Enquiries to:
Wendy Bolton
Telephone Committee Services: 024 7637 6000
Direct Email:
committee@nuneatonandbedworth.gov.uk
Date: 13th August, 2018
Our Ref: PJM

Dear Sir/Madam,

A meeting of the PLANNING APPLICATIONS COMMITTEE will be held in
the Council Chamber, Town Hall, Nuneaton on Tuesday, 21st August, 2018 at
5.00 p.m.
A Site Visit will take place prior to the meeting as detailed overleaf.
Confidential Items will commence at 4.00 p.m.
Public Consultation on planning applications will commence at 5.00 p.m.
(see Agenda Item No. 6 for clarification).
Please note that meetings may be recorded for future broadcast.
Yours faithfully,
BRENT DAVIS
Executive Director - Operations

To:

All Members of the Planning
Applications Committee

Planning Applications Committee - 21st August 2018

Councillor W.J. Hancox (Chair),
J. Beaumont, J. Glass, S. Gran,
A. Llewellyn–Nash, B. Pandher,
G. Pomfrett, M. Rudkin, J. Sargeant,
J. Sheppard, R. Smith, J. Tandy and
K. Wilson
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Site Visit Information
Members are reminded that a site visit will take place in connection with application
number 035650: 302 Lutterworth Road, Nuneaton.
Members are asked to meet outside 75 Thornhill Drive, Nuneaton, at 3.20 pm on
Tuesday, 21st August 2018.
If any Members need a lift from Bedworth Civic Hall please contact the Planning
Team, and if any Member requires a lift from the Town Hall please be at the Town
Hall entrance by 3:00 pm.
CODE OF CONDUCT- COMMITTEE SITE VISITS
The purpose of a visit to an application site is to clarify and gather information on
planning issues relating to the site. It is not to provide a forum for debate and
discussion on the merits of the application. Therefore, Committee Site Visits will be
conducted subject to the following criteria:(a)

A site visit is for the purpose of viewing the site and ascertaining facts. They
will take place only if authorised by the Committee where the Committee
considers it is unable to determine an application on the basis of the Officers’
report to the Committee alone.

(b)

Authorised attendance at a site visit shall be limited to members of the
Planning Applications Committee and appropriate Officers.

(c)

There shall be no discussion of the merits of any application during the site
visit. Such discussion will only take place at a meeting of the Committee.

(d)

Applicants or their representative shall not be permitted to make
representations to members of the Committee during a site visit. They may,
however, give any purely factual information which is requested by members
through the representative of the Development Control Department and
which cannot be ascertained by viewing alone.

(e)

At the start of the site visit the Chairman of the Planning Applications
Committee or the representative of the Development Control Department will
explain and make clear to all those attending the Code’s requirements for the
conduct of site visits.
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AGENDA
PART I - PUBLIC BUSINESS
1.

EVACUATION PROCEDURE
A fire drill is not expected, so if the alarm sounds please evacuate the
building quickly and calmly. Please use the stairs and do not use the lifts.
Once out of the building, please gather outside the Yorkshire Bank on the
opposite side of the road.
Exit by the door by which you entered the room or by the fire exits which are
clearly indicated by the standard green fire exit signs.
If you need any assistance in evacuating the building, please make yourself
known to a member of staff.
Please also make sure all your mobile phones are turned off or set to silent.
Chair to advise the meeting if all or part of the meeting will be recorded for
future broadcast.

2.

APOLOGIES - To receive apologies for absence from the meeting.

3.

MINUTES - To confirm the minutes of the meeting held on 31st July, 2018
(attached). (Page 6)

4.

DECLARATIONS OF INTEREST
To receive declarations of Disclosable Pecuniary and Other Interests, in
accordance with the Members’ Code of Conduct.
Declaring interests at meetings
If there is any item of business to be discussed at the meeting in which you
have a disclosable pecuniary interest or non- pecuniary interest (Other
Interests), you must declare the interest appropriately at the start of the
meeting or as soon as you become aware that you have an interest.
Arrangements have been made for interests that are declared regularly by
members to be appended to the agenda (Page 10). Any interest noted in the
Schedule at the back of the agenda papers will be deemed to have been
declared and will be minuted as such by the Democratic Services Officer. As
a general rule, there will, therefore, be no need for those Members to declare
those interests as set out in the schedule.
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There are, however, TWO EXCEPTIONS to the general rule:
1. When the interest amounts to a Disclosable Pecuniary Interest that is
engaged in connection with any item on the agenda and the member feels
that the interest is such that they must leave the room. Prior to leaving the
room, the member must inform the meeting that they are doing so, to ensure
that it is recorded in the minutes.
2. Where a dispensation has been granted to vote and/or speak on an item
where there is a Disclosable Pecuniary Interest, but it is not referred to in the
Schedule (where for example, the dispensation was granted by the
Monitoring Officer immediately prior to the meeting). The existence and
nature of the dispensation needs to be recorded in the minutes and will,
therefore, have to be disclosed at an appropriate time to the meeting.
Note: Following the adoption of the new Code of Conduct, Members are
reminded that they should declare the existence and nature of their
personal interests at the commencement of the relevant item (or as
soon as the interest becomes apparent). If that interest is a Disclosable
Pecuniary or a Deemed Disclosable Pecuniary Interest, the Member
must withdraw from the room.
Where a Member has a Disclosable Pecuniary Interest but has received a
dispensation from Standards Committee, that Member may vote and/or
speak on the matter (as the case may be) and must disclose the existence of
the dispensation and any restrictions placed on it at the time the interest is
declared.
Where a Member has a Deemed Disclosable Interest as defined in the Code
of Conduct, the Member may address the meeting as a member of the public
as set out in the Code.
Note: Council Procedure Rules require Members with Disclosable
Pecuniary Interests to withdraw from the meeting unless a dispensation
allows them to remain to vote and/or speak on the business giving rise
to the interest.
Where a Member has a Deemed Disclosable Interest, the Council’s Code
of Conduct permits public speaking on the item, after which the Member
is required by Council Procedure Rules to withdraw from the meeting.
5.

DECLARATIONS OF CONTACT
Members are reminded that contacts about any Planning Applications on this
agenda must be declared before the application is considered

6.

APPLICATIONS FOR PLANNING PERMISSION ON WHICH THE PUBLIC
HAVE INDICATED A DESIRE TO SPEAK. EACH SPEAKER WILL BE
ALLOWED 3 MINUTES ONLY TO MAKE THEIR POINTS – the report of the
Head of Development Control attached. (Page 12)

Planning Applications Committee - 21st August 2018

4

7.

APPLICATIONS FOR PLANNING PERMISSION ON WHICH NO MEMBER
OF THE PUBLIC HAS INDICATED A DESIRE TO SPEAK – the report of the
Head of Development Control attached. (Page 12)

8.

ANY OTHER ITEMS which in the opinion of the Chair of the meeting should
be considered as a matter of urgency because of special circumstances
(which must be specified).

9.

EXCLUSION OF THE PUBLIC AND PRESS
RESOLVED that under Section 100A(4) of the Local Government Act 1972,the
public and press be excluded from the meeting during consideration of the
following item, it being likely that there would be disclosure of exempt information
of the description specified in paragraph 5 of Part I of Schedule12A to the Act.
PART II - EXEMPT ITEMS

10.

035177: VARIATION OF CONDITION 6 OF PERMISSION 031852 TO
ALLOW THE PERMISSION TO BECOME PERMANENT.
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AGENDA ITEM NO. 3.

NUNEATON AND BEDWORTH BOROUGH COUNCIL
PLANNING APPLICATIONS COMMITTEE

31st July, 2018

A meeting of the Planning Applications Committee was held at the Town Hall,
Nuneaton on Tuesday, 31st July, 2018.
Present
Councillor W. J Hancox - Chair
Councillors J.B. Beaumont; J. Glass, S. Gran, A. Llewellyn-Nash, B. Pandher,
G. Pomfrett, M. Rudkin, J. Sargeant, J. Sheppard, R. Smith and J. Tandy.
Apologies: Councillor K. Wilson
PLA16

Chair’s Announcements
The meeting was being recorded for future broadcast to the public via the
Council’s website.

PLA17

Minutes
RESOLVED that the minutes of the meeting held on the 3rd July, 2018, be
confirmed.

PLA18 Declarations of Interest
The Declarations of Interest for this meeting are as set out in the Schedule
attached to these minutes.
PLA19

Declarations of Contact
Councillor R. Smith declared contact with residents in respect of Planning
Application No. 035600.
IN PUBLIC SESSION

PLA20

Planning Applications
(Note: Names of the members of the public who spoke are recorded in
the Schedule)
RESOLVED that decisions be made on applications for planning permission as
shown in the attached schedule, for the reasons and with the conditions set out
in the report and addendum unless stated otherwise.

___________________
Chair
Planning Applications Committee - 21st August 2018

6

SCHEDULE OF APPLICATIONS FOR PLANNING PERMISSION AND RELATED
MATTERS REFERRED TO IN MINUTE PLA20 OF THE PLANNING
APPLICATIONS COMMITTEE ON 31st July, 2018

035650: 302 Lutterworth Road, Nuneaton
Two storey extensions to front side and rear, single storey extension to rear.
Applicant: Mr Ali Chaudry.
Speakers:

Mrs Greenwell
Mr C. Nash
Councillor J. Gutteridge

DECISION
Decision deferred, pending a site visit on the grounds of highway safety.

035534: Site 25C009 – land r/o 31 Plough Hill Road, Nuneaton
Erection of 10 no. dwellings with associated external works and formation of access
off Plough Hill Road (Outline to include access, appearance, layout and scale)
Applicant: Mr David Morris
DECISION
Planning permission be granted, subject to the conditions printed in the agenda.

035600: 73 Barbridge Road, Bulkington
Conversion of double garage to single bedroom dwelling with extension to the rear
and new pitched roof over to provide bedroom in the roof with dormer to rear
Applicant: Mr and Mrs Palmer
DECISION
Planning permission be granted, subject to the conditions printed in the agenda.

035578: 1 Baker Street, Longford
Erection of two storey dwelling (existing garage to be demolished)
Applicant: Mr W. Bates
Speaker:

Mr Mistry

DECISION
Planning permission be refused on the grounds that the design would fail to relate
well or integrate with the surrounding area and the established pattern of
development to the detriment of the visual amenities of the area.
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Planning Applications Committee
Schedule of Declarations of Interests
Name of
Councillor

Disclosable
Pecuniary Interest

Other Personal Interest

General
dispensations
granted to all
members
under s.33 of
the Localism
Act 2011

Granted to all members of
the Council in the areas of:
- Housing matters
- Statutory sick pay
under Part XI of the
Social Security
Contributions and
Benefits Act 1992
- An allowance,
payment given to
members
- An indemnity given
to members
- Any ceremonial
honour given to
members
- Setting council tax
or a precept under
the Local
Government
Finance Act 1992
- Planning and
Licensing matters
- Allotments

S. Gran
A. LlewellynNash
B. Pandher

Employee of BMI
Healthcare
Manager of the Indian
Community Centre
Association, Coventry

M. Rudkin

Employee of People in
Action;
Unite the Union
SATCOL Charity
Project Manager

J. Sargeant

Dispensation

J. Sheppard
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Member of Warwickshire
County Council
Parish Councillor of St
Giles, Exhall
Member of Warwickshire
County Council;
Treasurer & Trustee of
Nanaksar Gurdwara
Gursikh Temple;
Coordinator of Council of
Sikh Temples in Coventry;
Secretary of Coventry
Indian Community;
Trustee of Sikh Monument
Trust
Unite the Union

Management Committee
Member Mental Health
Drop in.
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Name of
Councillor

Disclosable
Pecuniary Interest

Dispensation

Partnership member of the
Hill Top and Caldwell Big
Local
Director of Wembrook
Community Centre
Director of Volunteer
Friends, Bulkington;
Director of Sevenco
Training CIC Ltd
Partnership member of the
Hill Top and
Caldwell Big Local.

R. Smith

J.A. Tandy

K.D Wilson

Other Personal Interest

Employee of the
courts service
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Non Executive Director
with Nuneaton and
Bedworth Community
Enterprises Limited

Dispensation to speak and
vote
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Planning Applications Committee
Schedule of Declarations of Interests
Name of
Councillor

Disclosable
Pecuniary Interest

Other Personal Interest

General
dispensations
granted to all
members
under s.33 of
the Localism
Act 2011

Dispensation

Granted to all members of
the Council in the areas of:
- Housing matters
- Statutory sick pay
under Part XI of the
Social Security
Contributions and
Benefits Act 1992
- An allowance,
payment given to
members
- An indemnity given
to members
- Any ceremonial
honour given to
members
- Setting council tax
or a precept under
the Local
Government
Finance Act 1992
- Allotments

S. Gran
A. LlewellynNash
B. Pandher

Employee of BMI
Healthcare
Manager of the Indian
Community Centre
Association, Coventry

M. Rudkin

Employee of People in
Action;Unite the Union
SATCOL Charity
Project Manager

J. Sargeant

AGENDA ITEM NO. 4.
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Member of Warwickshire
County Council
Parish Councillor of St
Giles, Exhall
Member of Warwickshire
County Council;
Treasurer & Trustee of
Nanaksar Gurdwara
Gursikh Temple;
Coordinator of Council of
Sikh Temples in Coventry;
Secretary of Coventry
Indian Community;
Trustee of Sikh Monument
Trust
Unite the Union
To speak and vote on any
matters related to the
Salvation Army Charity
(SATCOL) or related
bodies, unless the matter
directly affects the contract
of employment of the
Councillor
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Name of
Councillor

Disclosable
Pecuniary Interest

J. Sheppard

Dispensation

Management Committee
Member Mental Health
Drop in.
Partnership member of the
Hill Top and Caldwell Big
Local
Director of Wembrook
Community Centre
Director of Volunteer
Friends, Bulkington;
Director of Sevenco
Training CIC Ltd
Partnership member of the
Hill Top and
Caldwell Big Local.

R. Smith

J.A. Tandy

K.D Wilson

Other Personal Interest

Employee of the
courts service
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Non Executive Director
with Nuneaton and
Bedworth Community
Enterprises Limited

To speak and vote on any
matters related to the
Courts Service or related
bodies unless the matter
directly affects the contract
of employment of the
Councillor and matters
involving Nuneaton and
Bedworth Community
Enterprises Limited
(NABCEL)
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Applications for Planning Permission etc.
Agenda Item Index
Item
No.

Page
No.

Previously Considered
1.

035650/WH

302 Lutterworth Road, Nuneaton.

13.

Planning Applications
2.

035338/WE

Site 31A003 – rear Whitehouse Farm Higham Lane
Nuneaton.

27.

3.

035173/EX

The Old Farmhouse, 22 New Road Coventry.

51.

4.

035522/GC

Site 36A001 Plough Hill Road Nuneaton.

78.

5.

035640/SN

Site 31B007 Land off (New site) The Long Shoot
Nuneaton.

103.

8 Ribbonbrook, Nuneaton

114.

Works to Trees
6.

035786/AT

Confidential item
Not to be published by virtue of 1 and 2 of Schedule 12A of the Local Government Act
1972

7.

035177/BU

Wards:
AB
Abbey
BA
Barpool
CH
Camp Hill
HE
Heath
SL
Slough
WE
Weddington

Variation of Condition 6 of permission 031852 to
allow the permission to become permanent

AR
BE
EX
KI
SN
WH

Arbury
Bede
Exhall
Kingswood
St Nicolas
Whitestone
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AT
BU
GC
PO
WB

Attleborough
Bulkington
Galley Common
Poplar
Wembrook
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PREVIOUSLY CONSIDERED

Item No.1
REFERENCE No. 035650
Site Address: 302 Lutterworth Road, Nuneaton.
Description of Development: Two storey extensions to front, side and rear, single
storey extension to rear.

Applicant: Mr Ali Chaudry.
Ward: WH

RECOMMENDATION:
Planning Committee is recommended to grant planning permission, subject to the
conditions printed.

REASON FOR SITE VISIT:
To assess the impact on the grounds of highway safety.

INTRODUCTION:
The application property is a two storey detached house with a pitched roof which was
built in 1967/68 as one of a pair along with No 300 Lutterworth Road. It is a typical
design of that era and occupies a large, regular shaped plot on the corner of
Lutterworth Road and Thornhill Drive. To the north, south, east and west are dwellings
of varying age, type and design.
The proposal is for two storey extensions to the front, side and rear and a single storey
extension to the rear. The original scheme also showed a detached double garage to
the rear with a new access off Thornhill Drive. This was removed following an objection
from County Highways relating to visibility along Thornhill Drive and problems relatiing
to access over the grassed area to the east. A 1.8 metre high boundary wall has also
been removed.
There are two, two storey extensions to the front. The one to the right will provide walk
in bay windows to the living room and a bedroom. It will project off the original front
elevation by 1 metre and have a width of 2.7 metres. It will have a dual pitch roof with
an eaves height of 5.4 metres and a ridge height of 6.4 metres. The one to the left will
provide a porch on the ground floor and a walk in bay window to another bedroom. It
will project off the original front elevation by 1 metre and have a width of 3.8 metres. It
will have a mono-pitch roof with a minimum height of 5.3 metres and a maximum height
of 7.3 metres.
The two storey side extension will be flush with the original front elevation and project
off the original side elevation by 2.5 metres. It will then go the full length of the original
house to connect up with the two storey rear elevation. This will project across and
slightly beyond the full width of the original property by 500mm giving an overall width
of 10.9 metres.
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The roofs will be dual pitch with an eaves height of 5 metres and a maximum height of
7.3 metres. The single storey extension will project off the rear elevation of two storey
extension. It will have an L shaped footprint with a maximum width of 10.4 metres and
a minimum width of 5.4 metres. The maximum length is 7 metres and the minimum 2
metres. It will have a flat roof with a height of 3.2 metres. The whole scheme will provide
additional living accommodation and an existing garage is to be demolished to
accommodate the scheme.

BACKGROUND:
Notwithstanding the level of objection, this application is being reported to Committee
at the request of Councillor Gutteridge.

RELEVANT PLANNING HISTORY:


670912-Two dwelling houses with garages. Approved 12/9/1967.

RELEVANT PLANNING POLICIES:





Saved Policies of the Local Plan 2006:
o ENV14 - Supplementary Planning Guidance / Supplementary Planning
Documents.
Residential Design Guide 2004.
National Policy Planning Framework (NPPF).
National Planning Practice Guidance (NPPG).

CONSULTEES NOTIFIED:
WCC Highways.

CONSULTATION RESPONSES:
WCC Highways-Objection to original proposal which included a detached double
garage to the rear on the basis of poor visibility along Thornhill Drive. As previously
stated as a result of this objection the garage has been removed from the application.

NEIGHBOURS NOTIFIED:
300 Lutterworth Road,
291, 293 & 295 Lutterworth Road,
73, 75 & 77 Thornhill Drive.
62 Thornhill Drive.
1 Lavenham Close.
Neighbouring properties were sent letters notifying them of the original proposed
development on 4th June 2018. Letters notifying them of the amended proposal were
sent on 19th July 2018.

NEIGHBOUR RESPONSES:
There have been objections to the original scheme from six residents from four
addresses (two letters from two addresses): The comments are summarised below;
1. Proposed development will create change for storm water run-off, local area
suffers from heavy conditions with slow percolation rates.
2. Loss of amenity land as proposed access crosses over green public space.
3. Property will be virtually doubled in size. Not many families need such big
properties leading to fears it could be used for commercial purposes.
4. Loss of privacy.
Planning Applications Committee - 21st August 2018
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5. Morally wrong to over develop in this manner as it does not fit in with the general
infrastructure of the area.
6. Additional vehicles will make traffic congestion, highway safety and parking
problems worse. There is already adequate access from Lutterworth Road.
7. Additional bins on Lutterworth Road on collection day will cause visibility issues.
8. Trees containing nesting birds will need to be chopped down.
9. Proposed double garage would cause overshadowing of own property.
10. Correct legal notification has not been served on owner of No 300 Lutterworth
Road in relation to overhang of property.
11. Amended plans have minor inaccuracies.
12. Informative note required re access over land outside of applicants ownership.
13. Re-assessment should have been carried out due to amended plans.
14. Residential Design Guide (RDG) is an old document and NPPF which is more
up to date refers to the necessity of safeguarding and improving the
environment (paragraph 117) for safe and healthy living conditions and
paragraph 127 states the need to promote health and wellbeing for existing and
future users.
15. RDG states the guidance is not rigid policies and consideration should be taken
to the rear windows which although are not original mirror what was in the
original rooms. Also breaches the 45 and 60 degrees of windows which has not
been considered and amenity to private outdoor space.
16. The orientation of the properties exacerbates the impact.
17. There is a window less than 7 metres to boundary with neighbour.
18. Scale and mass dominant on the corner plot and will be incongruous contrary
to the RDG.
19. Welcomed that the amended plans remove a new vehicular access but still
concerns that the extension will increase parking on the Thornhill Drive.
20. Some work has already commenced on site working into late evening.

