General Development Applications
(6/d) Application No: PAP/2021/0663
Land On The North East of J10 M42, Dordon/AS5, Polesworth,

Outline planning permission for development of land within Use Class B2
(general industry), Use Class B8 (storage and distribution) and Use Class E(g)(iii)
(light industrial), and ancillary infrastructure and associated works, development
of overnight lorry parking facility and ancillary infrastructure and associated
works. Details of access submitted for approval in full, all other matters reserved,
for

Mr D Hodgetts - Hodgetts Estate
Introduction

The application has an accompanying Environmental Statement and will thus be
reported to the Planning and Development Board for determination in due course. This
report introduces the proposal to Members.

The Site

This is just under 33 hectares of agricultural land in the north-east quadrant of Junction
10 of the M42, bounded by the Motorway to the west and the A5 to the south. There is
agricultural land to the east and the village of Birchmoor is to the north.

There is a mature tree belt to the west and south-west along the route of the M42, and a
mature hedgerow along the A5 boundary together with some thickets of self-set
younger trees and shrubs.

It is transected by an oil pipeline and a high pressure gas main line lies to the east.
Additionally, there are two low voltage electricity lines that cross the site in an east west/
and a north/south axis respectively.

A public bridleway — the AE45 — crosses the site and a further public footpath — the
AE46 — borders the north-eastern boundary of the site. They are also used for
agricultural access to the land

The site currently has an access onto the A5 frontage — being a 16 metre wide dropped
kerb with an 8 metre access width entrance. A secondary point of access lies further to
the east, again from the A5, opposite the Core 42 site and via an existing farm track —
which is also the AE46.

There is a hardstanding area in the south of the site which was installed by contractors
appointed by National Highways at the time as a compound associated with the
maintenance of the A5 and M42 during the past years.

The site is illustrated generally at Appendix A.
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In its wider context the site is situated between Tamworth, Dordon and Birchmoor. On
the western side of the Motorway within the north-western quadrant of Junction 10 are
the Dordon Motorway Services and the industrial and warehousing complex at Relay
Park. Similar developments are in the south-western and south-eastern quadrants —
Centurian Park and St Modwen Park. The southern side of the A5 has the Birch
Coppice and Core 42 distribution parks and further to the east is the built-up area of
Dordon.

This wider setting is illustrated at Appendices B and C.
The Proposal
a) Introduction

In general terms this is an outline planning application for the development of land
within Use Class B2 (general industry), Use Class B8 (storage and distribution) and Use
Class E(g)(iii) (light industrial) together with ancillary infrastructure and associated
works including an overnight lorry parking facility with its ancillary infrastructure and
associated works. Details of the proposed access arrangements are submitted for
approval in full, and all all other matters are reserved for later applications.

b) Additional Detail

The applicant has provided more background on the scope of the proposals and this
identifies the following:

e A total of 100,000 square metres of floor space with a maximum of 10% being
within the B2 and E(g)(iii) Use Classes;

e A 150 space overnight HGV parking facility together with a 400 square metre
amenity building,

e A new signal controlled all-movements access junction onto the A5, and

e landscaped buffer zones around the site perimeter.

In order to “structure” this proposal on the site, a Parameters Plan has been submitted —
see Appendix D. This sets out how the applicant would see the proposal being laid out.

Further detail has also been submitted and is set out below.

e The tallest of the units would be at the western end of the site (Plot A1 on the
parameters plan) with a maximum height of 21 metres (117.8m AOD).

e The height limits for plot A2 (closest to Birchmoor) would be 12 metres (113
AQOD) and for plot B2 (at the A5 frontage) it would be up to 8 metres.

e The current land levels are between 110m rising up to 115m to the north
adjacent to Birchmoor.

e Surplus “cut” material from the developable area would be utilised in the creation
of the perimeter landscaped buffer zones which would also act as green
infrastructure corridors linking together. These are said to amount to 9 hectares
in area - around 10 % of the site area.

e These would provide a buffer zone to the north (extending from the site boundary
to Birchmoor) being 134 metres wide across the northern site boundary reducing
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to 75 metres at the closest point to Birchmoor. The distance from the site
boundary to Birchmoor would be around 20 metres.

e A 10 metre deep landscaped buffer to the west of Plots A1and A2 so as to
enhance the existing vegetation here

e A 35 metre buffer to the south of Plot A1 widening to 58 metres closer to Junction
10 and a 35 metre buffer south of Plot B2

e A 65 metre wide buffer to the east of plot B1

Attached at Appendix E is an illustrative outline of the landscaping areas described
above.

Attached at Appendices F are a series of images of the completed development with the
landscaping after a period ot time.

Appendix G provide a cross sections — one to the east (towards Dordon).

