility splays in accordance with Manual for Streets, which states the
minimum level of visibility which is required in a 30mph speed limit is 43 metres in
either direction. The Highway Authority noted that the access would impact on existing
parking arrangements on Orton Road which required mitigating which the applicants
have proposed through the revised submissions for the access arrangements. However
a Road Safety Audit Stage 1 had not been submitted, in contrary to Policy LUT & of the
Warwickshire Local Transport Plan, however if was consider this could be conditioned
prior to the start of construction alongside the provision of technical drawings.

ply Wgﬁ:o

afk/-'c
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If the North Warwickshire Planning and Development Board still consider the access
arrangements to be unsafe then the lack of a Road Safety Audit Stage 1 can be utilised
as a grounds for refusal, if the condition is not sufficient based on their consideration
and deliberation of the application and access arrangements

In terms of viable alternative locations these constrained by existing factors. | note that
the Board have asked whether moving the access to the north away from the terraced
houses would provide a safer access arrangement. It is difficult to consider this matter
without technical drawings, and it should be noted that no communication with the
applicant, nor their consultants has taken place in respect of the option identified. The
following text provides a commentary of moving the access to the east and west of the
existing proposed location.

Moving the A he East on Orfon Road:

The Highway Authority considers this to be unfeasible, as the access would not be able
to conform to our standards. The Highway Authority requires new access arrangements
to a maximum distance of 25 metres from existing junctions, unless exceptional
circumstances can be justified. If the access was moved to the East it would conflict
with access for the lay-by serving existing properties. In addition this would cause the
loss of 16 community parking bays and recycling arrangements to the local area, which
would ease existing on-street parking issues on Orton Road.

In addition an access at this location would require the loss of existing hedgerow. In
addition the visibility splay would cross third party land, outside their control. Therefore
there would be not planning methods which would prevent the existing landowner of
planting in this location and creating an obstruction to visibility. This is a Highway
Safety issue which the Highway Authority would not accept.

Moving the Access (o the West on Orfon Road:

Relocating the access to the West would overcome the conflict with the properties,
however the access would now be located on a section of road applicable to the
national speed limit of 60mph. At this speed the Highway Authority requires the use of
standards in accordance with Design Manual for Roads and Bridges. Therefore the
Highway Authority would require a visibility splay with the 'y’ axis distance of 90 metres
to be achieved, unless a speed survey demonstrates a lower vehicle speed at this
location.

It should also be noted that the width of the maintained adopted highway network at
this part of the site narrows considerably. Therefore this would require the loss of a
substantial amount of hedgerow and trees to achieve the full distance required for a
safety level of visibility. Whilst this is not an highway issue, it is a material planning
consideration, which the Local Planning Authority would have to take into the planning
balance.
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Once again the visibility splay would cross third party land, outside their control.
Therefore there would be not planning methods which would prevent the existing
landowner of planting in this location and creating an obstruction to visibility. This is a
Highway Safety issue which the Highway Authority would not accept.

In conclusion, | cannot provide a definitive answer to a suitable local for a revised
access location. This is due to no technical information being provided, and no
communication with the applicants nor their consultants. The comments above are
based on our assessment of the development site and highway network and not
technical information. It should be noted that revised access arrangement drawings
would need to be supported with the identified visibility, required vehicle tracking
drawings for the refuse vehicle and a Road Safety Audit Stage 1.

I trust the above provides some clarification in regards to the matters you have raised
in your email. However if you have any further questions please do not hesitate to
contact me.

Yours sincerely
Bex Simm

Ben Simm
Development Group
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Jeff Brown BA Dip TP MRTPI
Head of Development Control Service

The Council House
South Street
Ather;lone_
North Warwickshire — 2auashe
BOI‘OUQh Council Swilchboard: (01827) 715341
Fax: (01827) 719225
E Mail: planappconsult@northwarks.gov.uk
Mr B Simm Website: www.northwarks.gov.uk
Communities "
r - . Date: 6" March 2018
Warwickshire County Council Our ref: PAP/2016/0280
PO Box 43 Your ref:
Shire Hall ’
Warwick
CV34 48X
Dear Ben

Proposed Residential Development at Orton Road, Warton
| refer to my letter of 6" February and your reply of 22 February.