APPRAISAL:
The key issues to assess in the determination of this application are;
1. The impact on Visual Amenity
2. The impact on Residential Amenity
3. Design
1. The impact on Visual Amenity
The Residential Design Guide (RDG 2004), contains guidance within section 8.0 which
aims at guiding the design and aesthetics of residential development within the
Borough.
The proposed extension is large and is to the front, side and rear of the property and
therefore will be visible from the public highway. As previously stated the application
site is on the corner of Lutterworth Road and Thornhill Drive and fairly prominent.
However, the surrounding area is characterised by medium to large detached
properties with, in a lot of cases, large gardens. This, along with the fact that
Lutterworth Road is flanked on both sides by wide grassed/metalled footways, as is
the side of No 302, gives a very open, spacious feel to the area in general with plenty
of breathing space. In view of this it is considered that the plot, because of its size, is
capable of accommodating the extension and that it will not harm the character or
appearance of the area and will not have a detrimental impact on visual amenity. It is
therefore considered acceptable under paragraph 8 of the RDG 2004.
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2. The impact on Residential Amenity
Section 9 of the RDG 2004 contains guidance which aims to protect the residential
amenity of proposed residential properties and extensions, and the residential amenity
of existing dwellings. As this proposal is to the front, side and rear it is considered that
only No 300 Lutterworth Road and No 62 Thornhill Drive are affected.
Impact on No 300 Lutterworth Road.
No 300 Lutterworth Road is the detached neighbour to the west. It has a two storey
rear extension which was added in two phases, the ground floor in 1975 and the first
floor in 2002. This means that none of the windows in the existing rear elevation are
original and therefore cannot be protected. The side elevation facing No 302 contains
three windows, two at ground floor and one at first floor. The two at ground floor serve
the lounge and the dining room. However they are secondary sources of light and so
cannot be protected. The one at first floor serves a bathroom and so cannot be
protected either. Neither the 45 degree line or the 60 degree line from the centre of
any front facing windows is infringed. On the boundary, the two storey extension
projects 3 metres past the existing rear elevation of No 300 which complies with
paragraph 9.6 of the RDG 2004. Beyond this there is a further 2 metre projection of
the single storey extension which is 1 metre over the 4 metres of single storey
extension also allowed under paragraph 9.6. However, the impact of this is mitigated
by the fact that an existing garage, the footprint of which overlaps part of the footprint
of the proposal is to be demolished giving 6 metres of new uncluttered boundary. If the
single storey extension were not proposed and the garage left in situ the affect would
be very much the same. In view of the above it is considered that the impact on this
property is not significant enough to warrant refusal.
Impact on No 62 Thornhill Drive.
No 62 Thornhill Drive is to the rear of and at 90 degrees to No 302. There is a
separation distance between it and the rear elevation of the proposed extensions of
about 24 metres meaning there will be no detrimental impact upon it.
It is therefore considered that the proposal is acceptable under paragraph 9 of the RDG
2004.
3. Design
The two storey extensions to the front are a modern concept with emphasis on vertical
glazing which it is felt is an overall improvement to the appearance of the dwelling. The
side and rear extensions are, in general terms, sympathetic to the original house.
Therefore, on balance, given the diversity of dwelling type in the area the proposal is
acceptable in design terms.

REASONS FOR APPROVAL:
Having regard to the pattern of existing development in the area, relevant provisions
of the development plan, as summarised above, and the consultation responses
received, it is considered that subject to compliance with the conditions attached to this
permission, the proposed development would be in accordance with the development
plan, would not materially harm the character or appearance of the area or the living
conditions of neighbouring occupiers and would be acceptable in terms of traffic safety
and convenience.
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SCHEDULE OF CONDITIONS:
1. The development shall not be carried out other than in accordance with the
approved plans contained in the following schedule:
Plan Description
Plan No.
Date Received
Block Plan
18/28/05B
18th July 2018
Proposed Exts & Alts 18/28 03F
18th July 2018
2. No bricks or tiles shall be used in the extensions other than of the same type,
texture and colour as those used in the existing building.
3. The existing garage shown on the approved plan shall be completely
demolished and removed from the site within 2 months of the commencement
of development.
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Location Plan
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Existing Plans and Existing Front Elevation

Planning Applications Committee - 21st August 2018

19

Existing Elevations
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Proposed Ground Floor Plan
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Proposed First Floor Plan
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Proposed Front and Rear Elevations
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Proposed Side Elevations
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Proposed 3D view
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Block Plan
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Item No. 2
REFERENCE No. 035338
Site Address: Site 31A003-rear Whitehouse Farm Higham Lane, Nuneaton.
Description of Development: Outline planning permission with all matters
reserved other than access for up to 200 residential dwellings with associated parking,
access roads, public open space, landscaping, sustainable drainage and associated
works (corner of Higham Lane and Watling Street).

Applicant: Mr R J Jones, Richborough Estates.
Ward: WE

RECOMMENDATION:
The period of consultation expires on the 24th August 2018; subject to no new issues
being raised at the end of this period; Planning Committee is recommended to give the
Head of Development Control delegated authority to grant planning permission subject
to a legal agreement and the conditions printed.

INTRODUCTION:
Outline planning permission with all matters reserved other than access for up to 200
residential dwellings with associated parking, access roads, public open space,
landscaping, sustainable drainage and associated works (corner of Higham Lane and
Watling Street) at Site 31A003 to the side and rear of Whitehouse Cottage, Higham
Lane, Nuneaton.
The appearance, scale and layout has been left for reserved matters and is not up for
consideration. However there is an indicative site plan to illustrate that the site can
accommodate the proposed level of development.
The proposal will provide a mix of detached, semi detached and terraced houses of
which 25% will need to be affordable housing as per local policy.
The site is approximately 3km north east of Nuneaton Town Centre and abuts to the
south and east, the Persimmon development site that has been approved by
Committee subject to the signing of a 106 legal agreement. This adjacent site is for
453 houses. Further to the east is the land known as Callendar Farm which is also
approved subject to the completion of a 106 legal agreement.
The western site boundary provides the vehicular access to Higham Lane to the north
of Whitehouse Cottage and continues up to the junction with the A5 Watling Street
which is to the north of the development.
The site is agricultural land, there is a pond surrounded in trees and hedgerows to most
of the boundaries. The indicative site plan shows footpath and cycle links and public
open space to the north and east within the site, with attenuation ponds for sustainable
drainage. The layout proposes a naturally equipped play area for younger children and
a noise attenuation buffer and fencing to the A5 which is similar to the Callendar Farm
development. The proposal also provides ecological corridors and buffers to the
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Persimmon site so that both sites work in conjunciton with one another to enhance
biodiversity for wildlife and to link public open space. To the east boundary of the site
is the Changebrook.

BACKGROUND:
This is an outline application for residential development of up to 200 dwellings. The
following matter is to be considered at this stage:

Access – accessibility into the site for vehicles, cycles and pedestrians in terms
of the positioning and treatment of access and circulation routes and how these
fit into the surrounding access network.
The following matters are reserved to be considered at a future stage and do not form
part of the application:
 Layout – the way in which buildings, routes and open spaces are provided within
the development and their relationship to buildings and spaces outside the
development.
 Scale – the height, width and length of each building proposed in relation to its
surroundings.
 Appearance – The aspects of a building or place which determine the visual
impression it makes, including the external built form of the development.
 Landscaping – Treatment of private and public space to enhance or protect the
site’s amenity through hard and soft measures, for example, through planting of
trees or hedges or screening by fences or walls.

RELEVANT PLANNING HISTORY:
The current adjacent Persimmon site used to share the same site reference and
there was a number of previous applications across this larger site.
 700608 Overhead electric line. Approved
 840672 Residential development (Rear of 9-89 Milby Drive) Refused 9.01.85.
 TP/0271/88 Change of use of land (approx. 17m deep) to the rear of Nos 9-89
(odd) Milby Drive from agricultural to domestic garden land. Refused 5.12.88.
Appeal Upheld 30.08.89.
 TP/0745/91 Change of use from agricultural to nine hole golf course and driving
range. Withdrawn 25.08.92.
 TP/0746/91 (Outline) Hotel, Leisure club, Restaurant, petrol station and
associated facilities. Withdrawn 25.08.92.
 TP/0482/92 - 005889. Nine hole pay as you play golf course and driving range.
Deemed Refused 5.02.1996.
 025091 Residential development (Outline application). Refused 9.01.1985.
Adjacent Persimmon site.
 034076. This is for land to the south of the site and was for a full planning
application for up to 453 residential dwellings with associated parking, access
roads, public open space, landscaping, sustainable drainage and associated
works and is approved subject to the signing of a 106 legal agreement.


RELEVANT PLANNING POLICIES:


Saved Policies of the Local Plan 2006:
o H3 - Affordable Housing;
o H5 - Housing Capable of Adaption;
o H6 - Planning Obligations;
o ENV3 - Rural and Urban Countryside; and
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o ENV14 - Supplementary Planning Guidance / Supplementary Planning
Documents.
Affordable Housing SPD 2007.
Residential Design Guide 2004.
National Policy Planning Framework 2018 (NPPF).
National Planning Practice Guidance (NPPG).

CONSULTEES NOTIFIED:
Environment Agency, Highways England, AMEC, Natural England, Severn Trent
Water, Cadent Gas, Western Power Distribution, Open Space Society, George Eliot
Hospital Trust, Ramblers, Warwickshire Police, North Warwickshire Borough Council,
Hinckley and Bosworth Borough Council, Stagecoach, Warwickshire Wildlife Trust,
NHS Warwickshire North CCG, Nuneaton Society, WCC Flood Risk and Land
Drainage Team, WCC Rights of Way, WCC Infrastructure Team, , WCC Highways,
WCC Archaeology Team, NBBC Environmental Protection, NBBC Policy, NBBC
Sports, NBBC Parks and Countryside, NBBC Refuse and Recycling and NBBC
Housing.

CONSULTATION RESPONSES:
No objection:
Environment Agency, Natural England, Cadent Gas, Western Power Distribution,
No objection subject to conditions:
Highways England, Warwickshire Police, WCC Flood Risk and Land Drainage Team,
WCC Highways, WCC Archaeology Team, NBBC Environmental Protection and NBBC
Parks and Countryside.
No objection subject to a legal agreement/106 Contributions:
George Eliot Hospital Trust, NHS Warwickshire North CCG, WCC Rights of Way, WCC
Infrastructure Team, WCC Highways, NBBC Sports, NBBC Housing and NBBC Parks
and Countryside.
Objection:
Hinckley and Bosworth Borough Council.
Comments:
NBBC Policy.
No comment:
Warwickshire Wildlife Trust.
No response from:
Severn Trent Water, Stagecoach, Ramblers Association, North Warwickshire Borough
Council, Open Space Society, Nuneaton Society, NBBC Refuse and Recycling.

NEIGHBOURS NOTIFIED:
Nuneaton Car centre (283), Hollow Farm (289), Holmfield Nursing Home, (291),
Anchor Works (315), Camozzi (321), Fluid Power (321a), 333, 335, 337-359 (odd), Old
Hollow Farm, Winter Oaks, Nuneaton Fields Farm, 1-19 (inc), 7a, 9a, 18a, 21–23 (inc)
Overbrook Grange, Watling Street.
290, 414, Whitehouse Farm and Top Farm, Higham Lane.
Persimmon Homes, WCC Land and Property, Pegasus and SWORD Weddington.
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Neighbouring properties were sent letters notifying them of the proposed development
on the 11th January 2018. Two further neighbours were identified and letters sent to
them on the 18th January 2018 and the 3rd August 2018. Site notices were erected on
street furniture on the 17th January 2018 and the application was advertised in The
Nuneaton News on the 24th January 2018.

NEIGHBOUR RESPONSES:
There have been 15 letters of objection from 14 addresses as well as 3 letters without
full addresses. The comments are summarised below;
1. The location is too close to a major road junction which will cause accidents
and stifle future road upgrades and will increase traffic in the area.
2. Travellers occupy land opposite on the A5 with caravans accessing the
gypsy site on a fast piece of road.
3. Valuable farming land.
4. Previous plans turned down due to the land acting as a buffer.
5. Often flooding on the site, development will exacerbate flooding elsewhere.
6. Badger sett in the locality.
7. Already unreasonable pressure on doctors, dentists, education and
concerns on environment grounds including noise.
8. Transport infrastructure cannot cope.
9. Need for housing for the ageing population.
10. Will affect natural habitat for wildlife.
11. Loss of open space for existing residents who purchased due to openness
of area.
12. Already too much development in the locality and lack of sales for the new
homes in the area.
13. Should be using brownfield sites.
14. Sufficient consents for 5 year housing supply.
15. Cumulative impact will be detrimental.
16. No safe cycling route to town.
17. Not a sustainable site.
18. Loss of open space and green lung.
19. Impact to Air Quality in the Air Quality Management Area.
20. Inadequate local employment.
21. Only one access to the site, therefore if accident at junction there is no other
way for traffic to get off the estate.
22. Inadequate proximity to buses.
23. Application offers incentives for non-car travel but these will not work.
24. Additional traffic queuing due to a further access on Higham Lane.
25. No pedestrian crossings in Higham Lane.
26. People moving out of area due to congestion.

APPRAISAL:
The key issues to assess in the determination of this application are;
1. Sustainable Development.
2. Housing Land Supply and Need.
3. Land Designation as ENV3 Countryside.
4. Residential Amenity to existing and proposed residential properties.
5. Highway safety and Traffic flows.
6. Flooding and Drainage.
7. Ecology and Biodiversity.
8. Contamination, Air Quality & Noise.
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9. Archaeology;
10. Planning Obligations.
1. Sustainable Development
The NPPF establishes the need for the planning system to achieve sustainable
development which is composed of mutually dependent economic, social and
environmental dimensions. There is consequently a presumption in favour of
applications for sustainable development. In broad terms, this means that the
application should be approved providing that it is in accordance with the development
plan and other policies within the NPPF, unless material considerations or adverse
impacts indicate otherwise.
The application site is considered to be sustainable as it is within fairly close proximity
to existing and proposed residential areas and existing and proposed local facilities.
2. Housing Land Supply and Need
It is recognised that the Council currently does not have a five year supply of
deliverable housing land to meet the identified housing need. This is consequently a
matter which in itself carries significant weight in favour of the application because it
would improve the number of available houses in the Borough and thereby contribute
towards resolving current housing land supply issues. The Agent have requested that
the standard expiration times of the decision notice be reduced to encourage
development and which has been amended within condition 2.
25% of the 200 dwellings (i.e. 50 dwellings) would be affordable dwellings in
accordance with policy H3 of the Local Plan.
Overall, it is recognised that the Council does not currently have a five year supply of
deliverable housing land to meet the identified housing need and that this in itself is a
matter which weighs significantly in favour of the application. In conclusion, it is
considered to be a deliverable site.
3. Land Designation as ENV3 Countryside
At the Local Plan Inquiry for the 2006 Local Plan, the Inspector stated in his report that
the plan should attempt to give greater flexibility and cater for medium and long term
housing need. This gave rise to 2 separate areas of land designation: which were
Areas of Restraint (ENV2) and Countryside (ENV3). This was to allow for long term
protection and medium term protection respectively of the designated areas of land as
opposed to the permanent protection of the Green Belt allocation. The overriding
intention of these designations of ENV2 and ENV3 was to protect the area’s inherently
open character, through the promotion of the sequential process for releasing land for
development.
The land is designated as ENV3 in the 2006 Borough Plan. This policy states:
ENV3 Planning permission will only be granted for development in the countryside if
it:
a. is necessary to meet the needs of farming, forestry, agriculture, recreation,
tourism and other enterprises with an essential requirement to locate in the
countryside; or
b. represents a land use for which there is a demonstrable need which cannot
be met within the urban area; or
c. relates to the reuse of existing buildings, provided the proposed uses are
generally acceptable in the countryside and in accordance with ENV5; or
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d. relates to the limited extension or alteration of an existing building.
Development satisfying a, b, c or d above, will only be permitted provided that:
(i) It would not harm the overall character and quality of the countryside.
(ii) The type and amount of traffic generated would not cause harm to the
surroundings.
(iii) It presents a sustainable opportunity for development.
(iv) The design and materials of the development should be of a high standard in
keeping with the scale and character of the locality; and
(v) The loss of the best and most versatile agricultural land is minimised.
In setting limits on areas where development including housing can come forward, it is
considered that policy ENV3 is therefore clearly relevant for the supply of housing. With
this in mind paragraph 11 of the NPPF is relevant and states that housing supply
policies are considered out-of-date where Councils cannot demonstrate a 5 year
housing land supply unless any adverse impact in doing so would significantly and
demonstrably outweigh the benefits and unless there is a clear reason to protect an
area of asset. It states that there should be a presumption in favour of sustainable
development.
The land is immediately adjacent to the Strategic Residential site of HSG1 within the
emerging Borough Plan. In the original Published version of the emerging Borough
Plan (Policy 31 and paragraph 6.39) the site was allocated as a landscape buffer to
the A5. However, at Examination; whilst the Planning Inspector did not disagree that
there should be a buffer, he considered that the size was not justified and therefore
reference to this area as a landscape buffer has been proposed to be deleted within
the modifications document that has been approved by Cabinet. These modifications
will soon be out for consultation. Notwithstanding this, the masterplan shows the public
open space to the north of the site to act as a landscape buffer with the A5, whilst the
residential development is proposed to be adjacent to the southern boundary
contiguous to the Persimmon site.
Paragraph 48 of NPPF states that depending upon the stage of preparation emerging
plans should be given increasing weight. However, paragraph 49 states that refusal on
the grounds of prematurity is not justified where sites are presumed to be sustainable
and where it cannot be demonstrated that there would be substantial or cumulative
detrimental impact.
In this respect, it is considered that the proposal is acceptable in terms of the land
designation.
4. Residential Amenity to existing and proposed residential properties
The layout plan is purely indicative but illustrates that 200 dwellings can be
accommodated on the site whilst complying with the distance standards set out in
NBBC’s Residential Design Guide (2004).
It is therefore demonstrated that the scheme can comply with local guidance.
5. Highway Safety and Traffic flows
One of the core planning principles outlined within paragraph 102 of the NPPF outlines
the need for planning to ‘promote walking, cycling and public transport’ and to make
the fullest possible use of public transport, walking and cycling, and paragraph 103
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states that growth should be focused on locations which are or can be made
sustainable.
A Transport Assessment including traffic modelling has been submitted with the
application. WCC Highways consider that the information conforms to guidance and
states that the trip rates are satisfactory subject to contributions towards improvements
to the A47 and A444. They have also requested contributions towards new public
transport provision over 5 years. A payment to cycling provision was also requested
but this is not considered CIL compliant as it is not in close proximity to the site.
However, notwithstanding this; the Applicant has agreed to pay this fee to promote
cycling in the area.
WCC Highways have also requested the provision of Sustainable Welcome Packs
which Officers consider is not CIL compliant but is reasonable to be requested by
condition rather than through the legal agreement.
Highways England have no objection subject to conditions.
It is therefore considered that highway safety and impact can be made acceptable.
6. Flooding and Drainage
The NPPF requires that consideration is given to the potential impact of flooding on
new development whilst also ensuring that flood risk is not increased elsewhere as a
result of it (paragraphs 155-165). It also sets out a sequential risk-based approach to
the location of development to steer this away from the areas at highest risk and states
that sustainable drainage should be provided on the site. The development site is
located in Flood Zone 1, which is considered suitable for all land uses.
A Flood Risk Assessment has been provided in line with guidance and it is proposed
that rainwater will be dealt via a SUD’s system. It is considered that this can be agreed
via condition which is standard for outline applications and WCC Flood Team have no
objection subject to conditions whilst the Environment Agency have no objections.
7. Ecology and Biodiversity
The NPPF paragraph 170 outlines a need to minimise the impact of proposed
developments on biodiversity as well as contributing to and enhancing this where
possible. The Biodiversity Offsetting Calculations provided and agreed with NBBC
Parks confirms that the site will provide a net gain for biodiversity and can be achieved
via conditions.
A number of protected species including Bats and Great Crested Newts have been
identified on or near the site; however again Parks are confident that mitigation and
protection can be provided via condition.
It is concluded that the impact to the natural environment is acceptable subject to
conditions.
8. Contamination, Air Quality & Noise
The NPPF sets out the need to ensure that contaminated land does not affect the
health of the future occupiers of new development (paragraphs 178,179 and 180).
NBBC Environmental Health have no objection subject to conditions in relation to
contaminated land.
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Paragraph 181 of the NPPF states that decisions should take into account Air Quality
Management Areas (AQMA). The nearest AQMA is relatively close to the site and has
to be crossed in order to drive into town. An Air Quality Assessment has not been
provided with the application; However NBBC Environmental Health consider that this
can be provided via condition and the relevant mitigation taken within the site. The
mitigation includes the provision of electric charging points to the proposed new
properties. The Agent is in agreement to this condition and NBBC Environmental
Health consider that as there are no specific costed or approved local schemes to
address air quality that this condition is acceptable. This strategy is already used as
standard guidance and which will be adopted in due course, similarly to other Local
Authorities in the area.
In relation to noise, NBBC Environmental Health are happy that background noise can
be addressed via a condition including the provision of an acoustic fence/barrier to the
play and open space.
It is concluded that the proposal is acceptable in terms of contamination, air quality and
noise subject to conditions.
9. Archaeology
The NPPF sets out that where a site on which development is proposed, includes or
has the potential to include heritage assets with archaeological interest, that Councils
should require applicants to submit an appropriate desk-based assessment and where
necessary a field evaluation (paragraph 189).
The County Archaeology Team consider that there could be a potential for
groundworks to disturb deposits but have no objection to the principle of development
subject to archaeological conditions.
It is subsequently concluded that the proposal can be made acceptable in terms of
archaeological records.
10. Planning Obligations
The NPPF sets out that the planning obligations should be considered where otherwise
unacceptable development could be made acceptable. However, paragraph 56 of the
NPPF notes that these obligations should only be sought where they meet all of the
following tests:
 necessary to make the development acceptable in planning terms;
 directly related to the development; and
 fairly and reasonably related in scale and kind to the development.
One of the core planning principles outlined within paragraph 92 of the NPPF also
states the need for planning to take account of and support local strategies to improve
health, social and cultural wellbeing for all, and deliver sufficient community and
cultural facilities and services to meet local needs.
The table below outlines CIL contributions requested;
Contributions
Reason for contribution.

