
 Agenda Item No 4 
 
 Planning and Development 

Board 
 
 4 September 2017 
 
 Planning Applications 

Report of the   
Head of Development Control 
 
 
1 Subject 
 
1.1 Town and Country Planning Act 1990 – applications presented for 

determination. 
 
2 Purpose of Report 
 
2.1 This report presents for the Board decision, a number of planning, listed 

building, advertisement, proposals, together with proposals for the works to, 
or the felling of trees covered by a Preservation Order and other 
miscellaneous items. 

 
2.2 Minerals and Waste applications are determined by the County Council.  

Developments by Government Bodies and Statutory Undertakers are also 
determined by others.  The recommendations in these cases are consultation 
responses to those bodies. 

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

the attached report. 
 
2.4 Significant Applications are presented first, followed in succession by General 

Development Applications; the Council’s own development proposals; and 
finally Minerals and Waste Disposal Applications.  . 

 
3 Implications 
 
3.1 Should there be any implications in respect of: 
 

Finance; Crime and Disorder; Sustainability; Human Rights Act; or other 
relevant legislation, associated with a particular application then that issue will 
be covered either in the body of the report, or if raised at the meeting, in 
discussion. 
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4 Site Visits 
 
4.1 Members are encouraged to view sites in advance of the Board Meeting.  

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

 
4.2 Members are reminded of the “Planning Protocol for Members and Officers 

dealing with Planning Matters”, in respect of Site Visits, whether they see a 
site alone, or as part of a Board visit. 

 
5 Availability 
 
5.1 The report is made available to press and public at least five working days 

before the meeting is held in accordance with statutory requirements. It is also 
possible to view the papers on the Council’s web site: 
www.northwarks.gov.uk.  

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

this meeting, is due to be held on Monday, 9 October 2017 at 6.30pm in the 
Council Chamber at the Council House. 

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

meetings can be found at: www.northwarks.gov.uk/downloads/file/4037/. 
 
6.2 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 

1 CON/2017/0011 4/1 Former Shale Tip, Merevale Lane, 
Atherstone,  
Variation of condition 2 of planning 
permission NW57/08M042 to allow 
revision of details in relation to the 
biomass facility 

General 

2 CON/2017/0012 4/10 Severn Trent Water Ltd, Marconi Way, 
Coleshill,  
Installation of a biomethane gas to grid 
plant. 

General 

3 PAP/2016/0282 4/17 93-95, Long Street, Atherstone,  
Listed building consent to reinstate the 
original appearance of the front elevation 

General 

4 PAP/2016/0725 4/26 Holiday Cottage at Radford, Land adj 
to 66 Old House Lane, Corley,  
Removal of condition no's:- 3 & 4 of 
planning permission PAP/2014/0473 
relating to occupancy solely for holiday 
purposes and the keeping of a register of 
visitors staying in the accommodation 

General 

5 PAP/2017/0104 4/35 Land 260m South East Of Northbound, 
Smorrall Lane, Corley,  
Change of use of land to HGV parking 
incorporating associated infrastructure 
and works 

General 

6 PAP/2017/0340 4/107 Land Between, Rush Lane and 
Tamworth Road, Cliff,  
Outline application for erection of up to 
165 dwellings, public open space, 
landscaping, sustainable urban drainage 
and associated infrastructure - all matters 
reserved except access 

General 

7 PAP/2017/0429 4/114 Car Park, Sheepy Road, Atherstone,  
Works to trees in Conservation Area 

General 

8 PAP/2017/0438 4/118 2 Birmingham Road, Land opposite 
Green Man, Birmingham Road, 
Coleshill,  
Works to trees in Conservation to fell four 
trees 

General 
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General Development Applications 
 
(1) Application No: CON/2017/0011 
 
Former Shale Tip, Merevale Lane, Atherstone,  
 
Variation of condition 2 of planning permission NW57/08M042 to allow revision 
of details in relation to the biomass facility, for 
 
Warwickshire County Council 
 
Introduction 
 
This application has been submitted to the County Council for determination as the 
Waste Planning Authority. The Borough Council has been invited to make 
representations as part of that process. 
 
Background 
 
Members will be aware of this site opposite that of the former colliery, now used by 
JLR as a car distribution depot. The former colliery shale tip was the subject of a 
planning permission granted by the Secretary of State on 24/2/10, following a Public 
Inquiry, for the compaction of the site to form a stable landform for the construction 
of a sustainable resource recovery park together with associated plant and buildings 
including an Anaerobic Digester and a Biomass Facility. The AD plant is now fully 
operational. 
 
The applicant is now ready to let the contract for the Biomass facility. The preferred 
operator has requested amendments to the already approved layout and these are 
the subject of this application. 
 
The Proposals 
 
The proposed amendments relate to the following matters. 
 

• The site layout would be amended through re-location of storage tanks 
and other structures to the rear of the main process building; the 
relocation of the weighbridge and the introduction off a one way HGV 
circulation route on site.  

• The height of the main process building would increase from 14 metres 
to 22 metres to its ridge and the stack would increase from 20 metres 
to 25 metres 

• The application makes it clear that these proposals do not alter the 
principle of the use as approved here and specifically do not: 

• alter the approved technology to be used on site; 
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• the number of approved HGV movements visiting the site, 

• the approved hours of operation, or 

• the size of the application site 

The following plans are attached as Appendices: 
 
Appendix A shows the approved and proposed location on site of the main building 
Appendix B shows the proposed layout in detail and  
Appendix C shows cross sections through the site.  
 
Development Plan 
 
The Core Strategy 2014 – NW1 (Sustainable Development); NW10 (Development 
Considerations), NW11 (Renewable Energy and Energy Efficiency), NW12 (Quality 
of Development), NW13 (Natural Environment) and NW16 (Green Infrastructure) 
 
The Warwickshire Waste Core Strategy 2013 – CS1 (Waste Management Capacity); 
CS2 (The Spatial Waste Planning Strategy), CS5 (Proposals for reuse, recycling, 
waste transfer and composting), CS6 (Other Types of Recovery), CS8 (Safeguarding 
of Sites), DM1 (Protection and Enhancement of the natural and built environment), 
DM2 (Managing Impacts) and DM 6 (Flood Risk)   
 
Other Material Planning Considerations 
 
The National Planning Policy Framework 2012 
 
National Planning Policy for Waste 2014 
 
Observations 
 
The issues here are to do with whether the amendments proposed would have any 
greater impact than if the approved scheme was to go ahead. The principle of the 
use in these circumstances is thus not for re-consideration as those changes would 
have no material change in the nature of the approved use. 
 
The proposed site layout alterations and re-location of the various components of the 
plant will have no material impact. This is because the site is extremely well 
screened from all sides and is very much self-contained visually and operationally. 
As such the proposed layout alterations will not be visible.  
 
The main concern is the proposed increase ion height of the building and the stack. 
On the face of it these are large increases over that approved – 8 and 5 metres 
respectively. As indicated above the site is very self-contained and the development 
plateau here is sunk well down within the retained perimeter banks. As such even 
the increased height of the building would not be visible from outside of the site. 
Moreover the increased height is not proposed throughout the whole building. The 
cross- sections through the site demonstrate this. With a green cladding for the roof 
and walls it is not considered that an objection could be sustained here. 
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The proposed increase in the height of the stack is wholly to meet emission 
standards set by the Environment Agency as it would control the operational side of 
the site through its permit system.  Again there is not considered to be an adverse 
visual impact here. The existing stack at the AD plant is hardly noticeable in the 
wider landscape and the proposed stack would be located in that part of the site with 
the highest perimeter banks and woodland screening.  It is not considered that there 
would be any significant visual or landscape harm 
 
Recommendation 
 
That no objection be lodged with the County 
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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/2017/0011 
 
Background 

Paper No Author Nature of Background 
Paper Date 

1 Warwickshire County 
Council Letter 27/7/17 

 
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/2017/0012 
 
Severn Trent Water Ltd, Marconi Way, Coleshill, B46 1DG 
 
Installation of a biomethane gas to grid plant, for 
 
Severn Trent Water Ltd 
 
Introduction 
 
This application has been submitted to the County Council as Waste Authority and it 
has requested this Council’s representations as part of its assessment of the 
proposal. 
 
