Enquiries to:
Wendy Bolton
Telephone Committee Services: 024 7637 6000
Direct Email:
committee@nuneatonandbedworth.gov.uk
Date: 12th November, 2018
Our Ref: PJM
Dear Sir/Madam,
A meeting of the PLANNING APPLICATIONS COMMITTEE will be held in
Committee Room A of the Town Hall, Nuneaton on Tuesday, 20th November,
2018 at 5.00 p.m.
A Site Visit will take place prior to the meeting as detailed overleaf.
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
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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 035675: 1 The Chestnuts, Bedworth.
Members are asked to meet on site at 3.30 p.m. on Tuesday, 20th November 2018.
If any Members need a lift, please be at Nuneaton Town Hall entrance at 3:10 p.m.
or Bedworth Civic Hall at 3.20 p.m.
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 30th October, 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 12). 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 14)

Planning Applications Committee - 20th November 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 14)

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).
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AGENDA ITEM NO. 3.

- 17 -

NUNEATON AND BEDWORTH BOROUGH COUNCIL
PLANNING APPLICATIONS COMMITTEE

30th October, 2018

A meeting of the Planning Applications Committee was held at the Town Hall,
Nuneaton on Tuesday, 30th October, 2018.
Present
Councillor W. J Hancox - Chair
Councillors J.B. Beaumont; J. Glass, S. Gran, A. Llewellyn-Nash, B. Pandher,
G. Pomfrett, J. Sargeant, J. Sheppard, R. Smith and J. Tandy.
Apologies: Councillors M. Rudkin and K. Wilson.
PLA32

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

PLA33

Minutes
RESOLVED that the minutes of the meeting held on 18th September, 2018, be
confirmed.

PLA34 Declarations of Interest
The Declarations of Interest for this meeting are as set out in the Schedule
attached to these minutes.
PLA35

Declarations of Contact
The Chair declared that all Councillors had been contacted in respect of
application No. 035718.
Councillor S. Gran declared contact from objectors in respect of application No.
035675 but that he had given no indication of his voting intention.
Councillor R. Smith declared contract from residents in respect of application
No. 035756, but that he had given no indication of his voting intention.
IN PUBLIC SESSION

PLA36

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.
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PLA37

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 paragraphs 1 and 2 of Part I of
Schedule12A to the Act.
PART II - EXEMPT ITEM

PLA38

035799: CHANGE OF USE TO A MIXED USE COMPRISING A
RESIDENTIAL DWELLING HOUSE (C3) AND A RESIDENTIAL CARAVAN
SITE FOR FIVE GYPSY FAMILIES WITH A TOTAL OF NINE CARAVANS
INCLUDING FIVE STATIC MOBILE HOMES AND FOUR TOURING
CARAVANS
Speaker: Mr P. Brown
RESOLVED to grant Planning Permission, subject to the conditions printed in
the Agenda, with an additional condition to restrict the occupation of plots to
only named persons.

__________________
Chair
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SCHEDULE OF APPLICATIONS FOR PLANNING PERMISSION AND RELATED
MATTERS REFERRED TO IN MINUTE PLA36 OF THE PLANNING
APPLICATIONS COMMITTEE ON 30TH OCTOBER, 2018

035742: Hill Farm, Golf Drive, Nuneaton
Change of use from agricultural building (potato store) to business (B1) use (includes
the provision of a passing bay on private access road (re-submission following
withdrawn application reference 035427).
Applicant: Mr R Hemus.
Speaker:

Mr. A. Gilbey

DECISION
That Planning Permission be refused on the grounds that there is no end user
identified, the impact on visual amenity and the character of the area, and the
impact on highways safety.

035675: 1 The Chestnuts, Bedworth
Two storey and single storey rear extension
Applicant: Mr Aman Kahlon
Speakers:

Mr A. Kahlon
Mr A. Edwards
Mr B. Flynn

DECISION
Decision deferred, pending a site visit on the grounds of the impact on residential
amenity in regards to the neighbouring properties.