Outcome with
Developer
George
Eliot Contribution towards agency staff for Applicant agreed to
Hospital Trust.
A&E
attendances,
non-elective pay.
Total fee
admissions, elective admissions, DC
£115,297.00.
admissions, Outpatient appointments
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and diagnostic imaging, based on a
formula to derive a contribution per
property constructed.
NHS
England Capital contribution from the developer Applicant agreed in
North
Clinical towards the construction costs of a new principle (figures to
Commissioning
primary care facility surgery at Church be agreed).
Groups/West
Lane, Weddington towards mechanical
Midlands
and electrical installations.
Ambulance
Group.
Trigger of contribution to be agreed with
Total fee
the CCG and NHS.
£283,254

WCC Highways
Infrastructure
£3,305 per
dwelling.
t

£3,305 per dwelling. Provided into two
Applicant agreed to
payments. The Highway Authority
pay.
requires the provision of two sums of
£250,000.00 on occupation of the 100th
and 150th dwelling, equating to the sum
of £500,000.00 for the implementation
of the junction improvements on the A444
Leicester Road / A47 Hinckley Road
(Ring Road Junctions). To be held for a
period of 10 years, after provision of the
final payment.

Prior to the occupation of the 50th
dwelling The provision of a sum of
£161,000.00 for the implementation A47
Hinckley Road / Higham Lane to be held for a
period of 5 years.
WCC
Road Sustainable Travel Packs. Contribution Applicant agreed via
Safety
of £75 per dwelling – on commencement condition.
£75 per dwelling. of each phase; for the provision of
information packs for owners and
occupiers of the dwellings which include
information on sustainable modes of
transport and to help promote
sustainable travel and road safety in the
local area.
NBBC agreed can be carried out via
condition and not needed within the 106.
WCC
Secured through 106. Provision of the Applicant agreed to
Sustainable
sum of £150,000.00 to improve the pay.
Transport
frequency of the service so that the bus
Operation
can be considered as a real
£150,000
alternative to car from the new
development. A bus service to be
provided
passing
through
the
development linking both Hinckley and
Nuneaton Town Centres. Service to
operate between 0700 and 1900 on
Mondays to Fridays and 0800 and 1800
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WCC
Sustainable
Transport
Planning Bus
Service

on Saturdays, with annual payments as
follows:£42,000 – on occupation of the 150th
dwelling (1st year)
£36,000 – 2nd year
£30,000 – 3rd year
£22,500 – 4th year
£19,500 – 5th year.
To be provided through Section 38 To
be
provided
Agreement.
through Section 38
Option 1
Agreement/condition.
Set number of bus stops on the main
arterial road to ensure that each dwelling
is within 400 metres of a bus stop. The
bus stop infrastructure at each bus stop
on the main arterial road within the new
development should comprise the
following:
Raised bus boarding area (hardstanding, paving and kerbs);Bus stop
pole (with bus flag and timetable case
attached);Bus shelter; and Bus stop
clearway box markings on the
carriageway.

Option 2
If local bus service penetration of the site
undeliverable, then alternatively, as part
of the Section 278 Agreement
negotiations it is proposed that the
Developer meets the cost of securing a
programme of bus stop formalisation
works in regard to the formal
identification and enhancement of the
following existing 4 no. unmarked bus
stops situated in the immediate vicinity of
the new development: Pair of Bus Stops
on Higham Lane near Watling Street
(A5) - for access to Nuneaton, MIRA
major employment site and Atherstone
and Pair of Bus Stops on Nuneaton
Lane near Watling Street (A5) - adjacent
to the existing Gas Gov facility just within
Warwickshire near the County boundary
with Leicestershire.
WCC
Cycling For the implementation of the cycling
Provision
infrastructure improvements between
£89,500
the development site and Nuneaton
Town Centre.
To provide traffic free cycle access to the
town centre/rail station from the site.
Section 1: Change Brook = 1.2km new
3.5m shared use path (to connect to
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WCC Education
Total £1,178,505

WCC Libraries
Total £4,378

internal provision within the overall
development site).
Section 2: Weddington Road = 0.9km
footway widening / conversion to shared
use on western side of road, between
Change Brook and Leicester Road
bridge.
To be provided on occupation of 150th
dwelling.
Based on a formula approach to derive
a
contribution
per
property
constructed.
 £114,345. Contribution for Early
Years/Pre-school
to
increase
provision within 2 miles of the
development.
 £546,315. Primary school places
through the expansion of existing or
new provision in north of Nuneaton.
 £19,365. Primary additional Special
Educational Needs and Disability
(SEN) learning support facilities in the
north of Nuneaton.
 £476,430.
Additional
secondary
school provision in the north of
Nuneaton.
 £22,050 Additional secondary and
post 16 SEN.
Increase in provision in the north of
Nuneaton
Contribution for the expansion of
service to meet customer needs
generated
by
the residential
development.
Monies will be used to improve,
enhance and extend the facilities or
services of a specified library service
point where local housing development
will mean an expected increase in
numbers of people using those
facilities. This may include purchase of
additional stock, targeted collections,
additional seating/study spaces or
related facilities, improved family
facilities and targeted promotions to
inform new residents of services
available to them.
The calculation will be applied - (av. %
of residents who are members of the
library within the county x n° of
expected inhabitants of development)
x cost per visit 2013/14.
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WCC Rights of Improvements to public rights of way
Way.
within a 1.5 mile radius of the
Total £3742
development site. These improvements
include upgrading stiles to gates, bridge
improvements
and
path
surface
improvements.
NBBC Affordable Affordable housing to be delivered in
Housing. Based
tandem with the market housing. The
on 25%
25% to be divided as:
75% Affordable rent.
25% Shared ownership.
NBBC
Sports, Contribution
for
offsite
capital
Recreation
& contribution
and
10%
project
Community
management delivery and contingency
Facilities
costs) to support enhancements at the;
Total £582,354
 Pingles Leisure “Hub” site.
plus a 10% costs  Jubilee Sports Centre and / or a new
for design of
school site to the north of Nuneaton.
(and
 Ambleside Sports and Social Club.
management of
 Nuneaton Club 4 Young People.
delivery of)
To include additional water space, gym
capital
facilities, dance studio community grass
Items.
pitches, increase in court capacity,
extensions for new facilities, changing
facilities, car parking, health and fitness
and sport and recreation enhancements
and refurbishments, allowing additional
capacity for new residents of the
borough, based on a formula approach
to derive a contribution relating to the
number of properties being constructed.

NBBC Parks –
Play & Open
Space.
If NBBC adopt
land on site£224,448.56 plus
£135,790.00
(adjustment for
local open space
exceeding
standard size.
Total
£357,238.56

Applicant agreed to
pay.

Applicant agreed.

Applicant agreed to
pay.

To be spent within 10 years due to the
infrastructure and planning required for
facilities of this nature.
Destination Park - Riversley Park. Applicant agreed to
Towards natural play provision and pay..
green network signage.
 Capital contribution £50,923.82.
 Maintenance contribution £15,671.33
 Design & Management @10% capital
cost £5,092.38.
Community Park - Coronation Walk Park
+ Green Network Link signage for
nearest Community Parks. Entrance
improvements from Higham Lane
entrance and provision of signage
(linking to Coronation Walk, Sandon
Park, Buttermere Park).
 Capital contribution £87,118.35.
 Maintenance contribution £25,571.69.
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If land on site not  Design & Management @10% capital
adopted
by
cost £8,711.84.
NBBC
Total
is Local Park provided on site.
£208,829.16
 Maintenance contribution £12,619.40.
Higham Lane allotments or next nearest
allotment site where capacity can be
increased.
 Capital contribution £8,022.00.
 Design & Management @10% capital
cost £802.20.
Sandon Park – Playing Pitch. Towards
changing facility access improvements
 Capital contribution £4,490.38.
 Maintenance contribution £1,976.14
 Design & Management @10% capital
cost £449.04.

REASONS FOR APPROVAL:
Having regard to the pattern of existing development in the area, relevant provisions
of the development plan, as summarised above, and the consultation responses
received, it is considered that subject to compliance with the conditions attached to this
permission, although the proposed development would not be in accordance with the
development plan, it would not materially harm the character or appearance of the area
or the living conditions of neighbouring occupiers and would be acceptable in terms of
traffic safety and convenience.

SCHEDULE OF CONDITIONS:
1. This permission is granted under the provisions of Article 3(1) of the Town and
Country Planning General Development Procedure) Order 1995, on an outline
application and the further approval of the Council shall be required with respect to the
undetermined matters hereby reserved before any development in any particular
phase commences:
a) Layout
b) Scale
c) Appearance and
e) Landscaping.
2. In the case of the reserved matters specified above, application for approval
accompanied by all detailed drawings and particulars, must be made to the Council
not later than the expiration of two years from the date of this permission.
3. The development to which this permission relates must be begun not later than the
expiration of two years from the final approval of all reserved matters.
4. The development shall not be carried out other than in accordance with the approved
plans contained in the following schedule:
Plan Description
Plan No.
Date Received
Site Location Plan
P16-1106_002 Sheet 1
21st December 2017
Parameters Plan
P16-1106 005 Sheet 1 Rev A 30th July 2018
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Flood Risk Assessment
Sustainable Drainage
Statement
Foul Water & Utilities
Biodiversity Assessment
Biodiversity Impact
Assessment
Bat Activity Surveys
Ecological Appraisal Report
Great Crested Newt Survey
Report
Hedgerow Survey &
Assessment Report
Arboricultural Advice
Archaeological Desk
Based Assessment
Desk Study Report
Geophysical Survey Report
Environment (Noise Impact
Assessment)
Indicative Access Junction
Transport Assessment
Travel Plan
Stage 1 Road Safety Audit

HLN-BWB-EWE-XX-RP22nd January 2018
YE-0001_FRA rev P2_Jan 2018
HLN-BWB-HDG-XX-RP_PD_ 22nd December 2018
0001_SDS rev P2 May 2017
Rev 1 Issue 28/04/17
22nd January 2018
857890 Aug 2018 Rev 01
7th August 2018
16-042 version 2 Feb 2018
6th February 2018
16-042 version 2.1 Jan 2018
February 2017 16-042
version 2
May 2017 16-042 version 2

18th January 2018
22nd December 2017

Jan 2018 16-042
version 2.1

18th January 2018

24th April 2017 MF/10074
April 2017 RC/Ag/23210/01

21stDecember 2017
21st December 2017

ASL Report No.
055-17-087-11 March 2017
MSSP252 26 Feb 2018
BMW2639 Feb 2018 rev 00

21st December 2017

T16586.001 rev E
14th December 2017 T16586
14th December 2017 T16586
2018/PTB/700 Final 31.03.18

