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APPENDIX 4 

Application PAP/2023/0071 Decision Notice 

  



 
Authorised Officer: ___________  
 
Date:   10 July 2024 
 

Page 1 of 2 

 

 

Jeff Brown BA Dip TP MRTPI 

Head of Development Control Service 
The Council House  
South Street 
Atherstone 
Warwickshire 
CV9 1DE 
 

Telephone: (01827) 715341 
Fax: (01827) 719225 

E Mail: PlanningControl@NorthWarks.gov.uk 

Website: www.northwarks.gov.uk 
 

Date: 10 July 2024 
 

The Town & Country Planning Acts 
The Town and Country Planning (Listed Buildings and 

Conservation Areas) Act 1990 
The Town & Country Planning (General Development) 

Orders 
The Town and Country Planning (Control of 

Advertisements) Regulations 1992 (as amended) 

Mrs Amy Hindson 
Barton Willmore, Now Stantec 
The Pearl 
New Bridge Street 
Newcastle upon Tyne 
NE1 8AQ 

DECISION NOTICE 
Major Full Planning Application 

 
Application Ref: PAP/2023/0071 

 

Site Address 
Land 800 Metres South Of Park House Farm, Meriden Road, 
Fillongley,  

Grid Ref: Easting 427624.17 
 Northing 286021.23 

 

Description of Development 
Construction of a temporary Solar Farm, to include the installation of ground-mounted solar panels 
together with associated works, equipment and necessary infrastructure. 
 

Applicant 
   Enviromena Project Management UK Ltd 
 

 
Your planning application was valid on 24 February 2023.  It has now been considered by the Council.  I 
can inform you that: 
 
Planning permission is REFUSED for the following reason: 
 

The proposed development is inappropriate development in the Green Belt. It is not considered that 
it would preserve the openness of the Green Belt as required by Policy LP3 of the North 
Warwickshire Local Plan 2021 and the National Planning Policy Framework (NPPF) 2023. It would 
additionally cause landscape and visual harm such that it does not accord with Policies LP1, LP14 
and LP30 of the North Warwickshire Local Plan 2021, or Policies FNP01 and FNP02 of the 
Fillongley Neighbourhood Plan 2019. The Local and Neighbourhood Plan policies require new 
development to conserve and enhance the landscape; to integrate appropriately into the natural 
environment, harmonise with its immediate and wider settings, as well as to protect the rural 
landscape of the Parish, the scenic aspects of the village and the setting of the Church. The 
cumulative harms caused are considered to be substantial because of the development's proposed 
size, its siting on higher land, there being no surrounding higher land and its public visibility over a 
wide area.  It is not considered that this substantial harm is clearly outweighed by any benefits that 
the proposal might give rise to. 

 
 
 

mailto:PlanningControl@NorthWarks.gov.uk


PAP/2023/0071 

 
Authorised Officer: ___ _  
 
Date:   10 July 2024 
  

Page 2 of 2 

INFORMATIVES 
 

1. The Local Planning Authority has met the requirements of the NPPF in this case through active 
engagement with the applicant, to deal with a number of planning and technical issues which 
resulted in a series of amendments. However, on balance in the final assessment, the Council 
considered that they were not of such weight to clearly outweigh harms to Development Plan 
policies - particularly on Green Belt and Landscape matters. 
 

 

 
APPEALS TO THE SECRETARY OF STATE 
(1) If you are aggrieved by the decision of the Local Planning Authority, you can appeal to the Secretary of 
State under Section 78 of the Town and Country Planning Act 1990. 
(2) If you want to appeal against your local planning authority’s decision, then you must do so within 6 
months of the date of this notice. 
(3) Appeals can be made online at: https://www.gov.uk/planning-inspectorate. 
If you are unable to access the online appeal form, please contact the Planning Inspectorate to obtain a 
paper copy of the appeal form on tel: 0303 444 5000. 
(4) The Secretary of State can allow a longer period for giving notice of an appeal, but he will not normally 
be prepared to use this power unless there are special circumstances which excuse the delay in giving 
notice of appeal. 
(5) The Secretary of State need not consider an appeal if it seems to him that the Local Planning Authority 
could not have granted planning permission for the proposed development or could not have granted it 
without the conditions they imposed, having regard to the statutory requirements, to the provisions of any 
development order and to any directions given under a development order. 
(6) The Secretary of State does not refuse to consider appeals solely because the Local Planning Authority 
based their decision on a direction given by him. 
(7) If you intend to submit an appeal that you would like examined by inquiry then you must notify the Local 
Planning Authority and Planning Inspectorate (inquiryappeals@planninginspectorate.gov.uk) at least 10 
days before submitting the appeal. Further details are on GOV.UK. 
 
NOTES 
 

1. This decision is for the purposes of the Town and Country Planning Act only.  It is not a decision 
under Building Regulations or any other statutory provision.  Separate applications may be 
required. 

2. A report has been prepared that details more fully the matters that have been taken into account 
when reaching this decision.  You can view a copy on the Council's web site via the Planning 
Application Search pages http://www.northwarks.gov.uk/planning.  It will be described as ‘Decision 
Notice and Application File’.  Alternatively, you can view it by calling into the Council's Reception 
during normal opening hours (up to date details of the Council’s opening hours can be found on our 
web site http://www.northwarks.gov.uk/contact). 

3. Plans and information accompanying this decision notice can be viewed online at our website 
http://www.northwarks.gov.uk/planning.
 

https://www.gov.uk/planning-inspectorate
https://www.gov.uk/government/collections/casework-dealt-with-by-inquiries
http://www.northwarks.gov.uk/planning
http://www.northwarks.gov.uk/contact
http://www.northwarks.gov.uk/planning
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6.1 When considering development proposals that accord with policies in the Local Plan, the 
National Planning Policy Framework is also a material consideration.  As delivery of the 
Local Plan is very important to the Council it will take a positive approach that reflects the 
presumption in favour of sustainable development.  The Borough Council will always work 
proactively with applicants and other stakeholders jointly to seek solutions which mean 
that proposals can be approved wherever possible, and to secure development which 
sustainably improves the economic, social and environmental conditions in North 
Warwickshire. 

 
6.2 Place making is a key part of considering development proposals and making them 

sustainable whatever their size.  There are two overarching elements that make 
development proposals work for the long term. These are ensuring the development is of 
a quality that is long-lasting, and that infrastructure is provided. 

 
Quality of Development / Place 
 
6.3 The quality of development is important and can be helped through early consideration of 

the development.  This is particularly the case in considering the natural and historic 
environment and how this will be dealt with.  Considering biodiversity at an early stage of 
the planning process will assist in building in beneficial features to aid biodiversity. 

 
6.4 The Council will work with and look to developers to contribute effectively to maintaining 

and developing local Quality of Life and assisting in the delivery of the Sustainable 
Community Strategy, through high standards of development; the type and character of 
buildings and uses proposed and from measures of the type set out below: 
 ensure that the impact of development on the social fabric of communities is 

considered and taken into account;
 seek to reduce social inequalities;
 address accessibility (both in terms of location and physical access) for all 

members of the community to jobs, health, housing (particularly affordable 
housing), education, shops, leisure and community facilities;

 take into account the needs of all the community, including particular requirements 
relating to age, sex, ethnic background, religion, disability or income;

 deliver safe, healthy and attractive places to live; and,
 support the promotion of health and well-being by making provision for physical 

activity including walking and cycling.
 
6.5 In addition to delivering suitable forms of development in appropriate locations, a main 

objective of the Core Strategy was to promote high quality development at all times.  This 
continues in this Local Plan and policies in this Plan are formulated with this objective in 
mind. Quality developments rely on a combination of factors including aesthetics of the 
buildings; how water is dealt with and how development fits within the landscape, both 
rural and urban.  Other policies play an equal part in the achievement of quality 
developments such as how access is gained to a site and how cars and lorries are treated 
within a scheme.  All are crucial in achieving high quality developments within the 
Borough and making places work. 

 
6.6 The Design Council has developed the Building for Life (BfL)1 standard, in conjunction 

with the Home Builders Federation and is supported by government as the standard for 
the design quality on new homes. BfL provides a means of ensuring new housing meet 
appropriate design standards; respect their setting and are sustainable, thus creating 
quality places. 

Chapter 6 Sustainable Development 
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6.7 The Borough Council will encourage the use of the BfL standard within new residential 

developments. It will look to promote Building for Life and where appropriate, offer specific 
guidance drawing on this initiative.  Consequently, the aim is to ensure that all new 
housing developments achieve a good standard of design as defined by the BfL standard 
and serve the needs of the existing and future residents. 

 
6.8 Ensuring high quality design across the commercial and industrial sector is equally as 

important.  Many elements of the BfL standard apply to non-domestic buildings and the 
Council will seek that development achieves a good standard. 

 
6.9 The Council recognises the importance of planning development to reduce the opportunity 

for crime, including terrorism.  Whilst crime levels across the Borough are generally lower 
than other areas of the West Midlands, design should ensure such figures are maintained 
and further lowered where possible. The fear of crime especially at night is still an issue.  
The Borough Council will use the Secured by Design2 principles, which are widely 
accepted to contribute to lowering crime rates. 

 
6.10 North Warwickshire is made up of a number of communities and thus there are very 

differing styles.  With the Borough having over 50 settlements it is important that the local 
distinctiveness is reflected in any developments.  This is particularly important in 
settlements that for the settlement hierarchy have a co-joined settlement boundary.  This 
does not detract from the fact that these places consider themselves separate with each 
having their unique identities. 

 
6.11 The Landscape Character Appraisal and individual Settlement Appraisals have been 

carried out and will be developed further into Supplementary Planning Documents and 
should be used as the basis for creating locally distinctive proposals.  The Landscape 
Character Assessment identified landscape sensitivity areas surrounding settlements and 
these will be used when assessing impacts from developments.  The Borough Council 
has Design Champions and they will be used to promote and encourage local 
distinctiveness in new developments. 

 
6.12 Development can adversely affect public rights of ways.  Therefore, the Council wants to 

ensure that public rights of way, where relevant to the development proposed, are 
protected and enhanced (including via relocation or alternative provision where justified). 

 
6.13 Planning applications should be submitted with evidence to show how the design, scale 

and layout match the historic pattern of the surrounding development, its built form, 
density and overall appearance. 

 
Implementation and Infrastructure 
 
6.14 The delivery of infrastructure at the right time and in the right place will be essential to the 

success and delivery of developments for this Local Plan.  Infrastructure can range from 
the provision of services and facilities to the provision of the open spaces to the provision 
of emergency services and waste collection services serving new homes.  Considerable 
importance is attached to the need to ensure that existing and future local communities in 
North Warwickshire have reasonable access to a range of services and facilities. 

 

1 Design Council 2015; Building For Life, http://www.designcouncil.org.uk/resources/guide/building-life-12-third- edition 
2 ACPO CPI, 1989; Secured by Design, www.securedbydesign.com 

 
  



23 

North Warwickshire Local Plan 
Adopted September 2021 

 

 

 

 
6.15 A number of factors underpin the importance of planning agreements and Section 106 

contributions in North Warwickshire:  
 The area is relatively remote with a small but dispersed population and this has an 

impact on the cost of service provision.
 The Borough Council has a history of working in partnership with developers to 

secure and deliver local benefits through the Planning process.
 The area does not benefit from any significant UK, regional nor EU regeneration 

regimes.
 There are significant public concerns to ensure the impacts of development are 

mitigated.
 Again, there is public concern to maintain the provision of local services that are 

vital to community life.
 Limited Council resources reflecting a small and rural population.


6.16  In the context of planning for the growth of an area, infrastructure can be defined as 

physical development needed to support communities and which directly relates to 
economic development and regeneration. This includes: 
 Transport Networks - Pedestrian facilities, roads, public transport, cycle ways; 
 Health Facilities - Hospitals, care provision, GP and dentist surgeries 
 Education - Schools, higher education, research infrastructure; 
 Town and Local Centre improvements - Enhancements to the public realm through 

providing new facilities and highway improvements; 
 Green Infrastructure - Enhancing and creating networks of open spaces; 
 Leisure Facilities - Open space and built recreation facilities; 
 Protection of Environmental Assets - Mitigating impact from development on 

internationally and nationally protected habitats and species; 
 Utilities Facilities – Energy / waste / wastewater/ drainage plants, networks and 

treatment facilities; 
 Flood Prevention - Strategic defences to protect the town and enable growth; 
 Renewable Energy - District heating and renewable energy networks; 
 Communications Infrastructure - Broadband and mobile phone access; 
 Community Facilities - Includes libraries, community halls etc. 
 Emergency services 
 

6.17 More details are provided in the Infrastructure Delivery Plan, Supplementary Planning 
Documents, and the evidence which underpins this Local Plan as indicated in Appendix C 
of this Local Plan. This information will be updated through the Plan period by the Council 
and the numerous partners, agencies and organisations. 

 
6.18 Contributions towards infrastructure provision will be sought through appropriate use of 

planning conditions and obligations in accordance with national policy and associated 
Planning Practice Guidance, and statute 

 
6.19 Alongside this Local Plan is an Infrastructure Delivery Plan.  This sets out the known 

infrastructure requirements to accommodate the growth within the Borough.  This will be 
updated on a regular basis.  The Plan will feed into a Community Infrastructure Levy (CIL) 
which is a new planning charge that came into force on 6 April 2010 through the 
Community Infrastructure Levy Regulations 2010 (now amended by the Community 
Infrastructure Levy (Amendment) Regulations 2011).  The Borough Council will work with 
partners to develop a Community Infrastructure Levy charging schedule as well as seek 
alternative funding opportunities.  Both S106 obligations and CIL will need to have regard 
to viability issues to ensure the level of levy set or obligations sought does not prevent the 
delivery of development in general. 
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6.20 The policies give a framework within which assessments of S106, CIL or other legal 
agreements will be made.  These will be supplemented, where necessary, over time by 
further advice in the form of guidance notes and Supplementary Planning Documents. 

 
Future Growth 
 
6.21 The Borough Council recognises that the pressure for growth will extend beyond 2033 

and that this needs to be considered at an early stage.  It will explore with partners and 
stakeholders’ options for future growth of the Borough beyond 2033 to ensure options are 
explored and the required infrastructure is provided in a timely manner.  This will enable a 
wide range of options to be explored, ensure infrastructure and the funding of it will be 
provided accordingly and that places are created that are sustainable. 

 

LP1 Sustainable Development 
 

Planning applications that accord with the policies in this Plan (and where relevant, with other 
development plan policies including those in Neighbourhood Plans) will be approved without 
delay, unless material considerations indicate otherwise. Where there are no relevant 
development plan policies, or the policies which are most important for determining the 
application are out-of-date, applications will be determined in accordance with the presumption in 
favour of sustainable development. 
 
Quality of Development / Place 
 

All development proposals must; 
 be supported by the required infrastructure 
 be consistent with the approach to place making set out through development 

management policies, including, where relevant 
 integrate appropriately with the natural and historic environment, protecting and 

enhancing rights of way network where appropriate 
 demonstrate a high quality of sustainable design that positively improve the individual 

settlement’s character; appearance and environmental quality of an area; 
 deter crime; 
 sustain, conserve and enhance the historic environment; 
 provide, conserve and enhance biodiversity; and, 
 create linkages between green spaces, wildlife sites and corridors. 
 
Development should protect the existing rights of way network and where possible contribute to 
its expansion and management. 
 

Implementation and Infrastructure 
 
Infrastructure will be sought where it is necessary, directly related to the development and is fairly and 
reasonably related in scale and kind to the development.  It may be related to social, economic and/or 
environmental issues. Supplementary Planning Guidance and documents will be used to guide 
provision, Infrastructure requirements are outlined in the Infrastructure Delivery Plan (For clarity, 
infrastructure projects drawn from the IDP are itemised and indicated to be either critical to the Plan’s 
strategy as a whole, or necessary in association with particular allocations or projects, along with 
indicative timings are itemised in NWBC26, Appendix A) and the supporting documents contained in 
Appendix C of the Local Plan.  The list is not exhaustive as each will be taken on a site by site basis 
and will depend on the viability of the scheme.  Other site specific measures will be considered at the 
time of the planning permission.  These will be secured through conditions, S106’s or other 
agreements considered appropriate to ensure its delivery. It will be necessary to ensure the ongoing 
maintenance, where appropriate, of any infrastructure provision. 
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Where development is proposed in excess of plan requirements and would assist in the provision of or 
enabling infrastructure, particularly that related to facilitating development in the long term, or of 
affordable housing relative to needs, that will carry weight in favour of granting permission. 
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In Categories 1 to 4 settlements development within development boundaries will be supported in 
principle. Development directly adjacent to settlement boundaries may also be acceptable, 
including that which would enhance or maintain the vitality of rural communities, provided such 
development is proportionate in scale to the relevant settlement and otherwise complaint with the 
policies in the plan and national planningpolicy considered as a whole (including in respect of 
Green Belt protections) 
 
Category 1: Market Towns of Atherstone with Mancetter and Polesworth with Dordon and 
the Green Belt Market Town of Coleshill 
 
Category 2: Settlements adjoining the outer boundary of the Borough 
 

Development will be permitted directly adjacent to built up areas of adjoining settlements if: 
a) the site lies outside of the Green Belt or Strategic Gap 
b) development would integrate clearly with wider development 
c) has a clear separation to an existing North Warwickshire settlement to ensure the 

character of North Warwickshire settlements are preserved; and, 
d) linkages are made to existing North Warwickshire settlements to ensure connectivity 

between places especially via walking and cycling 
 
Category 3: Local Service Centres – Baddesley with Grendon, Hartshill with Ansley 
Common, New & Old Arley, Kingsbury, Water Orton 
 
Category 4: Other Settlements with a development boundary - Ansley, Austrey, Curdworth, 
Fillongley, Hurley, Newton Regis, Piccadilly, Ridge Lane, Shuttington, Shustoke, Warton, 
Whitacre Heath, Wood End 
 
Development within development boundaries will be supported in principle. Development directly 
adjacent to settlement boundaries may also be acceptable.  All development will be considered 
on its merits; having regard to other policies in this plan and will cater for windfall housing 
developments usually on sites of no more than 10 units at any one time depending on viability, 
services and infrastructure deliverability 
 

Category 5: All other locations 
 

All Development 
 
In all other locations development will not generally be acceptable, albeit as set out above that 
there may be some instances where development may be appropriately located and would 
enhance or maintain the vitality of rural communities under this category.  Special circumstances 
should exist to justify new isolated homes in the countryside such as rural workers’ needs, the 
optimal viable use of a heritage asset, the re-use of redundant buildings enhancing its immediate 
setting, the subdivision of an existing residential dwelling, or development of exceptional quality 
or innovative design or for rural exception sites in line with national planning policy.  All such 
development will be considered on its merits and with regard to other policies in this plan. 
 