The Site 
 
This is wholly within the operational area of the large Coleshill water treatment works 
north of the Midland railway into Birmingham and south of the Hams Hall Estate. The 
actual location within the works is at its eastern end to the north west of the car park 
at Coleshill Parkway station.  
 
A location plan is at Appendix A 
 
Background and the Proposals 
 
Planning permission was granted by the County in late 2013 for a new Anaerobic 
Digester (AD) here and this became operational in 2015. The biogas produced is 
converted to electricity and this is sufficient to power the plant itself and for a surplus 
to the sold to the National grid. Because the AD is working much better than 
anticipated, there is an unexpected higher gas yield. It is thus proposed that rather 
than lose this, the excess biogas produced will be converted into bio-methane so 
that is can be injected into the national gas grid. This will help reduce the use of 
imported natural gas. 
 
The technical process for this conversion is set out in Appendix B. 
 
The proposals for this additional process include new grid kiosks, additional plant 
and a pipeline to connect to the grid. The most significant piece of new plant 
however would be an 18 metre tall stack. An outline of the plant layout is at Appendix 
C together with cross sections at Appendix D.  
 
Development Plan 
 
The Core Strategy 2014 – NW3 (Green Belt); NW10 (Development Considerations) 
and NW11 (Energy Efficiency) 
 
Warwickshire Waste Core Strategy Local Plan 2013-28 – CS6 (Other types of 
Recovery); DM1 (Protection and Enhancement of the Natural and Built Environment) 
and DM2 (Managing Impacts) 
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Other Material Planning Considerations 
 
The National Planning Policy Framework 2012 – (the “NPPF”) 
 
Observations 
 
The site is in the Green Belt. As the proposal involves new structures, these would 
be deemed to be new buildings and thus inappropriate development in the Green 
Belt. The applicant suggests that as the site is previously developed land then the 
proposal could be considered to fall into one off the exceptions to the above 
conclusion. However this is dependent on the proposal not causing additional harm 
to the openness of the Green Belt over and above that which already exists. It is not 
considered that this is the case because the main element of the current proposal is 
the introduction of a new 18 metres tall stack in an otherwise open area of the 
treatment works. This is tall and will be noticeable from the surrounding roads and 
indeed by rail travellers. Openness will thus be affected. The other plant is similar in 
appearance and scale to that already distributed throughout the works and thus 
would not cause undue impacts on openness. As a consequence it is concluded that 
the proposal is not appropriate development but that the degree of actual harm 
caused is limited. This conclusion is based on the presence of other stacks and 
larger buildings distributed throughout the works and the much larger and more 
massive sheds of the Hams Hall estate very close by.  
 
There is unlikely to be any other harm caused. Emissions would be controlled by 
other legislation and Agencies. 
 
As such there should thus be a presumption of refusal here but that has to be 
balanced against those considerations put forward by the applicant in support of the 
proposal to see if they amount to the very special circumstances necessary to 
outweigh that presumption.  
 
The applicant’s case is two-fold. Firstly the NPPF explicitly states that very special 
circumstances might arise in the case of renewable energy projects because of the 
wider environmental benefits associated with increased production of renewable 
energy from renewable sources. Given the reasons behind the application as 
summarised above, this argument is considered to carry significant weight. The 
second is that the proposal is compliant with Development Plan policy not only in 
terms of policies relating to renewable energy, but also to those affecting the 
handling of waste. This too is considered to carry significant weight. 
 
In conclusion therefore it is agreed that the considerations put forward by the 
applicant are of sufficient combined weight to clearly outweigh the actual limited 
harm to the Green Belt here. 
 
Recommendation 
 
That the County Council be informed that the Council has no objection to this 
proposal for the reasons outlined in this report.  
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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/2017/0012 
 
Background 

Paper No Author Nature of Background 
Paper Date 

1 Warwickshire County 
Council Letter 9/8/17 

 
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/2016/0282 
 
93-95, Long Street, Atherstone, CV9 1BB 
 
Retrospective application for works to a shop front for 
 
Mark Keenan 
 
Introduction 
 
The application is reported to Board as authorisation is required to proceed with 
enforcement action if the recommendation of refusal is agreed. 
 
The Site 
 
The site is on the south side of Long Street within a completely commercial street 
frontage. It is presently vacant apart from an office use at ground floor. It is within the 
town centre as defined by the Development Plan and within the Conservation Area. 
It is a Grade 2 Listed Building.  
 
The context of the site in terms of its immediate surroundings is at Appendix A.  
 
The listing description is at Appendix B. 
 
The Proposal 
 
This is a retrospective application to retain the current appearance of the shop front.  
 
Background 
 
There was an existing design approved for the shop front back in 2001 and the site 
has undergone many changes internally, although these were all in accord with 
planning permissions and Listed Building Consents. Recently the works to the shop 
front design and colour scheme were altered – local members may recall the “green” 
colour and the addition of a more modern fascia. That has again been to mid-blue 
with a yellow door and a white fascia.  
 
Historically the building had the appearance below: 
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Original appearance      1990’s 
 

      

 
 Current appearance                            Approved shop front plans in 2001.  
 
Development Plan 
 
The Core Strategy 2014 - NW10 (Development Considerations); NW12 (Quality of 
Development) and NW14 (Historic Environment) 
 
Saved Policies of the North Warwickshire Local Plan 2006 - ENV12 (Urban Design); 
ENV13 (Building Design), ENV15 (Heritage Conservation) and ENV16 (Listed 
Buildings) 
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Other Relevant Material Considerations 
 
The National Planning Policy Framework - (the “NPPF”) 
 
Supplementary Planning Guidance: A Guide to Shop Front Design, February 2003.  
 
Representations 
 
Atherstone Civic Society – There is no objection to the proposal to change to a more 
sympathetic colour scheme. However, the proposed signage on the windows would 
also be damaging to the visual amenity of the listed building and the conservation 
area. It is suggested that the signage be considerably scaled down to use smaller 
signs within the shopfront, but behind the window. This would be in line with most 
other commercial premises in the conservation area. In our view, there should be no 
signs adhering to the inside or outside of the window itself.  
 
Further comments - The Civic Society is of the opinion that Shop Front design is 
generally more considered in Atherstone but there seems to be some incidents 
where some frontage either escape the notice of the planners or are considered 
outside the guideline. A particular example which has appeared recently in Long 
Street which in our opinion is out of character with the townscape. It is within the 
town’s conservation area and serves to be a poor example of an acceptable shop 
frontage enhancement.  
 
Atherstone Town Council – No objection.  
 
Observations 
 
The Three Tuns is one of Atherstone's most prominent listed buildings, with historical 
connections. The current arrangement to the building has an unauthorised shop front 
design that is a large fascia board elongated across the entire shop front, just below 
the first floor sill height and above the bow window and cornice head of the window.  
The timber to this fascia appears to be MDF which is inappropriate for a listed 
building. The main impacts to consider are those on the heritage assets of the 
building as a Listed Building and on the Conservation Area.  
 

a) Shop front design 

The main impact on the shop front design is that of the bulky fascia with a smaller 
fascia underneath but limited to the entrance door and window side of the shop. 
There was no fascia originally intended above the bay window and this has altered 
the appearance of the building.  
 
Therefore in terms of the advice given in the Council’s adopted shop front design 
guide ‘the fascia being the most important and noticeable element of a shop-front 
has the potential to have a major impact on the quality of the street scene. It should 
be seen as an integral part of the shop-front, and not just as a form of advertisement. 
It needs to be appropriate in character, style and proportion to the building……nor 
should they obscure other architectural details such as cornices, or upper storey 
windows….  
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Oversized or deep fascia’s can have a heavy clumsy appearance. If a deep fascia 
has been installed in the past, an opportunity should always be taken to improve the 
situation’. 
 