5th April 2018
22nd December 2017
22nd December 2017
5th April 2018

18th January 2018

1st March 2018
1st March 2018

5. No development including site clearance and ground works shall commence until a
Phasing Plan has been submitted to and approved in writing by the Council. The
Phasing Plan shall provide details of the sequence and timing of development across
the entire site, including:
a. The provision of all major infrastructure including accesses, roads, footpaths and
cycle ways and bus stops and shelters (where necessary):
b. Residential dwellings;
c. Provision of public open space;
d. Provision of ecological and landscaping enhancement areas.
The development, and the release of dwellings for occupation, shall not be carried out
other than in accordance with the approved Phasing Plan.
6. No part of the development hereby permitted shall commence until details of all
surface water drainage matters have been submitted to and approved in writing by the
Council in consultation with Highways England. The development shall be carried out
in accordance with the approved scheme. The applicant should note that in
accordance with paragraph 50 of Circular 02/2013, no water run-off that may arise due
to any change of use will be accepted into the highway drainage systems, and there
shall be no new connections into those systems from third party development and
drainage systems.
7. No construction will be undertaken until a Construction Management Traffic Plan
which should contain a Construction Phasing Plan, details to prevent mud, debris and
obstructions on the highway, compound location, contractor parking arrangements,
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schedule of HGV delivery times and phasing and a HGV routing Plan demonstrating
all deliveries off the A5, is submitted and approved by the Council; Highway Authorities
and Highways England. The development shall be carried out in accordance with the
approved plan.
8. No part of the development hereby permitted shall commence until details of
the boundary treatment adjacent to the A5 Trunk Road boundary have been
submitted to and approved in writing by the Council in consultation with Highways
England. The approved boundary treatment shall thereafter be constructed in
accordance with the approved plans, and maintained in perpetuity.
9. No deliveries shall take place during the construction phases, Monday to Friday
during the time periods 07:30 – 09:15 and 16:30 – 18:00, to ensure that HGV
movements are limited during the peak travel periods.
10. No groundworks, remediation or built construction will take place until the
detailed design of the Access Arrangement on Higham Lane (as indicatively
shown on Drawing T16586.001 Rev E.), and have first been submitted to and
approved in writing by the Council and should address the following matters;
a. Provision of two bus stops on Higham Lane within proximity to the site access
arrangements.
No dwelling will be occupied until the approved above highway access works
have been completed, as evidenced by the issuing of a Certificate of Substantial
Completion by the Highway Authority. (Minor alterations maybe required during the
detailed design process).
11. No groundworks, remediation or built construction will take place until the
detailed drawings and technical note shall be submitted demonstrating the
alignment, design standards, and justification of the site layout and highway
hierarchy and supported by the following technical drawings;
a. Highway Adoption Plan;
b. Technical Drawings which demonstrate the following;
i. Horizontal alignments including widths of carriageways, cycle ways and footpaths;
ii. Forward visibility splays;
iii. Visibility splays of junctions within the development site;
iv. Street lighting and tree planting; and,
c. Technical vehicle tracking drawings for the following vehicles;
I. Refuse Vehicle – Mercedes Econoic with a length of 10.8 metres.
ii. Bus Vehicle – Scania Enviro 300 ‘Kub’ Chassis with a length of 12.2 metres.
iii. Fire Tender – CARP Fire Engine with a length of 9.8 metres
d. Provision of a Road Safety Audit Stage 1.
12. No development shall be carried out other than in strict accordance with the
approved Flood Risk Assessment (FRA) Richborough Estates, Higham Lane,
Nuneaton_HLN-BWB-EWE-XX-RP-YE-0001_FRA P2_January 2018 and Sustainable
Drainage Statement Richborough Estates, Higham Lane, Nuneaton_HLN-BWB-HDGXX-RP_PD-0001_SDS P2_May 2017 in particular the following mitigation measures
detailed within the documents:
- Limit the discharge rate generated by all rainfall events up to and including the 100
year plus 40% (allowance for climate change) critical rain storm to 19.3 l/s for
the site with a further control at 16l/s.
- Surface water is to be provided via a minimum of two trains of treatment using the
proposed above ground drainage features within the drainage design.
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The mitigation measures shall be fully implemented prior to occupation and
subsequently in accordance with the timing and phasing arrangements embodied
within the scheme.
13. No development shall take place until the submitted hydrological model of
the Change Brook has been subject to an independent model review. The findings
of the review should be submitted to the Council in consultation with the LLFA, to
demonstrate the submitted modelling and flooding outlines are valid and provide the
appropriate level of confidence.
14. No development and subsequent use of the development shall take place
until a detailed surface water drainage and foul water drainage schemes for the site,
based on sustainable drainage principles and an assessment of the hydrological and
hydrogeological context of the development, has been submitted to and approved
in writing by the Council in consultation with the LLFA. The scheme shall subsequently
be implemented in accordance with the approved details before the development is
completed. The scheme to be submitted shall:
- Undertaken infiltration testing in accordance with the BRE 365 guidance to clarify
whether or not an infiltration type drainage strategy is an appropriate means of
managing the surface water runoff from the site.
- Demonstrate that the surface water drainage system(s) are designed in accordance
with ‘The SuDS Manual’, CIRIA Report C753.
- Where flooding occurs onsite to store the 1 in 100 year climate change event details
should be provided of the storage capacity required outside of the proposed formal
drainage system. Details of the depths and locations of flooding should also be
provided to the LLFA where the depths may be unsafe Hazard mapping may be
required to ensure the development remains safe to users of the site
- Demonstrate detailed design (plans, network details and calculations) in support
of any surface water drainage scheme, including details of any attenuation system,
and outfall arrangements. Calculations should demonstrate the performance of the
designed system for a range of return periods and storm durations inclusive of the 1 in
1 year, 1 in 2 year, 1 in 30 year, 1 in 100 year and 1 in 100 year plus climate change
return periods.
- Provide plans and details showing the allowance for exceedance flow and
overland flow routing, overland flow routing should look to reduce the impact of an
exceedance event.
15. No Occupation and subsequent use of the development shall take place until a
maintenance plan to the Council giving details on how surface water systems shall be
maintained and managed for the life time of the development. The name of the party
responsible, including contact name and details shall be provided to the Council.
16. No development shall commence until details for the disposal of both surface water
and foul sewage have been submitted to and approved in writing by the Council. No
development creating surface water runoff and no dwelling shall be occupied until the
drainage works in accordance with the approved details have been carried out.
17. No development shall commence in any phase until:
a. A contaminated land assessment and associated remedial strategy for that phase
of development, has been submitted to, and agreed in writing by the Council;
b. The approved remediation works for that phase of development shall be completed
on site, in accordance with a quality assurance scheme, agreed as part of the
contaminated land assessment;
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c. If during implementation of this development, contamination is encountered which
has not previously been identified, the additional contamination shall be fully assessed
and a specific contaminated land assessment and associated remedial strategy shall
be submitted to and agreed in writing by the local planning authority before the
additional remediation works are carried out. The agreed strategy shall be
implemented in full prior to completion of the development hereby approved; and
d. On completion of the agreed remediation works, a closure report and certificate of
compliance, endorsed by the interested party/parties shall be submitted to and agreed
in writing by the Council.
In addition to the above; there are some foot and mouth cattle burial sites in the locality
which may be within the site. If these are found during development, these will need to
be investigated, tested and dependent upon the results may require remediation.
18. No development shall commence until a noise attenuation scheme to meet the
standard for internal* and external noise levels defined in table 4 and section 7.7.3.2
of BS8233:2014 (including glazing and ventilation details) has first been submitted to
and approved in writing by the local planning authority. No dwelling shall be occupied
other than in accordance with the approved details *including 45dB LAFmax in
bedrooms at night (11pm -7am).
19. Prior to commencement of development an air quality assessment should be
submitted to and approved by the local planning authority. The assessment will include
dispersion modelling of road traffic to predict concentrations of nitrogen dioxide (NO2)
and particulate matter (PM10 and PM2.5) at existing sensitive receptor locations
(including receptors within the Leicester Road Gyratory Air Quality Management Area)
, without and with the development in place. The assessment should take into account
all of the currently committed development in the area.
20. The development shall be provided with Electric Vehicle (EV) charging points at a
rate of; one charging point per dwelling with dedicated parking and one charging point
per 10 spaces for unallocated parking and ensure appropriate cabling is provided to
enable increase in future provision.
21. Prior to the submission of Reserved Matters for any phase of development:
a) A programme of archaeological evaluation is to be undertaken in accordance with a
written scheme of investigation which has been submitted by the applicant and
approved in writing by the Council. A report detailing the results of this fieldwork is to
be submitted to the Council prior to, or concurrently with, the Reserved Matters
submission.
b) An Archaeological Mitigation Strategy document shall be submitted to the Council.
This should detail a strategy to mitigate the archaeological impact of the proposed
development. Dependent upon the results of the trial trenching, this may include further
archaeological fieldwork and/or the preservation in situ of any archaeological deposits
of national importance.
22. Unless otherwise agreed in writing with the Council, no development shall take
place in any development phase until the Archaeological Mitigation Strategy document
for that development phase has been approved in writing by the Council and any
fieldwork detailed in the approved Archaeological Mitigation Strategy document has
been completed to the satisfaction of the Council. The post-excavation analysis,
publication of results and archive deposition shall be undertaken in accordance with
the approved Mitigation Strategy document.
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23. No development shall commence until a scheme for the provision of adequate
water supplies and fire hydrants, necessary for firefighting purposes at the site, has
been submitted to and approved in writing by the Council. The development shall not
be occupied until provision has been made in accordance with the approved details.
24. No development including any site clearance shall take place in any phase, until a
Construction Ecological Management Plan (CEMP) has been submitted to and
approved in writing by the Council. The approved CEMP shall be adhered to
throughout the construction period. The CEMP shall have specific reference also to
precautionary measures in relation to GCN during works given the proximity to the
Persimmon GCN receptor ponds. The CEMP shall include details of:
a. any pre- construction checks required;
b. the species safeguards to be employed;
c. appropriate working practices and timings of construction works;
d. site clearance methods;
e. the extent of buffer zones and stand-offs for sensitive ecological features;
f. what to do if protected species are discovered during construction.
g. details of the body or organisation responsible for the implementation and ongoing
management, monitoring and remedial actions of the plan, including the mechanism
for funding.
The CEMP shall also include details of a suitably qualified Ecological Clerk of Works
to oversee implementation of the CEMP and address any contingency measures
where appropriate. The CEMP will set out key operations and associated points at
which written reports will be submitted by the Ecological Clerk of Works to the Authority
evidencing implementation of the contents of the CEMP through dated photographs
and associated text.
The approved plan will be implemented in accordance with
the approved details.
The above conditions for Ecological works monitoring arrangements including a
timetable covering all key stages and on site actions including what operations an
ecologist will be present at and routine submission of written reports including dated
photographic records of works and visits at each key stage. The above conditions
conform to the British Standard BS 42020:2013 Biodiversity: Code of Practice for
Planning and Development.
25. No development including any site clearance shall take place until a Biodiversity
Enhancement and Management Plan has been submitted to and approved in writing
by the Council. The approved BEMP shall be adhered to throughout the construction
period and will include a method statement for the translocation of GCN and other
reptiles. The content of the method statement shall include the:
a) Purpose and objectives for the proposed work;
b) Detailed design and/or working method(s) necessary to achieve stated objectives;
c) Extent and location of proposed works shown on appropriate scale maps and plans;
d) Timetable for implementation, demonstrating that works are aligned with the
proposed phasing of construction;
e) Persons responsible for implementing the works shall be carried out in strict
accordance with the approved details and shall be retained in that manner thereafter.
26. No development shall take place in any phase until details of the layout of the open
space, including the equipped play area, public open space, ecological and
landscaping enhancement areas, boundary details (including knee rail fencing), site
securing (including gates, trip rails and kissing gates), surfacing, drainage, bins,
seating, signage and notice/information boards, has been submitted to and approved
in writing by the Council. The scheme shall largely be in accordance with the Illustrative
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Landscape Masterplan P16-1106_07D and Concept Masterplan P16-1106_004 Sheet
No.1 Rev E both received on the 30th July 2018. No development shall be carried out
other than in accordance with the approved details.
27. No development shall commence until a scheme for the lights used during
construction and lights and lighting columns for the development within that phase has
been submitted to and approved in writing by the Council. This scheme should outline
how the lighting scheme avoids potential negative effects upon the habitats used by
foraging and commuting bats as evidenced by a suitably qualified and experienced
ecologist and will demonstrate the full prevention of light spill into open space and
ecological areas on lighting contour diagrams. The development shall not be carried
out other than in accordance with the approved details.
28. No development in any phase shall commence until full details for the provision of
any acoustic attenuation fences/noise barriers have been submitted to and approved
in writing by the Council, the acoustic attenuation fences/noise barriers shall installed
in their entirety and in accordance with these approved details, unless otherwise
agreed in writing with the Council. The noise barriers hereby approved shall be retained
and maintained at all times in the future.
29. No development shall commence until full details and samples of materials
proposed to be used in the external parts of any building have been submitted to and
approved in writing by the Council. The development shall not be carried out other
than in accordance with the approved details.
30. No development shall commence until full details of earthworks, site levels and
finished floor levels, including any proposed grading and contours and a schedule of
implementation, have been submitted to and approved in writing by Council. No
construction work shall be carried out other than in accordance with the approved
details and schedule.
31. No development shall commence until full details of the boundary treatments for
that phase, including new walls, fences, retaining walls, and the provision of 1.8m high
vertical bar metal fencing along the A5 have been submitted to and approved in writing
by Council. No dwelling shall be occupied until the agreed boundary treatment has
been carried out in accordance with the approved details.
32. No development shall commence until details of the specification for bird bricks
and bat bricks and their precise locations within buildings, shall be submitted to and
approved in writing by the Council. The approved bricks shall be installed before the
occupation of that plot.
33. No development in any phase shall commence until a scheme has been submitted
to and approved in writing by the Council giving details of all existing trees and
hedgerows on the site, any to be retained, and measures for their protection in the
course of the development. The scheme shall show the typical canopy extent of the
retained trees at maturity. No tree or hedgerow other than so agreed shall be removed,
and no construction works shall commence unless the approved measures for the
protection of those to be retained have been provided and are maintained during the
course of development.
Any tree or plant (including any replacement) which, within a period of five years from
the implementation of that phase, dies, is removed or becomes seriously damaged or
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diseased, shall be replaced in the next planting season with another of a similar size
and species unless the Council consents in writing to any variation.
34. Where buffer zones back onto houses details shall be provided of the location of a
2m high fence and gates to prevent public access whilst providing egress for mammals.
These adjacent plots shall not be occupied until the approved fence and gates have
been erected in accordance with the approved details and maintained in perpetuity
thereafter unless otherwise agreed in writing by the Council.
35. No dwelling shall be occupied until details of Sustainable Welcome Packs
(including public transport information) has been submitted and approved in writing by
the Council for each phase. The approved packs shall be provided prior to the first
occupation of that dwelling.
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Site Location Plan
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Parameters Plan
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Concept Master Plan
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Illustrative Landscape Masterplan
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Item No. 3
REFERENCE No. 035173
Site Address: The Old Farmhouse 22 New Road, Coventry.
Description of Development: Demolition of existing farm buildings and
construction of 10 dwellings with associated access parking and landscaping.
Applicant: Mr Danny O Flanagan.
Ward: EX

RECOMMENDATION:
Planning Committee is recommended to grant planning permission, subject to the
conditions printed.

INTRODUCTION:
Original plans proposed 17 dwellings to include 25% affordable housing. However, due
to requested planning obligations the applicant removed 7 dwellings from the proposal.
Consequently it is now proposed to demolish the existing buildings and develop 10
new dwellings with garaging and associated parking. The dwellings will consist of a
mix of houses and bungalows to meet the various needs of the community. The plans
show 5 bungalows and 5 two-storey houses. Three of the bungalows are sited in the
Green Belt, where it is proposed that the reduced massing of the bungalows will
minimise the impact on long distance views.
The application site is located on the urban settlement of Ash Green, situated off New
Road which is a key route through Ash Green. The site extends to approximately 0.9
hectares. Approximately seventy percent of the land is considered previously
developed land and is currently occupied by vacant farm buildings and a residential
property. The remaining part of the site is to the south and is within the Warwickshire
Green Belt.
The site is bound to the north by New Road and is surrounded by residential areas to
the north and east. There is a playground immediately adjacent to the site which
residents have access to. Access to the site is currently gained from New Road. The
southern and western boundaries are demarcated by hedges and vegetation with
intermittent trees.
Although the site is partly within the Green Belt, it is considered to be located in a
sustainable location, with Ash Green centre, Ash Green School and bus stops all
located within easy walking distance.

BACKGROUND:
Notwithstanding the level of objection, this application is being reported to Committee
at the request of Councillor Damon Brown.
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RELEVANT PLANNING HISTORY:


No recorded planning history for this site.

RELEVANT PLANNING POLICIES:







Saved Policies of the Local Plan 2006:
o H3 - Affordable Housing;
o H6 - Planning Obligations;
o ENV1 – Green Belt; and
o ENV14 - Supplementary Planning Guidance / Supplementary Planning
Documents.
Affordable Housing SPD 2007.
Residential Design Guide 2004.
National Policy Planning Framework (NPPF).
National Planning Practice Guidance (NPPG).

CONSULTEES NOTIFIED:
NBBC Environmental Health; NBBC Housing; NBBC Leisure Trust; NBBC Parks &
Countryside; NBBC Refuse & Cleansing; Severn Trent Water; Warwickshire Fire &
Rescue; Warwickshire NHS; Warwickshire Police; WCC Drainage; WCC Flood &
Drainage; WCC Highways and Warwickshire Wildlife Trust.

CONSULTATION RESPONSES:
Objection
NBBC Parks & Countryside, WCC Highways and Warwickshire Wildlife Trust
No objection subject to conditions:
NBBC Environmental Health, Warwickshire Fire & Rescue and WCC Land & Drainage
Requests for Planning Obligations
George Eliot Trust, NBBC Housing, NBBC Sports & Leisure, NBBC Parks and WWT.
Comments
Warwickshire Police.
No response from:
NBBC Refuse & Cleansing and STW.

NEIGHBOURS NOTIFIED:
1, 1a, 1b, 1c, 3 – 21 (inclusive), 23 – 31 (odd), 35 – 39 (odd) New Road, Ash Green
1, 1 (flat 1), 3, 3a, 3b, 5, 7, 9, 9a, 11, 11a Ash Green Lane, Ash Green:
1 – 41 (odd), 22 – 30 (even) Flude Road:
1 Exton Close:
Neighbouring properties were originally sent letters notifying them of the proposed
development for 17 dwellings on 18th October 2017. A site notice was erected on street
furniture on 11th October 2017 and the application was advertised in The Nuneaton
News on 1st November 2017.
Neighbours were resent consultation letters informing them of the changes to the
original application from 17 dwellings to 10 dwellings on the 22 nd January 2018. A
further consultation letter was sent out on the 7th June 2018 due to changes in the
layout of the road and several plots.
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NEIGHBOUR RESPONSES:
There have been 17 letters of objection from 13 addresses and 1 letter of support from
1 address. The comments are summarised below;
1. New Road is already too busy and cars exceed speed limit.
2. New road needs to be made safer. There needs to be traffic lights at the cross
roads and speed cameras.
3. There have been several accidents along this part of New Road.
4. Access to the site will be on a blind summit.
5. There is potential for an additional 34 cars using New Road, accessing and
egressing the site near the brow of a summit.
6. The driver’s view when approaching the crossroads with New Road and Ash
Green is obstructed when cars are parked on double yellow lines.
7. New road is already unsafe for the elderly.
8. New Road is used as a rat run by large vehicles.
9. A number of breeding sites for birds have been lost over the past 30 as well as
losing the annual frog migration.
10. Our current playground is a disgrace & not fit for the children to play in. Will it
get a makeover?
11. The proposal is for a high density development out of character with the area.
12. Plots 15, 16 and 17 will overlook the rear garden of No 20 New Road.
13. The small bedroom windows on Plot 3 will directly over look habitable room
windows at 35 New Road.
14. Plot 2 will directly overlook the property at No. 37 New Road.
15. Houses should not be built on Green Belt or on agricultural land.
16. The Council should re-use empty houses.
17. The site is not included in the Borough Plan.
18. The rear gardens back up to properties on Flude Road.
19. Natural springs in the area could become polluted by the development.
20. The development will result in a loss of hedges, trees and wildlife.
21. The development will create noise problems, particularly to the nearby care
home, and add more pollution. Concerns with drainage, gardens already get
waterlogged. The proposal will cause more surface water flooding.
22. There is not enough supporting infrastructure to enable the development.
Support
1. The plans for this development look excellent and will replace a rundown
eyesore with a much needed very tidy looking development.
A petition with 3 signatories objecting to the scheme was also received.

APPRAISAL:
The key issues to assess in the determination of this application are;
1. Principle of Residential Development (Housing Land Supply and Need).
2. Appropriateness of Development in the Green Belt.
3. Impact on the Openness of the Green Belt.
4. Impact on Residential Amenity.
5. Impact on Visual Amenity.
6. Impact on Highway Safety.
7. Impact on Biodiversity and Ecology.
8. Flooding and Drainage.
9. Planning Obligations.
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1. Principle of Residential Development (Housing Land Supply & Need)
The application site is located on the edge of a predominantly residential area within
Ash Green urban area. It is therefore considered the site is within an appropriate area
for residential development.
The National Planning Policy Framework (NPPF) establishes the need for the planning
system to achieve sustainable development and it breaks down sustainable
development in to three key constituents which are; economic, social and
environmental dimensions (paragraphs 7 and 8).
With regards to housing development, the Adopted Local Plan is out of date in relation
to housing restriction policies, as it has a shortfall in its Five year Housing Land Supply.
Consequently, the presumption of sustainable development would weigh significantly
in favour of such an application.
Housing Need
The Council’s most recent five year housing land supply was published in August 2017
and sets out the Borough’s housing position from a base date of the 1 st April 2016. The
NPPF says that; “To support the Government’s objective of significantly boosting the
supply of homes, it is important that a sufficient amount and variety of land can come
forward where it is needed, that the needs of groups with specific housing requirements
are addressed and that land with permission is developed without unnecessary delay”
(paragraph 59).
On 6th September 2017 the Council Cabinet agreed an updated Five Year Land Supply
position. This used a Borough Housing Requirement figure of 14,060 houses over the
plan period from 2011-2031, equivalent to a build rate of 703 completions a year over
the 20 year plan period 2011 to 2031. Irrespective of this, the annual housing delivery
has not been met for at least three years, highlighting a persistent under delivery of
housing, which requires the Council to provide an additional 20% (paragraph 73).
This application is for 10 new dwellings and would be a welcome contribution towards
meeting the Borough’s housing need and requirement. Furthermore, there is a current
under supply of housing, which weighs significantly in favour of the application.
2. Appropriateness of Development in the Green Belt
Extensions, Limited infilling or Redevelopment of Existing Sites In the Green Belt
Green Belt policy is clear in directing development outside of the Green Belt. The NPPF
(paragraph 145) and the Council’s Green Belt Policy (ENV1) both state that new
development in the Green Belt is considered inappropriate, exceptions are:
 buildings for agriculture and forestry;
 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;
 the extension or alteration of a building provided that it does not result in
disproportionate additions over and above the size of the original building; the
replacement of a building, provided the new building is in the same use and not
materially larger than the one it replaces;
 limited infilling in villages, and limited affordable housing for local community needs
under policies set out in the Local Plan; or
 limited infilling or the partial or complete redevelopment of previously developed
sites (brownfield land), whether redundant or in continuing use (excluding
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temporary buildings), which would not have a greater impact on the openness of
the Green Belt and the purpose of including land within it than the existing
development.
With regards to ENV1 of the Local Plan, Council Planning Officers allow for an increase
of fifty percent on top of the existing floor space where the development is considered
as limited infilling or partial or complete redevelopment of previously developed sites
(brownfield land) and where redundant or in continuing use (excluding temporary
buildings), would not have a greater impact on the openness of the Green Belt and the
purpose of including land within it than the existing development. In this instance it is
estimated that the current floor space of the existing building in the Green Belt amounts
to 186 square metres. An additional fifty percent amounts to a total floor space area of
279 square metres. The applicant’s Planning Statement asserts that there will be an
increase in floor space of 300.5 square metres, totalling 486.5 square metres of floor
space, amounting to a 23.5% increase. However, it needs pointing out that this is
incorrect as the increase amounts to 162%, more than 3 times the allowance, leaving
little if, any, room to negotiate a more reasonable extension into the Green Belt.
Existing floor space in the Green Belt: 186 square metres.
Proposed floor space in the Green Belt: 486.5 square metres.
To calculate the percentage increase divide the difference by 186 and multiply by 100.
300 / 186 = 1.61559 * by 100 = 162%. Such an increase is far and away above the
Council’s allowance and therefore using these criteria to justify development in the
Green Belt would not be appropriate or acceptable.
Despite the development being significantly above the allowance for redevelopment or
infill development, the applicant’s Addendum to the Planning Statement explains that
currently the site is absent of having robust defensible Green Belt boundary. There is
a hedgerow located along part of the northern boundary within the centre of the site,
south of the playground area. The Green Belt is located to the south of the playground
and to the south west, including plots 6, 7 and 8. When viewed on the ground, this
equates to an arbitrary ‘line’ whereby part of the application site is within Green Belt
and with no defensible boundary. It is further reasoned in the Addendum to the
Planning Statement that the proposal presents an opportunity to reinforce this
boundary with planting and fencing as detailed on the amended proposed site plan.
Very Special Circumstances
In accordance with Local Plan Policy ENV1, paragraphs 143 and 144 of the NPPF
state that inappropriate development may be allowed if “very special circumstances”
can be demonstrated which may be considered as to outweigh any harm to the Green
Belt by way of inappropriateness.
The applicant’s Planning Statement refers to several benefits the development would
make to the local community and should be considered as “very Special
circumstances”. However, these benefits are no more beneficial than any other
development outside the Green Belt. Moreover, the applicant considers that the three
bungalows in the Green Belt are required to make the previously developed land
element of the site viable and that this should be considered as being considered as
very special circumstances which outweighs any harm to the Green Belt.
The applicant’s Viability Assessment states that the scheme would be unprofitable
without the bungalows in the Green Belt and would result in a deficit of £21,694,
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whereas one bungalow in the Green Belt create a profit of 3%, two bungalows would
increase this to 7% and three bungalow would increase profit to 10%, representing a
monetary profit of £73,131; £167,955; and £262,779, respectively.
However to verify these figures and to ensure that the residential development in the
Green Belt is necessary to bring the previously developed land element of the site
forward and be considered as very special circumstances, the Council contracted an
independent RICS Registered Valuer to carry out an appraisal of the applicant's
Viability Assessment. The assessor was instructed to carry out viability assessments
of four scenarios:





Scenario 1 - No houses in the Green Belt,
Scenario 2 - 1 house in the Green Belt,
Scenario 3 - 2 houses in the Green Belt, and
Scenario 4 - 3 houses in the Green Belt.