The case was referred back to the Council's Planning Board on 5 March. It resolved that it was
minded to support the grant of planning permission subject to further research into a couple of
highway matters and | would ask you to respond to these please as soon as you are able.

The first relates to the option of relocating the proposed access point further to the east along
Orton Road. Whilst understanding the reasons for your concerns aboul this as expressed in your
letter of 22 February, | have been asked to investigate whether the 30 mph limit could be
extended further out of the village to the east. If this was the case, then it is suggested that the
visibility splays for the new access also further to the east, would then be in a 30mph zone and
might then be able to be provided without the need for third party land or the removal of
hedgerows. | would welcome your thoughts on this.

The second relates to the lack of any request by your Authority for traffic calming in Orton Road
at the point of the 30 mph limit and further to the west. It is suggested that these measures would
reduce traffic speeds and thus increase road safety at the proposed site access location, whether
as now proposed or as suggested further towards the east. Again I'd welcome your thoughts on
this please.

| am under a degree of pressure from the applicant to resolve these outstanding queries and
would thus welcome an early response.

Yours faithfully

Jeff Brown
Head of Planning Control
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Your ref: PAP/2016/0280
My ref. 160280

Warwickshire
County Council
Communities
PO Box 43
M J B Shire Hall
rJ Brown :
Head of Planning L
NORTH WARWICKSHIRE BOROUGH COUNCIL CV34 48X
PO BOX 6, The Council House
South Street, Atherstone
CV9 1DE Tel: (01926) 418063
Fax: (01926) 412641
FAO : Jeff Brown bensimm@warwickshire. gov.uk

www.warwickshire.gov.uk

23" March 2018

Dear Mr Brown

PROPOSAL: Outline application for erection of 72 dwellings with associated
access, parking and landscaping

LOCATION: Land Opposite 84 To 104 Orton Road, Warton

APPLICANT: Mr | Wilson

Thank you for your letter dated the 6 March, in response to your response dated the
g2 February. Please find below in the following text the response the enquiries raised
in your further response.

Extension of the 30mph Speed Limit;

The Committee as the determining can, if its is considered necessary to make the
development acceptable, request a financial contribution to enable the speed limit to be
extended. The contribution would be £12,000.00 and secured through a Section 106
Agreement.

However the extension of the Speed Limit would still not be guaranteed to be
implemented, as it must follow its formal process under the Traffic Regulaton Order
process under the Highways Act 1980. There is no certainty that the 30mph speed limit
would be extended especially based on 85" percentile speeds, and whether
Warwickshire Police will support and enforce the speed limit.

If the application was improvement but the speed limit extension rejected through its
separate process, then the access arrangements would not be sufficient for the existing
identified speed of the road at this location, with insufficient visibility required.

it
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Traffic Calming on Orton Road:

The Highway Authority can only request mitigation which is related to the proposed
development, and not existing situations on the highway network, in accordance with
the National Planning Policy Framework, Planning Practice Guidance, and Department
for Circular 02/2013.

The Highway Authority has not requested traffic calming at this location as there is no
accident record for personal injury accidents which suggest that Orton Road is unsafe
with the cause being the excessive speed of wvehicles. However the existing
arrangements and layout of Orton Road, within the 30 limit is sufficient to support a low
speed environment. The Highway Authority also has to consider bus services and
operators who won't serve areas with physical traffic calming, especially vertical
features, which cause delay and discomfort to passengers on their services.

In addition it is not the responsibility of the applicant to mitigate individual motorists
behaviour on the network, which is a matter for Warwickshire Police.

| trust the above provides some clarification in regards to the matters you have raised
in your email. However if you have any further questions please do not hesitate to
contact me.