035718: 190 Higham Lane, Nuneaton
Residential development (Outline with all matters reserved) (Land rear of 190 Higham
Lane, Nuneaton)
Applicant: Mr M Wilkes
Speakers:

Mrs T. Wilkes

DECISION
That Planning Permission be refused on the grounds of impact on the visual amenity
and the character of the area, and residential amenity.
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035756: Site 119a001 – Land between 151 & 157 Coventry Road, Bulkington
Erection of 6 dwellings (outline including access)
Applicant: Mr Riley Smith
Speakers:

Ms E. Overton
Mr M. Jones

DECISION
To grant Planning Permission on the grounds of special circumstances, in that
the proposed development would be limited infilling and improve a small piece of
land, and is in keeping with and compliments the existing pattern of development.

035588: Site 62C007 - Land Rear of 92-98 Donnithorne Avenue, Nuneaton
Erection of 4 semi-detached dwellings with associated access, car parking and
drainage
Applicant: Mr Shaun Suffolk
Speakers:

Councillor T. Sheppard
Mr A. Taylor

DECISION
To grant Planning Permission, subject to the conditions printed in the Agenda
and Addendum, with the additional condition of the provision of a
Construction Management Plan.
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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
- 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

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;
Vice-Chair of the Exhall
Multi-cultural Group
Unite the Union
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To speak and vote on any
matters related to the
Salvation Army Charity
(SATCOL) or related
bodies, unless the matter
directly affects the contract
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Name of
Councillor

Disclosable
Pecuniary Interest

Other Personal Interest

Dispensation

of employment of the
Councillor
J. Sheppard

Management Committee
Member Mental Health
Drop in.
Partnership member of the
Hill Top and Caldwell Big
Local
Director of Wembrook
Community Centre

R. Smith

Dispensation to speak and
vote on any matters of
Borough Plan that relate to
the Directorship of
Wembrook Community
Centre

Director of Volunteer
Friends, Bulkington;
Director of Sevenco
Training CIC Ltd,

A member of the Board
of Directors of
Bulkington Village
Community and
Conference Centre
J.A. Tandy

K.D Wilson

Partnership member of the
Hill Top and
Caldwell Big Local.
Employee of the
courts service

Non Executive Director
with Nuneaton and
Bedworth Community
Enterprises Limited
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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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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.

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;
Vice-Chair of the Exhall
Multi-cultural Group
Unite the Union
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Name of
Councillor

Disclosable
Pecuniary Interest

Other Personal Interest

Dispensation

of employment of the
Councillor
J. Sheppard

Management Committee
Member Mental Health
Drop in.
Partnership member of the
Hill Top and Caldwell Big
Local
Director of Wembrook
Community Centre

R. Smith

Dispensation to speak and
vote on any matters of
Borough Plan that relate to
the Directorship of
Wembrook Community
Centre

Director of Volunteer
Friends, Bulkington;
Director of Sevenco
Training CIC Ltd,

A member of the Board
of Directors of
Bulkington Village
Community and
Conference Centre
J.A. Tandy

K.D Wilson

Partnership member of the
Hill Top and
Caldwell Big Local.
Employee of the
courts service

Non Executive Director
with Nuneaton and
Bedworth Community
Enterprises Limited
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Planning Applications Committee
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Applications for Planning Permission etc.
Agenda Item Index
Item
No.

Page
No.

Site Visit
1.

035675/SL

1 The Chestnuts, Bedworth

15.

Planning Applications
2.

035623/SN

Site 42B001 - Land rear of 28-44 The Long Shoot,
Nuneaton

26.

3.

035283/GC

Site 36c002 - Hill Farm and Land to rear Plough Hill
Road, Nuneaton

67.

4.

035800/SL

2 Woodlands Road, Bedworth

87.

5.

035914/WH

221 Lutterworth Road, Nuneaton

94.

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

AR
BE
EX
KI
SN
WH

Arbury
Bede
Exhall
Kingswood
St Nicolas
Whitestone
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SITE VISITS

Item No. 1
REFERENCE No. 035675
Site Address: 1 The Chestnuts, Bedworth
Description of Development: Two storey and single storey rear extension
Applicant: Mr Aman Kahlon
Ward: SL

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

REASON FOR SITE VISIT:
To assess the impact on residential amenity, in particular the impact on
numbers 28 Silver Birch Ave and 2 The Chestnuts.