Each scenario was also to be carried out with and without the inclusions of a
biodiversity offsetting in the sum of £30,000 (a voluntary payment by the applicant in
goodwill of the impact on biodiversity the development may have).The results of the
appraisal show that for each of the four scenarios, with and without a biodiversity offsetting, the proposed schemes are not viable.
Notwithstanding this, the results of the Independent Viability Assessment, the applicant
considers that the assessment is more consistent with national house builders and did
not consider how small scale developers operate their business. The applicant is a
partner in O’Flanagan Homes. O’Flanagan Homes is a small, local based housebuilder
operating in the Coventry and Warwickshire area. Their developments are directed
towards small, bespoke sites often comprising no more than 22 units. The Applicant
operates on reduced overheads, using cash flow to purchasing one or two sites at a
time, as opposed to operating option agreements. The applicant then applies for
planning permission before delivering the units on site. The turnaround is therefore
quick enabling further investment into new local projects.
Whilst the District Valuer (DV) has stated that the scheme at 10 units is not a viable
proposition, the DV does not take account of the smaller overheads and profit margins
that small housebuilders can operate under. O’Flanagan Homes’ good reputation has
been built on delivering small, bespoke developments of high quality. Recent
examples include 10 homes at Smorrall Lane and 9 dwellings at Wolvey Road,
Bulkington. All developments were subject to significant interest and sold quickly.
Consequently, O’Flanagan Homes is confident in the delivery and viability of the
scheme.
3. Impact on the Openness of the Green Belt,
The National Planning Policy Guidance states that it attaches great importance to
Green Belts and it is important in preventing urban sprawl by keeping land permanently
open and further states that the essential characteristics of Green Belts are their
openness and their permanence (paragraph 133).
In considering the impact on the openness of the Greenbelt it is important to set out its
context. The site comprises 0.9 hectare, of which approximately 30% of the proposed
developable area is within the Green Belt, which is to include 3 bungalows. The site is
located on the edge of Ash Green urban area. In front of the site, to the North, is a
park and New Road, across which are a mix of bungalows and two-storey semiPlanning Applications Committee - 21st August 2018
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detached houses. To the east the site backs up to the rear gardens of properties along
Flude Road and New Road, the edge of the Ash Green settlement. To the southwest
is the open Green Belt.
The majority of the current farmhouse and associated buildings are located on
previously developed land, with the exception of approximately 186 square metres of
floor space. It is proposed that five two storey houses and two bungalows will be
developed within the footprint of the previously developed land, whilst three bungalows
will be located in the Green Belt. The Planning Statement states that placing the
bungalows within the Green Belt will have less impact on open views across the Green
Belt. Whilst this may be case in comparison with locating the larger two-storey
dwellings in the Green Belt, there is no doubt that the bungalows will impact on the
openness of the Green Belt, particularly as there will also be associated roads and
garages.
Moreover, whilst it is acknowledged that siting the bungalows in the Green Belt will
reduce the impact on the openness of the Green Belt compared with siting 4 bedroom
two-storey houses in the Green Belt, there is a two metre rise from the north of the site
to the south where the bungalows are located. It is therefore considered that such a
significant rise will add to the impact on the openness of the Green Belt.
4. Impact on Residential Amenity
It is considered that the proposal meets with the guidance contained within the
Council’s Residential Design Guide 2004 (RDG2004), of which section 9.0 is
particularly relevant.
Nonetheless, several residents raised concerns in relation to their property being
overlooked. Objections were received in relation to Plots 15, 16 and 17 overlooking the
rear garden of 20 New Road. These plots, however, have been removed as a result of
the application reducing the housing numbers from 17 dwellings down to 10 dwellings.
A further objection was received regarding Plots 2 and 3 directly overlooking properties
35 and 37 New Road.
However, it should be noted that the distance between Nos 35 and 37 New Road to
Plots 3 and 2 is approximately 44 metres and 38 metres, respectively. The RDG(2004)
states that “In the interests of protecting privacy, a minimum 20 metres separation
distance is required between the existing ground and first floor habitable room windows
and proposed ground and first floor habitable room windows. Where a three storey
development is proposed a distance of 30 metres will normally be required where such
an elevation containing windows faces another elevation with windows. This is in the
interests of preventing an oppressive sense of enclosure” (paragraph 9.3). Clearly,
then, the distances exceed those as set out in the RDG(2004).
Moreover, the RDG(2004) continues by stating that where the distances are over front
gardens, open space or a highway, they may be reduced, as it is likely that pedestrians
could quite easily look in to someone’s living room as they walk past and perhaps more
so. It is therefore considered that none of the plots will significantly impact neighbouring
residential amenity.
5. Impact on Visual Amenity
The appearance of the proposed dwellings have been designed in light of the character
and context of the surrounding area. All of the dwellings, for example, have been
designed to incorporate feature gable projections along with a number of the properties
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having bay windows to mirror the dwellings along New Road. The brickwork aims to
match as closely as possible the brickwork in the area, being comprised of light
red/orange brickwork with brick soldier courses and brick cills and voussoirs. As the
site is quite small a single brick type will be used across the whole site to help tie the
dwellings together.
All of the dwellings will have PVCU fascias and soffits with black rain water goods. The
windows will be an off-white PVCU with front doors varying from black painted
composite doors to a mushroom/grey composite door. It is considered that the
dwellings will have an updated look, yet tie in with neighbouring older properties.
6. Impact on Highway Safety
The NPPF states that; “. . . Significant development should be focused on locations
which are or can be made sustainable, through limiting the need to travel and offering
a genuine choice of transport modes. This can help to reduce congestion and
emissions, and improve air quality and public health” (paragraph 103).
With regards to the above, the site is located near to shops on Ash Green Lane, as
well as to several community facilities and services. The site also has good road links
to Nuneaton, Bedworth and Coventry (7 miles away), as well as to the M6.
Furthermore the site is easily accessible to Nuneaton and Bedworth train stations.
The proposed development will have a single access point from New Road.
WCC Highways have been consulted and have raised significant concerns, resulting
in three letters of objection during the processing of the application. The concerns
related to insufficient and unsatisfactory information around road safety, specifically:
 Lack of a Stage 1 Road Safety Audit.
 Proposed visibility splays not compliant with Highways’ guidance.
 The location of the proposed bell mouth junction conflicts with the existing
vehicular access to No.35 New Road as well as plots within the site.
 No swept path analyses submitted.
 The width of proposed carriageway within the site does not accord with
Highways’ guidance.
 It is not shown that the gradients throughout the site accord with Highways’
guidance.
The applicant, consequently, has commissioned several further pieces of work to
overcome the concerns. The additional works have now enabled WCC Highways to
remove their objection and concerns over road safety.
7. Impact on Biodiversity and Ecology
Paragraph 170 of the NPPF states that “Planning policies and decisions should
contribute to and enhance the natural and local environment by;
 minimising impacts on and providing net gains for biodiversity, including by
establishing coherent ecological networks that are more resilient to current and
future pressures”.
Moreover, paragraph 175, states that; “. . . if significant harm resulting from a
development cannot be avoided (through locating on an alternative site with less
harmful impacts), adequately mitigated, or, as a last resort, compensated for, then
planning permission should be refused”.
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Whilst the application site does not have any significant redeeming landscape features,
the applicant proposes, as set out in the Ecological Assessment, to retain the most
valued trees and hedgerows and aims to enhance the overall landscape and create a
biodiversity net gain.
However, the Warwickshire Wildlife Trust (WWT) and NBBC Parks were consulted and
made several objections to the Biodiversity Impact Calculation (BIC), stating not all of
WWT’s comments were taken on board and that the biodiversity loss is greater than
what is stated in the applicant’s latest BIC spreadsheet. The disagreement stems
around the type of vegetation being planted and the inclusion of garden land. WWT
states:
“any habitats within domestic gardens are not considered because their future
management is not guaranteed. The BIA guidance is clear that ‘gardens’ should
always be assigned ‘poor’ condition as a condition assessment is not relevant
to this habitat (along with all other ‘low’ distinctiveness habitats). The fact that
gardens are given a score is recognition that they have more value to wildlife
than hardstanding/buildings, despite knowing that many will be paved over”.
WWT and Parks consequently consider the scheme will result in a biodiversity net loss,
contrary to the NPPF and recommend that a payment towards Biodiversity Offsetting
is requested via a 106 legal agreement.
However, after further discussions, the applicant has agreed to enhance the
hedgerows on the southern boundary, provide new tree planting and a wildflower
meadow to the east, as set out in the amended proposed site plan 7561-160G, and
provide bat boxes.
Whilst WWT and Parks maintain their objection, it is considered that this will establish
a coherent ecological network that adequately compensates any harm to biodiversity
caused by the development and will ultimately result in a biodiversity net gain.
8. Flooding and Drainage
Paragraph 155 of the NPPF states; “Inappropriate development in areas at risk of
flooding should be avoided by directing development away from areas at highest risk
whether existing or future). Where development is necessary in such areas, the
development should be made safe for its lifetime without increasing flood risk
elsewhere”.
The NPPF further states that; “When determining planning applications, local planning
authorities should ensure flood risk is not increased elsewhere. Where appropriate,
applications should be supported by a site-specific flood-risk assessment.
Development should only be allowed in areas at risk of flooding where, in light of this
assessment, (and the sequential and exception tests, as applicable), it can be
demonstrated that:
 within the site, the most vulnerable development is located in areas of lowest
flood risk, unless there are overriding reasons to prefer a different location;
 the development is appropriately flood resilient;
 it incorporated sustainable drainage systems, unless there is clear evidence that
this would be appropriate;
 any residual risk can be safely managed;
 safe access and escape routes are included where appropriate, as part of an
agreed emergency plan” (paragraph 163).
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Therefore, it should be noted that the application site and surrounding area is located
in Flood Zone 1,which is the zone of low probability of flooding and is defined as
comprising land assessed as having a less than 1 in 1,000 annual probability of river
or sea flooding (<0.1%). Furthermore all land uses are considered appropriate in this
zone.
The application site is only 0.932 hectare and therefore does not require an
assessment to consider its vulnerability to flooding from other sources besides the sea
and rivers, or the site’s potential to increase flood risk elsewhere.
Notwithstanding, the Council have consulted with the Environment Agency (EA).
Unfortunately the EA has not responded to the consultation. It is therefore considered
that since the site is not within either Flood Zone 2 or 3 the EA must consider that the
proposal and site present very minimal risk of flooding at the proposed location.
The County Council Flood Risk Management team (FRMT) have also been consulted
and have objected to the proposal. The FRMT stated initially stated that; “The drainage
note provided sets a clear context for the site and confirms the proposed development
lies within an area of low flood risk from fluvial and surface water sources and as such,
an appropriate location for the development in flood risk terms”. However the FRMT
objected to the proposed underground storage. The FRMT would prefer that the
proposal implemented an above ground sustainable drainage (SuDS) wherever
possible, or provide suitable justification for their exclusion.
Subsequent amended plans have been submitted and the FRMT have been reconsulted and have now withdrawn their objection; being satisfied that the site will
incorporate attenuation storage which can drain satisfactory into the existing Severn
Trent sewers at the equivalent greenfield run-off rates. Nonetheless, to ensure proper
development of the site, the FRMT have provided several conditions to be attached to
the permission, if granted.
9. Planning Obligations
The NPPF sets out that the planning obligations should be considered where otherwise
unacceptable development could be made acceptable (paragraph 54). However,
paragraph 56 of the NPPF notes that these obligations should only be sought where
they meet all of the following tests:
a. necessary to make the development acceptable in planning terms;
b. directly related to the development; and
c. fairly and reasonably related in scale and kind to the development.
Several request have been made for planning obligations totalling £49,968.98.
However, a Ministerial Statement in 2014 resulted in a change in policy direction.
Small-scale development of 10-units or less, and which have a maximum combined
gross floor space of 1,000 square metres, became exempt from providing affordable
housing and tariff style planning contributions. The justification for this is that the
Government considers there is a disproportionate burden of developer contributions
on small-scale developers, custom and self-builders. It is reasoned that this new policy
direction will lower the construction cost of small-scale new build housing and help
increase housing supply. In particular, they will encourage development on smaller
brownfield sites and help to diversify the house building sector by providing a muchneeded boost to small and medium-sized developers.
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Therefore the Council cannot require, in this instance that the applicant enter into a
legal agreement for 106 contributions.

REASONS FOR APPROVAL:
Having regard to the pattern of existing development in the area, relevant provisions
of the development plan, as summarised above, and the consultation responses
received, it is considered that subject to compliance with the conditions attached to this
permission, the proposed development would be in accordance with the development
plan, would not materially harm the character or appearance of the area or the living
conditions of neighbouring occupiers and would be acceptable in terms of traffic safety
and convenience.

SCHEDULE OF CONDITIONS:
2. The development shall not be carried out other than in accordance with the approved
plans contained in the following schedule:
Plan Description
Plan No.
Date Received
Location Plan
7561-100
3rd October 2017
Existing Site Plan
7561-101
3rd October 2017
Extent of Domestic Built Form
7561-102
17th January 2018
Proposed Street Scenes
7561-450D
19th March 2018
Proposed Site Sections
7561-451
17th January 2018
Road Safety Audit,Stage 1
Revised Scheme
19th March 2018
Highway Vision Lines
904-00-01
19th March 2018
Engineering Layout
904-00-05
5th June 2018
Road Levels and Longitudinal Sections 904-00-06
13th July 2018
Plot 1
7561-250C
5th June 2018
Plot 2
7561-251C
5th June 2018
Plot 3
7561-252C
5th June 2018
Plot 4
7561-253B
5thJune 2018
Plot 5
7561-254C
5th June 2018
Plot 6
7561-255
5th June 2018
Plot 7
7561-256
5th June 2018
Plot 8
7561-257
5th June 2018
Plot 9
7561-258
5th June 2018
Plot 10
7561-259
5th June 2018
Proposed Site Plan
7561-160G
26th July 2018
Woodland Areas
7561-151A
18th January 2018
Soft Landscape Proposals
AE1713-01
3rd October 2017
Topographical Survey
19484cv-01
3rd October 2017
Site Investigation Report
18th January 2018
Planning Statement
February 2018
12th February 2018
Planning Statement
Addendum
26th July 2018
Arboricultural Assessment
3rd October 2017
Bat Emergence Survey
17thNovember 2017
Bio Impact Assessment Calculator
27th July 2018
Phase 1 Preliminary Ecological Appraisal
3rd October 2017
Drainage Strategy
February 2018
12th February 2018
3. No development shall commence until full details and samples of materials proposed
to be used in the external parts of any building have been submitted to and approved
in writing by the Council. The development shall not be carried out other than in
accordance with the approved details.
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4. No development shall commence until full details of the boundary treatments,
including new walls and fences, have been submitted to and approved in writing by the
Council. No dwelling shall be occupied until the boundary treatment to that plot has
been carried out in accordance with the approved details.
5. No development shall take place until a detailed surface drainage scheme for the
site, based on sustainable drainage principles and an assessment of the hydrological
and hydrogeological context of the development, have been submitted and approved
in writing by the Council with Warwickshire County Council (WCC). The scheme shall
subsequently be implemented in accordance with the approved details before the
development is completed. The scheme to be submitted shall:
a. Undertake infiltration testing, in accordance with BRE Digest 365 Soakaway Design
guidance, to be completed and results submitted to demonstrate suitability (or
otherwise) of the use of infiltration sustainable drainage (SuDS).
b. Demonstrate that the surface water drainage system(s) are designed in accordance
with CIRIA C753 The SuDS Manual.
c. Where infiltration is not feasible, evidence that the discharge rate generated by all
rainfall events up to and including the 100 year plus 40% (allowance for climate
change) critical return period has been limited to the QBAR for all return periods.
d. Demonstrate detailed design (plans, network details and calculations) in support
of any surface water drainage scheme, including details of any attenuation system,
and outfall arrangements. Calculations should demonstrate the performance of the
drainage system or a range of return periods and storm durations inclusive of the 1 in
1 year, 1 in 2 year, 1 in 30 year, 1 in 100 year and 1 in 100 year plus climate change
return periods.
e. Demonstrate the proposed allowance for exceedance flow and associated overland
flow routing.
f. Provision of a Maintenance Plan to the LPA giving details on how the entire surface
water and foul water systems shall be maintained and managed after completion for
the life time of the development. The name of the party responsible, including contact
name and details, for the maintenance of all features within the communal areas onsite
(outside of individual plot boundaries) shall be provided to the LPA.
6. Access for vehicles to the site from the public highway shall not be made other than
at the position identified on the approved drawings, numbers 904 -00-006, 904-00-05
and 7561_106F, and shall not be used unless a bell mouth has been laid out and
constructed within the public highway in accordance with the standard specification of
the Highway Authority. No gates shall be hung within the vehicular access to the site
so as to open within 15 metres of the near edge of the public highway footway.
7. No development shall commence until full details of the provision of the access, car
parking, manoeuvring and service areas, including surfacing, drainage and levels
(vehicle accesses and hard standings no greater than 2.5%) have been submitted to
and approved in writing by the Council. No building shall be occupied until the areas
have been laid out in accordance with the approved details. Such areas shall be
permanently retained for the purpose of parking and manoeuvring of vehicles, as the
case may be. The vehicular access to the site shall not be constructed in such a
manner as to reduce the effective capacity of any highway drain or permit surface water
to run off the site onto the public highway.
8. The development shall not be commenced until visibility splays have been provided
to the vehicular access to the site, passing through the limits of the site fronting the
public highway, with an ‘x’ distance of 2.4 metres and ‘y’ distances of 120.0 metres
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looking left and 70 metres looking right to the near edge of the public highway
carriageway. No structure, tree or shrub shall be erected, planted or retained within the
splays exceeding, or likely to exceed at maturity, a height of 0.6 metres above the level
of the public highway carriageway.
9. The development shall not be commenced until a parking and a turning area have
been provided within the site so as to enable general site traffic and construction
vehicles to park off the highway and leave and re-enter the public highway in a forward
gear. Such areas shall be retained for the duration of the works.
10. The development hereby permitted shall not commence or continue unless
measures are in place to prevent/minimise the spread of extraneous material onto the
public highway by the wheels of vehicles using the site and to clean the public highway
of such material.
11. No development shall commence until the site has been subject to a detailed
scheme for the investigation and recording of contamination of the land and risks to
the development and surrounding environment. If there are risks of contamination, a
detailed written report on the findings and programme of mitigation proposals and
measures shall be submitted to and approved in writing by the Council.
Any necessary remediation works, including proposals for the disposal of surface
water, shall be carried out and a validation report shall be submitted to and approved
in writing by the Council in accordance with the approved programme of proposals. If,
during the course of development, further evidence of any type of contamination is
revealed, work at the location will cease until such contamination is investigated and
remediation measures, approved in writing by the Council, have been carried out.
12. No development shall commence unless and until a method statement detailing
the demolition of the existing buildings on the site has been submitted to and approved
in writing by the Council and will be adhered to throughout the demolition period.
13. No development shall commence until an Ecology and Management Plan including
details of all on-site buffer zones for the existing hedgerows, new habitat creation
(including new wildflower meadow), species planting, details of replacement trees and
hedgerow planting, setting out of the open space and a summary of management
prescriptions for the site to benefit biodiversity (such as bat boxes) within the long term,
as well as a programme for the carrying out of the work has been submitted to and
approved in writing by the Council. The development shall only be carried out in
accordance with the approved details.
14. No development shall commence until details of Sustainable Welcome Packs
(including public transport information) have been submitted and approved in writing
by the Council. The approved packs shall be provided to each dwelling prior to the first
occupation of any dwelling.
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Site Plan
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Revised Layout Plan
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Revised Layout Plan (Enlarged)
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Plot 1
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Plot 2
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Plot 3
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Plot 4
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Plot 5
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Plot 6
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Plot 7
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Plot 8
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Plot 9
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Plot 10
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Street Scene
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Item No. 4
REFERENCE No. 035522
Site Address: Site 36a001 - Plough Hill Road, Nuneaton.
Description of Development: Erection of 4 No. individual residential care homes
for children (Class C2) with associated facilities and landscaping works (existing
community building to be retained (Class D1)).

Applicant: Miller Prestige Homes Ltd.
Ward: GC

RECOMMENDATION:
Planning Committee is recommended to grant planning permission, subject to the
conditions printed.

INTRODUCTION:
This application is for the erection of 4 No. individual residential care homes for children
(Class C2) with associated facilities and landscaping works. The existing community
building on the site is to be retained. Each home would provide 5 no. beds with
additional support facilities and sleepover accommodation for family members. The
facility would be able to accommodate up to 20 no. children. The application originally
proposed 3 no. residential care homes for children (Class C2) and 1 no. secured
hospital residential care facility for children (Class C2A). The secured residential care
facility (Class C2A) has since been omitted from the proposals.
The site is accessed off Waggestaff Drive. The access is gated and is currently made
up of gravel. There is an existing community building on the site which is large and
single storey with dormer windows in the roof that face into the site. The materials
consist of brick and timber. To the south-west of the building is a small wooden shed.
The site has fairly dense vegetation on all boundaries. To the south-west part of the
site there are polytunnels. There is a gravel/grass path that runs around the edge of
the site with a pond in the centre. Beyond the site, to the north-east, is The Shuntings.

BACKGROUND:
Notwithstanding the level of objections received, this application is being reported to
Committee at the request of Councillor Gissane.