Presently the design of the fascia would not be considered to meet the design 
guidance attributed to shop front design and it is the fascia that is significantly 
detrimental to the shop front rather than any other elements which appear largely in 
keeping with traditional shop front design and are acceptable.  Re-instatement of the 
approved shop front design back in 2001 would be necessary here as illustrated 
above in order to restore the shop front as previously approved and re-instated from 
the early design recorded by the original appearance at the turn of the century 
illustrated by the historic photograph above. This would require the removal of the 
MDF and associated fixtures to the entire false fascia and the previously approved 
timber shop front fascia design (limited to the entrance door and window) should be 
exposed.   
 
In terms of colour scheme then the adopted Guidance also advises that  ‘the range 
of colours used should be kept to a minimum, dark rich colours are most appropriate, 
colours such as navy blue, black, dark red and dark green. Harsh gaudy colours 
such as fluorescent colours should be avoided as they are over dominant in the 
street scene. They are especially inappropriate in a historic context’. 
 
Therefore the use of the colour scheme should be limited to one colour rather than 
two, though there would be no objection to mid blue, as it is thought historically that 
Georgian shop fronts were brightly coloured. The use of yellow does detract from the 
character and appearance of the building in a street scene with a historic context.  
 
Therefore the retrospective works in respect of the fascia board and associated 
fixings and the use of two colours to the shop front would not accord with the 
adopted guidance on shop front design.  
 
It is also the intention to display window adverts and signage above the door. 
However advertisements would be reserved under an application for advertisement 
regulations.  
 

b) The Heritage Asset  

The NPPF advises that when considering the impact of a proposed development on 
the significance of a designated heritage asset, great weight should be given to the 
asset’s conservation. The more important the asset, the greater the weight should 
be.  Significance can be harmed or lost through alteration or destruction of the 
heritage asset or development within its setting.  As heritage assets are 
irreplaceable, any harm or loss should require clear and convincing justification.   
 
Though it is considered that the development here would lead to less than significant 
harm to the Conservation Area, it is nevertheless harm to which great weight should 
be attached.  The NPPF guides that the harm should be weighed against the public 
benefits of the proposal, including securing its optimum viable use.  In this instance, 
the building is being put to a use; however this does not justify the alteration to the 
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shop front design which is not considered to result in an enhancement in the historic 
context of the street scene.   
 
Policy NW14 of the Core Strategy sets out that the quality of the historic 
environment, including Conservation Areas, will be protected and enhanced, 
commensurate to the significance of the asset.  Policy NW12 of the Core Strategy 
sets out that all development proposals must demonstrate a high quality of 
sustainable design that positively improve the individual settlement’s character; 
appearance and environmental quality of an area and sustain, conserve and 
enhance the historic environment.  Furthermore, saved Local Plan policy ENV15 
indicates that development will not be permitted in a Conservation Area if it would 
have a harmful effect on the character or appearance of the area and saved policy 
ENV16 indicates that development that would detract from the character, 
appearance or historic value of a Listed Building (including any building within its 
curtilage) in terms of historic form and layout or its setting, will not be permitted. 
 
The alteration to the shop front design would not be considered in keeping with the 
character and distinctiveness of the Conservation Area and harms the significance of 
the listed building. As such, the development would be contrary to the provisions of 
Policies NW12 and NW14 of the North Warwickshire Core Strategy 2014 and saved 
policies ENV15 and ENV16 of the North Warwickshire Local Plan 2006. 
 

c) Conclusion 

The bulky appearance of the shop front fascia design and the colour scheme to the 
shop front in more than one colour, specifically the yellow colour scheme to the 
doors are not considered to be suitable to the historic context of the street scene, 
given the prominence of the building on the junction with Market Street with Long 
Street and is contrary to the shop front design guide 2003 and to policies relating to 
the enhancement of Heritage Assets, NW12 and NW14 of the North Warwickshire 
Core Strategy 2014 and saved policies ENV15 and ENV16 of the North 
Warwickshire Local Plan 2006. 
 

d) Enforcement 

Given the recommendation, the Board if it agrees to this, will also have to consider 
whether it is expedient or not to authorise enforcement action. This would require the 
removal of the fascia board across the shop front (which obscures the original fascia 
beneath) and fixings and for a single colour scheme to be applied to the shop front or 
for the yellow door to be repainted in white.  
 
The reason for such action is to remove the appearance of the bulky shop front 
fascia and to re-instate a subdued colour scheme which would then improve the 
visual appearance of the shop front along the street scene and reduce harm to the 
listed building. The compliance period should be six months. 
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There will clearly be a cost to the owner here but the erection of the false fascia 
across the entire shop front and the introduction of colour schemes were 
implemented at the owner’s risk. That cost is not considered to be substantial and 
neither would it have other adverse consequences. The owner has the right of 
appeal against both a refusal and the issue of any Notice. 
 
Recommendation 
 
A)   That Listed Building consent be REFUSED for the following reason: 
 
The unauthorised installation of the fascia boarding has resulted in a development 
that is uncharacteristic of a traditional shop front design on a listed building. That 
being limited to the fascia design and the colour scheme which have a harmful 
impact on the historic context of the street scene. As such, the scheme is contrary to 
the Council’s adopted shop front design guide of 2003 and to policies relating to the 
enhancement of Heritage Assets, NW12 and NW14 of the North Warwickshire Core 
Strategy 2014 and saved policies ENV15 and ENV16 of the North Warwickshire 
Local Plan 2006. 
 
B)  That authority also be granted to the Assistant Chief Executive and Solicitor to 
the Council to issue an enforcement notice requiring the removal of the fascia 
boarding and associated fixings and the exposure of the original fascia which is 
concealed beneath and for the colour scheme to be a single colour to the shop front, 
specifically for the door to be painted in blue or a neutral colour within a compliance 
period of six months. 
 
 
Notes 
 

1. Notwithstanding this refusal, the Local Planning Authority has worked with the 
applicant in a positive and proactive manner through seeking further 
information and for a re-instatement of the previous elevation. However the 
planning issues at this site cannot be satisfactorily addressed.  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/2016/0282 
 
Background 

Paper No Author Nature of Background 
Paper Date 

1 The Applicant or Agent Application Forms, Plans 
and Statement(s) 16/5/16 

2 Applicant plans 11/6/16 
3 Case Officer e-mail 24/6/16 
4 Applicant e-mail 8/7/16 
5 Case Officer e-mail 8/7/16 
6 Atherstone Civic Society representation 20/7/16 
7 Atherstone Town Council representation 21/7/16 
8 Case Officer e-mail 28/7/16 
9 Applicant e-mail 29/7/16 

10 Case Officer e-mail 25/8/16 
11 Case Officer e-mail 13/9/16 

         12 Applicant e-mail 20/9/16 
13 Case Officer e-mail 3/10/16 
14 Applicant e-mail 4/10/16 
15 Case Officer e-mail 10/10/16 
16 Case Officer E-mail 24/1/17 
17 Atherstone Civic Society Comments 17/5/17 

 
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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Appendix B 
 
 
ATHERSTONE LONG STREET 
SP3097 (South-west side) 
9/54 Nos. 93 (Dee Boutique) and 95 
(The Three Tuns Public House) 
GV II 
Shop and public house. Right range is early Cl9; left part is mid/late C19. 
Rendered throughout. Plain-tile roofs. T-plan, with long irregular range to 
rear. Right part has banded rustication to ground floor and a string course; 
upper floors have alternating quoins and moulded cornice. Brick ridge stack. 3 
storeys; 3-window range. Entrance to The Three Tuns on the left has half-glazed 
double-doors and wide shallow porch of Tuscan columns supporting a plain 
entablature. Central shop front to No.93. has half-glazed 4-panelled door and 
plain fanlight set off-centre, 2 bays with late C20 glazing bars, and continuous 
fascia. Rusticated arch to passage on right. First floor has sashes, of 16 panes 
to first and second bays. Central window has rendered surround with simple 
consoles and cornice. Second floor has 12-pane sashes; third bay has late C20 
top-hung window. Left range has brick right end stack. 3 much higher storeys; 
2-window range. Moulded 4-panelled door and fanlight on left. Large ground-floor 
canted bay has segmental-arched plate glass sashes. Wide C20 wood mullioned 
and 
transomed 4-light window with fascia on right. Upper floors have 
segmental-arched 4-pane sashes in rendered architraves, moulded, chamfered and 
with consoles and cornices to first floor. Interiors not inspected. Included for 
group value. 
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(4) Application No: PAP/2016/0725 
 
Holiday Cottage at Radford, Land adj to 66 Old House Lane, Corley, CV7 8BS 
 
Removal of condition no's:- 3 & 4 of planning permission PAP/2014/0473 
relating to occupancy solely for holiday purposes and the keeping of a register 
of visitors staying in the accommodation, for 
 
Mr Nicholas Fletcher  
 
Introduction 
 
The application is reported to the Board at the request of Local Members concerned 
about the possible planning policy impacts.  
 