 

Green Belt 

 
7.12 National Green Belt policy operates over two thirds of the Borough.  Within Green Belts 

the primary aim is to maintain the open nature of the area and there is a general 
presumption against development that is inappropriate, except in very special 
circumstances.  The National Planning Policy Framework provides the strategic policy 
guidance.  It gives advice on where and what development is appropriate or inappropriate 
in the Green Belt.  This policy builds on the NPPF, provides the local context and provides 
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how it will be implemented in certain instances. 
 
7.13 The pressure on the Borough from surrounding urban areas needs to be considered in the 

context of protections accorded to the Green Belt, and how areas of the Green Belt 
perform relative to the functions for Green Belt. Two studies have been carried out relating 
to the Green Belt. 

 
7.14 The first relates to how broad areas and parcels of land perform in relation to the five 

purposes of Green Belt as defined by the NPPF.3 The Joint Green Belt Study highlighted 
some areas as relatively poor performing in some aspects of the purposes of Green Belt.  
Taking into account the needs of the Borough, the pressures for further development and 
the environmental impacts it is considered some of these sites will be either allocated now 
for development or safeguarded for development as and when required whether in this 
Plan period or the next. This is explained further in this Plan. 

 
7.15 The maintenance of the Green Belt is seen as a vital component in protecting and 

enhancing the Borough as an area of pleasant countryside, especially by preventing the 
incursion of nearby urban areas.  It is not just the wholeness of the Green Belt designation 
that is important but having defensive boundaries.  As a result, a second Study of the 
Green Belt has been carried out looking at the future boundaries of the Green Belt in 
relation to the outer limits and the detailed boundaries around settlements.4 The study has 
been undertaken to look at ensuring that the boundaries continue to be defensible and 
follow clear physical features.  The detailed boundaries of the Green Belt are shown on 
the Policies Map. 

 
7.16 It is accepted that settlements surrounded by the Green Belt have smaller scale 

opportunities than those outside the Green Belt. This is in essence the role of the Green 
Belt, in protecting the openness between places.  However, there may be opportunities for 
limited infill and redevelopment in villages still washed over by the Green Belt designation.  
Two settlements exhibit a clear, focused and cohesive settlement pattern with limited infill 
potential.  Middleton and Lea Marston are considered to have the potential for one or two 
true infill plots.  Therefore, infill boundaries have been drawn to indicate where infill and 
limited redevelopment would be permitted and are shown on the Policies Map. 

 
7.17 It must be stressed that a Green Belt Infill Boundary is not the same as a Development 

Boundary.  A Green Belt Infill boundary is only intended to accommodate that type of 
development defined as “infill” or “infilling”.  The policy defines “limited” through the use of 
a boundary rather than by a number or indeed leaving the matter open to interpretation on 
a case-by-case basis.  This is the same approach adopted for settlement and town centre 
boundaries.  The village however remains “washed over” by Green Belt and development 
within the village continues to be controlled by National and Local Green Belt policy.  The 
restriction on development classed as “inappropriate” within a Green Belt therefore still 
applies.  A Development Boundary however excludes the area within it from the Green 
Belt and its policy constraints.  It establishes the principle for development and enables all 
types of development to be accommodated (site availability and other policies permitting).  
This includes redevelopment of existing buildings and plots, such as the demolition of 
large properties in large plots or the redevelopment of garden areas for higher density 
housing proposals. 

 
 

3 Joint Coventry & Warwickshire Green Belt Study – Stage 2 Report April 2016 
4 North Warwickshire Green Belt Study 2016 
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7.18 One exception to the principle that construction of new buildings are inappropriate 
development in the Green Belt is where a building is replaced, providing the new building 
is in the same use and not materially larger than the one it replaces.  Another is limited 
infilling or complete redevelopment of previously developed sites where that would not 
have a greater impact on the openness of the Green Belt.  A further exception is an 
extension or alteration which is not disproportionate relative to the size of the original 
building. 

 
7.19 It is not considered that the NPPF alone is all that is necessary for the management of 

new development proposals in North Warwickshire’s Green Belt.  The spatial vision and 
the strategic objectives set out in the Core Strategy 2014 and this Local Plan, emphasise 
that it is the rural character of North Warwickshire that distinguishes it from its neighbours.  
That character is to be retained by safeguarding that countryside and protecting its 
openness from encroachment.  The Council therefore has to have robust and consistent 
policies to implement these objectives.  The NPPF provides the background to do so, but 
it lacks definition when it comes to some of the details of handling planning applications.  
The policy below provides that definition as the alternative would be to rely on the wording 
of the NPPF and thus determine each application on its merits.  This could result in an 
inconsistent approach, but on the other hand the use of stricter definitions should not be 
seen as prescriptive. 

 
7.20 In particular it is some of the adjectives used in the NPPF that are considered to lack 

precision and it is the purpose of the policy below to make these explicit.  It therefore 
addresses the main definition issues that are likely to arise when dealing with new 
development proposals in the Green Belt.  There are two key quantitative adjectives 
“disproportionate” and “materially larger”.  In addition, it is considered necessary to 
considered how previously developed land is dealt with. These are explained  below. 

 
7.21 The present saved 2006 Local Plan policy ENV13 includes that extensions within the 

Green Belt will be considered against a figure of 30% as a guide in order to assist in the 
assessment as to whether extensions are disproportionate or not.  This has been applied 
consistently since that Plan was adopted; it is well understood, it has been upheld 
throughout that period on appeal, and it has impacted on new development proposals.  It 
is not considered that there is reason to vary this figure.  However, the policy below does 
address a constant issue arising with its use and that is the relationship with permitted 
development rights.  Each application will be dealt with on its merits against this policy.  
However, there may be circumstances whereby larger extensions might be deemed 
acceptable.  Examples could include the existing building’s setting, proximity and 
relationship with other buildings; its prominence in the landscape and whether there would 
be a substantial improvement in the overall design of the building.  These considerations 
would also need to be assessed against the 30% figure set out in the policy. 

 
7.22 The figure of 30% will also be used as a guide where it relates to replacement houses in 

the Green Belt.  However, because of the different definitions in the NPPF – 
“disproportionate” and “materially larger” there could be case for different quantitative 
figures.  The term “not materially larger” might suggest a lesser amount of development 
than “disproportionate”.  This is why it is also important to assess each application on its 
merits using the same considerations as set out above where appropriate.  An additional 
consideration would be to look at the merits of replacing a building either on the same 
footprint as the existing or another. 

 
7.23 It is considered that the use of a quantitative measure in these instances is a very useful 

indicator as to what the Council considers to be the meaning of these adjectives.  Given 
the importance of retaining the Green Belt to the Council and to the consistent successful 
use of the measure since the adoption of the 2006 Local Plan, it is considered that it 
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should be retained. 
 
7.24 The NPPF gives guidance on how to deal with applications for the partial or complete 

redevelopment of previously developed land.  Redevelopment within the lawful use of the 
previously developed land is acknowledged as being appropriate development.  A 
redevelopment proposal for an alternative use that is itself appropriate within the Green 
Belt by definition in the NPPF is clearly acceptable.  Other development proposals are still 
appropriate development by virtue of the NPPF, but other material planning 
considerations may have to be considered in the final planning balance. 

 

LP3 Green Belt 
 
Inappropriate development is, by definition, harmful to the Green Belt and should not be 
approved except in very special circumstances. Other than in instances where allocations are 
proposed, Green Belt within the Borough will be protected accordingly. The following criteria set 
out how Green Belt applies to land and settlements in North Warwickshire, whether named in 
LP2 or not, with development management policy/policies for the Green Belt set out 
subsequently. 
 
1 The outer extent of the Green Belt as well as the detailed development boundaries for the 

settlements identified in Policy LP2 are shown on the Policies Map 
2. Areas within Development Boundaries are excluded from the Green Belt. 
3. Limited infilling in settlements washed over by the Green Belt will be allowed within the 

infill boundaries as defined on the Policies Map. 
4. Limited infilling may also be acceptable where a site is clearly part of the built form of a 

settlement, i.e. where there is substantial built development around three or more sides of 
a site. 

5. Settlements surrounded or washed over by the Green Belt will be able to pursue the 
Community Right to Build in accordance with the relevant statutory requirements.  

 
When considering proposals within the Green Belt in addition to the NPPF, regard should also be 
had to the following considerations: 
a) provision of appropriate facilities for outdoor sport, outdoor recreation and for cemeteries, 

as long as it preserves the openness of the Green Belt and does not conflict with the 
purposes of including land within it, regard will be had to whether such proposals are of a 
scale necessary for the efficient function of the parent use concerned and that they are 
the minimum size necessary 

b) Extensions will be considered to be disproportionate building based on the merits of each 
individual case. Both quantitative and qualitative criteria will be used in this assessment.  
For the purposes of this policy, the original building is defined as that which was present 
on 1 July 1948 or that which came into being after this date as a result of the original 
planning permission, i.e., as built and volume is defined as gross external volume 
including basements and cellars.  

c) A replacement building will be considered to be materially larger based on the merits of 
each individual case.  Both quantitative and qualitative criteria will be used in this 
assessment.  Replacements should be located on the same footprint as the existing 
building unless there are material benefits to the openness of the Green Belt or, when 
environmental and amenity improvements indicate otherwise.  For the purposes of this 
policy, volume is defined as gross external volume including basements and cellars. 

d) Consideration will be given to the removal of permitted development rights where the new 
development is considered to be at the maximum scale acceptable to ensure the 
openness of the Green Belt, or where other issues such as visual impact and impact on 
neighbouring residential amenity, are material. 
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e) Relevant planning consideration, such as the sustainability of the location; landscape and 

visual appearance or impact, the loss of employment land and impacts on general 
amenity will all be considered in the final planning balance in respect of proposals to 
redevelop previously developed land within the Green Belt. 

 
 

Strategic Gap 

 
7.25 Polesworth with Dordon is one of the Market Towns in the Borough.  Due to its location it 

has a close relationship with Tamworth. NW19 of the Core Strategy 2014 referred to a 
strategic gap between Polesworth and Dordon.  This was to avoid coalesce with 
Tamworth.  The Core Strategy however did not define where the boundaries of this area 
would fall and it was expected that this would be through the emerging Site Allocations 
Plan.  As this Local Plan has superseded the production of the Site Allocations Plan it is 
now included in this Plan. 

 
7.26 A detailed technical study has been carried out to look at the area and to determine where 

the detailed boundaries should be drawn.  A separate consultation was carried out by the 
Council to consider the extent of the “gap” and this has informed the designation as 
shown on the Policies Map. 

 
7.27 Following the approval of the site at the south-eastern site of junction 10 M42 and A5 for 

employment use the area south of the A5 is removed from the Meaningful Gap as 
proposed in the Draft Site Allocations Plan and Draft Local Plan.  This means that any 
consideration of a contiguous area linking the Green Belt northwards cannot be 
considered.  The Strategic Gap north of the A5 is therefore free standing. Its purpose is 
clear in that it is to maintain the gap, both visually and in landscape terms between the 
urban areas of Polesworth, Dordon and Tamworth. 

 
7.28 The purpose of policy LP4 is to retain and respect the separate identities and characters 

of the settlements of Tamworth and Polesworth with Dordon to avoid their coalescence.  
The Strategic Gap seeks to retain and maintain the sense of space, place and separation 
between these settlements so that when travelling through the strategic gap (by all modes 
of transport), a traveller should have a clear sense of having left the first settlement, 
having travelled through an undeveloped area and then entering the second settlement. 

 

LP4 Strategic Gap 
 
In order to maintain the separate identity of Tamworth and Polesworth with Dordon, a Strategic 
Gap is identified on the Policies Map in order to prevent their coalescence.  Development 
proposals will not be permitted where they significantly adversely affect the distinctive, separate 
characters of Tamworth and Polesworth with Dordon.  In assessing whether or not that would 
occur, consideration will be given to any effects in terms of the physical and visual separation 
between those settlements. 
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10.1 North Warwickshire is characterised by distinctive and open countryside with market 
towns and many small villages and hamlets. Large country estates make up part of the 
Borough and much of this open character is in part due to their existence.  The 
overwhelming land use is agriculture, often in extensive estates and accompanied by 
countryside recreation.  The Borough has many Sites of Special Scientific Interest (SSSI), 
areas of Ancient Woodland, Local Sites (Wildlife and Geological), Parks and Gardens of 
Historical Interest, Country Parks and Warwickshire Wildlife Trust Nature Reserves.  
However, biodiversity is not only restricted to these sites, but also extends into the wider 
countryside where protected, rare and endangered species exist, forage or rest, such as 
individual veteran trees.  Assets are not only statutory and non-statutory sites, including 
potential sites, but also those that maintain connectivity within the landscape. Some of 
these assets have already been identified but are continually being updated.  Therefore, 
Supplementary Planning Documents will be prepared in order to allow the information to 
be updated. Contributions will be sought to assist with the delivery of creating and 
maintaining the Borough’s biodiversity and geo-diversity assets. 

 
10.2 The Local Plan, therefore, recognises that it is essential for a healthy and diverse 

landscape to be protected and enhanced to ensure species movement throughout the 
Borough as well as into neighbouring authorities.  This flow will assist with climate change 
adaptation by enabling species to expand populations as well as move to more favourable 
areas. 

 
10.3 Due to the area's natural assets and growth pressure from surrounding areas the primary 

planning policy will be appropriate development of the appropriate size in the appropriate 
location.  As a consequence it is important to ensure that new developments treat 
landscape and bio-diversity as integral parts of the whole proposal.  This should assist in 
retaining, protecting and strengthening the visual amenity and bio-diversity of the setting. 

 
10.4 The Borough has seen proposals that themselves change the landscape – e.g. new 

fishing pools.  Either individually or cumulatively these can change landscape character as 
well as the hydrology of the area.  The impacts of these proposals are therefore often 
much wider than perhaps just the immediate setting. Initial assessment of these impacts is 
thus important. 

 
10.5 Regeneration of the Market Towns particularly through mixed-use development will allow 

the primary assets of the Borough - its countryside and settlements - to be protected and 
enhanced.  Policies to protect and improve the Countryside beyond defined settlement 
boundaries and expected growth will continue through this Local Plan. 

 
10.6 It is intended that mineral workings sites, both in use or exhausted, as well as existing 

employment sites be put back into appropriate Green Belt/rural uses as current operations 
and permissions cease and there is no realistic prospect of their re-use for that purpose 
(in line with the approach in the Warwickshire Minerals Plan such that resources of local 
and national importance are not needlessly sterilised by non-mineral development). 

  

Chapter 10 Environment 



48 

North Warwickshire Local Plan 
Adopted September 2021 

 

 

 

 

LP14 Landscape 
 

Within landscape character areas as defined in the Landscape Character Assessment (2010), 
Arden Landscape Guidelines (1993) and the Historic Landscape Characterisation Project (June 
2010) (or successor document) development should look to conserve, enhance and where 
appropriate, restore landscape character as well as promote a resilient, functional landscape able 
to adapt to climate change.  Specific landscape, geo-diversity, wildlife and historic features which 
contribute to local character will be protected and enhanced as appropriate. 
 

A Landscaping Proposals 
 

New development should, as far as possible retain existing trees, hedgerows and nature 
conservation features such as water bodies with appropriate protection from construction where 
necessary and strengthen visual amenity and bio-diversity through further hard and soft 
landscaping.  The Council will seek replacement or enhancement to such natural features where 
their loss results from proposed development. 
 

Development proposals should be designed so that existing and new conservation features, such 
as trees and hedgerows and water bodies are allowed to grow to maturity without causing undue 
problems, or are not unacceptably compromised by development, for example by impairing 
visibility, shading or damage. 
 

Development will not be permitted which would directly or indirectly damage existing mature or 
ancient woodland, veteran trees or ancient or species–rich hedgerows (other than were 
appropriate avoidance, mitigation, or compensation has been taken and any minimised harm is 
justified having considered the policies in this plan as a whole). 
 

B New Landscape Features 
 

The landscape and hydrological impacts of development proposals which themselves directly 
alter the landscape, or which involve associated physical change to the landscape such a re-
contouring, terracing, new bunds or banks and new water features such as reservoirs, lakes, 
pools and ponds will be assessed against the descriptions in the Landscape Character Areas. 
Particular attention will be paid in this assessment as to whether the changes are essential to the 
development proposed; the scale and nature of the movement of all associated materials and 
deposits, the cumulative impact of existing and permitted schemes, the impact on the hydrology 
of the area and its catchment, any consequential ecological impacts and the significance of the 
outcome in terms of its economic and social benefits. 
 

New landscape schemes will look to use native species and incorporate benefits for biodiversity. 
Species that are invasive or problematic to the natural environment will be avoided. 
 

 

Historic Environment 

 
10.7 North Warwickshire has been shaped by human activity over many thousands of years, 

and the distinctiveness of its present landscapes and settlements reflects this historic 
character.  Amongst the more prominent features of its historic environment are remains 
of a number of monastic sites from the middle ages, whilst the economic exploitation of 
the Borough’s geology has left a rich heritage of industrial archaeology.  The 24km of 
canal system also adds to the industrial heritage of the Borough.  The Warwickshire 
Historic Environment Record contains records of over 1350 archaeological sites, of which 
29 are Scheduled Monuments. There are 579 Listed Buildings, 10 Conservation Areas 
and 3 Registered Parks and Gardens. 

 
10.8 Apart from these discrete sites, the entire landscape has intrinsic historic interest which 

contributes to the local sense of place and is valued by residents and visitors.  It has been 
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systematically characterised through the national programme of Historic Landscape 
Characterisation, a regional programme of Historic Farmsteads Characterisation and a 
Countywide Historic Town Study and results of this work have informed this Local Plan 
and will further inform the planning and design of developments. 

 
10.9 The Historic Environment is a finite and non-renewable resource. 14 designated assets 

were identified by English Heritage as being ‘at risk’, mainly from disuse or neglect, in 
2017. Kingsbury Hall is undergoing major work and Astley Castle has seen major works 
completed.  The Borough Council will continue to work with owners to seek ways of 
securing their future. The Borough Council has an on-going programme for updating the 
areas Conservation Area Appraisals and will undertake management plans for them 
where appropriate.  It will seek opportunities for enhancement through development and 
links with other projects and partnerships. 