RELEVANT PLANNING HISTORY:





030903: Erection of community building (revision of previously approved
scheme Ref: 030468): Approved 26/06/2011.
030468: Retention of works already carried out on site namely car parking
area, access road, footpaths and pond, retention of existing storage container,
re-siting of existing office building and potting shed and erection of new
community building: Approved 03/12/2010.
030014: Change of use from grazing land to community recreation area:
Approved 07/06/2010.
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RELEVANT PLANNING POLICIES:






Saved Policies of the Local Plan 2006:
o H5 - Housing Capable of Adaption;
o H6 - Planning Obligations;
o ENV2 - Area of Restraint;
o ENV3 - Rural and Urban Countryside; and
o ENV14 - Supplementary Planning Guidance / Supplementary Planning
Documents.
Residential Design Guide 2004.
National Policy Planning Framework (NPPF).
National Planning Practice Guidance (NPPG).

CONSULTEES NOTIFIED:
Severn Trent Water, WCC Highways, Coal Authority, Environment Agency, NBBC
Environmental Health, NBBC Planning Policy, NBBC Parks & Countryside, WCC Flood
Risk, Warwickshire Police, NBBC Refuse & Cleansing, Warwickshire Wildlife Trust,
Warwickshire Fire & Rescue.

CONSULTATION RESPONSES:
No objection subject to conditions from:
NBBC Environmental Health, Coal Authority, Warwickshire Fire & Rescue, WCC
Flood Risk, WCC Highways, Warwickshire Wildlife Trust.
No objection from:
NBBC Refuse & Cleansing, Warwickshire Police, WCC Infrastructure, Environment
Agency.
No response from:
Severn Trent Water, NBBC Planning Policy, NBBC Parks & Countryside.

NEIGHBOURS NOTIFIED:
105-129 (odd) Chaytor Drive; 2-18 (even),
1-13 (odd) Waggestaff Drive;
48-66 (even), 66a, flats 1-8 (inc) Stretton Lodge 68 Plough Hill Road;
167 Weddington Road (owner of adjacent site)
Neighbouring properties were sent letters notifying them of the proposed development
on the 5th April 2018 and the 25th May 2018. A site notice was erected on street furniture
on 4th April 2018 and the application was advertised in The Nuneaton News on the 18 th
April 2018.

NEIGHBOUR RESPONSES:
There have been 39 letters of objection from 38 addresses as well as 1 letter from
Marcus Jones MP to the original plans submitted. The comments are summarised
below;
1. Traffic is already an issue in the area. Proposals will exacerbate the problem.
2. Concerns with proposed secured residential home including security, will be a
prison.
3. Increased noise.
4. Not in keeping with the local area.
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5. Care homes for children should not be placed in a residential area where
many children live.
6. Additional strain on existing infrastructure and services such as school places
and doctors.
7. Not enough parking proposed.
8. Increased flooding.
9. The residents could be a risk to the public.
10. Could increase crime and anti-social behaviour.
11. There is a missed opportunity to use the site to its full potential as a
community Garden, outdoor learning centre or community centre.
12. Increased fire risk.
13. Devaluation of property.
14. Timing of traffic survey not suitable and does not give a true representation of
the levels of traffic in the area.
15. Access to the site is unsuitable.
16. Safety issue with building care homes close to a pond.
17. Increased overlooking and loss of privacy.
18. Out of scale and character with its surroundings.
19. Loss of light.
20. Loss of views.
21. Changes between uses of the same use class could occur.
22. Increased smells and air pollution.
23. Over development of the site.
24. Facilities such as this are needed but not in the proposed location.
25. Concerns regarding the impact on residents of Stretton Lodge.

APPRAISAL:
The key issues to assess in the determination of this application are;
1. Principle of Development.
2. Land Designation.
3. Landscape Character.
4. Residential Amenity.
5. Visual Amenity.
6. Highway Safety.
7. Flooding and Drainage.
8. Ecology and Biodiversity.
9. Contamination.
10. Coal Mining Risk.
1. Principle of Development
The National Planning Policy Framework (NPPF) establishes the need for the planning
system to achieve sustainable development and it breaks down sustainable
development in to three key constituents which are; economic, social and
environmental dimensions (paragraphs 7 and 8). The NPPF also sets out a
presumption in favour of sustainable development (paragraph 11). In broad terms, this
means that the application should be approved providing that it is in accordance with
the development plan and other policies within the NPPF, unless material
considerations or adverse impacts indicate otherwise (paragraph 11).
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The scheme proposes provision for children between the ages of 7 and 17years. The
children would have emotional and behavioural disorders or early lived childhood
trauma which now means that these children are in the looked after population as they
would have been removed from natural parents at an early age. The main placement
for young children in the looked after population is with independent fostering agencies
as this is the most natural environment for a young child. However, there is a national
shortage of these providers and there is still a high demand for high quality residential
care services for the short term care of children in the looked after population. Many
children will be generally from the Coventry and Warwickshire catchment area. The
application confirms that each child and their care provision will be assessed on an
individual basis and educational needs of the children would be met through partners,
from mainstream schools to specialist educational providers and some home tutoring
through virtual schools.
There is an existing community building on the site which is to be retained. No changes
are proposed to the existing building including its current lawful use which is D1. Under
previous planning applications the building includes permission for offices to the first
floor and a multi-use conference space to ground floor. The agent has confirmed that
in addition to providing opportunities for community events as is the current situation,
the applicant wants to incorporate the building into the general running of the site,
including the site managers using the offices and the conference room being used to
accommodate activities for children.
2. Land Designation
The application site is currently designated as Area of Restraint and rural Countryside
under policies ENV2 and ENV3 of the Local Plan. Policy ENV2 states development
should not affect the open character or appearance of the area. Policy ENV3 further
sets out that planning permission will only be granted for development in the
countryside when it qualifies with one of a series of criteria and would then not harm
the overall character and quality of the countryside, amongst other things. However,
policy ENV2 is not intended to restrict all forms of development and does not have the
degree of permanence of Green Belt. The Inspector for the Local Plan recommended
that greater flexibility should be introduced to Area of Restraint policy to allow for
medium and longer-term development needs.
Whilst a C2 use is not currently counted in the housing numbers and trajectory, they
are monitored and it could also be argued that a C2 use is a residential use and
providing residential accommodation and therefore housing supply policies such as
ENV2 and ENV3 are out of date. Paragraph 11 of the NPPF states that policies of this
sort should not be considered up-to-date if the Council cannot demonstrate a five-year
supply of deliverable housing sites, which the Council cannot. Paragraph 11 of the
NPPF is therefore relevant and sets out that where the development plan is absent,
silent, or as is the case here, out-of-date, planning permission should be granted
unless any adverse impacts of doing so would significantly and demonstrably outweigh
the benefits, when assessed against the policies of the NPPF taken as a whole.
3. Landscape Character
Paragraph 170 of the NPPF outlines that planning decisions should recognise the
intrinsic character and beauty of the countryside and to help conserve and enhance
the natural environment.
It is necessary to have regard to the Council’s TEP Land Use Designations Study which
include Volume 1: Landscape Character Assessment (2012); Volume 2: Policy
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Recommendations (2012); Volume 3 (Site Analysis and Selection); and Stage 2:
Individual Site Assessment (2012). These studies are collectively being used to inform
the emerging Borough Plan. They assess existing landscape character and the
capacity of this landscape to accommodate change. To this effect the land outside the
urban area has been broken down into a number of parcels for the purpose of further
analysis. The conclusions of these studies are consequently material considerations
to take into account in the determination of this application.
In this case, the application site falls within the Galley Common Hills and Valleys
Landscape Character Area. This area is identified as having a strong strength of
landscape character with features that are relatively consistent across the landscape.
Indeed, the pattern of arable and pasture farming with woodlands, hedgerow trees,
wooded streams, and clusters of built form, combine to create a rural agricultural
character which has a sense of place relating to the Ancient Arden character area. The
landscape condition is deemed to be moderate with features that are generally intact,
although around some arable fields, hedgerows are becoming fragmented and in
places are absent. Around pasture fields hedgerows tend to be intact and well
managed. The field pattern is altering through some expansion and agricultural
intensification although the former pattern remains through remnant boundary
features. The study therefore recommends that this landscape area is conserved and
enhanced.
Notwithstanding this, it is recognised that this assessment relates to a very large and
broad area of land. Indeed, unlike other sites in the Borough, no further individual site
assessment for this specific application site was carried out as part of the Land Use
Designation Studies. This is because the site, along with other areas of land in the
Galley Common Hills and Valleys Landscape Character Area, was not carried forward
as a potential development area by the Council. In Volume 3 (Site Analysis and
Selection) the area is identified as Land Parcel NB17 which the application site falls
within. The site does form part of the sensitive area but is not land that is important for
retaining separation. In this case, it is considered that the site is on the boundary of the
designation and it already borders residential development on Plough Hill Road and
Waggestaff/Chaytor Drive. It already contains a building (community building) and is
considered to be more of a man-made landscaped area rather than an
undeveloped/unspoilt natural area. In addition, planning permission has also been
given for two sites to the south (562 dwellings in total) which were considered to be
more important in terms of landscape character.
4. Residential Amenity
The proposed buildings would be sited approximately over 100 metres away from
properties on Plough Hill Road and over 40 metres away from boundaries with their
rear gardens and approximately 60 metres away from Stretton Lodge. Home 1 would
be sited over 40 metres away from properties on Chaytor Drive which would all comply
with distance standards in the Residential Design Guide. A small football
pitch/basketball court/netball court is proposed in the south-west corner of the site.
NBBC Environmental Health did have concerns regarding increased noise due to the
proximity to Stretton Lodge and gardens of properties on Plough Hill Road. However,
it would be used to support the rehabilitation and development of skills for the children
on the site and would be different to a MUGA on a public park or within a new housing
development. A condition could be added requiring a management plan to be
submitted which would stipulate restrictions such as activities and times it can be used.
A condition could also be added for the design details of the space, including boundary
treatments and surface finishes to be submitted. An outdoor classroom space including
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an art block and deck are proposed in the eastern corner of the site. NBBC
Environmental Health have requested some acoustic mitigation along the north-east
boundary which can be added as a condition.
5. Visual Amenity
The site is bounded by gardens to residential properties on Plough Hill Road, the
former railway line (The Shuntings) to the east and properties on Chaytor Drive beyond
and open land to the south. The site is not particularly visible from public areas. The
four homes would be set around the edge of the existing pond with views from the key
internal spaces directed towards it. Outside of the buildings there would be different
types of spaces. These include big play spaces which would provide the opportunity
to play energetically, quiet spaces where residents could sit and relax, sensory spaces
which would provide sensory play such as sand pits and chalkboards and nature
spaces where residents could grow plants and food and encourage wildlife. The
proposed homes would be two storey with the art room and storage room being single
storey. The design does not reflect the surrounding area but as it would create a
cohesive group this is considered acceptable. A contemporary design is proposed with
areas of glazing, quartz-zinc, aluminium windows and natural materials such as natural
blackened larch and natural larch. Paragraph 127 of the NPPF states that planning
decisions should aim to ensure that developments respond to local character, whilst
not preventing or discouraging appropriate innovation and should be visually attractive
as a result of good architecture. It is therefore considered that the proposed
contemporary design is acceptable and would not be significantly detrimental to visual
amenity.
6. Highway Safety
The proposed development would utilise the existing access off Waggestaff Drive. A
total of 21 parking spaces are proposed which includes 2. disabled spaces. The
Council no longer has any saved car parking standards but using the previous SPD as
a guide, the proposed development would require at least 1 space per 4 resident staff,
1 space per 4 non-resident staff and 1 space per 4 residents. The proposed staff per
home are 1. Home Manager and 1. Team Leader and 2. care staff. This means there
would be a total of 16 staff across the four care homes. As well as this, the site wide
staff would consist of 1 Registered site manager, 1. Responsible individual and
2.Administration staff. There would therefore be a total of 20 staff. The Transport
Assessment submitted with the application states that the anticipated maximum
number on site at any one time would be 12 as they would operate a shift pattern.
Using the previous Car Parking SPD, 5 spaces would be required for the staff and 5
spaces for the residents, resulting in a total requirement of 10 spaces. It is therefore
considered that the proposed parking provision is acceptable.
WCC Highways have no objection as it is not considered that the proposed
development would have a severe impact on the public highway network and that there
would be a very low impact on the junction of Plough Hill Road and Coleshill Road.
The application states that the older children who will attend local schools will be
expected to walk and those who are younger or need to attend local specialist schools
will be taken by taxi or a staff member.
A traffic survey was carried out to enable the assessment of the highway impacts of
the development should the forecast trip generation be at a level that warranted
assessment. A number of the objections from neighbouring properties refer to the
timing of the survey in that it was carried out when part of Plough Hill Road was closed.
The agent has confirmed that another survey on the basis of trip generation should not
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be re-taken as the forecast trip generation of the development was agreed with WCC
Highways as being 8 and 4 trips in the AM and PM peak hours respectively. This level
of trip generation would not usually warrant any assessment of highway impacts. The
agent has stated that although there is a possibility the traffic survey data may have
been affected by roadworks on the wider highway network, which in turn could have
affected the calculated percentage impact, the forecast trip generation of the
development is very low and therefore any highway impacts would not be severe. On
that basis, they consider that there is no need to carry out further surveys as the
findings of the transport assessment would not materially change due to this very low
level of trip generation.
WCC Highways have confirmed that if another survey was carried out it could show
that the proposed development will have even less of an impact on the junction of
Plough Hill Road and Coleshill Road and therefore further assessments could be
considered unreasonable. As such, they do not require any more information to be
submitted, and their recommendation remains one of no objection subject to the
conditions. The site is close to cycle networks, public rights of way and bus services
with cycle storage also provided on the site.
7. Flooding & Drainage
The NPPF requires that consideration is given to the potential impact of flooding on
new development whilst also ensuring that flood risk is not increased elsewhere as a
result of it (paragraph 163). The site is not within the floodplain (in Flood Zone 1) and
as such the Environment Agency has no objections. A Flood Risk and Drainage
Assessment has been submitted with the application which details a number of
mitigation measures such as appropriate finished floor levels to prevent an increased
risk of flooding. WCC Flood Risk have no objections subject to conditions that the
development is carried out in accordance with the Flood Risk Assessment and details
of a surface water drainage scheme are submitted which can be conditioned.
8. Ecology & Biodiversity
In terms of ecology, paragraphs 170 and 175 of the NPPF outline a need to minimise
the impact of proposed developments on biodiversity as well as contributing to and
enhancing this where possible. It particularly highlights the need to consider the impact
on ecological networks, protected wildlife, priority species and priority habitats.
A Preliminary Ecological Appraisal has been submitted with the application. This states
that the majority of the site is of low ecological value, with the trees, pond and
hedges of moderate ecological value. It recommends ecological enhancements such
as suitable lighting, suitable surveying of trees if any are to be removed, planting with
native species and the use of bird and bat boxes all of which can be conditioned.
In order to comply with the NPPF to ensure the development does not have a negative
impact on biodiversity. Biodiversity Impact Calculations have been carried out.
Biodiversity is always treated in a sequential test with avoidance being the preferred
methodology followed by mitigation first on site and then off site. The calculations show
that there would not be a net loss of biodiversity. The calculation includes
enhancements of the existing pond for wildlife and enhancements and creation of
wildflower meadow on the site. Therefore, it is considered that subject to conditions
covering landscaping, a Construction Ecological Management Plan, Biodiversity
Ecological Management Plan, tree protection and lighting there would be no significant
impact on ecology and biodiversity.
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9. Contamination
Paragraph 178 of the NPPF states that planning decisions should ensure that a site is
suitable for its proposed use taking account of ground conditions and any risks arising
from land instability and contamination. NBBC Environmental Health have no objection
but have requested the standard contaminated land conditions.
10. Coal Mining Risk
Paragraph 178 of the NPPF states that planning decisions should ensure that a site is
suitable for its proposed use taking account of ground conditions and any risks arising
from land instability. The application site falls within the Coal Authority’s defined
Development High Risk Area and their records indicate that within the application site
and surrounding area there are coal mining features and hazards which need to be
considered, including a mine entry and its resultant zone of influence on the site. The
site is also in an area of recorded and likely unrecorded coal workings at shallow depth.
It is within this context that a Coal Mining Risk Assessment has been submitted. The
assessment acknowledges that there is a risk posed to the development by past coal
mining activity, including shallow coal mine workings and the presence of the mine
entry and recommends that intrusive site investigations should be carried out on site
in order to establish the exact situation in respect of coal mining legacy issues. The
Coal Authority have confirmed that they concur with the findings of the assessment
and have no objections subject to a condition requiring site investigation.

REASONS FOR APPROVAL:
Having regard to the pattern of existing development in the area, relevant provisions
of the development plan, as summarised above, and the consultation responses
received, it is considered that subject to compliance with the conditions attached to this
permission, the proposed development would be in accordance with the development
plan, would not materially harm the character or appearance of the area or the living
conditions of neighbouring occupiers and would be acceptable in terms of traffic safety
and convenience.

SCHEDULE OF CONDITIONS:
2.The development shall not be carried out other than in accordance with the approved
plans contained in the following schedule:
Plan Description
Plan No.
Date Received
Site Location Plan
001
19th March 2018
Proposed Site Layout
011 Rev C
2nd April 2018
Proposed Site in Context North
012 Rev A
19th March 2018
Proposed Site in Context South
013 Rev A
19th March 2018
2nd April 2018
Proposed Site in Context East
014 Rev A
Home 1 Coloured Elevations 1
041
19th March 2018
Home 1 Coloured Elevations 2
042
19th March 2018
Home 1 Elevations and Sections
040
19th March 2018
Home 1 Ground Floor Plan
021
19th March 2018
Home 1 Upper Floor Plan
022
19th March 2018
Home 1 Floor Plans
020
19th March 2018
Home 2 Coloured Elevations 1
046
19th March 2018
Home 2 Coloured Elevations 2
047
19th March 2018
Home 2 Elevations and Sections
045
19th March 2018
Home 2 Ground Floor Plan
026
19th March 2018
Home 2 Upper Floor Plan
027
19th March 2018
Home 2 Floor Plans
025
19th March 2018
Home 3 Coloured Elevations 1
051
19th March 2018
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Home 3 Coloured Elevations 2
Home 3 Elevations and Sections
Home 3 Ground Floor Plan
Home 3 Upper Floor Plan
Home 3 Floor Plans
Home 4 Coloured Elevations 1
Home 4 Coloured Elevations 2
Home 4 Elevations and Sections
Home 4 Ground Floor Plan
Home 4 Upper Floor Plan
Home 4 Floor Plans
Art Room Plans and Elevations
Store Room Plans and Elevations
Landscaping Strategy

052
050
031
032
030
056
057
055
036
037
035
060
061
015

19th March 2018
19th March 2018
19th March 2018
19th March 2018
19th March 2018
19th March 2018
19th March 2018
19th March 2018
19th March 2018
19th March 2018
19th March 2018
2nd April 2018
2nd April 2018
31st July 2018