The Site 
 
The site lies within the Green Belt and is outside of Corley’s development boundary. 
The building sits to the north of the curtilage of the dwelling known as Radford. There 
is a further dwelling known as Ash View to the east. The B4098 Tamworth Road is to 
the north and Old House Lane is to the west. The access to Radford carries a pair of 
cast iron gates of around 2 metres tall hung on stone pillars. The context of the site 
and its immediate surroundings is illustrated at Appendix A  
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The Proposal 
 
This relates to the removal of conditions 3 and 4 of planning permission 
PAP/2014/0473 which restricts occupancy solely for holiday purposes and a 
consequential requirement to keep a register of visitors staying in the 
accommodation 
 
In support of the application the applicant has submitted evidence to show that the 
recent rental history of the building makes its further use unviable. That evidence 
confirms that it has only been let twice during the past year, and that despite 
lowering the rent asked for, there has still been no uptake. None of the prime holiday 
periods were let.  
 
Background 
 
Radford was initially granted permission in 1965. A subsequent permission in 1989 
led to the construction of a triple bay garage and it is this building that is the subject 
of this application. It was approved within the curtilage of Radford. A further 
permission in 2010 allowed for a replacement triple bay garage. Planning permission 
was granted in 2012 which allowed its conversion to a holiday let using the access 
through Radford, though a separate access serving the land on which the garage is 
sited was previously established.   
 
The permission for the holiday let was taken up.  
 
Radford’ was subsequently sold to a new owner and the house is now in a different 
ownership to that of the holiday let. The former owner of Radford however has 
retained ownership of the holiday cottage and the adjoining paddock with its own 
established vehicular access. The layout of the site uses a pedestrian route to the 
holiday let permitted in 2014. Presently there are no unauthorised uses occurring at 
the site. The site has been subdivided from its former host dwelling. As such, 
agreement here to the removal of the conditions would lead to an independent 
dwelling with its own curtilage.  
 
Development Plan 
 
The Core Strategy - NW 1 (Sustainable Development); NW3 (Green Belt), NW10 
(Development Considerations) and NW12 (Quality of Development)  
 
Saved Policies of the North Warwickshire Local Plan 2006 - ENV13 (Building 
Design); ENV14 (Access Design), ECON9 (The Re-use of Rural Buildings) and 
HSG3 (Housing Outside of Development Boundaries) 

Other Relevant Material Considerations 
 
The National Planning Policy Framework 2012 - (the “NPPF”) 
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Consultations 
 
Warwickshire County Council as Highway Authority – No objection 
 
Representations 
 
Corley Parish Council – It objects on the following grounds: 
 

• It is in our view essential to summarise the events which have led to this 
totally unacceptable application. The applicant was the previous owner of 
Radford and some while ago applied for permission to create a holiday home 
adjacent to the main property. 
 

• The ‘outbuildings’ or garages were, with planning consent converted into a 
holiday let which still was part of the overall property originally purchased by 
the applicant. 
 

• There was also a request for a further driveway access to this ‘holiday’ let. A 
separate driveway was constructed to provide separate access – we 
understand the applicant was advised by the council that this new access 
could not be used, that the main access should be used by the main house 
and holiday let. Whilst in principle the parish council did not have major 
concerns at the creation of the holiday let, we did submit representations and 
make the point there should be strict conditions put on this, we were worried 
that these conditions would be eroded over time and a ‘new permanent’ 
dwelling created. 
 

• The applicant then sold the main property, the applicant retained the holiday 
let as a separate property – specifically and according to planning consent 
definitely a holiday let and not a residential property and it is now clear that 
our concerns and fears about the ‘end game’ have become a reality. It is 
totally unacceptable and the existing conditions on this property maintained.  
 

• This latest application, seeks to remove the condition that the property is 
purely a holiday let and therefore reclassify it as a residential property – which 
could presumably be sold on the open market. The rationale for this change is 
as we understand that the holiday let is not viable and therefore the applicant 
has little option. Perhaps the applicant should have researched the viability 
and marketing strategy of a holiday let in our village before this development 
route for his property was embarked on. 

• Given our village is located very close to the NEC, Motorcycle Museum and 
other major event centres we know for a fact that the demand for hotel and 
other rental property is high at many times throughout the year. It is therefore 
with surprise that a property in such an ideal commuter location for such 
events is deemed not viable to be very questionable. We would suggest that if 
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the property was advertised and marketed correctly it would indeed become 
viable and take away the rationale for any reclassification away from its 
current status 

• Any other action would create a very dangerous precedent for others in our 
community who see a path to creating more fully fledged residential properties 
by adopting this strategy. As a parish council we predicted this event would 
occur and it must not be allowed to be successful.  

 
Observations 
 

a) Introduction 
 
The request to remove controlling conditions imposed on the earlier permission for a 
holiday let would result in full residential use of the building under a C3 use class.  
 
It should be noted that the building already has full residential characteristics both 
internally and externally. There have been no extensions or alterations made. In 
planning terms, it is already in a C3 use – both in terms of its lawful Use Class and 
the actual situation on the ground. The conditions only limit the occupancy of this C3 
use, such that residency is not permanent.   
 

b) Material considerations 
 

Whilst the concerns of the Parish Council are understood, it is not considered that 
there are not the planning grounds here for a refusal.  There are several reasons for 
this. 
 
Firstly, the starting planning position is that set out above. The building already has a 
C3 use albeit its occupancy is conditioned.  It can therefore be occupied residentially 
in the same way as any other dwelling other than its occupants would change on a 
regular basis, or indeed the same occupier could occupy the building for several 
rental periods within a year. In all these cases the buildings’ use is wholly residential 
in character and appearance with all of the same associated activity as for dwelling 
occupied by a permanent household. In these circumstances it is almost impossible 
to distinguish whether there would be any adverse visual or amenity impact on the 
local area between a full residential use and a property that is let.  
 
The second follows on from this. The site is in the Green Belt. The NPPF makes it 
quite clear that the re-use of existing buildings is appropriate development, provided 
that there is no worse impact on the openness of the Green Belt as a consequence. 
That would be the case here not only in the general terms described above but also 
in actual terms as the site is hardly visible to the public being self-contained by high 
hedges and road banks.  
 
Thirdly, the evidence submitted by the applicant suggests that the demand for the 
holiday accommodation is no longer viable. Evidence submitted by the applicant in 
the form of an independent financial appraisal and marketing evidence through a 
rental firm suggests that demand for the holiday accommodation has not been taken 
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up even with a reduction in the rent asked for. This also suggests that there would be 
very little in the way of impact on the local rural economy if this holiday let was “lost” 
to the area.   
 
Finally the site is not considered to be wholly isolated as it within a cluster of existing 
housing. 
 

c) Other Harm 
 

As outlined the site is well screened along its boundaries. It also sits some distance 
away from neighbouring properties. There is not considered to be a privacy issue, 
nor are vehicle movements associated with the use likely to cause problems on the 
local highway network. Indeed the Highway Authority has not objected.  
 

d) Summary 
 

Overall the considerations outlined above, when treated cumulatively, do strongly 
support the proposal to remove the limiting occupancy conditions of the previous 
permission. The impact on the Green Belt is the same whether the building 
continues as a holiday let or whether its use is fully residential. The appearance of 
the building does not alter in its rural context and neither does its residential 
curtilage. The site already benefits from its own access. 
 