 
10.10 The Borough recognises the role of the Historic Environment in shaping the 

distinctiveness of the Borough and in contributing to quality of life and quality of place. It is 
committed to protecting and where possible, enhancing its historic assets including 
identification of areas where development might need to be limited in order to conserve 
heritage assets or would be inappropriate due to its impact upon the historic environment. 
Proposals for new development should reflect this commitment, with design that reflects 
local distinctiveness and adds value to it.  The re-use and restoration/conservation of 
historic buildings can be a catalyst for regeneration.  The Council have successfully 
implemented a Conservation Area Partnership Scheme in Atherstone and will seek ways 
of building on this success including the use of Neighbourhood Plans in the promotion of 
positive improvements to the Borough’s historic environment.  Proposals which may have 
an impact upon the Borough’s Historic Environment will be assessed in accordance with 
local and national policy and guidance. 

 

LP15 Historic Environment 
 
The Council recognises the importance of the historic environment to the Borough’s local 
character, identity and distinctiveness, its cultural, social, environmental and economic benefits. 
The quality, character, diversity and local distinctiveness of the historic environment will be 
conserved or enhanced. In particular: 
• Within identified historic landscape character areas development will conserve, or 

enhance and where appropriate, restore landscape character as well as promote a 
resilient, functional landscape able to adapt to climate change. Specific historic features 
which contribute to local character will be protected and enhanced and, development, 
including site allocations, should consider all relevant heritage assets that may be 
affected, including those outside the relevant site 

• The quality of the historic environment, including archaeological features, Listed 
Buildings, Scheduled Monuments, Registered Parks and Gardens, Conservation Areas 
and any non-designated assets; buildings, monuments, archaeological sites, places, 
areas or landscapes positively identified in North Warwickshire’s Historic Environment 
Record as having a degree of significance meriting consideration in planning decisions, 
will be protected and enhanced, commensurate to the significance of the asset. 

 
Wherever possible, a sustainable reuse of redundant historic buildings will be sought, seeking 
opportunities to address those heritage assets identified as most at risk. 
 
All Scheduled Monuments, Registered Parks and Gardens, Conservation Areas are shown on 
the Policies Map.  
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Understanding the Historic Environment 
 
All development proposals that affect any heritage asset will be required to provide sufficient 
information and an assessment of the impacts of those proposals on the significance of the 
assets and their setting. This is to demonstrate how the proposal would contribute to the 
conservation and enhancement of that asset. That information could include desk-based 
appraisals, field evaluation and historic building reports. Assessments could refer to the 
Warwickshire Historic Environment Record, Conservation Area Appraisals, The Warwickshire 
Historic Towns Appraisals, The Heritage at Risk Register and Neighbourhood Plans or other 
appropriate report. 
 
Conserving the Historic Environment 
 
Great weight will be given to the conservation of the Borough’s designated heritage assets.  
 
Any harm to, or loss of, the significance of a designated heritage asset should require clear and 
convincing justification with regard to the public benefits of the proposal.  A balanced judgement 
will be taken regarding the scale of any harm or loss to the significance of a non-designated 
heritage asset, and the relative significance of that heritage asset must be justified and will be 
weighed against the public benefits of the proposal. 
 
Where a proposal affects the significance of a heritage asset, including a non-designated 
heritage asset, or its setting, the applicant must be able to demonstrate that: 
i) all reasonable efforts have been made to sustain the existing use; find new uses or 

mitigate the extent of the harm to the significance of the asset; and, 
ii) the works proposed are the minimum required to secure the long term  
iii) use of the features of the asset that contribute to its heritage significance and interest are 

retained. 
 
Additional evidence, such as marketing details and/or an analysis of alternative proposals will be 
required where developments involve changes of use, demolitions, sub-divisions or extensions.  
 
Where a proposal would result in the partial or total loss of a heritage asset or its setting, the 
applicant will be required to secure a programme of recording and analysis of that asset and 
archaeological excavation where relevant and ensure the publication of that record to an 
appropriate standard. 
 

 
Natural Environment 

 
10.11 The Borough Council recognises the need to establish a coherent and resilient ecological 

network in order to contribute towards the Government’s target of halting the loss of 
biodiversity and emerging recovery networks.  The Local Plan aims to achieve this by 
providing robust protection for these biodiversity assets that have a significant role and 
function in the Borough’s existing ecological network and by seeking enhancements and 
gains where deficiencies are identified. 

 
10.12 The natural environment contributes towards the health and wellbeing of the community 

and provides many services such as pollination, flood alleviation and carbon 
sequestration: helping to adapt to climate change and creating a resilient environment. 

 
10.13 For clarification habitats includes: Habitats, species and features identified under Section 

41 of the National Environment and Rural Communities Act as a principal of importance; 
proposed and designated Local Wildlife Sites and Local Geological Sites; Local Nature 
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Reserves; ancient woodlands and veteran trees; river corridors and canals; networks of 
natural habitats and legally protected species, including linear features and wildlife 
corridors, such as hedgerows. 

 
10.14 All of these make a substantial contribution to the Borough’s natural environment.  The 

network however is not restricted to these sites but other features of biodiversity that add, 
buffer and link to the wider countryside, providing connectivity and facilitating species 
movement in response to climate change.  There are also sites in other local authority 
areas which must also be considered, in particular, the River Mease Special Area of 
Conservation (SAC), Ensor’s Pool SAC and the Cannock Chase SAC.  Accumulative 
effects of development will be important considerations for both areas. 

 
10.15 The Borough Council considers that virtually all habitats have a biodiversity value. The 

Warwickshire, Coventry and Solihull Green Infrastructure Strategy (or subsequent update) 
sets out the local approach to Biodiversity Offsetting; where the impact of the 
development on biodiversity is assessed and offsetting used to compensate for any 
calculated loss.  Offsetting is the creation and/or enhancements of off-site habitats, where 
the long-term management and maintenance of habitat features is secured. Offsets 
should be created where they benefit local, regional or national ecological networks. 

 

LP16 Natural Environment 
 
The Borough Council recognises the importance of the natural environment to the Borough’s local 
character, identity and distinctiveness.  The quality, character, diversity and local distinctiveness 
of the natural environment will be protected and enhanced as appropriate relative to the nature of 
development proposed.  This policy seeks to minimise impacts on, and provide net gains for 
biodiversity, where possible, relative to the ecological significance of international, nationally and 
locally designated sites of importance for biodiversity. 
 

Understanding the Natural Environment 
 
All development applications that affect the natural environment will be required to provide 
sufficient information and an assessment of those proposals on the natural asset(s) including via 
Appropriate Assessment under Regulation 63 of the Conservation of Habitats and Species 
Regulations 2017, or successor legislation, where likely significant effects individually or in 
combination with other schemes cannot be ruled out.  
 
Conserving the Natural Environment 
 
Sites of Special Scientific Interest (SSSI’s) will be subject to a high degree of protection, in view of 
their national importance.  Development adversely affecting a SSSI will only be permitted where 
the benefits of the development at these sites clearly outweigh the likely impacts on the site and 
any broader impacts on the national network of SSSI’s. 
 
Development that affects Sites of Regional and Local Importance for Nature Conservation will 
only be permitted where the benefits of the development outweigh the nature conservation value 
of the site and the contribution it makes to the Borough’s ecological network. 
 

Development that damages habitats and features of importance for nature conservation will only 
be permitted where there are no reasonable alternatives to the development taking place in that 
location.  Where appropriate, developments will be required to help enhance these features 
and/or secure their beneficial management.  
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Planning permission will be refused if development resulting in the loss or deterioration of 
irreplaceable habitats, including ancient woodland and the loss of aged or veteran trees found 
outside ancient woodland, unless the need for, and benefits of, the development in that location 
clearly outweigh the loss.  Given the natural heritage of the Borough, the Council expects such 
circumstances to be wholly exceptional and for there to be a suitable compensation strategy in 
place where any loss or deterioration would occur 
 
Developments should avoid significant harm to biodiversity by locating to an alternative site with 
less harmful impacts.  If this is not possible adequately mitigate the impacts or, as a last resort 
compensate the loss.  Where development takes place, it should help ensure there is a 
measurable net gain of biodiversity and geological interest.  Warwickshire, Coventry and Solihull 
Biodiversity Impact Assessment calculator will be used to assess the changes to biodiversity 
resulting from the development and Biodiversity Offsetting will be used where net gain cannot be 
achieved within the site boundary.  Offsets will be sought towards enhancements of the wider 
ecological network in the Borough or sub-region in line with local, regional and national priorities 
for nature conservation  
 
A minimum buffer zone of 15m will be required in line with Government Guidance for ancient 
woodland and individual ancient or veteran trees. The size and type of buffer zone should vary 
depending on the scale, type and impact of the development and the sensitivity of the natural 
asset(s) that may be affected based on proportionate evidence. 
Where possible, a buffer zone should: 
 contribute to wider ecological networks 
 be part of the green infrastructure of the area  
 
Encouragement will be given to the planting of street trees, wherever possible. 
 

 

Green Infrastructure 

 
10.16 Green Infrastructure (GI) is a strategically planned and delivered network of high-quality 

green spaces and other environmental features. It should be designed and managed as a 
multifunctional resource capable of delivering a wide range of environmental and quality of 
life benefits for local communities.  Green Infrastructure includes parks, open spaces, 
playing fields, woodlands, allotments and private gardens.  The Borough already has 
higher than average accessibility to woodland providing an excellent basis from which to 
develop a Borough wide network.  However, there are still local deficiencies which need to 
be tackled as well as the creation of further woodlands helping to extend corridors. 

 
10.17 The Borough Council along with other authorities in the sub-region and Natural England 

have developed a Sub-regional Green Infrastructure Strategy.  This strategy has 
established criteria to identify sub-regional Green Infrastructure assets of Landscape, 
Accessibility and Biodiversity importance.  The Borough is also a partner in the Coventry, 
Solihull and Warwickshire Biodiversity Offsetting pilot. Biodiversity Offsetting provides a 
standardised mechanism for quantifying and delivering compensation where adverse 
impacts on biodiversity cannot be avoided or mitigated on site.  The outcome of this work 
and any additional local work will be taken forward in other Development Plan Documents 
as well as an explanation of how the formulae and offsetting will be translated into further 
guidance. Policy will need to set clear standards for when and how biodiversity offsetting 
may be used within the planning system. 

 
10.18 The two canals in North Warwickshire can contribute towards the provision of significant 

local and strategic Green Infrastructure, as they provide important wildlife corridors and 
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can support significant biodiversity along their length.  The definition of Green 
Infrastructure includes “blue infrastructure and blue spaces” such as waterways, towpaths 
and their environs.  They also provide important open spaces.  Further detail on the 
definition of “Green Infrastructure” can be found in the Glossary. 

 
10.19 Opportunities exist throughout the Borough where development takes places. In particular 

the use of mineral sites provides an opportunity to create links and for biodiversity 
offsetting potential, for example the quarry sites of Purley, Jubilee and Oldbury.  Offsets 
would be sought towards enhancements of the wider ecological network in line with local, 
regional and national priorities for nature conservation. In addition, the development of 
HS2 will also provide a corridor in its own right but equally could cause links across the 
railway line to be broken. 

 

LP17 Green Infrastructure 
 
Development proposals must, where appropriate, demonstrate how they contribute to maintaining 
and enhancing a comprehensive and strategically planned Green Infrastructure network.  With 
reference to the Warwickshire, Coventry and Solihull Sub-Regional Green Infrastructure Strategy 
and Offsetting sub-regional Strategy for Green Infrastructure and the local green infrastructure 
resource development should: 
 Identify, maintain and enhance existing Green Infrastructure assets where possible; 
 In all cases should optimise opportunities to create links between existing Green 

Infrastructure within the district and to surrounding sub-regional networks; 
 Help deliver new Green Infrastructure assets where specific need has been identified. 
 
Where an existing asset is lost or adversely affected, and where mitigation or compensatory 
Green Infrastructure cannot be provided on site, contributions will be sought towards wider Green 
Infrastructure projects and improvements within the district or, where appropriate, in the sub-
region. 
 

 

Tame Valley Wetlands Nature Improvement Area (NIA) including Kingsbury Water Park 

 
10.20 The River Tame and its valley extend from the Black County across Birmingham into 

North Warwickshire, through Tamworth and beyond. It is an important ecological area 
which is a regional asset that needs to be proactively considered and where possible 
enhanced as a tourist destination.  The area has many functions – wildlife, flood storage, 
nature, and tourism. This is particularly true of the Tame Valley Wetlands, which cover the 
whole of the Tame Valley in North Warwickshire (and North Solihull, Castle View and 
Tamworth) covering the Birmingham & Fazeley Canal and the River Tame and tributaries, 
including the River Cole, River Blythe SSSI, River Bourne and River Anker. The Tame 
Valley Wetlands is designated as a Nature Improvement Area and is shown in Appendix 
H. 

 
10.21 The Tame Valley Wetlands was designated as a Nature Improvement Area (NIA) by the 

Warwickshire, Coventry and Solihull Local Nature Partnership in October 2016.  NIA’s are 
recognised in the NPPF as important areas. The area includes many sites important for 
nature conservation: there are 5 SSSi’s and 12 LNRs which are statutory sites plus a 
further 48 Local Wildlife Sites of county importance.  The NIA is delivering aspects of the 
Local Nature Partnerships strategic vision. 

 
10.22 NIA’s were established to create joined up and resilient ecological networks at a 

landscape scale; a mechanism identified in the Government’s 2011 White Paper to help 
us leave our natural environment in a better state than we inherited it.  They are 
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13.1 The Council recognises the importance of sustainability. In this respect, all development 
should demonstrate that it is sustainable.  This will be achieved by being well designed, 
laid out and constructed in a manner to ensure the long-term retention, adaptation and re-
use of premises; where services and facilities link and support development they must be 
protected and improved where necessary; and that promotion of sustainable transport is 
prioritised, as there is a reliance on private vehicular transport.  This is in line with the 
Government’s intentions towards sustainable patterns of movement. 

 
13.2 High quality design and place making should be the aim of all those involved in the 

development process.  This policy aims to ensure that a high quality of design is achieved 
in North Warwickshire.  The Policies in this section essentially reflect the approach taken 
in the existing Core Strategy and 2006 Local Plan. 

 
13.3 Development proposals will be expected to adopt principles of good design so that they 

make a positive contribution to the character and quality of the area.  Regard should 
therefore be had to good practice set out in the Planning Policy Guidance. 

 
13.4 Reference should also be made to the design SPG’s produced by the Borough Council. 

This includes ‘A Guide for Shop Front Design’, ‘A Guide for the Design of Householder 
Developments’ and ‘A Guide for the Design of Lighting Schemes’.  In addition to this the 
Council plans to prepare further design guidance.  The timetable for this will be brought 
forward through the Local Development Scheme. 

 
13.5 Equal opportunities are an increasingly important matter in planning.  Recent legislation 

sets out the Council’s obligations in ensuring that development is suitable for people of all 
ages, abilities and backgrounds.  In addition, promoting healthy and active lifestyles is a 
key local priority, as set out in the North Warwickshire Sustainable Community Strategy6. 

 
13.6 Open spaces, whether publicly or privately owned, are important within settlements as 

they break up the built form and contribute to local identity. Settlement Character 
Assessments will be undertaken to identify public spaces within the settlements and will 
seek to protect and enhance them.  The Council’s Open Space, Sport & Recreation Audit 
and Green Space Strategy7 and the North Warwickshire Playing Pitch Strategy identify 
existing shortfalls in provision, as well as further classifying the importance of existing 
open spaces and working to improve and protect sports facilities across the Borough. 

 
13.7 People within the Borough should be able to enjoy places without undue disturbance or 

intrusion from neighbouring uses.  The Council will look to protect and improve, where 
possible, living and working conditions through development proposals, which will be 
enforced by planning conditions or through the Council’s Environmental Health powers. 

 

13.8 The Rivers Tame, Blythe and Anker are all wildlife sites in the Borough. All are at risk of 
pollution, particularly the River Blythe, which is a Site of Special Scientific Interest.  In 
addition, despite flood alleviation works in some parts of the Borough, a significant amount 
of residential and employment land along and near these corridors is at risk of flooding. 

 
 
 

6 North Warwickshire Community Partnership, 2010; North Warwickshire Sustainable Community Strategy 
7 NWBC, 2008; North Warwickshire Green Space Strategy 

Chapter 13 Development Considerations  
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13.9 The Council has been monitoring and reporting on air quality across North Warwickshire 

for several years.  An air quality review and assessment in 2000 concluded that the 
national objective levels for nitrogen dioxide would not be achieved beyond 2005 at an 
isolated farmhouse.  The exceedance of the objective level was due to the dwelling being 
at the point where the M6 and M42 motorways converge to the south of Coleshill and this 
was subjected to significant vehicle emissions from congested traffic.  As a result an Air 
Quality Management Area (AQMA) was declared in this location and a continuous 
automatic monitoring station was acquired to monitor more closely nitrogen dioxide and 
other pollutant levels in the vicinity.  The monitoring carried out in recent years has not 
found any new objective level exceedances.  However, it has shown a continued 
reduction in annual mean nitrogen dioxide levels at the affected farmhouse within the Air 
Quality Management Area (AQMA).  During a round of assessment in 2012 it was 
proposed to revoke the AQMA as it no longer exceeded the objective level for nitrogen 
dioxide and the farmhouse was no longer a relevant receptor.  This course of action was 
agreed by Defra and as a result the AQMA was formally revoked by the Borough Council 
and the Revocation Order came into effect on 1st February 2013.  The automatic 
monitoring station was subsequently decommissioned 

 
13.10 Nitrogen dioxide levels are being monitored at various locations across North 

Warwickshire. If air quality levels worsen this could result in a future AQMA.  The Borough 
Council is continuing to work in partnership through the Coventry and Warwickshire Air 
Quality Alliance, which is made up of the Borough, Districts County Council and City 
Council as well as and Public Health England. 

 
13.11 The Council seeks to reduce flooding risks by minimising surface water run-off to the main 

rivers and water courses in the Borough through the appropriate location of new 
development; the avoidance of development within Flood Zone 3, requiring sustainable 
drainage systems as well as other appropriate attenuation measures such as National 
Flood Management Schemes.  In line with guidance, where possible, be protected and 
enhanced, especially as they can also result in environmental enhancement and provide 
benefits to wildlife.  Land drainage too provides this function and should be adequately 
maintained. 