3. No development shall commence until full details and samples of materials proposed
to be used in the external parts of any building have been submitted to and approved
in writing by the Council. The development shall not be carried out other than in
accordance with the approved details.
4. No development shall commence until details of a management plan for the
proposed multi use games area including hours of use and types of activities has been
submitted to and approved in writing by the Council. The multi use games area shall
not be used other than in accordance with the approved details.
5. No development shall commence until details of the multi use games area including
design details, boundary treatments and surface finishes have been submitted to and
approved in writing by the Council. The development shall not be carried out other than
in accordance with the approved details.
6. No development shall commence until details of acoustic mitigation measures along
the north-east boundary have been submitted to and approved in writing by the
Council. The development shall not be occupied until the approved mitigation
measures have been carried out in accordance with the approved details.
7. No development shall commence on any phase until:
a. A contaminated land assessment and associated remedial strategy for that phase
of development, has been submitted to, and agreed in writing by the Council;
b. The approved remediation works for that phase of development shall be completed
on site, in accordance with a quality assurance scheme, agreed as part of the
contaminated land assessment;
c. If during implementation of this development, contamination is encountered which
has not previously been identified, the additional contamination shall be fully assessed
and a specific contaminated land assessment and associated remedial strategy shall
be submitted to and agreed in writing by the local planning authority before the
additional remediation works are carried out. The agreed strategy shall be
implemented in full prior to completion of the development hereby approved; and
d. On completion of the agreed remediation works, a closure report and certificate of
compliance, endorsed by the interested party/parties shall be submitted to and agreed
in writing by the Council.
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8. No development shall commence until a Construction Management Plan has been
submitted to, and approved in writing by, the Council. The approved Statement shall
be adhered to throughout the construction period. The Statement shall provide for:
i) The routeing and parking of vehicles of site operatives, HGV's and visitors;
ii) Hours of work;
iii) Loading and unloading of plant and materials;
iv) Storage of plant and materials used in constructing the development;
v) The erection and maintenance of security hoarding including decorative displays
and facilities for public viewing, where appropriate;
vi) Wheel washing facilities;
vii) Measures to control the emission of dust and dirt during construction;
Viii) A construction phasing plan; and
IX) A scheme for recycling/disposing of waste resulting from construction works.
9. The development shall not be occupied until the existing gates within the vehicular
access to the site from Waggestaff Drive have been setback so as not to open within
a minimum distance of 12.0 metres as measured from the near edge of the public
highway footway.
10. No building shall be occupied until the parking and manoeuvring areas have been
laid out in accordance with the details shown on the proposed site layout (Drawing no.
011 Rev C). Such areas shall be permanently retained for the purpose of parking and
manoeuvring of vehicles, as the case may be.
11. No development shall not commence until a turning area has been provided within
the site so as to enable general site traffic and construction vehicles to leave and reenter the public highway in a forward gear. No deliveries or collections associated with
the development shall be loaded or unloaded from the public highway.
12. The development shall not be carried out other than in accordance with the Flood
Risk
Assessment
(Land
rear
of
Plough
Hill
Road,
Nuneaton_RammSanderson_RSE_1223-01-V3_May 2018) received by the
Council on 25th May 2018 and the mitigation measures detailed within it. The mitigation
measures shall be fully implemented prior to the occupation of the development.
13. No development and subsequent use of the development shall take place
until a detailed surface water drainage scheme for the site, based on sustainable
drainage principles and an assessment of the hydrological and hydrogeological
context of the development, has been submitted to and approved in writing by the
Council. The scheme shall subsequently be implemented in accordance with the
approved details before the development is completed. The scheme to be submitted
shall:
- Undertaken infiltration testing in accordance with the BRE 365 guidance to clarify
whether or not an infiltration type drainage strategy is an appropriate means of
managing the surface water runoff from the site.
- Provide provision of surface water attenuation storage as stated within the FRA
and/ or in accordance with ‘Science Report SC030219 Rainfall Management for
Developments’.
- Demonstrate that the surface water drainage system(s) are designed in accordance
with ‘The SuDS Manual’, CIRIA Report C753.
- Demonstrate detailed design (plans, network details and calculations) in support
of any surface water drainage scheme, including details of any attenuation system,
and outfall arrangements. Calculations should demonstrate the performance of the
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designed system for a range of return periods and storm durations inclusive of the 1 in
1 year, 1 in 2 year, 1 in 30 year, 1 in 100 year and 1 in 100 year plus climate change
return periods.
- If infiltration is not viable, provide evidence to show an agreement from Severn Trent
Water to connect to the existing surface water network.
- Provide plans and details showing the allowance for exceedance flow and
overland flow routing, overland flow routing should look to reduce the impact of an
exceedance event.
- Detailed maintenance plan is implemented and provided to the LPA giving details on
how surface water systems shall be maintained and managed for the life time of the
development. The name of the party responsible, including contact name and details
shall be provided to the LPA within the maintenance plan.
14. No development shall commence until intrusive site investigation works have been
undertaken (as detailed within the Coal Mining Risk Assessment (ref. HO/27148 24th
May 2018, prepared by GIP Ltd)) to establish the situation regarding coal mining legacy
issues on the site. In the event that the site investigations confirm the need for remedial
works to treat the areas of shallow mine workings, this work must also be carried out
prior to any development, site clearance or demolition and in accordance with the
recommendations of the Coal Mining Risk Report and the details submitted to and
approved in writing by the Council.
15. No development shall commence until full details of the site levels and finished
floor levels have been submitted to and approved in writing by the Council. No
construction work shall be carried out other than in accordance with the approved
details.
16. No development including any site clearance shall take place in any phase, until a
Construction Ecological Management Plan (CEMP) has been submitted to and
approved in writing by the Council. The approved CEMP shall be adhered to
throughout
the
construction
period.
The
CEMP
shall
include details of:
a. any pre- construction checks required;
b. the species safeguards to be employed;
c. appropriate working practices and timings of construction works;
d. site clearance methods;
e. the extent of buffer zones and stand-offs for sensitive ecological
features; and
f. what to do if protected species are discovered during construction.
g. Details of the body or organisation responsible for the implementation and ongoing
management, monitoring and remedial actions of the plan, including the mechanism
for funding.
The CEMP shall also include details of a suitably qualified Ecological Clerk of Works
to oversee implementation of the CEMP and address any contingency measures
where appropriate. The CEMP will set out key operations and associated points at
which written reports will be submitted by the Ecological Clerk of Works to the Authority
evidencing implementation of the contents of the CEMP through dated photographs
and associated text. The approved plan will be implemented in
accordance with
the approved details. The above conditions for Ecological works monitoring
arrangements including a timetable covering all key stages and on site actions
including what operations an ecologist will be present at and routine submission of
written reports including dated photographic records of works and visits at each key
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stage. The above conditions conform to the British Standard
Biodiversity: Code of Practice for Planning and Development.

BS 42020:2013

17. No development, including site clearance, shall commence until a Landscape and
Ecological Management Plan (LEMP) has been submitted to and approved in writing
by the Council. The purpose of the LEMP will be to secure measurable net gains to
biodiversity. The LEMP shall set out how the measures and recommendations detailed
in the Preliminary Ecological Appraisal (ref. PloughNun_PEA) and Landscaping
Strategy (drawing no. 015) will be implemented and maintained. The content of the
LEMP shall include:
- Details of planting to provide additional foraging areas for bats
- Details and position of roosting and nesting bricks, tiles, boxes and terraces for bats
and breeding birds
-Details of enhancements of the existing pond for wildlife
- Details of enhancements and creation of wildflower meadow
- Timing and methodology of site clearance
- A timetable for the implementation of all of the ecological and landscape mitigation
and enhancement measures
- Details of a scheme securing future maintenance and retention.
- Description and evaluation of features to be managed.
- Ecological trends and constraints on site that might influence management.
- Aims and objectives of management.
- Appropriate management options for achieving aims and objectives.
- Prescriptions for management actions.
- Preparation of a work schedule (including an annual work plan capable of being rolled
forward over a five-year period).
- Details of the body or organization responsible for implementation of the plan.
- Ongoing monitoring and remedial measures.
The LEMP shall also include details of the legal and funding mechanism(s) by which
the long-term implementation of the plan will be secured by the developer with the
management body(ies) responsible for its delivery. The plan shall also set out (where
the results from monitoring show that conservation aims and objectives of the LEMP
are not being met) how contingencies and/or remedial action will be identified, agreed
and implemented so that the development still delivers the fully functioning biodiversity
objectives of the originally approved scheme. The approved plan will be implemented
in accordance with the approved details.
18. No development shall commence until a scheme for the lighting of the site including
a lighting contour plan has been submitted to and approved in writing by the Council.
This scheme should outline how the lighting scheme avoids potential negative effects
upon the habitats used by foraging and commuting bats as evidenced by a suitably
qualified and experienced ecologist. The development shall not be carried out other
than in accordance with the approved details.
19. No development shall commence until a landscaping scheme has been submitted
to and approved in writing by the Council and the said scheme shall be carried out
within 12 months of the commencement of the development and subsequently
maintained in the following manner:Any tree or plant (including any replacement) which, within a period of five years from
the implementation of the scheme, dies, is removed or becomes seriously damaged or
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diseased, shall be replaced in the next planting season with another of a similar size
and species unless the Council consents in writing to any variation.
20. No development shall commence until a scheme has been submitted to and
approved in writing by the Council giving details of all existing trees and hedgerows on
the site, those to be retained, and measures for their protection and the protection of
root zones, in the course of the development. No tree or hedgerow other than so
agreed shall be removed, and no construction works shall commence unless the
approved measures for the protection of those to be retained have been provided and
are maintained during the course of development.
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Existing Site Plan
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Site Plan
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Proposed Site Plan
Planning Applications Committee - 21st August 2018

93

Home 1- Floor Plans
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Home 1- Elevations & Sections
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Home 2- Floor Plans
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Home 2- Elevations & Sections
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Home 3- Floor Plans
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Home 3- Elevations & Sections
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Home 4- Floor Plans
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Home 4- Elevations & Sections
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Proposed Art Room- Plans & Elevations
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Item No. 5
REFERENCE No. 035640
Site Address: Site 31B007 Land off (New Site) The Long Shoot, Nuneaton.
Description of Development: Application for variation of condition 2 and 9
following grant of planning permission 034706 to allow layout alterations for access to
adjoining land and to change wording of biodiversity condition.

Applicant: Mr Chris O'Hanlon.
Ward: SN

RECOMMENDATION:
Planning Committee is recommended to grant planning permission, subject to a deed
of variation to the original legal agreement.

INTRODUCTION:
Application for variation of condition 2 and 9 following grant of planning permission
034706 to allow layout alterations for access to adjoining land and to change wording
of biodiversity condition at Site 31B007 Land off (New Site) The Long Shoot, Nuneaton.
The application site is to the north eastern edge of Nuneaton along the A47, The Long
Shoot. The Long Shoot adjoins the A5 to the north-east of the existing site access. The
site previously formed part of an agricultural use, but since residential development
was approved over the last few years the phases are now being built out and some
have residents living in them. The site is semi-rural with residential development
enclosing the southern & western boundary making up phase one and to the north
along Watling Street (the A5). There are some hedgerows crossing the site, with some
hedgerow trees. There are no public rights of way abutting or crossing the site,
however N30 adjoins phase to the north.

BACKGROUND:
This is a Section 73 application to vary the conditions applied to an earlier approval.
Condition 2 relates to the previously approved plans, and Condition 9 relates to
biodiversity on the site.
This application is being reported to Committee at the request of Councillor K
Kondakor.

RELEVANT PLANNING HISTORY:



034706 – Variation of condition No.20 of previously approved ref:034036 to
state no more than 30 dwellings shall be occupied until the access is completed
– Approved – August 2017.
034036 – Variation of condition No.20 of previously approved ref: 032992 to
state no dwelling shall be occupied until the access is completed – Approved –
August 2016.
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032992 – Erection of 254 dwellings (C3) (25% affordable) with public open
space, associated earthworks to facilitate surface water drainage, landscaping,
parking and other ancillary works, access off The Long Shoot – Approved –
March 2016.
032399: Application for approval of reserved matters following outline approval
031589 (resubmission following refusal of 32223) Approved – November 2013.
031589: Residential development of up to 120 dwellings, including public open
space and landscaping (Outline application to include access) Approved – July
2013.

RELEVANT PLANNING POLICIES:






Saved Policies of the Local Plan 2006:
o H3 - Affordable Housing;
o H5 - Housing Capable of Adaption;
o H6 - Planning Obligations;
o ENV2 - Area of Restraint;
o ENV3 - Rural and Urban Countryside; and
o ENV14 - Supplementary Planning Guidance / Supplementary Planning
Documents.
Residential Design Guide 2004.
National Policy Planning Framework (NPPF).
National Planning Practice Guidance (NPPG).

CONSULTEES NOTIFIED:
NBBC Parks and Countryside and WCC Highways.

CONSULTATION RESPONSES:
No objection subject to conditions:
WCC Highways and NBBC Parks.

NEIGHBOURS NOTIFIED:
3, 4, 7, 11, 23 Greendale Road;
9 Haweswater Grove;
28, 31, 33, 35, 37, 45 The Longshoot;
5 Weft Way;
West Mercia Housing Group, Bromsgrove.
Neighbouring properties were sent letters notifying them of the proposed development
on 22nd February 2018. A site notice was erected on street furniture on 25 th February
2018 and the application was advertised in The Nuneaton News on 4th April 2018.

NEIGHBOUR RESPONSES:
There has been 1 letter of objection from 1 address. The comments are summarised
below;
1. Already having an impact on wildlife.
2. Significant long term impact on biodiversity.

APPRAISAL:
The key issues to assess in the determination of this application are;
1. Impact on Highway Safety.
2. Impact on Biodiversity.
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1. Impact on Highway Safety
The proposal seeks to vary the approved layout plan AAH5206 01 Rev H, and
substitute the layout plan AAH5206 06 Rev G in its place. The changes with regard to
the highway layout are minimal and have been considered by WCC Highways and they
have no objection to the changes.
The changes include the amendment to one turning head to include a potential future
link to other developments, and this is considered acceptable, and even a betterment
by Officers.
The amendments to the layout are considered to be acceptable in relation to the impact
on Highway Safety.
2. Impact on Biodiversity
Biodiversity offsetting uses a scoring matrix for different types of habitat and ascribes
scores to the types of habitat on site, that to be lost and that to be created/retained.
The legislation asks for a ‘net gain’ in biodiversity and it is using this scoring matrix
which the gain/loss is measured.
The original permission was granted some years ago, in 2013. At this time biodiversity
offsetting was still in its infancy within the County, and the Borough had just started to
consider this on new planning applications. Accordingly a condition was added to the
original approval, and repeated in subsequent variation of condition approvals, which
stated;
9. No development shall commence until an Ecological and Landscape Strategy
Management Plan (ELSMP) has been submitted to and approved in writing by the
Council. The ELSMP shall set out how the measure and recommendations detailed in
the Landscape Appraisal (ref: 1436/EH/LA001) Tree Survey (ref: 1436/EH/TR001) Bat
Survey Report (ref: 404.01578.00050)Ecological Survey and Evaluation Report
(ref: 404-01578-00050) Badger Activity Survey Report (ref: 404-01578-00050)will be
implemented and maintained. The ELSMP shall also include details of: Ecological
Design Strategy; habitat and biodiversity creation and enhancement across the site;
green links into the wider area; species rich hedgerows; native structural landscape
planting; reduced intensity management regime; details of planting to provide
additional foraging for bats, including fruit species; details and position of roosting and
nesting bricks, tiles boxes and terraces for bats and breeding birds; Tree Risk
Assessment and Hazard Evaluation; tree and hedgerow protection plan; a timetable
for the implementation of all of the ecological and landscape mitigation and
enhancement measures and a scheme securing future maintenance and retention.
The ELSMP must also demonstrate how, measured across the site as a whole,
the measures it contains will achieve a net gain for the biodiversity of the site,
rather than simply neutralising the impact of the development.
The last sentence (in bold) of this condition means that the development must achieve
a net gain of biodiversity on site, but the problem arises when this is not possible and
some off-site offsetting of biodiversity is required to get this gain. The condition did not
allow for any mechanism which would let developers achieve a net gain through
offsetting, and since it is not possible on site we have reached an impasse.
On more recent permissions it is likely that biodiversity offsetting will require monies to
be paid in order to achieve a net gain (for off-site habitat creation, etc.), so legal
agreements are used for this as conditions are not generally an accepted way of
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requiring money. We no longer use this condition, and use legal agreements instead,
but given that a permission has been granted back in 2013 it is considered
unreasonable to now require a legal agreement retrospectively.
It is proposed to vary the condition so as to not include the last sentence (in bold above)
and therefore remove the necessity for biodiversity to be measured across the site as
a whole. The rest of the condition will remain, and all the other provisions will be
included, but the biodiversity measures will be removed.

REASONS FOR APPROVAL:
On completion of a Deed of Variation relating to the Section 106 agreement relating to
the provision of affordable housing and the long term management and maintenance
of a Sustainable Urban Drainage system, contributions towards; the provision and
maintenance of open space and play facilities in the area; Science and Technology
facilities at Higham Lane Secondary School (including Special Educational Needs
facilities) and sustainable travel packs, the Head of Development Control be given
delegated authority to grant planning permission.
Having regard to the pattern of existing development in the area, relevant provisions
of the development plan, as summarised above, and the consultation responses
received, it is considered that subject to compliance with the conditions attached to this
permission, the proposed development would be in accordance with the development
plan, would not materially harm the character or appearance of the area or the living
conditions of neighbouring occupiers and would be acceptable in terms of traffic safety
and convenience.

SCHEDULE OF CONDITIONS:
The Development shall not be carried out other than in accordance with the approved
plans contained in the following schedule:
Plan Description
Plan No.
Date Received
Planning Layout phase 2A
AAH5206 06 G
9th May 2018
Planning Layout phase 2B
AAH5206 02E
20th May 2015
Composite Layout Phase 2A+B AAH5206 03
20th May 2015
Street Scenes
AAH5206 04
15th September 2014
Site Location Plan
AAH5206 05 A
20th May 2015
Proposed Drainage Strategy
1000 A
9th February 2015
Proposed Drainage Strategy
1001 A
9th February 2015
Site Access Option 11
021 B
19th May 2015
Tree Survey Plan
14-36-01
15th September 2014
Tree Constraints Plan
14-36-02
15th September2014
Althorp
ALT PLAN 03
15th September2014
Ashbourne
Stl/Ab (B)/02 A
15th September2014
Ashbourne
ASH PLAN 04
15th September2014
Ashbourne
ASH PLAN 03
15th September2014
Bentley
BEN PLAN 03
15th September2014
Bidford
BID PLAN 03
15th September2014
Bromley
BROM PLAN 01
15th September2014
Bromley
BROM PLAN 03
15th September2014
Bromley
BROM PLAN 05
15th September2014
Buxton
BUX PLAN 03
15th September2014
Chatham
CHA PLAN 12
15th September2014
Cheltenham
CHE PLAN 01
15th September2014
Cheltenham
CHE PLAN 02
15th September2014
Planning Applications Committee - 21st August 2018

106

Compton
Compton
Compton
Cromford
Cromford
Cromford
Desford
Mapleton
Meriden
Meriden
Moreton
Moreton
Moreton
Moreton
Moreton
Stafford
Stafford
Wyvern
Wyvern
Yoxall
SO2 + LTH
S03 LTH
S03 LTH
S06 LTH
S07 LTH
S08
S09 LTH
S09 LTH
S012
BWK Corbel
Gable to Road Eaves 1
Gable to Road Eaves 1
Gable to Road Eaves 1
Gable to Road Eaves 1
Two Car Garage
Double Garage Eaves 1
Double Garage Eaves 1
Single Garage Exposed Rafter
Single Garage Exposed Rafter
Single Garage Exposed Rafter
Single Garage Exposed Rafter
2 Car garage Exposed Rafter
2 Car garage Exposed Rafter
2 Car garage Exposed Rafter
Double Garage Hip Exposed
Double Garage Exposed Rafter
Double Garage Exposed Rafter

COM PLAN 02
COM PLAN 03
COM PLAN 04
CRO ELEV 05
CRO PLAN 01
CRO ELEV 13
DES PLAN 08
MAP PLAN 08
MER PLAN 02
STl/ME(R)/01 A
MOR PLAN 10
MOR PLAN 01
MOR ELEV 06
MOR ELEV 02
MOR ELEV 11
STA PLAN 08
STA PLAN 09
WYV PLAN 06
WYV PLAN 01
YOX PLAN 07
S02+ PLAN 05
S03 PLAN 05
S03 PLAN 06
S06 PLAN 07
S07 PLAN 03
S08 PLAN 02
S09 ELEV 03
S09 PLAN 01
S012 PLAN 03
GAR/SAL/ER/07 B
13/GAR/SIN/04
13/GAR/SIN/03
13/GAR/SIN/02
13/GAR/SIN/01
13/GAR/2c/04
13/GAR/2c/03
13/GAR/2c/01
13/ER/SIN/04
13/ER/SIN/03
13/ER/SIN/02
13/ER/SIN/01
13/ER/2c/04
13/ER/2c/03
13/ER/2c/01
13/ER/DOU/04
13/ER/DOU/03
13/ER/DOU/01

15th September2014
15th September2014
15th September2014
15th September2014
15th September2014
15th September2014
15th September2014
15th September2014
15th September2014
15th September2014
15th September2014
15th September2014
15th September2014
15th September2014
15th September 2014
15th September2014
15th September2014
15th September2014
15th September2014
15th September2014
15th September2014
15th September2014
15th September2014
15th September2014
15th September2014
15th September2014
15th September2014
15th September2014
15th September2014
15th September2014
15th September2014
15th September2014
15th September2014
15th September2014
15th September 2014
15th September2014
15th September2014
15th September2014
15th September2014
15th September2014
15th September2014
15th September2014
15th September2014
15th September2014
15th September2014
15th September2014
15th September2014