The applicant owns land to the east of the application site extending to Dordon. His
proposal includes additional landscaping and bio-diversity enhancements on this land
together with public access. This would amount to an extra 6.5 hectares of mitigation
and would be held “in perpetuity” through a legal Agreement to prevent further
expansion of built development. The areas are illustrated at Appendix C .

Additionally, the application includes:

e Over 35 km of new and enhanced public footpaths, bridleways and
footway/cycleway routes linking the site to both Birchmoor and Dordon.

¢ An enhanced bus-stop to the south of the site on the east bound A5

e A new fully signal controlled pedestrian crossing for the A5 to replace an existing
junction staggered croosing that passes through the central reserve.

e Electric Charging points in the car parks for 10% coverage, but with ducting to
enable a further 15%.

e Ducting in the HGV park for 25% coverage

Appendix H illustrates the location of the enhanced footpath proposals.

Access into the site will be from the A5 via a fully signal controlled junction. This will
also include a pedestrian crossing for the A5 and in the vicinity of this a new bus stop.
This is shown in Appendix |

In terms of drainage, the proposals include a basin to the south of the site. From there,
the outfall would be restricted to greenfield runoff rates to the manhole
which forms part of the culverted watercourse in the south-west corner of the site. Foul
flows will be collected by an independent network and discharge to the nearest foul
sewer located to the east of the development adjacent to the A5

c) Environmental Impacts

As indicated earlier the application is accompanied by an Environmental Statement and
the applicant addresses a series of potential environmental impacts through this
document. If Members wish to research any particular impact then the full
Environmental Statement is available on the web site.

6d/31



d) The Applicant’s Case

Members will be aware that there are substantial issues involved with this proposal and
that their assessment of these will have to be considered in the final planning balance
which will take account of all of the material planning considerations affecting
determination.

It is thus important that the Board understands the applicant’s position on these issues.
And to this end he has produced a Planning Statement. In order to assist Members an
Executive Summary of this Statement is attached at Appendix J. In particular it
addresses the main crux of the final planning balance — the tension between Policy LP4
of the North Warwickshire Local Plan 2021 (the identification of the Strategic Gap
between Tamworth, Polesworth and Dordon) and Policy LP6 (which identifies the
potential for additional employment land to be recognised in decision making).
Additionally the summary addresses the background to the inclusion of an HGV parking
area. The full Statement is available for Members to research if they wish to follow these
matters in more detail.

Development Plan

North Warwickshire Local Plan 2021 - Policy LP1(Sustainable Development); LP2
(Settlement Hierarchy), Policy LP4(Strategic Gap), LP5 (Amount of Development), LP6
(Additional Employment Land), Policy LP11 (Economic Regeneration), Policy LP12
(Employment Areas), LP14 (Landscaping), Policy LP15 (Historic Environment), LP16
(Natural Environment), LP17(Green Infrastructure), LP22(Open Spaces and
Recreational Provision), LP23 (Transport Assessments), LP25 (Railway Lines), LP26
(Strategic Road Improvements A5), LP27 (Walking and Cycling), Policy LP29
(Development Considerations), LP30 (Built Form), LP33 (Water and Flood Risk
Management), LP34 (Parking), LP35 (Renewable Energy and Energy Efficiency), LP36
(Information and Communication Technologies) and Policy LP39 (Employment
Allocations)

Other Relevant Material Considerations

National Planning Policy Framework 2021 — (the “NPPF”)
Air Quality and Planning - SPD 2019

The National Design Guide 2021

The National Model Design Code 2021

The draft Dordon Neighbourhood Plan 2021

Draft Dordon Design Guidance and Code 2021

Observations
This application for outline planning permission is seeking approval in
principle for a development which will involve the change in the use of land from

agriculture to commercial employment use. Members will have to address the following
considerations in the determination of the application.

e Whether the proposal accords with the objectives of maintaining the Strategic
Gap, referred to in Local Plan policy LP4.
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e Whether the proposal accords with the terms of Local Plan policy LP6 such that it
does represent additional employment land.

e Whether the proposal accords with Local Plan policy LP34 in respect of the
proposed inclusion of an HGV parking area

e Whether the identification of any harms arising from the environmental impacts
identified by the applicant are acceptable under the terms of the relevant Local
Plan policies and whether any residual harms can be mitigated.

e Whether the proposal leads to any cumulative harmful impacts

As a consequence of these considerations, weights can be afforded to them such that
they can then be assessed in the final planning balance, which will include all relevant
material planning considerations.

Members may wish to visit the site together before a determination is made or they may
prefer to do so individually because of the footpaths that are present as they will assist
in that visit.

Recommendation

That the receipt of this application be noted and that Members consider how a visit to
the site might be arranged.
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APPENDIX A lPAPf2021FOES3

021122021

Contains Drdnance Survey Gata & Crawn copyright and database rights [2017] Ucence Number 100031961
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11.5.20.

11.5.21.

11.56.22.