 
13.12  The raw material, heavy infrastructure and disposal needs of the adjacent Birmingham 

conurbation and other nearby major urban areas have resulted in additional pressures on 
the Borough’s land resources, including potential contamination.  The Borough still has a 
legacy from extensive coal mining and other extraction.  The Minerals and Waste Core 
Strategies will address specific detailed policies including how to assess viability of sites.  
Whilst the County Council sets out the strategic approach for mineral extraction and waste 
disposal, the Borough retains control over contaminated land issues.  In line with national 
requirements and the intentions of the Council’s Environmental Health section to identify 
and reduce the amount of contaminated land across the Borough, development proposals 
must identify contaminated and potentially contaminated land and secure land 
remediation where appropriate.  Such identification may be necessary prior to 
determination of proposals depending on the sensitivity of the end use. In addition, strict 
control of the use and disposal of hazardous substances is necessary to safeguard land, 
premises and people. 

 
13.13 Waste should be considered as part of the design of any development. This can be done 

through Site Waste Management Plans (SWMP’s) or their successor.  Attention should be 
given to opportunities to minimise the generation of waste as a by-product and 
development and ensuring waste arising and managed sustainably. 
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13.14 Development proposals particularly of facilities which attract members of the public will 
need to consider the measures it will need to take to make the sites as safe as possible 
and to deter terrorism. 

 
13.15 ‘Secured by Design’ (now owned by the Mayor’s Office for Policing and Crime, MOPAC, 

on behalf of the UK police services) and NaCTOS (The National Counter Terrorism 
Security Office) provide on-line advice and guidance towards designing out crime and 
reducing vulnerability to the potential impact of terrorism in new development schemes as 
part of sustainable development proposals.  The local police’s Crime Prevention Design 
Adviser (CPDA) will also be able to provide advice on measures addressing particular 
types of crime or anti-social behaviour for both specific developments, or Design and 
Access Statements where compliance with the Secured by Design award scheme is 
sought. 

 

LP29 Development Considerations  
 
Development should meet the needs of residents and businesses without compromising the 
ability of future generations to enjoy the same quality of life that the present generation aspires to. 
Development should: 
1. make effective use of brownfield land in appropriate locations reflecting the settlement 

hierarchy; and, 
2. be adaptable for future uses and take into account the needs of all users; and, 
3. maintain and improve the provision of accessible local and community services, unless it 

can be demonstrated that they are no longer needed by the community they serve; not 
needed for any other community use, or that the facility is being relocated and improved to 
meet the needs of the new, existing and future community; and services in line with policy 
LP21 

4. promote healthier lifestyles for the community to be active outside their homes and places 
of work; and, 

5. encourage sustainable forms of transport focussing on pedestrian access and provision of 
bike facilities; and, 

6. Provide safe and suitable access to the site for all users; and 
7 before proposals are supported expand or enhance the provision of open space, sport 

and recreation facilities, using, in particular, the Green Space Strategy and Playing Pitch 
Strategies; and, 

8 not lead to the loss unless a site of equivalent quality and accessibility can be provided, or 
shown that it is surplus to needs; and, 

9. avoid and address unacceptable impacts upon neighbouring amenities through 
overlooking, overshadowing, noise, light, air quality or other pollution; and in this respect 
identification of contaminated and potentially contaminated land will be necessary prior to 
determination of proposals depending on the history of the site and sensitivity of the end 
use and, 

10. protect and enhance the historic and natural environment; and, 
11. manage the impacts of climate change through the design and location of development, 

including sustainable building design and materials, sustainable drainage, water efficiency 
measures, use of trees and natural vegetation and ensuring no net loss of flood storage 
capacity; and, 

12 protect the quality and hydrology of ground or surface water sources so as to reduce the 
risk of pollution and flooding, on site or elsewhere; and 

13 not sterilise viable known mineral reserves; degrade soil quality or pose risk to human 
health and ecology from contamination or mining legacy and ensure that land is 
appropriately remediated, and, 
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14 seek to maximise opportunities to encourage re-use and recycling of waste materials, 

both in construction and operation, and, 
15 Adequate space for bins should be provided within all new developments to enable the 

storage of waste and for materials to be re-cycled. Guidance is provided in the Document 
“Design Guide for Bin Storage” 

16 provide for information and communication technologies; and,  
17 seek to reduce crime and in particular the threat of terrorism. 
 

 

Built Form 

 
13.16 The Council does not wish to stifle innovative design.  However, it is expected that new 

buildings and extensions or alterations to existing buildings integrate well into their 
surrounding environment so that a local sense of place is reinforced. 

 
13.17 The impact of a large extension to a building is greater when the building is located in the 

countryside rather than inside the development boundary of a settlement.  This policy 
seeks to protect rural character and openness and to avoid suburbanisation of the 
countryside. 

 
13.18 The policy introduces a set of criteria against which design issues can be assessed.  The 

Borough Council has prepared Design Guides in order to illustrate these matters. 
 
13.19 Planning applications should be submitted with evidence to show how the design, scale 

and layout match the historic pattern of the surrounding development, its built form, 
density and overall appearance. 

 

LP30 Built Form 
 
General Principles 
 
All development in terms of its layout, form and density should respect and reflect the existing 
pattern, character and appearance of its setting. Local design detail and characteristics should 
be reflected within the development. All proposals should therefore: 
a) ensure that all of the elements of the proposal are well related to each other and 

harmonise with both the immediate setting and wider surroundings; 
b) make use of and enhance views into and out of the site both in and outside of the site; 
c) make appropriate use of landmarks and local features; 
d) reflect the characteristic architectural styles, patterns and features taking into account 

their scale and proportion, 
e) reflect the predominant materials, colours, landscape and boundary treatments in the 

area; 
f) ensure that the buildings and spaces connect with and maintain access to the 

surrounding area and with the wider built, water and natural environment; 
g) are designed to take into account the needs and practicalities of services and the long 

term management of public and shared private spaces and facilities; 
h) create a safe, secure, low crime environment through the layout, specification and 

positioning of buildings, spaces and uses in line with national Secured by Design 
standards; 

i) reduce sky glow, glare and light trespass from external illumination; and 
j) ensure that existing water courses are fully integrated into site layout at an early stage 

and to ensure that space is made for water through de-culverting, re- naturalisation and 
potential channel diversion. 
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Where Design Briefs are adopted for allocated sites and Neighbourhood Plans address design 
matters, then all development proposals will be expected to accord with the principles set out 
therein. 
 

Specific Development Types 
 

Infill development should reflect the prevailing character and quality of the surrounding street 
scene. The more unified the character and appearance of the surrounding buildings and built 
form, the greater the need will be to reproduce the existing pattern. 
 

Back-land development should be subservient in height, scale and mass to the surrounding 
frontage buildings. Access arrangements should not cause adverse impacts to the character and 
appearance, safety or amenity of the existing frontage development. 
 

Alterations, Extensions and Replacements 
 

Extensions, alterations to and replacement of existing buildings will be expected to: 
a) respect the siting, scale, form, proportions, materials, details and overall design and 

character of the host building, its curtilage and setting; 
b) retain and/or reinstate traditional or distinctive architectural features and fabric, 
c) safeguard the amenity of the host premises and neighbouring occupiers 
d) leave sufficient external usable private space for occupiers, and 
e) satisfy the design criteria set out in the Document “Design Guide for Extensions”. 
 
Extensions should be physically and visually subservient to the host building including its roof 
form so as not to dominate it, by virtue of their scale and siting. 
 
 

Frontages, Signage and External Installations 
 

13.20 The principle purpose of a commercial frontage is the advertisement and display of goods 
and services provided inside the building.  Good design will reinforce the business’s 
identity and its location in the street, but by reflecting the style of the whole building above 
street level, and that of its neighbours.  A good design will treat the frontage as an 
integral part of the whole building and street frontage without focussing exclusively on the 
business alone. 

 
13.21 The Council has to balance the important economic and social function with the 

commercial interests of properties.  This is particularly important in the historic town 
centres so as to retain a viable retail base whilst preserving the historic and traditional 
appearance of our town centres.  The Council’s adopted “Guide for Shop Front Design” 
provides advice, guidance and examples of the preferred approach to development 
affecting all shop fronts and commercial properties.  This will continue to be used for 
planning purposes for all commercial, business and service uses.  Since the adoption of 
this plan the Use Class Order has been updated which allows a greater range of change 
of use.  The physical change to the frontages is still considered important to the locality.  

 

LP31 Frontages, Signage and External Installations 
 
Development proposals involving change to existing, or the introduction of new service 
frontages, advertisements, external illumination and external installations will be expected to 
have regard to the host building and the wider street scene in terms of their scale, proportion and 
overall design.  In particular, 
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New Agricultural, Forestry and Equestrian Buildings 

 
 the proportions of the changed new elevations should harmonise with the main building 
 materials should reflect the existing range on the original building 
 the ground floor should not be treated in isolation from the other levels 
 it should add interest to the street scene 
 where sites are located within the Conservation Area or within the setting of a Listed 

Building they should reflect or respect the appearance and character of the Conservation 
Area/Listed Building 

 
In addition, in relation to external illumination proposals will be expected to adopt a scale, detail, 
siting and type of illumination appropriate to the character of the host building, the wider street 
scene and longer distant views. 
 
External installations and security measures should be integrated into the overall design of the 
host building with the aim of avoiding harm to the appearance of the building and the street 
scene. The design criteria will be set out in an SPD and its requirements will need to be satisfied. 
 
 

 

13.22 The rural character of the Borough is very important.  Any buildings within the countryside 
can have an adverse effect on the locality generally and on local amenity specifically.  
Agricultural and equestrian buildings, in particular, can have substantial visual impacts. 
Encouragement will be given to the use of existing buildings wherever possible.  Any 
impacts will be balanced against the economic need for such buildings. 

 

LP32 New Agricultural, Forestry and Equestrian Buildings 
 
New or extensions to existing agricultural, forestry and equestrian buildings or structures will be 
supported if it can be demonstrated that they are reasonably necessary both in scale, 
construction and design for the efficient and viable long-term operation of that holding; that there 
are no other existing buildings (other than where that would be demonstrably impractical, have 
adverse visual effects compared with an alternative location, or where a new holding and 
buildings are being established) or structures that can be used, altered or extended, that they are 
located within or adjacent to a group of existing buildings, the site selected and materials used 
would not cause visual intrusion and in the case of livestock buildings their location would not 
cause loss of residential amenity. 
 
 

Water Management 

 
13.23 Water Management is an important issue that must be addressed in any development 

proposal. Flooding events, in particular, are making headlines on a more regular basis.  
Existing issues may not be able to be addressed completely but they should not be made 
any worse by development taking place and where possible improvements should be 
made. Any development should have no greater run-off than a greenfield site. 

 
13.24 The Water Framework Directive has resulted in a number of River Basin Management 

Plans covering the whole country.  Two specifically relate to North Warwickshire.  
Humber River Basin Management Plan covers the majority of the Borough and a smaller 
area north of Coventry is covered by the Severn River Management Plan.  The Rivers 
Tame, Blythe and Anker are all subject to pollution. Particular attention will be paid to 
remediation measures to benefit the River Blythe Site of Special Scientific Interest, which 
is currently under serious threat from pollution run-off. 
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13.25 The Borough Council will consider the impact of flooding in its consideration of 
development within or adjoining floodplains.  Any development within Flood Zones Two 
and Three will need to provide a site-specific Flood Risk Assessment to demonstrate that 
it will be safe and will not increase flood risk elsewhere.  In Flood Zone 1, an assessment 
should accompany all proposals involving: sites of 1 hectare or more; land which has 
been identified by the Environment Agency as having critical drainage problems; land 
identified in a strategic flood risk assessment as being at increased flood risk in future; or 
land that may be subject to other sources of flooding, where its development would 
introduce a more vulnerable use.  It should take into account all sources of flood risk and 
climate change.  Up to date indicative Flood Maps for Planning can be obtained from the 
Environment Agency and the Government’s website 

 
13.26 Effective flood protection requires proper maintenance of watercourses and their 

associated infrastructure as well as the control of water discharge through drainage 
systems.  Ponds and other wetland features form an important function that should where 
possible be protected and enhanced.  Managing flood risk is thus based on minimising 
the risk of flooding by avoiding development in high risk areas; restricting discharge to 
greenfield runoff rates and ensuring development is designed so as to minimise surface 
water flooding risks, including the retention of existing natural wetland features and the 
safeguarding of land adjacent to these features.  Sustainable drainage systems are an 
important feature in ensuring flood risk is effectively managed and thus all developments 
are expected to include the use of such systems unless demonstrated that they would be 
inappropriate.  Sufficient space should thus be allowed for and around them in all 
developments.  All such systems should aim to protect and enhance water quality by 
reducing the risk of diffuse pollution by treating such possibilities at source including 
where necessary through multiple different treatment measures.  All of these systems 
should be designed in accordance with relevant national standards and long-term 
operation and maintenance arrangements should be put in place for the lifetime of the 
development. Flood alleviation requires a holistic approach to water management.  Rivers 
and streams need to be allowed to function via natural processes and to connect with the 
flood plain in order to increase and maintain capacity and to store flood water.  Artificial 
surface water infrastructure needs to be well designed and be properly maintained whilst 
the ecosystem that helps manage water also need to be protected to allow greater 
ground water storage, to prevent rapid surface run-off and soil erosion.  In these ways 
natural flood management and the re-naturalisation of water courses and their flood 
plains can help to reduce flood risk and water pollution; increase biodiversity and 
contribute to improving public health. 

 
13.27 Natural flood management and the re-naturalisation of water course and their flood plains 

can help to reduce flood risk and water pollution and can increase biodiversity and 
contribute to improving public health. 

 

LP33 Water and Flood Risk Management 
 
In line with the objectives of the Water Framework Directive, development proposals must not 
detrimentally affect the ecological status of a waterbody and where appropriate, incorporate 
measures to improve its ecological value. 
 
Opportunities should be sought to de-culvert rivers, in order to reduce flood risk through stopping 
flows backing up by undersized culverts.  This should only be undertaken when it is 
demonstrated to not increase flood risk elsewhere.  If de-culverting is not proposed evidence will 
be required to demonstrate why this is not possible. River channel restoration should also be 
undertaken to return the water course to its natural state and restore floodplain to reduce the 
impact of flooding downstream. 
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New developments should also seek opportunities to improve natural riverine processes and in-
stream and bankside morphology through watercourse re-naturalisation and the removal of man-
made structures, both on the development site and in the wider catchment. Water runoff from 
new development must be no more than natural greenfield runoff rates and developments should 
hold this water back on the development site through high quality Sustainable Urban Drainage 
(SuDS), reducing pollution and flood risk to nearby watercourses. The culverting of watercourses 
will only be approved in exceptional circumstances. 
 
The multifunctional benefits of natural flood management, the re-naturalisation of watercourses 
and their floodplains and the safeguarding of land for local flood risk management schemes will 
be promoted when considering any developments in the Borough. 
 
New development proposals in or land raising within Flood Zone 3 (including Climate Change) 
should provide for the following: 
i) Floodplain Compensation; provide floodplain compensation on a level-for-level basis; 
ii) should set back 8m from the top of the banks of Main Rivers and any culverted 

watercourse, regardless of the flood zone; 
iii) Finished floor levels (FFL) within Flood Zone 3 (including climate Change) and on land 

adjacent should be set a minimum of 600mm above Flood Zone 3, (including climate 
change) flood level; 

iv) have agreements in place that “less vulnerable” uses are prevented for changing to those 
that are more vulnerable, and (only applies to ground floor developments in line with 
SFRA section 12.4), and single storey residential development, basements and buildings 
on stilts should not be located within Flood Zone 3 (including climate change), and 

v) include mitigation measures to account for up to the 1 in 100 year (1% AEP) plus climate 
change fluvial flood event as well as safe access and egress 

 
In order to improve and protect water quality, infiltration measures are the preferred means of 
surface water disposal where ground conditions are appropriate and where practicable, the 
separation of surface water from sewers should be undertaken.  New development proposals 
should be accompanied by a Water Statement that includes evidence to demonstrate that there 
is adequate sewerage infrastructure in place or that it will be in place prior to occupation. 
 

 

 
 

13.28 Transport in a rural area has a different dynamic to that in a built up area.  There is a 
strong dependence on the use of the motor car, as rural bus services may not provide the 
required journey at the relevant time to access employment sites, in particular.  This issue 
is being exacerbated by the cut in funds to bus operators.  This reliance on the motor car 
can lead to local issues that may result in a greater need for on-site parking and thus 
result in localised parking standards.  It is important that provision is made for proper 
vehicular access, sufficient parking and manoeuvring for vehicles in accordance with 
adopted standards; 

 
13.29 Parking reviews undertaken in recent years have indicated the Borough’s historic town 

centres are approaching capacity at peak times.  Nevertheless, the reviews note that, if 
managed correctly, there was sufficient capacity to meet demand until at least 2018.  The 
reviews also noted that the impact of the increased rail service on parking would be 
minimal and this appears to be borne out by recent assessments particularly for 
Atherstone, although the private car park provision at both Coleshill and Water Orton are 
often over capacity at peak hours resulting in spill over parking occurring.  Coleshill town 
centre currently suffers from insufficient publicly accessible parking to serve both its 
commercial, economic and residential needs and functions. 

Parking 
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Electric Vehicle Charging points 
 
Electric charging points will be provided as part of all relevant developments to an agreed 
specification and location dependent on the scheme proposed and applicable technical guidance. 
Rapid charging points will be provided on sites when located in the public realm.  On housing sites 
homes with on- site parking will provide an electric charging point in an accessible location close 
to the parking space(s).  On commercial sites there will be employee and visitor rapid charging 
points. 
 
Lorry Parking 
 
Proposals which reduce lorry parking (either informal or formal parking areas) should be 
accompanied by evidence to support its loss and explore opportunities for alternative provision.  In 
recognition of the Borough’s strategic location and demand for lorry parking, the Council will give 
weight to lorry parking provision and facilities, and opportunities for alternative provision and for 
improved management in decision-taking. 
 

13.33 Climate change is a key priority for all and over the coming years the move to zero carbon 
will influence the future policy background.  Changes, especially with the improvement in 
green technology, can have a major long lasting impact.  The Borough Council is 
committed to reducing the carbon footprint of the Borough and encourages changes that 
lead to such improvements.  It has worked with other authorities in the sub-region to 
produce a Renewable Energy Study.  This indicated there was little opportunity for large 
scale wind generation or district and community heat and power schemes.  The report also 
highlighted how a reasonable proportion of properties in the Borough are still not 
connected to mains gas supply.  In addition, it has worked with the sub-regional authorities 
and the Carbon Trust to produce a renewable energy toolkit. 

 
13.34 Wind turbines are a means of providing renewable energy.  A key factor of their 

development will be their impact on the landscape and the local community.  A study has 
been undertaken to consider the possibility of using district heating schemes.  This showed 
that there was limited scope, but large development should look at the possibility of such 
proposals. 