3. The development shall be carried out in accordance with the details of the phasing
plan approved by the Council, and the approved timings contained within the phasing
plan unless otherwise agreed in writing by the Council.
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4. The development shall not be carried out other than in accordance with the materials
details approved by the Council unless otherwise agreed in writing by the Council.
5. No development shall commence until full details of earthworks, site levels and
finished floor levels including grading, contours and a schedule of implementation have
been submitted to and approved in writing by the Council. No construction work shall
be carried out other than in accordance with the approved details.
6. No development shall commence until details for the disposal of both surface water
and foul sewage and drainage to all hardstandings with associated detail design
drawings and supportive calculations, have been submitted to and approved in writing
by the Council. The details shall include:
a. Provisions to limit the rate of surface water run-off generated by the site to discharge
at no more than the existing Greenfield rate as detailed in the Flood Risk Assessment
hereby approved.
b. Provisions for the attenuation of surface water on site to the 1 in 100 year flood event
standard plus an allowance of 30% for climate change, using SuDS as proposed in the
Flood Risk Assessment hereby approved.
c. The outcome of site porosity testing and contamination testing to indicate the
suitability of the ground for infiltration purposes.
d. Provisions for the disposal of surface water run-off through the use of at-source
sustainable drainage methods (for example, a soakaway as detailed in Approved
Document Part H of the Building Regulations 2010, and BRE Digest 365- Soakaway
Design).
e. A fully labelled network drawing showing all dimensions of all elements of the
proposed drainage system including any on/offline control devices and structures.
f. Detailed network calculations that correspond to the above drawing.
g. modelled results for critical storms, including as a minimum 1yr, 30yr, and 100yr
+30% climate change events of various durations. A submerged outfall should be used
for the modelling. An electronic copy of the model must be submitted to WCC Flood
Risk Management Team.
h. Detailed drawings showing plan and sections of the proposed SuDs features,
together with inlet and outlet headwalls.
i. If the drainage network is to be adopted, evidence of an agreement with the adopting
body.
j. Evidence of overland flood flow routing in case of system failure or overtopping. This
should include the hydraulic modelled flow routes with depths/velocities of the flow.
k.Details of any on/off-line structures will need to be provided along with maintenance
details.
l. Location of storage systems and associated maintenance regimes.
m. Provisions for clearing all siltation build up during the construction of the
development from within the detention basin/swales following completion of the
development.
n. A Maintenance Plan giving details on how the entire surface water system shall be
maintained and managed after completion for the duration of the life of the
development. This shall include:
i) The name of the maintenance company and a contact for who will
be
responsible for the site.
ii) Tree and Shrub Maintenance
vi) Periodic inspection and management of existing trees and hedgerows.
vii)Inspection of structures associated with the function of the SUDS including trash
screen, headwalls and hydro-brake.
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viii)How the trash screen will be cleared regularly and cleansed before, during and
after any high intensity storm event.
ix) Periodic de-silting (10-15 years).
No sewage discharge shall be in operation until the drainage works have been
completed in accordance with the approved drainage scheme.
Further, no dwelling shall be occupied until the approved drainage scheme has been
provided in accordance with the timing/phasing arrangements embodied within the
scheme. The approved scheme shall be subsequently be maintained in accordance
with the approved details.
7. No development of any phase identified on the approved Phasing Plan shall take
place until full details of the precise alignment, specification and maintenance of
dedicated foot and cycle paths for that phase have been submitted to and approved in
writing by the Council. Development shall only be carried out in accordance with the
approved details.
8. No development shall take place, including any site clearance, until an Ecological
Construction Management Plan (ECMP) has been submitted to and approved in
writing by the Council.
The approved ECMP shall be adhered to throughout the construction period. The
ECMP shall include details of: any pre-construction checks required; the species
safeguards to be employed; appropriate working practices and timings of construction
works; site clearance methods;
the extent of buffer zones and stand-offs for sensitive ecological features; and what to
do if protected species are discovered during construction including Natural England
Licences to be obtained. The ECMP shall also include details of a suitably qualified
Ecological Clerk of Works to oversee implementation of the ECMP and address any
contingency measures where appropriate.
9. No development shall commence until an Ecological and Landscape Strategy
Management Plan (ELSMP) has been submitted to and approved in writing by the
Council. The ELSMP shall set out how the measure and recommendations detailed in
the Landscape Appraisal (ref: 1436/EH/LA001) Tree Survey (ref: 1436/EH/TR001) Bat
Survey Report (ref: 404.01578.00050) Ecological Survey and Evaluation Report
(ref:404-01578-00050) Badger Activity Survey Report (ref:404-01578-00050) will be
implemented and maintained. The ELSMP shall also include details of: Ecological
Design Strategy; habitat and biodiversity creation and enhancement across the site;
green links into the wider area; species rich hedgerows; native structural landscape
planting; reduced intensity management regime; details of planting to provide
additional foraging for bats, including fruit species; details and position of roosting and
nesting bricks, tiles boxes and terraces for bats and breeding birds; Tree Risk
Assessment and Hazard Evaluation; tree and hedgerow protection plan; a timetable
for the implementation of all of the ecological and landscape mitigation and retention.
10. Notwithstanding the submitted landscaping plans, no development shall commence
until a landscaping scheme has been submitted to and approved in writing by the
Council and the said scheme shall be carried out in accordance with the above phasing
plan and subsequently maintained in the following manner:Any tree or plant (including any replacement) which, within a period of five years from
the implementation of the scheme, dies, is removed or becomes seriously damaged or
diseased, shall be replaced in the next planting season with another of a similar size
and species unless the Council consents in writing to any variation.
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11. No development shall commence until a scheme of the external lights and lighting
columns for each phase of the development identified on the above phasing plan has
been submitted to and approved in writing by the Council. This scheme should outline
how the lighting scheme avoids potential negative effects upon the habitats used by
foraging and commuting bats as evidenced by a suitably qualified and experienced
ecologist. No light or lighting column shall be installed other than in accordance with
the approved details.
12. No development shall be carried out other than in accordance with the
recommendations of the submitted Hoare Lea Acoustics Noise report dated 12th May
2014. All habitable windows should have a minimum manufacturer’s rating of Rw30.
The means for ventilation should achieve a minimum rated sound reduction of
Dn,e,w30.
13. If, during development, contamination not previously identified is found to be
present at the site then no further development (unless otherwise agreed in writing by
the Council) shall be carried out until the developer has submitted a remediation
strategy to the Council detailing how this unsuspected contamination shall be dealt with
and obtained written approval from the Council. The remediation strategy shall be
implemented as approved.
14. No development shall commence other than in accordance with the programme of
archaeological work in accordance with the written scheme of investigation which has
been approved by the Council. The development shall not be carried out other than in
accordance with the approved details unless otherwise agreed in writing by the Council.
15. Notwithstanding the submitted details, no development shall commence until a
scheme for the phased provision of adequate water supplies and fire hydrants,
necessary for fire fighting purposes at the site, has been submitted to and approved in
writing by the Council. No phase of development shall be occupied until provision
has been made in accordance with the approved details.
16. No development shall commence other than in accordance with the construction
details of the internal access roads up to the boundary of the site with neighbouring
land to the north and south, which has been approved by the Council. No more than
50% of the dwellings hereby permitted shall be occupied until the roads are constructed
in accordance with the approved plans, unless otherwise agreed in writing by the
Council.
17. The first floor window shown on the hereby approved plans in the side elevations
of the dwellings at plot 186-189 and 237 shall not be fitted or subsequently maintained
other than in obscure glazing and any opener must be 1.7m above the floor level of the
room in which the window is situated.
18. No development shall be carried out other than in accordance with the Construction
Management Plan received on the 20th July 2016 version 2 in accordance with
condition 18 of approval 032992. This approved statement shall be adhered to through
the construction period.
19. Not withstanding the approved plans no development shall take place until details
of the layout of the public open space, including ecological and landscaping
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enhancement areas, boundary details (including knee rail fencing), site securing
(including gates, trip rails), surfacing, drainage, bins, seating, amenity lighting,
signage and notice/information boards if appropriate, has been submitted to and
approved in writing by the local planning authority. The development shall be carried
out and thereafter maintained in accordance with the approved details.
20. No more than 30 dwellings shall be occupied until the access to the site has been
constructed; located and laid out in accordance with plan AAH5206 01 H unless
otherwise agreed in writing by the Council.
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Site Layout Plan
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Zoomed in Extract of Layout Plan showing main change (circled)
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WORKS TO TREES
Item No. 6
REFERENCE No. 035786
Site Address: 8 Ribbonbrook, Nuneaton.
Description of Development: Fell to near ground level T3 Lime of Tree
Preservation Order 11/97.

Applicant: Adrian Skelton.
Ward: AT

RECOMMENDATION:
Planning Committee is recommended to refuse the tree works, for the reasons as
printed.

INTRODUCTION:
Fell to near ground level Lime tree known as T3 of Tree Preservation Order (TPO)
11/97 at 8 Ribbonbrook, Nuneaton.
It is proposed by the applicant to fell the existing tree covered by a TPO and plant a
replacement tree. The tree is a Lime tree and is set to the rear of the existing dwelling
on Ribbonbrook.
It is a large tree and is visible from the street and surrounding area in fleeting glimpses
over and between houses.

BACKGROUND:
Notwithstanding the letter of support received this application is being reported to
Committee at the request of Councillor A Sargeant.

RELEVANT PLANNING HISTORY:



035268 – Fell to near ground level T3 lime of TPO 11/97 – Refused by
Committee – January 2018.
035026 – Fell to near ground level T3 lime of TPO 11/97 – Withdrawn –
September 2017.

RELEVANT PLANNING POLICIES:



National Policy Planning Framework (NPPF).
National Planning Practice Guidance (NPPG).

CONSULTEES NOTIFIED:
NBBC Parks Tree Officer.

CONSULTATION RESPONSES:
Objection:
NBBC Parks Tree Officer.
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NEIGHBOURS NOTIFIED:
6, 7, 9, 10 & 13 Ribbonbrook, Nuneaton.
Neighbouring properties were sent letters notifying them of the proposed development
on 20th July 2018. A site notice was erected on street furniture on 16th July 2018.

NEIGHBOUR RESPONSES:
There has been 1 letter of support from 1 address. The comments are summarised
below;
1. Tree is becoming an inconvenience.
2. Makes gardens dirty and unsafe.
3. Sap covers patio slabs.

APPRAISAL:
The key issues to assess in the determination of this application are;
1. Impact on visual amenity
1. Impact on visual amenity
Before a tree can be protected it must first be assessed as being an important
landscape feature offering significant amenity to the general public. This assessment
takes into account the tree's visibility to the public, its condition, age and remaining lifeexpectancy, its function within the landscape and ultimately its importance to the local
environment. NPPG advice directs that if a tree's loss or removal would have a
significant impact on the local landscape then the tree warrants protection.
There is a similar tree in every other rear garden along this row, allowing the removal
of this tree with no real justification sets a precedent for the loss of all of these trees
covered by the same TPO.
The applicant has stated that they are willing to plant a replacement tree, however it is
considered that a tree replacement would not reach maturity for some years.
NBBC Parks Tree Officer states that as there is no structural issues with the tree the
consideration should be for its amenity value. The TPO was put on to protect the trees
during construction of the houses as they had significant amenity value at that time.
The trees are now somewhat hidden by the housing but can be seen as line of trees
from the roadway, Officers feel that they make a contribution in this regard. An
application for works to appropriately manage the tree (for example pollarding) would
address some of the applicants concerns and would not result in the loss of the tree.
The Parks Tree Officer did indicate that a crown thin of 25% would likely be acceptable
if applied for.
It is accepted that the loss of this individual tree may not have significant harm,
however, this could lead the way to the loss of the whole row, which cumulatively would
lead to a detriment of the overall visual amenity of the area. Therefore, the implications
for the loss of this tree are wider. If the wooded area of the railway embankment
(outside of the Councils jurisdiction) was removed and if the felling of these trees was
allowed there would be no screening for the railway.
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REASONS FOR REFUSAL:
It has not been adequately demonstrated that the tree is no longer worthy of a Tree
Preservation Order. There is no evidence to suggest the trees health is compromised
and Officers feel that the tree still offers amenity value to the local landscape.
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T3

Site Location Plan
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View From Ribbonbrook
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Guide to Use Classes Order in England (from 6 April 2018)
This two page guide is intended as general guidance only. Reference must be made to the Town and Country Planning (Use Classes) Order 1987 (as amended), and the Town and Country Planning
(General Permitted Development) (England) Order 2015, as amended by the 2016 Amendment Order, the 2017 Amendment Order, and the 2017 (No2) Amendment Order and the 2018 Amendment
Order for limitations (e.g floorspace maxima), restrictions, conditions and details of any requirements for any application for determination as to whether the prior approval of the local planning
authority will be required, (which may include the prior approval of building operations).

Use Class

Use

Permitted Change

Use Class

Use

Permitted Change

A1

Shops, retail warehouses, post offices,
ticket and travel agencies, sale of cold food
for consumption off premises, hairdressers,
funeral directors, hire shops, dry cleaners,
internet cafes

Permitted change to or from a mixed use as A1 or A2 & up to 2 flats

B2

Industrial process other than that falling
within Class B1

Permitted change to B1 and B8

B8

Use for storage or as a distribution centre

Permitted change to B1

C1

Hotels, boarding and guest houses (where
no significant element of care is provided)

Permitted change to state-funded school or registered nursery
(and back to previous lawful use) (subject to prior approval)

C2

Residential accommodation and care to
people in need of care, residential schools,
colleges or training centres, hospitals,
nursing homes

Permitted change to state-funded school or registered nursery
(and back to previous lawful use) (subject to prior approval)

C2a

Prisons, young offenders’ institutions,
detention centres, secure training centres,
custody centres, short term holding
centres, secure hospitals, secure local
authority accommodation, military barracks

Permitted change to state-funded school or registered nursery
(and back to previous lawful use) (subject to prior approval)

C3

Use as a dwellinghouse (whether or not a
main residence) by:

Permitted change to C4

Shops

Temporary permitted change (2 years) to A2, A3, B1 (interchangeable
with notification)
Permitted change of A1 or mixed A1 and dwellinghouse to C3 (subject to
prior approval) (see also 2018 Order)
Permitted change to A2(see also 2016 Order)
Permitted change to A3 (subject to prior approval) (see also the 2018
Order)
Permitted change to D2 (subject to prior approval)

A2

Banks, building societies, estate and
employment agencies, professional services
(not health or medical services)

Financial and
professional
services

Permitted change to A1 where there is a display window at ground
floor level. Permitted change to or from a mixed use for any purpose
within A2 and up to 2 flats. To A1 and up to 2 flats, where there is a
display window at ground floor level
Temporary permitted change (2 years) to A1, A3, B1 (interchangeable
with notification)
Permitted change from A2 or mixed A2 and dwellinghouse to C3
(subject to prior approval)
Permitted change to A3 (subject to prior approval)
Permitted change to D2 (subject to prior approval)

A3

Restaurants and cafes

A4

Public houses, wine bars or other drinking
establishments

Permitted change to Class A1 and Class A2
Temporary permitted change (2 years) to A1, A2, B1 (interchangeable
with notification)

Food and drink

Permitted change to or from a use falling “within Class A4 with a use
falling within Class A3” (“drinking establishments with expanded food
provision”)

Drinking
establishments

A5

For the sale of hot food for consumption
off the premises

Hot food
takeaways

B1

Business

Permitted change to A1, A2 or A3

General industry

Permitted change to C3 (temporary permitted development right:
prior approval application must be determined / expired without
determination by 10 June 2019)

Storage or
distribution

Hotels

Residential
instituations

Secure residential
institutions

Dwelling houses

A single person or by people to be regarded
as forming a single household

Temporary permitted change (2 years) to A1, A2, A3, B1 (interchangeable
with notification)

Not more than six residents living together
as a single household where care is
provided for residents; or
Not more than six residents living together
as a single household where no care is
provided to residents (other than use
within Class C4)

a.

Office other than a use within Class A2

Permitted B1 change to B8

b.

Research and development of products
or processes

B1(a) office permitted change to C3 (to be completed within a period
of 3 years from prior approval date) (see 2015 and 2016 orders)

c.

For any industrial process (which
can be carried out in any residential
area without causing detriment to the
amenity of the area)

Temporary permitted change (2 years) to A1,A2,A3 (interchangeable
with notification)
Permitted B1 change to state-funded school or registered nursery
(and back to previous lawful use) (subject to prior approval)

C4

Houses in multiple
occupation

Use of a dwellinghouse by 3-6 residents as
a ‘house in multiple occupation’ (HMO

Permitted change to C3

NB: Large HMOs (more than 6 people)
are unclassified therefore sui generis

Permitted change from B1(c) light industrial to C3 (temporary permitted
development right: prior approval application must be determined /
expired without determination by 30 September 2020)
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Use Class

Use

Permitted Change

Use Class

Use

Permitted Change

D1

Clinics, health centres, creches, day
nurseries, schools, non-residential
education and training centres, museums,
public libraries, public halls, exhibition
halls, places of worship, law courts

Temporary permitted change (2 years) to A1, A2, A3, B1
(interchangeable with notification)

Casino to A3 (subject to prior approval)

D2

Cinemas, concert halls, bingo halls, dance
halls, swimming baths, skating rinks,
gymnasiums, other areas for indoor and
outdoor sports or recreations not involving
motorised vehicles or firearms

Permitted change to state-funded school or registered nursery
(and back to previous lawful use) (subject to prior approval)

SUI
GENERIS

Includes theatres, large HMO (more than
6 people sharing), hostels, petrol filling
stations, shops selling and/or displaying
motor vehicles, scrap yards, retail
warehouse clubs, nightclubs, launderettes,
taxi or vehicle hire businesses, amusement
centres, casinos, funfairs, waste disposal
installations, betting office, pay day
loan shop

Non-residential
institutions

Assembly and
leisure

Temporary permitted change (2 years) to A1,A2,A3,B1
(interchangeable with notification)

(uses which do
not fall within
the specified use
classes above)

Casino to D2
Amusement centre or casino to C3 (subject to prior approval)
(see also 2018 Order)
Betting office or pay day loan shop to A1, A2, A3, D2 (subject to prior
approval)
Betting office or pay day loan shop to mixed use A1 and up to two
flats (if a display window at ground floor level), or mixed A2 and up
to two flats, or mixed use betting office or pay day loan shop and up
to two flats
Betting office, pay day loan shop or launderette to C3
(subject to prior approval)
Mixed use betting office, pay day loan shop or launderette and
dwellinghouse to C3 (subject to prior approval)

NB:
Any building in any Use Class, except Class A4 or Class A3 and A4 use (drinking establishment with expanded food provision), can be
used as a state-funded school for up to two academic years (with limitations and conditions).

Mixed use betting office and up to two flats to A1 (if a display
window at ground floor level), A2 or betting office

Certain vacant commercial land (with all buildings demolished) may be developed to provide temporary school buildings, and the land
used as a state-funded school for up to 3 academic years, subject to prior approval, and with limitations and conditions, including that
the building must be removed at the end of the third academic year.
Where planning application made after 5 December, 1988, permitted development rights allow the use to be changed to another use
granted permission at the same time for a period of ten years from the date of planning permission, unless consisting of a change of
use to a betting office or pay day loan shop: GPDO (2015) Schedule 2 Part 3 Class V.

Temporary permitted change (2 years) from betting office or pay
day loan shop to A1, A2, A3 or B1

OTHER
CHANGES
OF USE

Agricultural buildings

Bristol

Cardiff

Edinburgh

Leeds

Andrew Cockett
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0117 403 1980

029 2043 5880
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Daniel Lampard
daniel.lampard@lichfields.uk

020 7837 4477

0161 837 6130

0191 261 5685

0118 334 1920
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Permitted change to C3 (subject to prior approval) (the provisions
of the 2015 Order must be read with the provisions of the 2018
Amendment Order)
Flexible changes to A1, A2, A3, B1, B8, C1, D2 (subject to limitations
and prior approval process): new use is sui generis
Permitted change to state-funded school or registered nursery
(subject to prior approval)

This publication has been written in general terms and cannot be relied on to cover specific
situations. We recommend that you obtain professional advice before acting or refrain from
acting on any of the contents of this publication. Lichfields accepts no duty of care or liability
for any loss occasioned to any person acting or refraining from acting as a result of any
material in this publication. © Nathaniel Lichfield & Partners Ltd 2017, trading as Lichfields.
All Rights Reserved. Registered in England, no 2778116. 14 Regent’s Wharf, All Saints Street,
London N1 9RL. Designed by Lichfields 2012; amended 2017.
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