Yours sincerely

Bex Simm

Ben Simm
Development Group
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A precpies

3 Jeff Brown BA Dip TP MRTPI
'I‘;if—’-m Head of Development Control Service
o d The Council House
South Street
Atherstone
¢ 4 o Warwickshire
X North Warwickshire  &35o¢
L BOTOUgh Council Switchboard: (01827) 715341
- Fax: (01827) 719225
E Mail: planappconsult@northwarks.gov.uk
Mr B Simm Website: www.northwarks.gov.uk
Communities B
i ; . Date: 117 April 2018
Warwickshire County Council Oy ras PAPI2017/0551
PO Box 43 Your ref:
Shire Hall
Warwick
Cv34 45X
Dear Ben

Proposed Residential Development off Barn End Road, Warton
Richborough Estates

| wrote to you recently — 6 March — in respect of two sites in Warton as a consequence of the
referral of two planning applications to our Planning and Development Board. | received your
reply dated 23 March. | am instructed by the Council's Planning and Development Board to write
again in respect of a further third application for new housing in Warton — that for up to 100
dwellings off Barn End Road for Richborough Estates — PAP/2017/0551.

The reason for the request is similar to that of my 6 March letter.

The present proposal has a single access from Bam End Road and your Authority responded
with no objection. This was reported to the Board on 9" April and it resolved to support the
application in principle and thus it is minded to grant an outline planning permission. However, the
Board had some reservations about the proposed access — particularly there being a lot more
traffic using Barn End Road and the high level of existing on-street car parking. The Board has
asked if you would consider an access on to Orton Road as an alternative. | would therefore ask
for your response outlining the reasons for your reply and if this is considered not to be
acceptable, why the Barn End Road proposal is preferable.

However, the Board anticipates that the alternative location off Orton Road is probably not going
to be supported by your Authority because of the speed limit for that stretch of road. | have
therefore been asked if you would extend your reply to explain whether it is possible or indeed
likely for the village speed limit to be extended out of the village so as to include this stretch of
Orton Road and if so, whether that would make the possibility of a relocated site access more
acceptable.

Additionally, | would ask if you would look at the possibility of two access points into the site, one
off Orton Road and one off Bam End Road — either joined through the internal layout, or as two
cul-de-sacs.

| look forward to hearing from you on these matters. If it would be helpful, we could arrange a
meeting to run through these Warton issues.

The applicant in the Richborough case was present at the 9™ April Board meeting and | know that
he has instructed his transport consultants to explore the scenarios sel out above. | am sure that
they will be in touch with you very soon.
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Youry faithfully

Jeff Bfown
Head pf Planning Control

6/55

4/62



Your ref: PAP/2017/05651
My ref. 170551

Warwickshire
County Council
Communities
PO Box 43
Shire Hall
Mr J Brown )
Head of Planning ;"‘“’":;
NORTH WARWICKSHIRE BOROUGH COUNCIL VS4ASK
PO BOX 6, The Council House
South Street, Atherstone
CVve 1DE Tel: (01926) 418063
Fax: (01926) 412841
FAO : Jeff Brown bensimm@warwickshire gov uk

www.warwickshire.gov.uk

3" May 2018

Dear Mr Brown

PROPOSAL: Outline application for up to 100 dwellings; all matters reserved
except for access

LOCATION: Land South Of Warton Recreation Ground, Orton Road/Barn End
Road, Warton

APPLICANT: Pegasus Group

Thank you for your letter dated the 11" April, in regards to whether an access would be
feasible from Orton Road and a potential change in speed limit Please find below in
the following text the response the enquiries raised in your further response.

Propsed Access onto Barn End Road;

The Highway Authority undertook a robust assessment of the proposed access
arrangements, and accepted the visibility splays and design parameters which accord
with Manual for Streets due to the 30mph speed limit of this section of highway.

Whilst it was noted in our response, dated 20" December 2017, that a Road Safety
Audit Stage 1 had not been provided, and therefore is contrary to Policy LUT 8 of the
Warwickshire Local Transport Plan.

If the members have misgivings or concerns about the access, then they could defer
the application and request this information which the Highway Authority would review.
However it is unlikely that this would change the Highway Authority decision and | think
it has been comfortably covered with a condition. | would not recommend it as a reason
for refusal, as it can be easily overcome. However, | leave that for you to consider as

an option as the Local Planning Authority.

W/
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I for an A nto Orton Road;
The Highway Authority considers that an access onto Orton Road would be
problematic. Due to the speed of the road at 60mph, and possibly greater and access
would have to be designed and visibility splays achieved in accordance with Design
Manual for Roads and Bridges. For an access to acceptable a visibility splay of 4.5m x
215m.