Whilst the concern of the Parish Council in understood it should be recognised that 
the holiday let permission was taken up and the building has been used as such. 
Unless the Parish Council has robust evidence that the building has a reasonable 
prospect of being let on a viable basis and show that its use a single dwelling would 
have an adverse Green Belt or other impact there is no weight that can be attached 
to those concerns. 
 
Recommendation 
 
Planning permission is GRANTED subject to the following conditions: 
 

1. The development hereby approved shall not be carried out otherwise 
than in accordance with the revised plans numbered 317/214/05 Rev B and 
317/214/03 Rev B received by the Local Planning Authority on 18 May 2017 
and the Viability Appriasal received by the Local Planning Authority on 22 May 
2017.  
  
REASON 
 
To ensure that the development is carried out strictly in accordance with the 
approved plans. 
 
2. Notwithstanding the provisions of Part 1 of Schedule 2 of the Town and 
Country Planning (Gernaral Permitted Development Order) 2015,  or as may 
be subsequently amended, no development under Classes A, B, or E of that 
Part shall commence on site unless details are first submitted to and 
approved in writing by the Local Planning Authority.  
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REASON 
 
In order to protect the visual amenities of the area and to protect the 
appearance of the building. 
 
3. For the avoidance of doubt this permission permits the use of the 
building shown on the plans approved by Condition 1 as one dwelling house 
as defined by Class C3 of the Town and Country Planning (Use Classes 
Order), 1987 (as amended). 
  
REASON 
 
For the avoidance of doubt so as to prescribe the limits of the permission.  

 
4. The building shall not be occupied until the car parking and 
manoeuvring areas have been laid out and are available for use in 
accordance with the approved plan and such areas shall be permanently 
retained for the parking and manoeuvring of vehicles. The vehicular access to 
the site shall not be constructed in such a manner as to reduce the effective 
capacity of any highway drain or permit surface water to run off the site onto 
the public highway.  
 
REASON 
 
In the interests of highway safety 
 
5. The development shall not be occupied until visibility splays have been 
provided to the vehicular access to the site in accordance with drawing 
number 317/214/03 Rev B. No structure, tree or shrub shall be erected, 
planted or retained within the splays exceeding, or likely to exceed at maturity, 
a height of 0.6 metres above the level of the public highway carriageway.  
 
REASON 
 
In the interests of highway safety 

 
6.  No gates shall be hung within the vehicular access to the site so as to 
open within 6.0 metres of the near edge of the public highway carriageway.  
 
REASON 
 
In the interests of highway safety 
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INFORMATIVES 
 

1. Section 163 of the Highways Act 1980 requires that water will not be 
permitted to fall from the roof or any other part of premises adjoining the 
public highway upon persons using the highway, or surface water to flow – so 
far as is reasonably practicable – from premises onto or over the highway 
footway. The developer should, therefore, take all steps as may be 
reasonable to prevent water so falling or flowing. 
 
b. Pursuant to Section 149 and 151 of the Highways Act 1980, the 
applicant/developer must take all necessary action to ensure that mud or 
other extraneous material is not carried out of the site and deposited on the 
public highway. Should such deposits occur, it is the applicant's/developer's 
responsibility to ensure that all reasonable steps (e.g. street sweeping) are 
taken to maintain the roads in the vicinity of the site to a satisfactory level of 
cleanliness. 

 
2. The Local Planning Authority has worked with the applicant in a positive and 

proactive manner through seeking additional information in order to overcome 
planning issues, as such the Council has met the requirements of 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/2016/0725 
 
Background 

Paper No Author Nature of Background 
Paper Date 

1 The Applicant or Agent Application Forms, Plans 
and Statement(s) 21.12.16 

2 Corley Parish Council Representation 17.1.17 
3 Case officer to agent e-mail 8.2.17 

4 NWBC Environmental 
Health Representation 22.2.17 

5 Agent to case officer e-mail 1.3.17 
6 Agent to case officer e-mail 2.3.17 
7 WCC Highways Authority Representation 6.3.17 
8 Case officer to agent e-mail 31.3.17 
9 Case officer to agent e-mail 27.4.17 

10 Agent to case officer Revised plan and viability 
appraisal 18.5.17 

11 Agent to case officer e-mail 22.5.17 
12 Corley Parish Council Representation 13.6.17 

 
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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(5) Application No: PAP/2017/0104 
 
Land 260m South East Of Northbound, Smorrall Lane, Corley,  
 
Change of use of land to HGV parking incorporating associated infrastructure 
and works, for 
 
Welcome Break Group Ltd 
 
Introduction 
 
The application will be brought to the Board for determination at a later date under 
the discretion of the Head of Development Control. At this time the current report 
introduces the proposal to Members and sets out the relevant Development Plan 
policies. 
 
The Site 
 
The site is an area of some 2.08 hectares of grazing immediately to the south-east of 
the northbound half of the Corley Motorway Services on the M6 Motorway. There is 
further pasture land to the south before the rear gardens of the residential frontage in 
Bennetts Road North is reached. A public footpath – the M327- runs around the 
southern boundary of the present service area and overhead electricity transmission 
cables also cross the site. The site boundaries are marked with fences and 
hedgerows including mature trees and a small watercourse within a ditch. The other 
half of the service area – southbound – is on the opposite side of the Motorway. 
There is scattered housing on this side. Bennetts Road North and Smorrall Lane – to 
the north of the Motorway – join at a bridge, crossing the Motorway to the west of the 
service area.   
 
The northbound area comprises car parking areas at its eastern end as well as an 
existing 60 space HGV park at its western end and the usual built facilities. It is open 
twenty fours and is lit.  
 
The present HGV parking area is 190 metres from the nearest residential property in 
Bennetts Road North. The closest HGV parking to existing residential property would 
be 115 metres.   
 
The site rises slightly over three metres from the Motorway to the houses in Bennetts 
Road North. 
 
A location plan illustrating most of these features is at Appendix A. 
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The Proposal 
 

a) Description 
 
The scheme is for the change of use of land to provide an additional HGV parking 
area incorporating associated infrastructure and works. This would provide 82 
spaces of which 12 would be reserved for oversized vehicles. All access into this 
extended area would be via the existing circulatory system within the service area. 
This would involve the loss of trees and a length of mature hedgerow, but the 
existing boundary hedgerows around the site would be enhanced – a ten metre 
landscaped buffer is shown to include new banking. The extreme south-west part of 
the site tapers towards Bennetts Road North, but it is not to be used for parking or 
would it be hard surfaced. It too would be planted around its boundary and it would 
be retained as pasture.  
 
The scheme will also include floodlighting to the parking area. This would involve 
twelve 15 metre lighting columns located around the site.  
 
Surface water drainage would be to a new balancing pond at the northern end of the 
site from which discharge would be to the adjoining water course and thence to the 
Breach Brook on the other side of the motorway. 
 
It is proposed that the development would only be operational during the week and 
therefore be closed at weekends.  
 
The proposed layout and landscaping plans are attached at Appendices B and C. 
There is also a series of cross sections at Appendix D.  
 

b) Supporting Documentation 
 
The application is accompanied by several supporting documents.  
 
A Flooding and Drainage Statement concludes that the proposals would not cause 
adverse impacts. It is within Flood Zone 1 where new development is deemed to be 
appropriate. There is a watercourse ditch that runs along the south-eastern site 
boundary which passes in culvert under the Motorway to discharge into the Breach 
Brook to the north. A Flood Risk Assessment has been undertaken and the 
applicant’s report concludes that the development would not worsen the wider 
catchment area because of the attenuation measures proposed – the balancing 
pond at the north of the site which would “catch” the run off for the hard surface and 
then control discharge into the watercourse referred to above. 
 