 
13.35 All proposals will be required to provide detailed information on associated infrastructure 

required, including roads and grid connections, impact during construction and operational 
phases of the development, including visual impact, noise and odour issues and 
provisions made for restoration of the site. 

 

LP35 Renewable Energy and Energy Efficiency 
 
Renewable energy projects will be supported where they respect the capacity and sensitivity of 
the landscape and communities to accommodate them.  In particular, they will be assessed on 
their individual and cumulative impact on landscape quality, sites or features of natural 
importance, sites or buildings of historic or cultural importance, residential amenity and the local 
economy. 
 
New development will be expected to be energy efficient in terms of its fabric and use including, 
where viable, the production of 10% of operational energy from on-site renewables, in support of 
the Government’s Clean Growth Strategy.   
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Statement of Case  
Land 800 metres south of Park House Farm, Meriden 
Road, Fillongley 
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Fillongley Neighbourhood Plan
1 Background

In 2013 the Parish Council asked the local community for volunteers to work on the

neighbourhood plan for Fillongley. Throughout the process, we strived to get all members of our

community involved and harness both the technical exper�se within our community and

everyone else (with technical ability or not) to ensure that the views of all the community were

included.  We had input from numerous community groups including: Fillongley Scouts and Cubs,

Fillongley Golden Years, Bournebrook School, St Marys and All Saints Church, local business

owners, farmers, Landlords and users of the local pubs.

MAP1 : Fillongley Parish

© Crown copyright PMSA 100056525

Fillongley Parish covers a very large geographic area.  It is made up of the village centre and

numerous hamlets (noted on the map) which derive from the farming history of the Parish which

is s�ll very much in evidence today.
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1.0.3 Vision Statement

To value, protect and promote the parish of Fillongley; a thriving rural community, preserving its

historic se�ng and character whilst working to ensure its long term future by mee�ng the needs

of those who live and work in this outstanding rural area.  The built and natural heritage of the

Parish will be maintained and protected. Future housing building should conform to the exis�ng

character by comprising small developments in keeping with their surroundings.  Provision of a

mix of housing for all sectors of the community must be made.   Rural se�ng and character will

be preserved and enhanced for residents and visitors alike.

1.0.4 Monitoring and Review

To be effec�ve plans need to be kept up-to-date.  Our neighbourhood plan is likely to require

upda�ng in whole or in part at least every 5 years. Reviews should be propor�onate to the

issues in hand.  Once the Plan has been accepted the Parish Council will annually consider

whether any major changes should be made to the Plan. This process should ensure that the

Plan remains current and relevant during its projected life.

The Plan will be reviewed formally on a five year cycle or to coincide with a review of NWBC

Local Plan.

1.0.1 Characteris�cs of Fillongley

Fillongley falls within the Ancient Arden Landscape and has with it characteris�cs such as holly

hedges interspersed with oak trees which are indica�ve of the area.

 Centre of village is a Conserva�on Area.

 Ribbon development through centre of village

 Dispersed se�lements in hamlets

 Dispersed Listed Buildings

 Predominantly rural, and historically farming village

 Red sandstone buildings and walls created from local stone that is s�ll found in fields.

1.0.2 History

Fillongley has 2 Ancient Monument Sites; a 12th Century Ring & Bailey called Castle Yard that lies

80m to the South West of the village centre and an 11th Century Mo�e & Bailey Castle called

Castle Hills which lies 200m to the North West.  The origins of a se�lement can be traced further

back, but through the ages, the area has been a peaceful, rural, predominantly farming

community.
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1.0.5  MAP2 : Fillongley Development Boundary and Conserva�on Area

Fillongley Parish has two separate

“Development Boundaries” within

which development is permi�ed

(subject to NWBC policies).  Outside of

development boundaries all of the land

lies within the Green Belt.

NWBC has reviewed the Boundaries

(which were put in place prior to 1995)

and there are no plans to alter these.

The Conserva�on area covers much of the centre of the village and includes Fillongley Castle

which is a Scheduled Ancient Monument.  There are further restric�ons on proper�es and

trees within the Conserva�on Area.

Whilst, in theory, the laws and Policies already in place should protect our Green Belt, it has

been shown that to bolster these laws with a robust Neighbourhood Plan can ensure that

future development fits local wishes.  Future development can be where we want it and what

is needed within the Parish, ensuring a good mix of accommoda�on, making Fillongley

a�rac�ve to all ages and ensuring its survival.

NWBC requires Fillongley to grow, helping the Borough to meet its housing requirements.

However as the majority of the Parish lies within the Green Belt we  would expect most future

developments to take place within the Development Boundary.  Housing is likely to come

forward on windfall sites through the re-use of brownfield sites or the conversion of rural

buildings.

© Crown copyright PMSA 100056525



8

1.0.6 Neighbourhood Plan Prepara�on Process

Designa�on of

local area

covered

Prepara�on of

“The Plan”

Consulta�on of

Parishioners

(6 weeks)

Revise Plan  from

Consulta�on

responses

Submit to

North Warwickshire

Borough Council

Examina�on by

Inspector

Referendum

within the Parish

Fillongley Plan is

a legal planning

document

Before the examina�on, and at a number of stages during the process, the Parish Council and

Neighbourhood Planning Group had informally requested NWBC to check the plan for

conformity, to minimise the risk of failure at the  examina�on stage.

The Fillongley Neighbourhood Plan has been the subject of an independent examina�on where

it was scru�nised. The Plan has been considered to be in conformity with local and na�onal

strategic planning policy as issues raised by the Inspector have been amended to comply.

If the plan is agreed by referendum, the Fillongley Neighbourhood Plan will form part of the

development plan along with NWBC Local Plan, and will be used to assess the acceptability of

planning applica�ons in the Parish.

NWBC  Consult

external bodies

for 6 weeks
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1.1.0 Prepara�on of the plan

Scoping Survey and Analysis

1.1.1 The NP group devised a scoping survey to ascertain what was important to local

people.   It was decided that there would be more Community engagement if members of the NP

group visited community groups discussing and handing out the survey and wai�ng for responses

rather than just pos�ng them to each household.  Surveys were taken to Community Groups,

(Golden Years, Gardening Club, Scou�ng units, Bournebrook School Pupils) asking what they liked

and disliked about the Parish and what they would consider makes their community special and

dis�nc�ve, by answering ques�ons including what are you most proud of as a resident? In

iden�fying the groups listed above, care was taken to ensure that these groups were

representa�ve of the wider community to provide a suitably balanced output.  Iden�cal surveys

were also delivered to every farm and known business premises in the Parish together with

stamped addressed envelopes for returns.  Surveys were also le� in the pubs with a box for

returns.

1.1.2 The results were analysed and split into 2; business and residen�al.  It was evident

upon examina�on that there were clearly responses from those who live outside the Parish but

as they appear to be involved in Parish life through groups and organisa�ons  and so have

posi�vely contributed to the development of Fillongley Neighbourhood Plan.  It was agreed that

the number of non-residents comple�ng the form would not have skewed the overall results.

1.1.3 The analysis of the survey gave us a wide range of likes and dislikes, desires for

improvement and things to maintain as they are.  There were some over-riding issues which

dominated the responses and as these are then obviously what ma�ers to people, this is how we

formulated the areas for the NP policies.

1.2.0 Recording and Fact Finding

1.2.1 A group established key facts about the Parish from the Census etc, including

popula�on, age groups, where people worked etc.

1.2.2 A Housing Needs Survey was carried out with the guidance of North Warwickshire

Borough Council to try and es�mate future requirements.

1.2.3 WCC Ecology department mapped and recorded some of the key landscape and

ecological sites in the Parish.

1.2.4 Separate groups researched exis�ng documents in each area to gain as much insight

into each sector and to ascertain exis�ng “rules” that the NP would need to adhere to.
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1.3.0 Sustainability appraisal

1.3.1 The Neighbourhood Planning Group prepared a dra� Sustainability Appraisal to

ascertain the viability of doing this for each site that may be put forward.

1.3.2 Sustainability Appraisals are not required as no site alloca�ons for development are

being proposed within the Neighbourhood Plan.

1.4.0 Consulta�on

1.4.1 The First Consulta�on—The Scoping Survey

The ini�al survey consisted of very open ques�ons to prompt discussion.  This was deliv-

ered by members of the NP Group to village groups including Bournebrook School, Golden

Years, Scouts, Cubs, Gardening Club, sent to all local businesses (including farms), and le�

at central loca�ons such as village pubs for collec�on.

1.4.2 Fillongley  Show

This is an annual agricultural show that has been running in the parish since 1919.  Fillongley

Parish Council had a stand at the Fillongley Show and were ac�vely promo�ng comple�on of the

ini�al survey and par�cipa�on in the Plan to as many of the Shows’ 5000 visitors as possible.

1.4.3 “The Flyer”

At the end of 2015 we published the proposals for our Neighbourhood Plan in the form of an 8

page A4 document which was delivered to every household.   It used the issues iden�fied from

the ini�al scoping survey which the Community felt needed tackling, together with the evidence

base of exis�ng parameters and local research to set out a vision for our community for the

future.

1.4.4 The Second Consulta�on Event

The flyer was followed up with an informa�on packed drop-in a�ernoon at the village hall which

had been well publicised (on the flyer, posters and Parish Magazine) and was well a�ended by a

wide spectrum of the Community.  There was a ques�onnaire for a�endees to complete if they

wished, giving people the opportunity to make further comment, ask ques�ons, compliment or

cri�cise any part of the proposals.
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9

0
1

Agree

Disagree

Comment

The Parish Council collated the informa�on and responses.

Do you strongly disagree with current proposals?

Yes 1

No 6

Comment 4

Do you agree with proposed objec�ves and
the future of the Parish?

Agree 9

Disagree 0

Comment 1

1

6

4
Yes

No

Comment

1 1

4

3
2

5
No

Agree

Agree Greenbelt Env

Agree Traffic

Agree Development

Agree Flooding

Do you agree with current proposals ?

No 1

Agree 1

Agree Greenbelt Env 4

Agree Traffic 3

Agree Development 2

Agree Flooding 5

1.4.5.0 Final consulta�on

1.4.5.1 Being mindful of the fact that the Fillongley Neighbourhood Plan has to conform with

both na�onal and local planning policy, the Parish Council have informally consulted NWBC

throughout the process to ensure that there are no obvious areas of conflict.

1.4.5.2 The final round of consulta�on was the publica�on of the dra� Fillongley Neighbour-

hood Plan. Full copies were delivered to every property in the village, statutory consultees and

was also viewable/downloadable from the Parish Council website.   Comments were returned to

the Clerk to the Parish Council.  Comments were then reviewed and amendments made where

appropriate.
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1.5.0 Matching community needs and development

Having assembled a wealth of informa�on from na�onal policy and from local responses to the

consulta�on exercises, there was a need to try and make community desires/needs match up

with established policies/laws.   One example of this is housing;

1.5.1 The Housing Needs Survey evidence supplied by NWBC showed that there would be a

future need for a variety of homes in the Parish. (EB 07/02 Fillongley Housing Needs Survey Jan

2014 - NP)

1.5.2 NWBC adopted Core Strategy required a minimum of 30 homes to be built in the

Parish however the current submi�ed Local Plan has removed any reference to require specific

numbers.

1.5.3 There is no specific requirement from NWBC as to which type of homes these should

be.

1.5.4 There were some sites allocated by NWBC in the Parish within the NWBC Site

Alloca�ons Plan 2014.  None of these had wholehearted support from local people during

discussions during public consulta�ons and at PC mee�ngs.

1.5.5 In 2014 NWBC Site Alloca�on plan, the sites provided 11 houses which was not the

targeted number of 30 that were in the NWBC Core Strategy.

1.5.6 The village has a Development Boundary, with the remainder of the Parish  being

Green Belt, therefore  to comply with NWBC policy any proposed development should be within

the Development Boundary.  However, under the NPPF paragraph 89 there are excep�ons to

building within the Green Belt.

1.5.7 The landscape and ecological survey iden�fied some sites that have high ecological

value and should not be built on in order to protect the rural environment that people have said

that they value highly.

1.5.8 As FNP must comply with NWBC policies this has created conflict.  Following lengthy

inves�ga�on it was decided that the most appropriate way forward is to rely on windfall sites

(barn conversions etc) and brownfield sites to fulfil the requirement.

1.5.9 Some sugges�ons were however not put forward; a train line circling the village and a

runway able to accommodate the Airbus A380 were found to be sugges�ons from younger

children based on their current aspira�on of “what you want to do when you’re older”, and were

not indica�ve of general opinion and also did not comply with NWBC Core Strategy and the Dra�

Local Plan!

1.5.10 The Parish Council’s role in these exercises was to ensure that the NP Group complies

with other plans that form part of the Development Plan for the area, was representa�ve of the

community and that Parishioners were ac�vely involved. It was important for them to take this

overview as it was cri�cal that the plan received the overall support of the Parish in a

referendum.
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1.5.11 Con�nued…

peaceful village that we have.  Many responses request the return of the Post Office, improved

local shopping and improved bus services.  We do not wish for large industry to come to the lo-

cality and change the nature of our Parish.  We do not wish to have so many new houses that

the natural gaps separa�ng the hamlets from surrounding Parishes are filled.  Protec�on of the

Green Belt and our tranquil environment is predominant.

2.0 Policies and Proposals

2.1 Built Environment

2.1.0 Key Facts

2.1.1 Fillongley Parish is made up of dispersed rural se�lements including farms and barns

with a dis�nct local style.  The village centre includes a number of listed buildings; some showing

the remains of 16th and 17th century �mber framing.  Most ‘tradi�onal’ housing is mainly two

storey, and of red brick or rendered construc�on with flat clay �les or slate roofing and small

ver�cal windows.

2.1.2 There is some ribbon development mainly radia�ng from the centre of the village,

where dwellings have been built side by side on road frontages in typical suburban pre and post

war style with further development taking place in the 1960s using �le clad front eleva�ons and

interlocking �le roofing.

2.1.3 A Conserva�on Area covers an area of the village centre.

2.1.4 NWBC have defined 2 Development Boundaries: this allows building within those

areas.  Land outside these areas is designated Green Belt.

2.1.5 There are several areas with parking issues; predominantly either where houses have

no parking area (o�en due to the historic nature of the Parish) or where proper�es have been

extended and numerous members of the household have mul�ple vehicles such that there is not

enough space for all including on-street parking.

2.2.0 Survey Responses Indicated

2.2.1 Desire to maintain geographical independence from Birmingham, Coventry and other

se�lements.

2.2.2 Limit development to small plots of land.

2.2.3 Preserve older houses and rural character of the village.

2.2.4 Maintain village atmosphere and strong sense of community.

2.2.5 Lack of parking spaces.

2.2.6 New builds ‘not in keeping’ with village.
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2.2.7 Maximise and develop in and around the village centre.

2.2.8 Safe and friendly space for families and children to grow up in and businesses to thrive.

2.2.9 Policies to encourage sustainable development and renewable energy.

2.3.0 NP Objec�ves

2.3.1 Ensure the designs of new buildings do not cause a detrimental change to the overall

character of the village by encouraging developments that use the scale, shapes and forms of tra-

di�onal Arden valley buildings, especially in or close to the ‘Conserva�on Area’.

2.3.2 Encourage developments that follow the exis�ng dispersed se�lement pa�ern

throughout the Parish and that blend with the natural features of the landscape.

2.3.3 Not to exacerbate exis�ng parking issues or create new ones.

FNP01 Built Environment

Development proposals where possible should ensure the designs of new buildings (including

extensions) do not cause a detrimental change to the overall character of the village, the rural

landscape of the parish and the se�ng of the Church through;

 Encouraging developments that use the scale, shapes, forms of ‘tradi�onal Arden Valley

buildings’, especially in or close to the Conserva�on Area

 Development should conserve the built character of Ancient Arden Landscape by

ensuring that new development reflects vernacular features as stated in ‘Design

Guidelines for Development in Ancient Arden’ (WCC Arden Character Guidelines 1993)

(Evidence Base 05/03 Na�onal Character Assessment Area 97 Arden).  See FPC website.

 Development that will affect the se�ng of the Church should be in accordance with the

North Warwickshire Local Plan and the advice of Historic England

2.4 Green Belt

2.4.0 Key Facts

2.4.1 The Green Belt has the purposes of safeguarding the countryside from encroachment

and also protec�ng the se�ng of historic towns.  It is an important planning policy designa�on

and has a huge impact on Fillongley.  Fillongley has two separate areas that are defined by a de-

velopment boundary. The remainder of the Parish lies within the Green Belt.

2.4.2 Na�onal Planning Policy Framework (NPPF) states that Green Belt boundaries should

only be altered in “excep�onal circumstances”.
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2.6.0 NP Objec�ves

2.6.1 To protect the Green Belt

2.7.0 Summary

2.7.1 As per the NPPF Fillongley is in the Green Belt and inappropriate development will

not be permi�ed unless very special circumstances can be demonstrated.  The Greenbelt Policy

is set out in the NPPF and so no separate policy is required within this plan.

2.8 Natural Environment

2.8.0 Key Facts

2.8.1 The Landscape Character Assessment (reference EB 05/14) records the landscapes of

Fillongley as Ancient Arden: Arden Valleys. This is a specialist descrip�on of the local character

and dis�nc�veness of the area. The Neighbourhood Plan has collected new evidence of the ecol-

ogy of the Parish—both the species that live here and the way they use the fields, woodland and

hedgerows to move around. (This data is called Biodiversity Interconnec�vity Mapping, reference

EB 05/01).

2.8.2 There are many rela�vely small green open spaces around the Parish that contribute

to the overall nature of the area and the well-being of the Community.

2.9.0 Survey Responses Indicated

2.9.1 The rural environment is important for living  & working

2.9.2 Countryside is valued

2.9.3 Want protec�on from wind turbine development

2.9.4 There is  some exis�ng traffic noise pollu�on

2.9.5 Natural water sources are valued

2.9.6 Natural darkness is preferred to light pollu�on

2.9.7 Protect ancient woodland, hedges, trees, and wildlife

2.9.8 Enjoy walks in the countryside

2.9.9 Peaceful surroundings

2.5.0 Survey Responses Indicated

2.5.1 Maintain geographical independence from Birmingham, Coventry and other se�le-

ments.

2.5.2 Protect Green Belt including area around village.

2.5.3 Protect Green Belt, restore Daw Mill to a green belt designated site as per 1996 plan-

ning consent.
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FNP02 Natural Environment

Development proposals should wherever possible should seek to enhance and conserve the
Natural Environment. Proposals will be supported in principle providing they meet the following
considera�ons

 No adverse impacts on the visual appearance and important scenic aspects of the village
centre (the se�ng) and other rural and natural features in the landscape.