This would result in a substantial loss of hedgerow, and the ecological and landscape
impact would have to be considered as part of the proposal. In addition the full extent
may not be achieved to the left as the crossroad junction would be within the visibility
splay and impact upon highway safety, due to a plethora of movements at one location
in proximity to the access.

nsi f mph Limit on Orton Road:
It is unlikely that an extension to the 30mph on Orton Road to accommodate a
proposed access would be successful. The reason being is that Orton Road at this
location is very rural in its nature with hedgerows either side. In addition it is very
straight with dominance for the motorist, creating a high speed environment.

The 30 mph would not be supported by the Road Safety Team as it is unlikely that the
85" percentile speeds would be suitable for Warwickshire Police to enforce the speed
limit. If Warwickshire Police will not enforce then technically the Highway Authority
cannot support the proposed speed limit without exceptional circumstances, such as a
significant accident record. Having check the accident data records there is no accident
record at this location.

In addition whilst development would be on the south side it would be behind a buffer
and significant screening, and there would be no development to the north of Orton
Road. Therefore the road layout, except for an access, would not change and would
still be conducive to a high speed environment.

| trust the above provides some clarification in regards to the matters you have raised
in your email. However if you have any further questions please do not hesitate to
contact me.

Yours sincerely

Bex Simm

Ben Simm
Development Group
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TREE EVALUATION METHOD FOR PRESERVATION ORDERS (TEMPO)

[ P2 osfag

SURVEY DATA SHEET & DECISION GUIDE

et AWRERS.

Tree details
TPO Rel (if applicable): Tree/Group No: speciess ONIC .
Owner (if known): mmom"m {y MTGN

REFERTO GUIDANCE NOTE FOR ALL DEFINITIONS

Bart Lt Amenity assessnent
a) Condition & suitability for TPO

5) Good Highly suilable ey ,,m,@ SR TG DD e AT TG ]
3) Fair ilm:li.:: — ¢ Mgt eOE, T SEMAE0 ') M TEGEPES NIT
nl v 10 be sk i3
Unsanae FraaTE STRUCTUERL InTERTY |
u 3l

‘Mmuﬂmug contest ond bt intended i apply to serere irremediable defects only

b) Retention span (in years) & suitability for TPO

3) 100+ Highly sitable Score & Notes () LHLC EEQNEE FEMaUN D
4) 40100 \il!":"nuldﬂe Loty cuo de Sive T TEAANT HiTARD /DG
2) 2040 Suitable -+ F"”M’f

@020 Just suitable O Hpl .

0y <10% Linguitable

*includes wees which are an exlsting or neer furur nutsance, including thse glearfs outgrowing their coneest, or which are significantly negating the
potential of other treat of better quality

) Relative public visibility & suitability for TPO
C-Mrmwmudﬁrj-mmm;mﬁwww

Score & Notes ()
TE JpaCiE M Lr".lw
G BIGgf |

Highly suitable
Suitable

5)Very large trees with some visibility, or prominent large trees
q) Large wees, or medium trees elearly visible 1o the public
) Medium trees, or large wees with limited view caly
1) Young, small, or medium/large wees visible caly with difficuhy
1) Trees not visible to the public, regardless of size

Barely suitable
Probably unsuitable

d) Other lactors
Trees must have acerued 7 or mow poiats (with ne rere scose) to qualify

5) Principal components of arboricultural features, or veteran trees
+) Tree groups. or members of groups important for their cohesion chnt N“"(Dw FENENING
3) Trees with historie, ive o habitat importance 26>

2)Trees of particularly good me, especially il rare or unusual
(D) Trees with nione of the above additional redeeming features

Part 2 Expediency assessment
Trees st heve acerved 9 or mom points to qualify

5) Immediate threat 1o tree
3) Foreseeable threat to tree
2} Perceived threat o uee

) Precautionary only

[“Score & Notes@) FOTES L. PG STR /o]
W Hovw] BTHREE .

PBarL3: Decision guide

Do not apply TPO

Add Scores for Total:

Decisiom
q Bogs ::rugal’:"‘ﬂb

f TPO indeflensible
Dets not merit TPO
-4 TPO defensible
15+ Definitely merita TPO
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