An Ecological Appraisal describes the site as improved grassland with hedgerows, 
fences, scattered trees and a stream with some mixed woodland. It concludes that 
here would be loss of bio-diversity here, but that the boundary landscaping and tree 
planting together with the new balancing pond would compensate and improve 
diversity. There were no badger setts found on the site and the enhanced hedgerow 
planting would assist in retaining bat foraging habitat. 
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An Archaeological Assessment concludes that the potential of the site is low but that 
pre-construction trenching would be useful. 
 
A Landscape and Visual Assessment describes the overall Service Area as lying 
within a “bowl” of lower lying ground with distinct ridge lines to the south (Corley 
Rocks); the north (Breach Oak Lane), to the west (towards Fillongley) and the land 
falling away towards the east (towards Bedworth). The site itself is in the “Corley 
Hills and Valleys” area as described by the North Warwickshire Landscape 
Character Appraisal. The Assessment concludes that overall in terms of impact on 
the character described in the Appraisal there would be minor to negligible impacts. 
In terms of impact on visual amenity the Assessment concludes that the impact 
would be higher in that there would be adverse impacts but these are described as 
being minor and localised. This is because of the setting of the site being well 
contained visually, and in landscape terms because of the local topography and 
existing uses.  
 
A Noise Impact Assessment concludes that because of the cumulative impact of the 
proposed extension on the existing noise environment there would be minor impacts, 
but that these would fall within existing recognised guidelines. 
 
A Lighting Impact Assessment concludes that there would be little likelihood of light 
spillage beyond the site.  
 
A Transport Assessment has been submitted. This is the major piece of supporting 
documentation as it sets out amongst other things, the reasons behind the proposal. 
In general terms this is summarised as being a pressing need for the development 
which has triggered the applicant to re-assess the requirement for parking across the 
site. The current HGV parking area – northbound - is marked out for 60 HGVs or any 
other vehicle which is larger than a standard car or small van that would otherwise 
park in the main car park.  It is said that due to the over-whelming demand for 
spaces at the site, HGVs try and park in other locations, both within the site and on 
the exit slip road to the motorway. This causes highway safety issues. There are also 
times (mainly overnight) when HGVs enter the site, circulate and leave because they 
are unable to find a parking space. There is also a highway safety issue which 
relates to driving times for HGV drivers. Significant survey work of the site has been 
undertaken and based on this and the long term increase in traffic on the highway 
network, the applicant concludes that there is substantial need for the provision of 
additional HGV spaces at the site. 
 
This overall case is supported by evidence submitted with the Assessment. This 
looks at a variety different sources of data. 
 
Firstly it points out that the HGV traffic numbers nationally are expected by the 
Department of Transport to rise on average by 22% up to 2040.  During 2006 to 
2015 the increase along the M6 in the vicinity of the site was 13%.   
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Secondly, the actual site survey work using traffic counters and CCTV coverage 
shows that the site has insufficient space to even accommodate existing demand. 
This evidences that the site is presently over capacity both during the day and during 
the night. On occasions as many as 70 HGV’s entered the site between 2200 and 
0700 hours – the peak period for parking – circulated the existing parking area and 
then left the site unable to find a space. This figure excludes HGV’s that entered, re-
fuelled and then left again. The survey work also showed that the lack of capacity led 
to unauthorised parking around the site. As many as 50 unauthorised spaces are 
being “created” by parking on the circulatory internal roads, the egress slip road, its’ 
hard shoulder and in refuge bays. The report concludes that as many as 20 
hazardous incidents occur on a daily basis as a consequence. This “unauthorised” 
parking is said to be a result of HGV driver hours’ requirements – e.g. drivers not 
being able to continue because they have or will have met their required driving time 
periods.  
 
Thirdly the survey showed that this service area has a large percentage of HGV 
usage with between 39% and 47% of entering vehicles being HGV’s. These figures 
are on Mondays through to Wednesdays. At weekends, the figures drop to 18%. 
This is said to reflect the geography of the motorway network and the location of 
Corley in particular. The report describes that the M6 suffers from congestion in the 
West Midlands and that there is often significant delay. These are advised through 
the advanced directional overhead signage. HGV drivers, it is said, are likely to make 
a decision at Corley, based on that signage, whether or not to stop at Corley. These 
decisions will be determined by likely journey times and the need to take a break 
based on the legal journey time requirements for HGV drivers (a 45 minute break 
every 4.5 hours as well as overnight stops). Distances to the next service areas are 
all close to or exceed this distance.  Citing journey times from Dover and Felixstowe 
the assessment concludes that Corley is on the 4.5 hour limit from Dover and 3 
hours from Felixstowe. As a combination of these factors it is said that Corley 
becomes a major “decision” point for HGV drivers.   
 
Fourthly, the HGV parking requirement calculation from Annex B in the Department 
of Transport’s Circular 02/2013, shows that the site’s current provision of HGV 
parking is 35 spaces below what it should be based on 2016 M6 northbound daily 
HGV flows. Taking into account HGV traffic growth projections, the facility would 
have a shortfall of 47 spaces by 2027 - hence the additional 82 spaces now being 
proposed.  
 
Finally the assessment looks at alternatives. It is pointed out that there are no 
realistic alternatives in respect of the Corley site.  The north bound Watford Gap 
HGV park on the M1 to the south (24 miles to the south) was found on average to be 
74% at capacity during the night, but because of the constrained nature of the site it 
is unable to expand. The HGV parking at Hilton Park on the M6 north (29 miles from 
Corley) has less space than at Corley and is regularly “full”. The Dordon service area 
on the M42 north (17 miles) is at 80% capacity during the night but its use is in doubt 
because of the disruption likely to be caused by the HS2 construction. Hopwood 
Park on the M42 south is 24 miles from Corley and was 80% at capacity during the 
night, but off-site on-street parking was also taking place as well as use of the coach 
park. Norton Canes on the M6 Toll it is agreed is underused. Alternative truck stop 
locations were also assessed – the Lincoln Farm stop on the A452 at Balsall 

4/38 
 



Common; the PJM stop on the A46 at Baginton and the Rugby truck stop on the A5. 
All were considered to be too far off the strategic road network and also would cause 
increased HGV traffic on other roads – particularly the A5 and A452. The 
Assessment also looked at a proposed new service area at Junction 1 on the M6 at 
Rugby, but the report concludes that does not presently have a planning permission 
and that it is the subject of an objection from both relevant highway authorities - 
Highways England and the Warwickshire County Council. It is also said not to be 
located at the critical decision making point of drivers, being too far to the east in 
driving time and in mileage vis-à-vis the Birmingham conurbation.  
 
A Road Safety Audit is also submitted which concludes that the proposal is 
satisfactory.  
 
The applicant has also responded to objector’s suggestions that the existing layout 
within the present service area could be laid out more efficiently thus gaining 
additional HGV parking spaces. They put forward two alternatives. The applicant 
considers that these would result in greater road safety issues for all road users and 
materially impact on the functioning of space for delivery and service vehicles 
attending the amenity building.  
 
For the benefit of Members, Appendix E contains much of the background to the 
above and it is taken from the Transport Statement. Appendix F is the response by 
the applicant to the objector’s comments, amongst other things, on the suggested 
alternative layouts.  
 
Background 
 
There have been a number of proposals for minor development at the service area in 
the last two years - an extension to the amenity building to provide enhanced wash 
room facilities and the provision of a Starbucks drive-thru’ coffee shop. The fuel filling 
station has also been refurbished.  
 
In 2008, Welcome Break applied for planning permission to extend the HGV parking 
area from the current provision of 60 spaces to provide a further 75 spaces on the 
same site as the present application (planning application reference 
PAP/2008/0658). This application was refused planning permission because that 
application was insufficiently evidenced such that there were no clear circumstances 
overriding Green Belt and other harm. This decision was not appealed. The applicant 
considers that he has now addressed the outstanding matters raised by the refusal. 
 