 Exis�ng greenspaces that already exist within and on the edges of the developed areas of
the Parish should be protected and enhanced wherever possible (See maps on pages 17-
19).

 Protect and increase, where possible, current levels of biodiversity and interconnec�vity by
ensuring current wildlife corridors (using data from Biodiversity Interconnec�vity Mapping)
are maintained, and increased where prac�cable.

 Any development should have regard to the Habitat Biodiversity Audit (EB 05/01)

 Sec�on 106 payments/CIL financial contribu�ons, should wherever possible go towards
improvements to levels of biodiversity and interconnec�vity using data from the Habitat
Biodiversity Audit in the locality of the development (Reference EB 05/01)

 Exis�ng defini�vely mapped footpaths that criss-cross our Parish should be protected and
enhanced wherever possible

 Exis�ng habitats of na�ve species should be protected wherever possible (using data from
Habitat Dis�nc�veness Area map).

 Protect tradi�onal Arden landscaped hedges and na�ve trees wherever possible.

2.10.0 NP Objec�ves

2.10.1 To protect and enhance the natural environment.

2.10.2 To protect the visual appearance and important scenic aspects of the village centre

(the se�ng) and other rural and natural features in the landscape.

2.10.3 Ensure new residen�al and commercial development meets the following criteria;

 Blends sympathe�cally with the landscape

 Does not spoil any scenic aspect of, or distract from, the visual appearance of the

village centre or countryside.

 Not unduly prominent

 Not  create adverse impact on an area when added to exis�ng buildings in that area

 Does not disturb the tranquillity of rural life

2.10.4 To protect the exis�ng health and wellbeing of the local community.
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Fillongley Parish

Open Spaces

1

2
3

4

5

6

1) Newhall Green (Outside the co�ages)

2) Sandy Lane (between the main road and the crescent)

3) Bu�s Field (surrounding your Village Hall)

4) Chapel Green “Godcake” opposite the entrance to the Heart of England Centre

5) Shawbury  (outside no 12+others Shawbury Lane Shustoke)

6) Recrea�on Ground
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Newhall Green (Outside the

co�ages)

Sandy Lane (between the main

road and the crescent)

Bu�s Field (surrounding your

Village Hall)

© Crown copyright PMSA 100056525

© Crown copyright PMSA 100056525

© Crown copyright PMSA 100056525
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Chapel Green “Godcake”

opposite the entrance to the

Heart of England Centre

Shawbury  (outside no

12+others Shawbury Lane

Shustoke

Recrea�on Ground

© Crown copyright PMSA 100056525

© Crown copyright PMSA 100056525

© Crown copyright PMSA 100056525
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2.11.0 Key Facts

2.11.1 The village centre and some proper�es downstream have a history of periodic flash

flooding of the Bourne Brook.

2.11.12 Severn Trent has said that some foul and storm water sewers in the village are not

currently adequate and could exacerbate flooding with contaminated water.

2.11.13 Severn Trent are unable to object to addi�onal housing; they have a duty to ensure

water services are provided.

2.11.14 Global warming predic�ons indicate more frequent incidences of flooding in the

future.

2.11.15 A NWBC Hydrology study has predicted village flood zones and some proper�es at

possible risk of flooding a�er rainfall events.

2.11.16 Use of Sustainable Urban Drainage Systems (SUDS) can reduce the frequency and/or

severity of flooding if the scale and size of the measures can accommodate larger rainfall events.

On a smaller scale it can also be designed to slow water down (a�enuate) before it enters a

watercourse, provide areas for water storage in natural contours, and can be used to allow water

to soak (infiltrate) into the ground, be evaporated from surface water and/or transpired from

vegeta�on (known as evapotranspira�on). It can also provide or enhance biodiverse ecological

habitats.

2.12.0 Survey Responses Indicated

2.12.1 Improve flood defences.

2.12.2 Be�er drainage needed.

2.12.3 Improve drainage through road gullies.

2.12.4 Reduce storm water flow through village culvert and improve downstream

watercourse.

2.12.5 Request for balancing ponds to slow the flow of water in heavy rain periods.

2.12.6 A specific proposal to reduce flooding before any further planning proposals are

considered.

2.13.0 NP Objec�ves

2.13.1 To minimise flood risk within the village.

2.11 Flooding

FNP03 Flooding

Development should  minimise flood risk within the village whilst maintaining balance with other

policies.  Any developments will ameliorate flood risks by providing  SUDS as required in

consulta�on with the lead flood authority.
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2.20.0 Key Facts

2.20.1 The Historic Environment Record shows the extent to which Fillongley is rich in built

and natural heritage, of both local and na�onal importance.

 50 listed structures

 Ridge and furrow fields

 Parkland surrounding manor houses

 WW2 defence remains

2.20.2 Wri�en records rela�ng to Fillongley refer back to the year 900 showing significant

se�lements then.

2.20.3 Two moated sites from Norman and earlier �mes, and related parkland in the central

loca�on form part of the evidence of the steady development of a se�lement throughout the

centuries.

2.20.4 Strong sense of Community with numerous extended families having resided within

the Parish for genera�ons.

2.20.5 Wide variety of community ac�vi�es throughout the Parish aimed at all ages of

Parishioners.

2.21.0 Survey Responses Indicated

2.21.1 Value the character and atmosphere of the village

2.21.2 Protect the castle remains

2.21.3 Value the Church

2.21.4 Value the Ancient woodland

2.20 Heritage

FNP05 Economy

Proposals for the development of new rural businesses and rural employment opportuni�es will
be supported in principle, provided that

 there would be no adverse impact on the ameni�es of neighbouring businesses or residen�al
proper�es, for example in rela�on to factors such as noise and disturbance; and

 the development is supported by sufficient car parking and access arrangements to meet its
needs

 it is accessible by other sustainable transport means (walking, cycling, car-share and public
transport)

2.19.3 Support digital infrastructure provision.  Support local business/ameni�es such as

shops/pubs.
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2.23 Traffic and Transport

2.21.5 The strong sense of history ma�ers in the living, working and leisure environment.

2.21.6 Protect the village, keeping it’s ‘feel’.

2.22.0 NP Objec�ves

2.22.1 Work towards further protec�on and enhancement of both the recorded assets of

the parish, and other locally iden�fied heritage features .

2.22.2 Work towards building on exis�ng ‘Design Guidelines for development in Ancient

Arden’ and for ‘Fillongley Conserva�on Area‘ which describe local dis�nc�veness, character, and

historic context.

2.22.3 Encourage maintenance of exis�ng community spirit.

FNP06 Heritage

Development should protect, enhance and respect the local built, historic and natural heritage
assets or any other locally iden�fied heritage features of the village (Appendix EB06/04 Fillongley
Parish Historic EnvirRecord Monuments)

Applica�ons for development that will harm designated and non-designated heritage assets will
be refused unless the circumstances that would permit approval specified in the appropriate part
of paragraphs 133 to 135 of the NPPF(2012) apply

2.23.0 Key Facts

2.23.1 As the origin of the Parish is sca�ered se�lements, a large number of the houses in

the Parish are on single track roads with high banked hedges obscuring forward vision.

2.23.2 Fillongley Village centre is set on two main roads. The B4098 from Coventry to

Tamworth and the B4102 from Meriden to Nuneaton

2.23.3 The village has a pinch point near the church which makes it difficult for HGV’s to pass

oncoming traffic.

2.23.4 The pavements in the village are in places extremely narrow and somewhat uneven

and in some places non-existent.

2.23.5 There is a school, church and a public house in the centre of the village, which gener-

ate between them the majority of the pedestrian traffic .

2.23.6 The use of cycles by the village residents is low.

2.23.7 The village is poorly supported by public transport; villagers mainly use private cars to

commute to and from work.

2.23.8 There are future threats on our roads from poten�al developments from; UK Central,

at Meriden (Coleshill South), 800 Housing Development Keresley, Daw Mill Colliery development

applica�on.
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Statement of Case  
Land 800 metres south of Park House Farm, Meriden 
Road, Fillongley 
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Application PAP/2014/0483: Land East of Grendon House Farm, Warton 

Lane, Grendon  Application 

  



North Warwickshire

Jeff Brown BA Dio TP MRTP
Head of Development Control Service
The Council House
South Street
Atherstone
Warwickshire
CVg 1DE

Telephone: (O1827)715341
Fax: (01827\ 719225
E lVlail: Planninocontrol@Northwarks.qov.uk
Website: www.northlvarks.gor'.uk

Date: 13 November 2014

The Town & Country Planning AGis
The Town and Country Planning (Listcd Buildings and

Conservation Areas) Act 1990
The Town & Country Planning (General Development)

Orders
The Town and Country Planning (Control of

Advertisements) Regulations 1992 (as amended)

Appf ication Ref: PAPl2014lo4€,3

Borough Council

Mr Phil Holdcroft
Savills (UK) Limited
Wessex House
Priors Walk
East Borough
Wimbome
BH2,I 1PB

DECISION NOTICE
Largescale Major - Full Planning Application

Site Address
Land East Of Grendon House Farm. Warton Lane. Grendorr.

Description of Development
Development of solar photovoltaic panels including new access track (off existing farm track); temporary
construction compound; double inverters; transfer station; collecting station; security fencing; CCW
cameras and poles; landscaping and associated works and infrastructure

Applicant
Big 60 Million Ltd

Your planning application was valid on 12 September 2014. lt has now been considered by the Council. I
can inform you that:

Planning permission is GRANTED subiect to the following conditions:

1. The development to which this permission relates must be begun not later than the
expiration of three years from the date of this permission.

REASON

To comply with Section 91 of the Town and Country Planning Act 1990, as amended by Section 51
of the Planning and Compulsory Purchase Act 2004, and to prevent an accumulation of
unimplemented planning permissions.

2, The development hereby approved shall not be carried out otherwise than in accordance
with the location plan and plans numbered PO2|SP/A; P17lATIA, P16lCSl2A. CCTV 2 Cameras,
CCTV 1 Camera, PO3/CC/A, PO6/SA/A, P12lPClA,P13lPElA, P1SiMB/A, P1 1/SC/A, PO3/D1/A,
PO7.TS/A, P14lDNOiA, PO8/CS1/A, PO9/CTiA, CE/GH0737/DwO3c/Final, the plan and
accompanying Habitat Management Plan, Chapter 4 of the Environmental Report (Landscape and
Visual Assessment), The Floor Risk Assessment site drainage layout plan (Appendix B), the
Statement of Community I (Big 60 Million investment opportunity, section 1 .13) all

Authorised Officer:

Date:

Grld Ref: Easting 429958.19
Northing 301789.43
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received on 11 September 2014, the lighting details and the Youngman Lighting Review received
by e-mail on 11 November 2014, the wheel wash detail received on 12 November2014, the details
of the repair of the existing access received on 1 2 November 2014 and the Written Scheme of
Investigation for an Archaeological Watching Brief received on 7 November 2014.

REASON

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

3. This planning permission is for a period of 25 years from the date that the development is
first connected to the electricity grid. The date of this connection shall be notified to the Local
Planning Authority in writing within 28 days of it occurring. In accordance with the Decommisioning
Statement approved under condition 2, all solar anays, their supports and foundations, inverters,
transformer stations, site substations, access tracks, fencing and security cameras and their
supports must be removed from the site and the site reinstated to its former arable condition within
twelve months of the solar park ceasing to be operational.

REASON

To reflect the temporary nature of the development and ensure appropriate reinstatement of the
site.

4. There shall be no construction work whatsoever undertaken, including any delivery to the
site of construction materials, other than between 08:00 and 18:00 hours during weekdays and
between 08:00 and 13:00 hours on Saturdays with no work on sundays and Bank Holidays.

REASON

In the interests of the residential amenity of nearby residents.

5- The Rating Level LArTr (to include the 5dB characteristic penalty, if appropriate) of the noise
emanating from the approved scheme shall be at least 5dB below the measured background noise
level at any time at the curtilage of any noise-sensitive properties lawfully existing at the date of this
planning permission. In the event of complaints or at the reasonable request of the Local Planning
Authority, the rating level LArTr and the background noise level (LA90) shall be determined and
submitted, in writing, to the Local Planning Authority in accordance with the guidance and
methodology set out in 854142:1997 .

REASON

To reduce the risk of noise pollution.

6. Following the commencement of the operational use of the site, the whole of the
construction compound shall be permanently removed and the site fully re-instated for agricultural
purposes.

REASON

In the interests of the visual amenities of the area.

Authorised Officer:

Date:
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7. In line with the Written Scheme of Investigation approved under condition 2, no development
shall mmmence on site without the appointed archaeologist being present. Once the watching brief
has been completed its findings shall be reported to the Local Planning Authority, as agreed in that
Written Scheme, including all processing, research and analysis necessary to produce an accesible
and useable archive and a full report for publication.

REASON

To safeguard the remrding of archaeological matters in accordance with the National Planning
Policy Framewonk 2012.

INFORMATIVES

1 . The Local Planning Authority has met the requirements of the National Planning Policy Framework
in this case through pre-application discussion and by ensuring that there has been continued
dialogue as a consequence of consultation responses

Public Footpath AE13 must remain open and available for public use at all times unles closed by
legal order, so must not be obstructed by parked vehicles or materials during construction.

lf it is necessary to temporarily close AE13 for any length of time during construction, then a Traffic
Regulation Order will be required from Warwickshire County Council.

Any disturbance to the surface of AE13 will require prior notification and approval by the County
Council, as does the installation of any gate or other structure on the path.
Attention is drawn to Sections 149, 151, 163 and 184 of the Highways Act 1980. the Highway Area
Team can be contacted on 01926 412515.

APPEALS TO THE SECRETARY OF STATE

1. lf you are aggrieved by the decision of the Local Planning Authority to grant permission subject to
conditions, you can appeal to the Department for Communities and Local Government under
Section 78 of the Town and Country Planning Act 1990.

2. lf you want to appeal against your local planning authority's decision, then you must do so within 6
months of the date of this notice.

3. Appeals must be made using a form which you can get from the Planning Inspectorate at Temple
Quay House, 2 The Square, Temple Quay, Bristol,  BS1 6PN, or onl ine at www.planning-
inspectorate.gov.uk and www.planninqportal.oov.uk/ocs.

4. The Secretary of State can allow a longer period for giving notice of an appeal, but he will not
normally be prepared to use this power unless there are special circumstances which excuse the
delay in giving notice of appeal.

5. The Secretary of State need not consider an appeal if it seems to him that the Local Planning
Authority could not have granted planning permission for the proposed development or could not
have granted it without the conditions they imposed, having regard to the statutory requirements, to
the provisions of any development order and to any directions given under a development order.

6. The Secretary of State does not refuse to consider appeals solely because the Local Planning
Authority based their decision on a direction given by him.

Authorised Oflicer:

Date:

2 .
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PURCHASE NOTICES

1. lf either the Local Planning Authority or the Department for Communities and Local Govemment
grants permission to develop land subject to conditions, the owner may claim that he/she can
neither put the land to a reasonably beneficial use in its existing state nor render the land capable of
a reasonably beneficial use by the carrying out of any development which has been or would be
oermitted.

2. In these circumstances, the owner may serve a purchase notice on the Council in whose area the
land is situated. This notice will require the Council to purchase his/her interest in the land in
accordance with the provisions of Part Vl of the Town and Country Planning Act 1990.

NOTES

1. This decision is for the purposes of the Town and Country Planning Act only. lt is not a decision
under Building Regulations or any other statutory provision. Separate applications may be
required.

2. A report has been prepared that details more fully the matters that have been taken into account
when reaching this decision. You can view a copy on the Council's web site via the Planning
Application Search pages http://vwvw.northwa rks.qov. uUolanninq. lt will be described as'Decision
Notice and Application File'. Altematively, you can view it by calling into the Council's Reception
during normal opening hours (up to date details of the Council's opening hours can be found on our
web site http://www.northwarks.qov.uk/contact).

3. Plans and information accompanying this decision notice can be viewed online at our website
http://www.northwarks.qov.uUolanninq. Please refer to the conditions on this decision notice for
details of those plans and information approved.

Authorised Officer:

Date:
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Statement of Case  
Land 800 metres south of Park House Farm, Meriden 
Road, Fillongley 
 

 

 

 

 

 

 

 

 

 

APPENDIX 8 

Application PAP/2015/0459: Land South of Pogmore Spinney Merevale Lane, 

Merevale 

  



Nick Leaney
Aardvark EM Limited
Higher Ford
Wiveliscombe
Taunton
TA4 2RL

DECISION NOTICE
Major Full Planning Application

North Warwickshire
Borough Council

Jeff Brown BA Dip TP MRTPI
Head of Development Control Service
The Council House
South Street
Atherstone
Warwickshire
CVg l DE

Telephone: (01827)7153/.1
Fax: (01827)719225
E Mail: PlanninoControl@NorthWarks.qov.uk
Website: www.northwarks.gov.uk

Date: 29 February 2016

The Town & Country Planning Acls
The Town and Country Planning (Listed Buildings and

Conservation Areas) Act 1990
The Town & Country Planning (General Developmsnt)

Orders
The Town and Country Planning (Gor rol of

Advertisements) Regulations 1992 (as amended)

Application Ref: PAPl2015lo459

Site Address
Land South Of Pogmore Spinney, Merevale Lane, Merevale

Grid Ref: Easting 428395.01
Northing 297049.35

Standalone solar PV array, access, associated infrastructure, landscaping and cable route

Applicant
Murex Solar Ltd

Your planning application was valid on 24 July 2015. lt has now been considered by the Council. I can
inform you that:

Planning permission is GRANTED subject to the following conditions:

1. The development to which this permission relates must be begun not later than the
expiration of three years from the date of this permission.

REASON

To comply with Section 91 of the Town and Country Planning Act 1990, as amended by Section 51
of the Planning and Compulsory Purchase Act 2OO4, and to prevent an accumulation of
unimplemented planning permissions.

2. The development hereby approved shall not be canied out othenrvise than in accordance
with the plans numbered 263.b/D001;002,003,004,005,006,008, 009, 010, 011,O12,014,015
and 0'16 all received by the Local Planning Authority on 22 July 2Q15.

REASON

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

Authorised Officer:

Date:
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PAP/2015/0459

Controlling Condition

3. This planning permission is for a period of twenty five years from the date that the
development is first connected to the national electricity grid. The date of this connection shall be
notified to the Local Planning Authority in writing within 28 days of it occurring. All solar arrays, their
supports foundations, inverters, transformer stations, site substations, access tracks, fencing and
security cameras and their supports shall be removed from the site and the land reinstated to its
former arable condition within twelve months of the solar park ceasing to be operational.