APPENDIX G

\\\I)

transfer identified within the Local Plan (site 0S1) and allow the provision of circular walking
routes;

= Copses of mixed native trees would be provided where appropriate at the corners of existing
fields to reinforce the local character and help to filter views from the settlement and PRoYV
towards the proposed development;

= Earth mounds would be created along the sastern edge of the site which would be densely
planted with mixed, native trees to help screen and filter views of the proposal and to reinforce
the sense of openness within the remaining arable landscape to the east. Earth mounds would
be carefully modelled to fit with the existing landform and would take account of restrictions and
easements such as the high pressure gas pipeling;

= Existing native tree and shrub planting along the western boundary of the site with the M42 would
be reinforced with new mixed native planting where required to filter views from the M42;

= SuDS would be provided at scuthern end of the site which would be planted and this zane would
mirror the approved frontage of St Modwen Park Tamworth, on the opposite side of the A5,

For reference, Figure 11-1 below provides an illustrative landscape section in the gastern part of the
site to demonstrate, indicatively, the benseficial impacts that the extensive landscaping proposals
would have in terms of mitigating visual impact and intervisibility of the development when viewed
from the nearby PRoYW and indeed when viewed from the west of Dordon. |t is anticipated that the
northern landscaped area would provide a similarly dense area of planting and landscaped
mounding to mitigate visual impact and intervisibility of the development when viewed from
Birchmoor.

Figure 11-1 - llustrative Landscape Section of Eastern Landscape Section

Section Through Eastern Landicape Zane

CONCLUSION

The development proposed would be viewed within a context of existing large-scale commercial
development ta the immediate south and west. This characteristic would intensify as proposed
employment allocations are built cut in the future. Visual effects would reduce over time as
proposed native woodland planting on earth mounds matured, with the massing of built form
becoming progressively filtered by proposed planting.

The assessment of the potential effect of the proposed develoepment on the Strategic Gap (set out in
detail in Chapter 8) concluded that the gap between settlements would remain effective and would

LAND NORTH-EAST OF JUNCTION 10 M42, NORTH WARWICKSHIRE PUBLIC | WSP
Project No.: 70075293 | Qur Ref No.; RFT.007. JW .1 December 2021
Hodgetts Estates Page 106 of 120

6d/46



0zl 0 g sbed 91853 suebipoy

APPENDIX H

LE02 1equisasg LAl Z00 LdY "ON J9Y ING | £6252004 1'ON waloxd
dsm | anand FHIHSMOIMEYM HLYCON ‘ZrN 0L NOILINNT 40 LSY3-HLYON ANVl

FUNLINHLSYHINI NITHO .

S107d ININDOTIN30 ___

sdoissnga @

-~
NOUONNrss300vmMaN ()
s

AVM 40 SLHDIM 2178nd
OALHIAONILSING 40 ILNOY e—

AVM 30 SLHOIH D8N
M3N 0350d0bd 40 ILN0Y ——

SALNOY SSATDY HYINDIHIA se—
S3LNOY
S5300V F1DANGNYINLSIOTd ==

(eH 9€'ZE [ 99w £ 08)
AHVONNOS LIS ee—

n_I:

6d/47



FROPOSED EMPLOYMENT LAND HORTHEAST OF 110 M43, NORTH WARWIC KSHIRE '
TRANSPORT ASSESSMENT N

M &Y 2021 (REWISEC NOWEMEER 20211

Existing route passes
through busy area with
residential and

A commercial traffic
Alternative route via

lightly trafficked streets

Proposed improved
footpath links to
provide alternative,
better quality, and
more direct connections
for all users

tehouse Rd

10.14 Although there is limited residential development within 2 kilometres of the site, it
is evident that the proposed improvements 1o the existing public footpath routes
would ensure pedestrians travelling to both the proposed develospment, along with
other major employment sites nearby, were offered a significantly improved choice

of route for their joumey that should help to maximise this mode of travel.

Cycle Travel

10.15 The person trip calculations show that the proposed development would generate
9 hourly cyclist movements or up to 108 daily two-way movements. Demand for
cycling would be met by the provision of on-plot cycle parking in accordance with
the adopted standards, set cut above. Figure 25 shows the availability of specific
cycle infrastructure within the immediate surrounding highway network, as

described in Section 5 of this Transport Assessment.

F18123 Proposed Employment Land Mortheast of J10 M42 - Transport Assessment (Rev C, Mov 2021) 81
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NORTH WARWICKSHIRE

NCQRTHEAST OF J10 M42,
(WITH EASEMENT SHOWN}

PROPOSED SITE ACCERS LAYOUT

BROPOSED FMPLOYMENT LAND

CONSULTING

Bancroft Consulting Lid

i Jaodale House

|Vf' BANCROFT

T Giegary Boulewaid
# diic=@0ancailcanzuling ca ut

I 0115962919
1 011596301

F18123/07
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