Reference is made in the supporting documentation to the Department of Transport’s 
Circular 02/2013. This is a material planning consideration too. It sets out the 
Government’s policy of spacing service areas no more than 28 miles apart or a 30 
minute travel time, whichever is the lesser. It also sets out policy on proposed HGV 
parking provision – this is related to the % of HGV traffic actually using the 
Motorway. This forms the basis for the extent of the current application.  
 
Driver’s Hours and Tachograph rules are also a material planning consideration 
here. In essence these state that after a period of no more than 4.5 hours, a driver 
must immediately take an uninterrupted break of at least 45 minutes. There are 
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alternatives to the 45 minutes, but only on dividing it up with two and two and a half 
hour drive times. The maximum daily driving limit is 9 hours a day and 56 hours in a 
week.  
 
Development Plan 
 
The Core Strategy 2014 – NW1 (Sustainable Development); NW3 (Green Belt), 
NW10 (Development Considerations), NW12 (Quality of Development), NW13 
(Natural Environment), NW14 (Historic Environment) and NW15 (Nature 
Conservation) 
 
The Warwickshire Local Transport Plan 2011- 2026 
 
Saved Policies of the North Warwickshire Local Plan 2006 – ENV12 (Urban Design); 
ENV13 (Building Design), ENV14 (Access Design), ENV15 (Nature Conservation), 
ENV16 (Listed Buildings) and TPT5 (Sustainable Freight Movement)  
 
Other Material Planning Considerations 
 
The National Planning Policy Framework 2012 - (the “NPPF”) 
 
National Planning Policy Guidance 2016 
 
Circular 2/2013 from the Department for Transport: “Strategic Road Network and 
Delivery of Sustainable Development “ 
 
Drivers Hours and Tachograph Rules (GV 262) (DVSA 2016) 
 
North Warwickshire Landscape Character Appraisal 2010 
 
Observations 
 
Members will be aware of the significance of this application given its location in the 
Green Belt and close to existing residential development. As always in these cases 
Members will be asked to take a view on whether the proposal is appropriate or not 
appropriate development in the Green Belt according to the definitions set out in the 
NPPF. If it is found to be not appropriate development then the Board will have to 
make an assessment of the planning balance applicable to the case – that is to 
balance both Green Belt and other harm against the benefits and planning 
considerations put forward by the applicant. This will establish whether there are the 
very special circumstances to clearly outweigh the cumulative level of harm. If it is 
found to be appropriate development, then the Board will still have to establish what 
other harm might be caused. In all of these circumstances Members will be aware 
that the Board has to have evidence to substantiate and to demonstrate its reasons.  
 
Whilst the Green Belt issue is central to the case, the areas of other harm here are 
clearly quite wide – harm to landscape character and visual amenity as well as 
looking at noise, air quality and lighting impacts are probably the most significant in 
this case. Members will need to give weight to the evidence of the consultation 
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responses from other agencies and authorities in establishing whether there is a 
demonstrable case for refusal citing these matters. 
 
It is recommended below that Members take the opportunity to visit the site. This will 
clearly assist them in establishing the level of Green Belt, landscape and visual 
harm. A full determination report can then be brought to the Board in due course and 
the matters raised therein should find some resonance with the experiences 
encountered on the site visit. 
 
Recommendation 
That this report is noted and that the Board agrees to undertake a site visit prior to 
determination of the application. 
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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/2017/0104 
 
Background 

Paper No Author Nature of Background 
Paper Date 

1 The Applicant or Agent Application Forms, Plans 
and Statement(s) 1/3/17 

 
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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Appendix A – Location Plan  
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Appendix B – Layout plans  
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Appendix C Landscaping Plan  
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Appendix D – Cross sections plans 
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Appendix E – Transport Statement  
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(6) Application No: PAP/2017/0340 
 
Land Between, Rush Lane and Tamworth Road, Cliff,  
 
Outline application for erection of up to 165 dwellings, public open space, 
landscaping, sustainable urban drainage and associated infrastructure - all 
matters reserved except access, for 
 
Summix RLT Developments Limited 
 
Introduction 
 
This application is reported to the Board for information so as to provide an early 
description of the proposals in advance of later determination.  
 
The Site  
 
This is an L-shaped piece of land amounting to around 7 hectares in area, located on 
the west side of Rush Lane and to the east of the A51Tamworth Road, south of 
Dosthill in Tamworth. To the north is the line of the potential Dosthill By Pass and 
residential estate development, some of which is in North Warwickshire. To the east 
is the A51 with open countryside beyond that. To the south is an existing commercial 
enterprise - a builder’s merchants comprising both buildings and open storage yard. 
Beyond Rush Lane to the south is a former extraction and waste disposal site. To 
the east is further unused commercial land; the main Birmingham/Derby rail line and 
the Kingsbury Brickworks. 
 
The site itself is a despoiled former landfill and extraction site that has been 
backfilled and remains as rough land. It is generally level throughout.  
 
A location Plan is attached at Appendix A 
 
Background 
 
The site is part of a much larger extensive area that has been used for mineral 
extraction (both coal and particularly clay which was used in the nearby brickworks 
factory). It has now been landfilled under consents granted by the County Council as 
Minerals Planning Authority.  
 
Outline planning permissions were granted in 1997 for industrial use of the site and 
the land immediately to the east on the other side of Rush Lane. These permissions 
have been extended.  
 
These permissions safeguarded land immediately to the north of the site in order to 
provide the route of a Dosthill By-pass. This land remains free from development 
today. New residential development was undertaken north of this corridor and it is 
protected by a large bund. The junction of this future By-pass with the A51 was to be 
a roundabout but subsequent decisions led to that being varied to a priority T-
junction and the initial length of this spur is in now in place. The industrial consents 
enabled the extension of this spur eastwards so as to provide access into the 
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industrial land. These consents did not have vehicular access onto the substandard 
Rush Lane.  
 
The Council has taken the view that these industrial consents are extant and thus 
that they “count” towards the employment land requirements as set out in both the 
current Core Strategy and the new draft Local Plan. The applicant of this current 
application dis-agrees with the standing of these consents. 
 
The Proposals 
 
This is an outline planning application for up to 165 dwellings. Access would be 
solely from an extended “spur”, as anticipated within the industrial development. It is 
proposed that there would be 30% provision of affordable housing within the 
development (50 units) with a mix of 75/25 for rented and intermediate rented 
accommodation. 1.8 hectares of open space and a balancing pond are also 
proposed. Section 106 contributions are yet to be determined following the receipt of 
consultation responses from the various Agencies.  
 
An indicative layout illustrating these matters is at Appendix B. 
 
Documentation submitted with the application includes the following reports. 
 
An Ecological Appraisal identifies four statutory sites within 2 km of the site (eg. 
Kingsbury Wood) together with other non-statutory sites (e.g. Middleton Lakes). 
However, the report concludes that the development would not adversely impact on 
any of these given the separation distances and the nature of the intervening land 
uses and transport corridors. No protected species would be affected either. The site 
is dominated by short perennial vegetation with scattered shrub and ruderal 
vegetation and a small reed bed and pond to the north. The site therefore has a 
modest flora and bird diversity. The provision of the open space and the balancing 
pond if designed appropriately would adequately compensate and enhance the value 
of the area. No greater crested newts were located.  
 
A Landscape and Visual Impact Assessment describes the site as being in the 
“Tamworth Urban Fringe Farmlands” Character Area which describes an “indistinct 
and variable landscape with relatively flat open arable fields and pasture fragmented 
by restored spoil heaps, large scale industrial buildings and busy roads bordering 
Tamworth”. This is considered to be of overall low landscape value with low 
susceptibility to the proposal with any adverse impacts being limited to the site itself 
rather than to the wider geographic area. In terms of visual impact then overall the 
conclusion is that high quality residential development and structured green 
infrastructure would be of visual benefit.  
 
An Archaeology Report concludes that there would be no impact due to the nature of 
the history of the site. 
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A Ground Conditions Report recites the past history and concludes that there was 
identification of trace amounts of asbestos being found and thus given the nature of 
the proposed use, extra care is needed during the development process. Given the 
landfill at the site, recommendations are made for gas mitigation measures to be 
included in the construction specifications together with monitoring measures. It is 
recommended that either piled foundations are used or some form of treatment in 
conjunction with reinforced raft foundations. Soakaways are not considered to be 
suitable.  
 