REASON

To reflect the temporary nature of the development and ensure appropriate reinstatement of the
site.

Pre- Commencement Conditions

4. No development shall commence on site until an archaeological investigation has first taken
place; the contents submitted to the Local Planning Authority and the written agreement of that
Authority given that the development as approved may proceed.

REASON

ln the interests of the potential archaeological interest in the land.

5. No development shall commence on site until a detailed surface water drainage scheme
based on sustainable drainage principles and an assessment of the hydrological and geo-
hydrological context of the development together with details of how the system will be maintained
in perpetuity over the length of the operation have all first been submitted to and approved in writing
by the Local Planning Authority. Only the approved scheme shall then be implemented on site.

REASON

To reduce the risk of flooding and to protect water quality.

6. No development shall commence on site until full detrails of all of the landscaping measures
to be undertaken have first been submitted to and approved in writing by the Local Planning
Authority. Only the approved measures shall then be implemented on site.

REASON

ln the interests of the visual amenities of the area.

7. No development shall commence on site until full details of the measures to be implemented
on site to protect existing flora and fauna and to enhance bio-diversity throughout the lifetime of
then development, have first been submitted to and approved in writing by the Local Planning
Authority.

REASON

ln the interests to promoting the ecological value of the site.

Authorised Officer:

Date:
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PAP/2015/0459

Other Conditions

8. There shall be no construction work whatsoever undertaken including any delivery to the
site of construction materials other than between 0730 and 1930 hours during weekdays and
between 0730 and 1200 hours on Saturdays with no work on Sundays and Bank Holidays.

REASON

ln the interests of the residential amenity of nearby residents.

9. Following the commencement of the operational use of the site, the whole of the
construction compound shall be permanently removed and the site fully re-instated for agricultural
purposes.

REASON

ln the interests of the visual amenities of the area.

INFORMATIVES

1. The Local Planning Authority has met the requirements of the NPPF in this case by engaging in
pre-application discussions and following through the planning issues with detailed analysis and
imposing appropriate conditions.

2. Attention is drawn to the advice of the Local Lead Flooding Authority that the strategy as set out in
the submitted plans needs to be revised to provide more surface water attenuation. For instance in
other cases, the excavated spoil from the construction of the swale has been placed on the
downslope of the swale so as to provide additional attenuation storage and once the site is
demmmissioned the excavated material can simply be brought fomrard to fill the swale.

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

For further information and advice on radon please contact the Health Protection Agency at
www.hpa.org.uk. Also if a property is found to be affected you may wish to contact the North
Warwickshire Building Control Partnership on (024) 7637 6328 for further advice on radon
protective measures.

4. The proposed development lies within a coal mining area which may contain unrecorded coal
mining related hazards. lf any coal mining feature is encountered during development, this should
be reported immediately to The Coal Authority on 0345 762 6848. lt should also be noted that this
site may lie in an area where a cunent licence exists for underground coal mining.

Further information is also available on The Coal Authority website at:
www. gov.u UgovemmenUorgan isations/the-coa l-authority

Authorised Officer:

Date:
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Property specific summary information on past, current and future coal mining activity can be
obtained from: www.groundstability.com

APPEALS TO THE SECRETARY OF STATE

1. lf you are aggrieved by the decision of the Local Planning Authority to grant permission subject to
conditions, you can appeal to the Department for Communities and Local Government under
Section 78 of the Town and Country Planning Act 1990.

2. lf you want to appeal against your local planning authority's decision, then you must do so within 6
months of the date of this notice.

3. Appeals must be made using a form which you can get from the Planning lnspectorate at Temple
Quay House, 2 The Square, Temple Quay, Bristol, BSI 6PN, or online at www.planning-
inspectorate.gov.uk and www.planninqoortal.oov.uk/ocs.

4. The Secretary of State can allow a longer period for giving notice of an appeal, but he will not
normally be prepared to use this power unless there are special circumstances which excuse the
delay in giving notice of appeal.

5. The Secretary of State need not consider an appeal if it seems to him that the Local Planning
Authority could not have granted planning permission for the proposed development or muld not
have granted it without the conditions they imposed, having regard to the statutory requirements, to
the provisions of any development order and to any directions given under a development order.

6. The Secretary of State does not refuse to consider appeals solely because the Local Planning
Authority based their decision on a direction given by him.

PURCHASE NOTICES

'1. lf either the Local Planning Authority or the Department for Communities and Local Government
grants permission to develop land subject to conditions, the owner may claim that he/she can
neither put the land to a reasonably beneficial use in its existing state nor render lhe land capable of
a reasonably beneficial use by the carrying out of any development which has been or would be
permitted.

2. In these circumstances, the owner may serve a purchase notice on the Council in whose area the
land is situated. This notice will require the Council to purchase his/her interest in the land in
accordance with the provisions of Part Vl of the Town and Country Planning Act 1990.

NOTES

This decision is for the purposes of the Town and Country Planning Act only. lt is not a decision
under Building Regulations or any other statutory provision. Separate applications may be
req u ired.
A report has been prepared that details more fully the matters that have been taken into account
when reaching this decision. You can view a mpy on the Council's web site via the Planning
Application Search pages htto://www.northwarks.qov.uldplanninq. lt will be described as'Decision
Notice and Application File'. Altematively, you can view it by calling into the Council's Reception
during normal opening hours (up to date details of the Council's opening hours can be found on our
web site http://www.northwarks.qov.uk/contact).
Plans and information accompanying this decision notice can be viewed online at our website
htto://www.northwarks.qov.uUolanninq. Please refer to the conditions on this decision notice for
details of those plans and information approved.

Authorised Officer:

Date:
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(7) Application No: PAP/2015/0459 
 
Land South of Pogmore Spinney, Merevale Lane, Merevale,  
 
Standalone solar PV array, access, associated infrastructure, landscaping and 
cable route, for 
 
Murex Solar Ltd 
 
Introduction 
 
The receipt of this application was reported to the last meeting of the Board and it 
resolved to visit the site prior to making a determination. That visit has now taken place 
and the matter is referred back to the Board for determination. 
 
For convenience the previous report is attached at Appendix A. No further changes 
have been made to the proposal since it was submitted and the planning policy 
background has also not changed. That report describes the site and the proposal and 
so those matters will not be repeated here. 
 
The plans and photographs attached to Appendix A will be displayed at the meeting. 
 
Representations 
 
Atherstone Civic Society  - The Society objects because of the visual impact on an 
historic landscape and the cumulative impact with the major industrial developments on 
the former colliery site and its shale tip – the car distribution depot and the AD plant. 
The Society describes the proposal as a “brutal engineering solution without any 
aesthetic consideration with the only palliative being suggested that it is partially out of 
sight and masked by some hedgerows and trees”.  The objection covers the impact on 
open countryside; the impact on heritage assets, the nature of the associated 
infrastructure, the cumulative impact, energy and financial considerations and reference 
to best practice. The full objection letter is attached at Appendix B. 
 
Atherstone Town Council - The Council supports the objection of the Civic Society 
 
One representation has been received from an Atherstone resident pointing out that the 
submitted photographs were taken in the summer months when vegetation is in full leaf, 
and that the view from Twenty One Oaks should not be lost. 
 
All households in Baxterley village were notified of the application as well as the 
Baxterley Parish Council. There have been no responses received. 
 
Consultations  
 
Severn Trent Water Ltd – No comments to make 
 
Warwickshire County Council as Highway Authority – Originally submitted an objection 
because of concerns about highway safety in the construction period. Additional survey 
work has been requested and carried out. This is now with the County Council and a 
further response is awaited. 
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Warwickshire County Council as Lead Local Flood Authority – No objection subject to 
conditions. 
 
Birmingham Airport – No objection 
 
Environmental Health Officer – No objection 
 
Observations 
 

a) Planning Policy 

The site is not in the Green Belt. 
 
Planning policy in respect of renewable energy projects is found in the Development 
Plan and in the NPPF. The NPPF supports the “transition to a low carbon future” and 
the “encouragement of the use of renewable resources” as guiding principles. It also 
says that “small scale projects provide a valuable contribution to cutting greenhouse 
emissions”.  The NPPF therefore concludes that Local Planning Authorities should have 
a positive strategy to promote energy from renewable sources and “approve 
applications if their impacts are or can be made acceptable”.  The relevant policy in the 
Core Strategy is NW11 which says that, “renewable energy projects will be supported 
where they respect the capacity and sensitivity of the landscape and communities to 
accommodate them. In particular they will be assessed on their individual and 
cumulative impact on landscape quality, sites or features of natural importance, sites or 
buildings of historic or cultural importance, residential amenity and the local economy”. 
This reflects the approach of the NPPF where it says that, “when determining 
applications local planning authorities should approve the application if its impacts are 
acceptable” unless material considerations indicate otherwise. The Government’s 
NPPG on renewable energy projects again reflects this approach. In general terms this 
reiterates the commitment to increasing the amount of energy from renewable 
technologies. In respect of solar farms the guidance identifies a number of factors which 
will need to be assessed. These include whether the land is greenfield or brownfield; the 
agricultural grading of the land, bio-diversity impacts, the effect of glint and glare, the 
need for additional infrastructure, the visual impact, the effect on landscape character 
together with the impacts on heritage assets. 
 
The common theme running through these documents is that the presumption is in 
favour of the grant of planning permission unless the impacts are so great that they 
cannot be mitigated or made acceptable through amended plans or planning conditions. 
This therefore is the starting point for the assessment of this application. 
 
It is proposed to deal with all of the matters raised in the NPPG. The most significant 
matters in respect of this particular case are those relating to visual impacts; to the 
impact on landscape character and thirdly on heritage assets. Before addressing these, 
a number of the other matters will be dealt with first. 
 

b) Residential Amenity 

It is considered that there will be no adverse impact on the amenity that nearby 
residential occupiers might reasonably enjoy. This is because there is no residential 
property directly overlooking the site. Part of the site will be visible from the upper floors 
of Bentley Nursing Home in Twenty One Oaks but the impact is limited and will be 
mitigated by the proposed peripheral planting on that part of the site boundary which is 
the most visible from this property. Moreover the area of the site affected is very small 
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and when considered in the very wide panorama from this property, it is concluded that 
this is not a significant issue. The lack of any representation from residents in Baxterley, 
surrounding dwellings or indeed from the proprietors of the Nursing Home, support this 
conclusion. As such it is considered that there is no material harm arising in respect of 
this issue. 
 

c) Agricultural Land 

It is agreed with the evidence of the applicant that this land is Grade 3b and that part of 
the site at its northern end is probably at a lower value than that. As such there is no 
material harm arising from consideration of this particular issue. The land will also be 
put to pasture thus enabling some agricultural use. Members will also be aware that the 
proposal is reversible and time limited to some 25 years. 
 

d) Drainage 

Given the advice of the Local Lead Flooding Authority there is no objection here in 
principle. The condition recommended will require a sustainable drainage solution to be 
designed and agreed. This is line with the applicant’s intentions. Given the slope of the 
land; the peripheral safeguarded boundary and the spaces between the panels, there 
are many opportunities here to provide such a solution. 
 

e) Bio-Diversity 

There is no evidence submitted in rebuttal of the conclusions found in the applicant’s 
own ecological survey which recommends that there is a good opportunity here to 
enhance bio-diversity within and around the site – the peripheral zones; the new 
hedgerows and trees and the introduction of pasture. Suitable conditions can protect the 
management of existing flora and fauna. There is no material adverse impact here to 
warrant a refusal. 
 

f) Construction  

The Environmental Health Officer has not raised any issues in respect of the 
construction management plan as set out in Appendix A. This was to be expected given 
the temporary nature of the construction period (12 to 15 weeks) and the fact that there 
are very few if any affected residential properties. 
 

g) Access Arrangements 

The Highway Authority has no concerns with the use when it is operational as traffic 
movements are likely to be no more or possibly less than existing agricultural traffic 
generation using the field gate access. The Authority’s main concern is thus with the 
construction period because of the larger and slower vehicles using the access and its 
location particularly in respect of visibility to the north where there is the crest of the hill. 
Additional survey work has been undertaken at the request of the Highway Authority as 
mentioned above – speed surveys in particular. Subject to the Highway Authority’s 
clearance it is considered that there is likely to be no objection subject to the usual 
conditions. 
 
 
 

h) Visual and Landscape Impacts 
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The applicant’s evidence concludes that the development would introduce a modern 
low-level engineered element into a well wooded semi-enclosed farmland landscape but 
without any significant change to the character of the landscape or visual impact. This 
conclusion needs to be assessed as members are fully aware of the significant 
landscape value of this part of the Borough.  
 
This value arises from the topography of the area being located on the top of a 
substantial scarp slope overlooking very wide and far panoramas. The North 
Warwickshire Landscape Character Guidelines show that the site is in an area 
described as the “Baddesley to Hartshill Uplands”. It defines a distinct and unified 
upland landscape on a steeply sloping and undulating rock scarp. It has a complex land 
use pattern of settlements; woodland, recreation, quarrying and associated industry and 
farmland. The landform too gives rise to characteristic heavily wood areas, heath and 
pockets of permanent pasture in small hedged fields as well as isolated large arable 
fields between woodland blocks. Settlements and industry are generally absorbed by 
the prevailing upland character. Long views from highpoints are significant.  
 
The definition also describes a relatively undisturbed heavily wooded landscape around 
Merevale Hall which has a “strong sense of unity”. 
 
The characteristics of the proposal limit its harm on the character of the landscape as 
set out above. This is because it is low-level containing linear elements which will have 
a dark matt colouring and because it is time limited. The development is reversible. The 
selected site also has real advantages. It is surrounded by heavy woodland and is thus 
within an enclosed or contained setting. It is in a field that is not on the crest of the scarp 
or readily visible from the north and itself is an undulating field. It therefore “sits” very 
well in the surrounding landscape. It is not considered that it would adversely affect the 
overall character of the landscape as described. It is sited in a sensitive area but the 
actual development would be absorbed into the landscape without material harm to that 
landscape.  
 
In terms of visual impact then as indicated it would not be readily visible from the north, 
even several kilometres away; it would not be visible from Merevale Lane and there are 
no public footpaths across or in the vicinity of the site or its surrounding area. Visual 
impact is limited to partial views of the site from Twenty One Oaks to the south and 
south-east. However these are transitory and glimpsed views. They are proposed to be 
mitigated through hedgerow and tree planting along the site’s boundaries in this corner 
of the development such that the site would become self-contained. Importantly the 
development would not be seen as a foreground feature from this road within the wide 
panoramic views to the north, which is perhaps the most substantial of the likely 
concerns. It is agreed that this particular corner of the site is presently visible from the 
upper floors of Bentley House but again, the mitigation measures proposed will greatly 
assist in lessening adverse impacts.  
In conclusion therefore it is not considered that there are adverse landscape or visual 
impacts here to warrant there being more than minor harm. 
 
 
 
 
 
 

i) Heritage Impacts 
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This again is a significant concern. As reported in Appendix A there are three Grade 1; 
nine Grade 2 star and 27 Grade 2 Listed Buildings within five kilometres of the site. In 
addition Merevale Park is a Registered Park and there are eight scheduled monuments 
within the same five kilometres.  
 
It is concluded immediately that there is no adverse impact or harm to the setting of the 
Atherstone Conservation Area given the separation distances and the lack of any inter-
visibility. 
 
There is also considered to be no harm to any of the Scheduled Ancient Monument 
Sites given the separation distances. However given that there has little archaeological 
fieldwork undertaken in the general area of the site and because of its proximity to the 
Watling Street and the 12th Century Cistercian Monastery at Merevale Abbey, the 
development enables archaeology fieldwork to be undertaken prior to the development 
commencing.  
 
An assessment has been made by the applicant of each of the Listed Buildings referred 
to earlier. This involves a description of each; its landscape context and presence, its 
setting, views of the building and the sensitivity of the asset concluding with an 
assessment of the magnitude of the impact of the proposed development on the setting 
and significance of the asset. Of these individual assessments, none has resulted in in 
any impact greater than minor to moderate. This occurred in only two cases – that of the 
Grade 2 star Merevale Hall and the Registered Park/Garden of the Hall. All other 
impacts were found to be neutral or negligible because of separation distances and lack 
of inter-visibility or historic and architectural association or linkage.  These assessments 
have been explored and there is nothing found to warrant any different conclusions. 
 
Clearly the two assessments referred to above need to be examined further particularly 
as NPPF guidance is that harm to heritage assets has to be given substantial weight in 
the determination of development proposals reflecting the relevant planning legislation. 
The significance of Merevale Hall is as a country house with late 17th Century origins 
but which was rebuilt in the late 19th Century of regional architectural and historic value 
located on a site with a long history and within an associated garden/park/estate built in 
an Elizabethan style which has been preserved and well maintained together with an 
associated stable block. It is set in a landscaped wooded estate framed by formal 
gardens and standing in a hill top location with commanding views, thus being visually 
dominant. Given this description the Hall is sensitive to any change or interruption 
where focus is removed from the building itself.  
 
The issue is thus what impact the proposal would have on this description. The 
applicant considers that the site may be visible from the upper floors of the Hall but that 
the site and development will be screened from the gardens, grounds and stables as 
well as the lower floors. As such there would only be minor impacts. This is agreed. The 
development’s characteristics are helpful as to assessing the impact of the proposal on 
wider views looking from outside of the immediate area around the Hall, into the Hall 
itself. The question as set out in the final sentence above, is would the visual 
prominence of the Hall be diluted or lessened by the development because the eye 
would be drawn away from the Hall? The development is low-level with dark matt 
colouring and the site is surrounded by woodland blocks with new planting proposed. It 
is considered that the proposal would have no significant impact on this issue but that 
there may be some visual distraction from more distant views. However this would not 
be significant and thus the applicant’s assessment is agreed. 
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It will not be surprising that the gardens and parkland of the Hall are registered by 
Historic England as a heritage asset. This is a 185 hectare asset containing ten 
hectares of gardens with the remainder as parkland. It extends to the Watling Street, the 
B4116 and Merevale Lane. The parkland is recognisable as such with sweeping pasture 
and mature trees which make a visible landscape presence but not one dominant in the 
landscape. The development site is outside of the Registered Park and Garden area 
being in the surrounding farmland. The parkland itself is very sensitive to changes or 
additions – views across parkland; to and from the Hall and views of post-medieval 
parkland and medieval monastic landscapes. The impact of the proposal on this 
significant asset will thus be highly important. The features of the development itself as 
set out previously are important factors here as are the surrounding woodland blocks. 
There is no impact on any of key views or vistas although the site may be visible as 
before over the parkland from the upper floors of the Hall and from some other locations 
within the park itself. The Council’s saved policy ENV16 says that developments 
adjoining registered parks will not be permitted if they adversely affect the character and 
setting of the area. In these circumstances set out above, it is considered that the 
overall impact on the significance of the parkland asset is minor to moderate and thus 
there would be no adverse impact to warrant a refusal under this saved policy.  
 
The overall conclusion therefore is that there will be impacts on the totality of the 
heritage assets within the area around the site but that at worst these would be minor to 
moderate.  
 
Members however are also asked to consider any cumulative impacts arising from this 
proposal. There is only the one other solar farm at Grendon some five kilometres from 
the site and there are no other outstanding planning applications for such 
developments. It is not considered that there would be a cumulative impact here given 
the separation distances and the fact that the two sites are largely not inter-visible. As 
indicated above the south east corner of the present site will be planted and landscaped 
so that the development would not be seen in the foreground of any wider views looking 
north and the site is very largely not seen from the north looking south because of its 
location over the crest of the slope and the surrounding woodland blocks. There is 
however an issue with the other commercial uses nearby – the former colliery site and 
the former shale tip. These two sites are close by and are significant developments. 
However they are on sites that are very largely contained. The AD plant on the former 
shale tip is hardly visible at all from any public viewpoint and the colliery site too is 
surrounded by existing woodland. Members have visited both of these sites in the past 
and should thus be fully aware of this conclusion. The application site too as described 
above is self-contained. Each development is thus absorbed into the landscape with no 
adverse alteration to its overall character and appearance. 
 

j) Other Matters 

Birmingham Airport has not come back with any objection. 
 
The report at Appendix A outlines the community consultation that the applicant carried 
out prior to submission of the application. This concluded that community benefit should 
preferably be in the form of a “fuel poverty “scheme for local residents. The applicant 
proposes to set up a Charitable Trust which would administer local projects including 
community projects and a local fuel poverty scheme. This would amount to £1000 a 
year (index linked) over the lifetime of the project. This is considered to be a benefit that 
weighs in favour of the application.   
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The Civic Society has raised the issue of a deferral asking the applicant and land owner 
to review the application in light of recent Government announcements on reductions of 
tariffs for ground based solar farms and that it is keen to give priority to brownfield land 
and to roof coverage rather than to sites in open countryside. Members will be aware 
that the application has been submitted and should be determined on its planning merits 
as it stands now.  The government announcement has not been translated into changes 
to the National Planning Practice Guidance.  
 
Conclusion 
 
The key issue here is whether the support for renewable energy projects as set out in 
the NPPF and the Development Plan should be set aside here because greater weight 
should be given to the retention of the landscape character and quality together with the 
significance of the heritage assets in the locality. It is agreed that the sensitivity of the 
site in regard to these two factors is high and that particular weight has to be given to 
any assessment where there is harm to heritage assets. As a consequence the 
judgement here is finely balanced. 
 
Whilst the Board will need to address all impacts here, it is worth recording that it is not 
considered that there is significant harm arising from drainage, amenity, ecological, 
agricultural and construction issues either individually or when added together. The 
highway situation is still to be resolved. No statutory objections have been received and 
it is noticeable that the only objection received has a different focus entirely. The issues 
raised by the various consultation responses can be dealt with through planning 
conditions. 
 
This therefore brings the matter back to the two key issues. There is no doubt that this 
is a valued landscape both at a local level but perhaps more so because of the 
panoramas both into and out of this upland scarp. The characteristics of the 
development and its actual immediate setting here are of significant weight in that the 
proposal is very largely a self-contained site. Whilst the Civic Society dismisses 
additional planting so as to enhance that self-containment, it is considered that this is a 
significant mitigation measure and one that is of overall benefit. These measures affect 
the south –east corner of the site. Had such measures been proposed over a far wider 
area of the site then the conclusion here may well have been different. The planting too 
significantly reduces the visual impact of the development being a foreground feature 
when views are taken looking north. There are two nearby sites that contain industrial 
uses but again because of the visual self-containment of these there is not considered 
to be any significant cumulative impact. In the case of the application site and that of the 
AD plant then they are not readily visible from the public’s perspective and it is 
considered that all three would not therefore be perceived together from a visual point of 
view. Overall the conclusion is that with these measures there would only be minor 
harm to visual and to landscape character. 
 
The heritage issue here is also of weight because of the combination of the potential 
impacts on a Grade 2 star Listed Building and its associated Registered Parkland.  It is 
considered that the harm to the Listed Hall is minor because of separation distances 
and intervening woodland. Importantly the visual prominence of the Hall within its 
setting would not be harmed either when looking into the Hall from outside from different 
positions around it or when overlooking the Hall from the higher ground to the south 
when looking towards the north. Given this conclusion and that in respect of the visual 
and landscape impacts, it is not considered that there would be harm to the setting or 
significance of the associated parkland. The parkland can be seen in its wider setting 
because of views into the Hall and across it. Also there is the more local impact from 

6/210 
 



within the grounds itself either looking within or out of the site. There is not considered 
to be any significant harm to either of these concerns.   
 
As a consequence it is concluded that the actual harm to these issues would be minor, 
particularly with the additional mitigation measures as proposed. In these circumstances 
the balance should lie in favour of the grant of planning permission.  
 
The proposed community trust is a material consideration here but it is not seen a 
determining factor of significant weight.  The recommendation below allows for it to be 
established. 
 
Recommendation 
 
That subject to there being no objection from the Highway Authority and completion of a 
Section 106 Agreement to establish the Community Trust as outlined in this report, 
planning permission be granted subject to the following conditions and any conditions 
required by the Highway Authority: 
 
Standard Conditions 
 
1. Standard Three year condition 

 
2. Standard Plan Numbers - 1263.b/D001; 002, 003, 004, 005, 006, 008, 009, 010, 

011, 012, 014, 015 and 016 all received on 22/7/15.   
 

Controlling Condition 
 

3. This planning permission is for a period of twenty five years from the date that 
the development is first connected to the national electricity grid. The date of this 
connection shall be notified to the Local Planning Authority in writing within 28 
days of it occurring. All solar arrays, their supports foundations, inverters, 
transformer stations, site substations, access tracks, fencing and security 
cameras and their supports shall be removed from the site and the land 
reinstated to its former arable condition within twelve months of the solar park 
ceasing to be operational. 

 
REASON 
 
To reflect the temporary nature of the development and ensure appropriate 
reinstatement of the site. 

 
 
 
 
 
 
 
 
Pre-Commencement Conditions 

 
4. No development shall commence on site until an archaeological investigation has 

first taken place; the contents submitted to the Local Planning Authority and the 
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written agreement of that Authority given that the development as approved may 
proceed. 

 
REASON 
 
In the interests of the potential archaeological interest in the land. 
 

5. No development shall commence on site until a detailed surface water drainage 
scheme based on sustainable drainage principles and an assessment of the 
hydrological and geo-hydrological context of the development together with 
details of how the system will be maintained in perpetuity over the length of the 
operation have all first been submitted to and approved in writing by the Local 
Planning Authority. Only the approved scheme shall then be implemented on 
site. 

 
REASON 
 
To reduce the risk of flooding and to protect water quality 

 
6. No development shall commence on site until full details of all of the landscaping 

measures to be undertaken have first been submitted to and approved in writing 
by the Local Planning Authority. Only the approved measures shall then be 
implemented on site. 

 
REASON 
 
In the interests of the visual amenities of the area. 

 
7. No development shall commence on site until full details of the measures to be 

implemented on site to protect existing flora and fauna and to enhance bio-
diversity throughout the lifetime of then development, have first been submitted 
to and approved in writing by the Local Planning Authority. 

 
REASON 
 
In the interests to promoting the ecological value of the site. 

 
 
 
 
 
 
 
 
 
 

Other Conditions 
 

8. There shall be no construction work whatsoever undertaken including any 
delivery to the site of construction materials other than between 0730 and 1930 
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hours during weekdays and between 0730 and 1200 hours on Saturdays with no 
work on Sundays and Bank Holidays 

 
REASON 
 
In the interests of the residential amenity of nearby residents 

 
9. Following the commencement of the operational use of the site, the whole of the 

construction compound shall be permanently removed and the site fully re-
instated for agricultural purposes. 

 
REASON 
 
In the interests of the visual amenities of the area. 
 
 
 
 

Notes: 
 
1. The Local Planning Authority has met the requirements of the NPPF in this case 

by engaging in pre-application discussions and following through the planning 
issues with detailed analysis and imposing appropriate conditions. 
 

2. Attention is drawn to the advice of the Local Lead Flooding Authority that the 
strategy as set out in the submitted plans needs to be revised to provide more 
surface water attenuation. For instance in other cases, the excavated spoil from 
the construction of the swale has been placed on the downslope of the swale so 
as to provide additional attenuation storage and once the site is decommissioned 
the excavated material can simply be brought forward to fill the swale.  
 

3. Standard Radon Gas Note 
 

4. Standard Coalfield Standing Advice Note 
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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/2015/0459 
 
Background 

Paper No Author Nature of Background Paper Date 

1 The Applicant or Agent Application Forms, Plans 
and Statement(s) 22/7/15 

2 A Whyman Representation 11/8/15 
3 Atherstone Civic Society Objection 14/8/15 
4 Birmingham Airport Consultation 17/8/15 
5 WCC Highways Consultation 18/8/15 
6 Severn Trent Water Consultation 19/8/15 
7 Atherstone Town Council Objection 20/8/15 

8 Environmental Health 
Officer Consultation 2/9/15 

9 WCC Flooding Consultation 5/8/15 
10 Applicant Letter 11/9/15 
11 Applicant E-mail 23/9/15 

 
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 
 
General Development Applications 
 
(#) Application No: PAP/2015/0459 
 
Land South of Pogmore Spinney, Merevale Lane, Merevale,  
 
Standalone solar PV array, access, associated infrastructure, landscaping and 
cable route, for 
 
Murex Solar Ltd 
 
Introduction 
 
This application has recently been received and is reported at this time for information. 
Given the location and size of the proposal it is recommended below that Members 
undertake a site visit prior to determination. 
 
The Site 
 
This amounts to some 5.2 hectares of arable agricultural land on the east side of 
Merevale Lane and to the north of Twenty One Oaks. The immediate surrounding area 
comprises blocks of woodland and other agricultural land. Whilst on the high scarp 
running parallel to the A5, the actual site itself slopes towards the south with a height 
difference of around 10 metres. The nearest residential property is located at the 
junction of Merevale Lane with the Coleshill Road – some 130 metres distant; Colliery 
Farm to the north at 350 metres and the Bentley House Care Home to the south at 400 
metres.  Merevale Hall is over a kilometre to the north-east. There are no public rights of 
way across or near to the site.  
 
The general site is illustrated at Appendix A. 
 
The Proposals 
 
The proposal comprises a 5MW photovoltaic solar array with its associated 
infrastructure, landscaping and cable route to enable the export or renewable energy to 
the National Grid – sufficient it is said for consumption by around 1000 dwellings. It is 
not proposed to conduct any levelling works as the arrays will be able to be fitted 
directly into existing ground levels such that they face south. The rows of panels would 
be 3.5 metres apart and vary from 0.8 metres to 2.5 metres in height above ground level 
with an angle of around 25 degrees. The panels would be a matt blue-grey in colour.  
 
The arrays would be connected via an underground cable to the National Grid on the 
33Kv line to the north-west. The onsite sub-station would be located on the west side of 
the site close to the access. It would be 9.2 by 5.8 metres and 4.2 metres tall and 
constructed in colour coated steel. An associated car park would be needed together 
with a collection of other buildings. 
 
There will also be a collection of inverter stations throughout the array. These would be 
metal clad buildings measuring 6.6 by 2.8 metres and be 2.3 metres tall. 
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A security fence and CCTV cameras are proposed. This would be 2.5 metres tall and be 
similar to deer fencing which is made of a high tensile steel mesh. CCTV cameras 
would be located every 60 to 70 metres around the perimeter on 4.5 high metre poles.  
 
Access to the site for construction and maintenance once installed would be via an 
improved existing field gate on Merevale Lane. Construction is expected to take 
between 12 and 15 weeks, seven days a week, with a maximum of between 18 to 20 
HGV movements a day particularly at the beginning of that period.  
 
In this case a full planning permission is sought rather than a time limited one usually 25 
years.  
 
The developer proposes to set up a Solar Charitable Trust for the duration of the 
operational period of the solar array. This would be for use by the local community 
either for community projects or for a local residents’ fuel poverty scheme. No decision 
has yet been made or terms of reference drawn up. 
 
Plans at Appendices B to D illustrate the matters referred to above. 
 
A number of supporting documents accompany the application. 
 
A Design and Access Statement describes the appearance of the various pieces of 
plant, equipment and structures to be installed as well as summarising operations. 
 
An Agricultural Appraisal describes the setting and the work done in investigating the 
nature of the soils across the site also looking at cropping and field conditions. It 
concludes that the site can be classified at Grade 3B agricultural land – e.g. “land 
capable of producing moderate yields of a narrow range of crops principally cereals and 
grass, or lower yields of a wider range of crops or high yields of grass which can be 
grazed or harvested over most of the year”. 
 
An Ecological Survey describes the site as an enclosure bordered by conifer and 
broadleaved woodland and a species rich hedgerow. A number of recommendations 
are made: all boundaries need to be protected during the construction period, further 
badger surveys are needed but the current level of activity is not a constraint, bats may 
use the woodland to the east and so if these trees are to be managed further survey 
work is needed and all construction work should be carried out between September and 
February to avoid the nesting bird season. The site has good potential for bio-diversity 
enhancement and an appropriate plan should be drawn up.  
 
A Flood Risk Assessment shows the site to be in a low risk area for fluvial flooding. 
There is a low risk of surface water flooding from the PV array but the sustainable 
drainage system involving the use of swales running across the slope at regular 
intervals is supported.  
 
A Construction Management Plan says that the construction period would last between 
12 and 15 weeks. Whilst 24/7 working is suggested there would be no deliveries on 
Sundays as HGV movements would operate between 0730 and 1930 during the week, 
with hours of 0730 to 1200 on Saturdays.. All construction traffic would use Merevale 
Lane and the A5. The temporary site compound would be within located in the field 
between the actual site and Merevale Lane adjacent to the access. The majority of the 
HGV movements (15 to 20 a day) would be in the first 10 weeks of the overall 
programme.   
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A Statement of Community Involvement states that apart from pre-application 
discussions with various Agencies, the applicant undertook a “mail-shot” to residential 
properties within 2 kilometres of the site as well as to Baxterley Parish Council including 
a response sheet.  The responses are said to be supportive and there was a majority of 
respondents saying that any community benefit should go towards a local residents’ fuel 
poverty scheme.  
 
A Heritage Impact Assessment says that the site is on the edge of the Merevale Park 
Estate, historically part of a 12th Century Cistercian Monastery. Very little archaeological 
fieldwork has been undertaken but due to the proximity of the Watling Street; the former 
Monastery and the medieval activity in the area, the opportunity should be taken to 
carry out some field work here. There are three Grade 1 and nine Grade 2 star Listed 
Buildings including a Registered Park within 5km of the site together with a further 27 
Grade 2 Buildings and eight Scheduled Ancient Monuments.  The Assessment 
concludes that most of these assets are located some distance away from the site so as 
to minimise any impact on their settings or indeed on their actual architectural and 
historic characteristics either individually or cumulatively. Additionally intervening 
topography and woodland suggests that they would be partly or wholly insulated from 
the effects of the proposed solar array. The overall conclusion is that only six assets or 
groups of assets would be affected, but that the level of harm overall would be 
negative/minor – there being negative or minor harm to Merevale Abbey, Oldbury 
Camp, The Gate House and the remains of Merevale Abbey but with negative/moderate 
harm to Merevale Hall and is registered parkland.  
 
A Landscape and Visual Impact Assessment concludes that the development would 
introduce a modern low-level engineered element into a well wooded semi-enclosed 
farmland landscape. As the development would contain linear elements, the proposal 
would relate well to the undulating terrain and the land cover pattern. Landscape 
character effects would occur primarily within the 0.2 to 0.3 km distance from the site 
principally focused to the south/south-east. No views would be available from the 
principal settlements in the area. There would be some localised visual impacts during 
construction particularly from the upper floors of Bentley House. There are no public 
footpaths in the area and views from the highway network would be very limited but 
these at worst would be transitory glimpses. Overall the Assessment concludes that the 
development would be accommodated within the existing landscape structure but that 
there would be very limited views of it from publically accessible locations or from 
private dwellings. These would be reduced by on-site planting and strengthening of 
hedgerows.   
 
A Planning Policy Statement sets out the planning policy background referring to the 
National Planning Policy Framework; the 2014 Core Strategy, the saved policies of the 
2006 Local Plan and to the National Planning Practice Guidance. Other Material 
Planning Considerations relevant to solar arrays is referred to. The Statement 
concludes that the development accords with this policy background. 
 
Appendices E to H are photographs of the actual site from just inside the access track. 
Appendix I illustrates the site from Twenty One Oaks. 
 
Development Plan 
 
The Core Strategy 2014 – NW1 (Sustainable Development); NW2 (Settlement 
Hierarchy), NW10 (Development Considerations), NW11 (Renewable Energy), NW12 
(Quality of Development), NW13 (Natural Environment) and NW14 (Historic 
Environment) 
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Saved Policies of the North Warwickshire Local Plan 2006 – Core Policy 2 
(Development Distribution); Core Policy 3 (Natural and Historic Environment), Core 
Policy 11 (Quality of Development), ENV1 (Protection and Enhancement of Natural 
Landscape), ENV10 (Energy Generation), ENV13 (Building Design), ENV14 (Access 
Design), ENV15 (Conservation) and ENV16 (Listed Buildings) 
 
Other Material Planning Considerations 
 
The National Planning Policy Framework 2012 
 
National Planning Practice Guidance 2014 
 
Planning Guidance for the Development of Large Scale Ground Mounted Solar PV 
Systems – BRE  
 
Solar Farm – 10 Commitments: Solar Trade Association. 
 
Observations 
 
At this stage this report is for information so as to acquaint Members with the recently 
submitted application. A full determination report will be prepared in due course once 
full consultation has taken place with a number of relevant Agencies and the local 
community.  
 
Perhaps the key issues when dealing with the application will be to assess the visual 
impact and the impacts on the character of the surrounding landscape. As in previous 
cases it is recommended that Members visit the site and its surrounds. 
 
Recommendation 
 
That Members note the receipt of the application and undertake a site visit 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/2015/0459 
 
Background 

Paper No Author Nature of Background Paper Date 

1 The Applicant or Agent Application Forms, Plans 
and Statement(s) 22/7/15 

 
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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