In terms of noise then a report concludes that the site is exposed to existing noise 
sources. As a consequence mitigation measures will be required to be built into the 
houses. 
 
A Utilities Assessment concludes that foul water would drain to existing foul sewers 
with a connection on the northern boundary. Surface water would drain to the 
enhanced balancing ponds in the north-east corner of the site. A new electricity sub-
station may be needed on site. Reinforcement would be needed for gas supplies to 
the site. Mains water connections would have to be made to the north. No issues are 
anticipated with telecommunication connections. 
 
The Transport Assessment concludes that the site is reasonably well located in 
terms of accessibility to all local services and bus routes. New traffic generation 
would be absorbed within the existing network and therefore there would not be the 
“severe” impact to justify refusal. The applicant awaits the highway authorities’ 
recommendations in connection with the proposals not prejudicing the potential By 
Pass implementation.  
 
A Design and Access Statement describes how the indicative layout has been 
arrived at including the green and open space provision. 
 
A Statement of Community Engagement describes a public exhibition held in 
Tamworth in early June which was visited by 49 members of the public. Comments 
received related to a number of concerns: the safeguarding of the By-pass received 
a mixed response, increased traffic was an issue particularly in Dosthill High Street 
as well as the impact on local facilities. The wildlife value of the site was raised and 
the potential impact on housing values was mentioned. The provision of affordable 
housing was generally welcomed. 
 
A Planning Statement draws all of these matters together concluding that 
notwithstanding the status of the industrial permissions here, the site is an 
appropriate housing site which is in sustainable location and would not give rise to 
adverse impacts.  
 
Development Plan 
 
The Core Strategy 2014 – NW1 (Sustainable Development); NW2 (Settlement 
Hierarchy), NW5 (Split of Housing Numbers), NW6 (Affordable Housing Provision), 
NW9 (Employment Land), NW10 (Development Considerations), NW12 (Quality of 
Development), NW13 (Natural Environment), NW14 (Historic Environment), NW15 
(Nature Conservation), NW16 (Green Infrastructure) and NW22 (Infrastructure) 
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Saved Policies of the North Warwickshire Local Plan 2006 – ENV6 (Land 
Resources); ENV7 (Existing Employment Land Outside Development Boundaries), 
ENV9 (Air Quality), ENV12 (Urban Design), ENV14 (Access Design), TPT1 
(Transport Considerations), TPT3 (Access and Sustainable Travel) and TPT6 
(Vehicle Parking)  
 
Other Material Planning Considerations 
 
The National Planning Policy Framework 2012 
 
The National Planning Practice Guidance 2017 
 
The draft Local Plan for North Warwickshire 2016 
 
The North Warwickshire Landscape Character Appraisal - 2010. 
 
Observations 
 
This site is not in the Green Belt, but it is on the fringes of Dosthill, Tamworth. 
Members will know of its planning history being extracted, landfilled and with the 
benefit of industrial planning permissions. Its setting will also be known to the Board 
close to Tamworth and the Brickworks site. Notwithstanding this, the 
recommendation below suggests that a full site visit is undertaken so that the nature 
of the site and its location can be fully understood given that this is a residential 
proposal.  
 
A number of issues do arise. These include the status of the land within the Core 
Strategy and emerging Local Plan as employment land which is contributing to our 
land requirements. An alternative land use here would thus carry consequences on 
that emerging Local Plan. On the other hand the site is close to Dosthill and the 
nature of the discussions with the Tamworth Borough Council on our respective 
housing requirements and provision is material here. The status of the Dosthill By-
pass is also an issue.  
 
Consultation responses will indicate what kind of impacts there might be and that will 
give rise to the appropriate level of contributions to mitigate those impacts. The 
nature of and future managements for the proposed affordable housing will need to 
be reviewed too.  
 
Recommendation 
 
That the receipt of the application be noted and that a site visit be undertaken prior to 
determination. 
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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/2017/0340 
 
Background 

Paper No Author Nature of Background 
Paper Date 

1 The Applicant or Agent Application Forms, Plans 
and Statement(s) 14/7/17 

 
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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(7) Application No: PAP/2017/0429 
 
Car Park, Sheepy Road, Atherstone, CV9 1HD 
 
Works to trees in Conservation Area, for 
 
Mr A Watkins - North Warwickshire Borough Council 
 
Introduction 
 
This application is reported to the Board as the site is on land owned by the Council. 
 
The Site 
 
This car park is off the Sheepy Road and lies behind mixed residential and 
commercial property fronting Long Street and Church Street. It also backs onto 
residential property off Croft Road.  
 
The Proposals 
 
The application affects three trees that are in the grassed area surrounding the car 
park where it abuts Croft Road. Their location is shown on Appendix A.  
 
T1 is a willow tree and it is proposed to undertake a five metre crown lift of the tree in 
order to abate nuisance from low hanging branches, particularly overhanging the car 
parking spaces and the access routes. Permission is sought additionally that such 
work is carried out on a regular basis.  
 
T2 and T3 are both damson trees and it is proposed to fell these as they are over 
mature and showing severe signs of failure and branch fall.    
 
None of these trees is protected by an Order but they are protected by virtue of their 
location within the Conservation Area. 
 
Representations 
 
The consultation period expires just after the closing date for the preparation of this 
report and any comments received will be reported verbally at the meeting.  
 
Development Plan 
 
The Core Strategy 2014 – NW12 (Quality of Development) and NW13 (Natural 
Environment). 
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Observations 
 
These trees have been inspected and assessed by the Council’s qualified tree officer 
and there is no objection to these works. The willow is a large tree and its amenity 
would be enhanced by the proposed crown lift. The two other fruit trees will need to 
be removed very soon. It is considered that this should be carried out and that 
suitable replacement trees are replanted.  
 
Recommendation 
 
That the works be agreed and that suitable replacement trees are re-planted. 
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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/2017/0429 
 
Background 

Paper No Author Nature of Background 
Paper Date 

1 The Applicant or Agent Application Forms, Plans 
and Statement(s) 7/8/17 

 
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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(8) Application No: PAP/2017/0438 
 
2 Birmingham Road, Land opposite Green Man, Birmingham Road, Coleshill, 
B46 1AA 
 
Works to trees in Conservation to fell four trees, for 
 
North Warwickshire Borough Council 
 
Introduction 
 
The trees the subject of this application, are on Borough Council land and thus the 
matter is referred to the Board for determination. 
 
The trees are not protected directly by Orders but are within the town’s Conservation 
Area.  
 
The Site  
 
This site is on the north side of the Birmingham Road directly opposite the Green 
Man Public House at the crossroads on the High Street. The area is essentially a 
hard surfaced amenity area. 
 
The site and the location of the tress are depicted on the plan at Appendix A. 
 
The Proposals 
 
All four trees are proposed for felling – an ash and three cherry trees. They have 
been inspected by the Council’s tree officer and his report is attached at Appendix B. 
It gives a description of each tree and the reasons for the proposed felling. The ash 
is considered to be a danger because of weakness and the three cherry trees also 
have structural problems.  Give the public accessibility to the site and the nearby 
roads, the assessment concludes that the trees should all be felled. They are not 
considered to be worthy of an Order. 
 
Representations 
 
The consultation period ends after the date for the preparation of this report and so 
any comments received will be reported verbally at the meeting.  
 
Observations 
 
Given that these trees are potentially dangerous and could become a liability, the 
recommended action of the Tree Officer is supported.  In this particular location 
replacement shrub planting may be more appropriate.   
 
Recommendation 
 
That the works be agreed and that the trees be replaced with suitable and 
appropriate shrub planting. 
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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/2017/0438 
 
Background 

Paper No Author Nature of Background 
Paper Date 

1 The Applicant or Agent Application Forms, Plans 
and Statement(s) 9/8/17 

 
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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