INTRODUCTION:
The application is for a two storey and single storey rear extension at 1 The
Chestnuts, Bedworth.
The proposal property is 1 The Chestnuts and is a relatively large detached
property on Woodlands Park, just off Silver Birch Avenue. The house is twostorey, gable roofed with a two storey projection to the front which is roofed with
a smaller gable feature. The house has a single storey garage to the side, with
a sloping roof and canopy to the front elevation. The house is built, like many
of its neighbours from a sandy brown colour brick with concrete pantiles on the
roof. The house currently has a single storey conservatory to the rear
constructed of uPVC. The house has some trees covered by a Tree
Preservation Order in the back garden.
To the west lies 28 Silver Birch Avenue, which is another detached property. It
has a frontage on to Silver Birch Ave, but also has a frontage on to The
Chestnuts. The house is set back from the front of 1 The Chestnuts and projects
beyond the rear of number 1 by a few metres. There is a side facing window
which serves the kitchen diner, to which there is also a glazed door and large
front window.
To the east is number 2 The Chestnuts. It is a two-storey detached property
with a forward sloping gable roof. To the side is a single storey garage which
also has a sloping roof, which then wraps around the front and creates a small
canopy across the front of the house. The house at 2 The Chestnuts is set ever
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so slightly back from its neighbour at 1 The Chestnuts, and is set slightly lower
than the land level of number 1. To the rear there are no extensions, and several
rear facing windows. The window in closest proximity is to a utility room (which
is not considered a habitable room), the other two ground floor windows serve
the living room (a through room) and kitchen. The garden is rectangular in
shape, and a small patio area was arranged close to the boundary with number
1.

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

RELEVANT PLANNING HISTORY:


None relevant.

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:
NBBC Parks and Countryside

CONSULTATION RESPONSES:
No objection from:
NBBC Parks and Countryside

NEIGHBOURS NOTIFIED:
1 The Rowans, Bedworth; 2 The Chestnuts, Bedworth; 26, 28, 30 Silver Birch
Avenue
Neighbouring properties were sent letters notifying them of the proposed
development on 31st May 2018.

NEIGHBOUR RESPONSES:
There have been 6 letters of objection from 3 addresses. The comments are
summarised below;
1) Loss of privacy, light, and loss of amenity to neighbouring properties,
windows and gardens
2) Proposal would not be in keeping with the rest of the houses
3) Increase in noise disturbance and pollution
4) May affect trees covered by a TPO
5) Extension would be too large
6) The house could be turned in to an office
7) Higher risk of flooding
8) The trees are a habitat for wildlife, including protected species such
as bats
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APPRAISAL:
The key issues to assess in the determination of this application are;
1) The impact on residential amenity;
2) The impact on visual amenity and;
3) The impact on trees covered by a tree preservation order.
1. Impact on Residential Amenity
The Impact on 2 The Chestnuts
The proposed extension will run roughly parallel to the boundary between the
gardens of 1 and 2 The Chestnuts. The proposal, like the main house, will be
slightly angled from the parallel fence.
There is a conservatory there currently, which is to be removed and replaced
by a two-storey section of this proposed extension. The way the houses are
sited means that the rear of number 1 does not extend beyond the rear of
number 2, and as such some of the extension will run alongside the
neighbouring house, before projecting beyond it.
The proposal is over 4m long, and around 3.5m of this would be beyond the
rear of number 1 The Chestnuts. The angle means that the proximity of the
extension to the boundary ebbs away as it gets further from the host property,
culminating around 1.1m away from the boundary.
The Residential Design Guide 2004 (paragraph 9.6) states that “near the
boundary of an adjoining usable rear, private amenity space… a two-storey
extension or higher shall be less than 3 metres long”. In this case the proposal
is set around 1m away from the boundary, rather than being directly on it, so it
seems acceptable that the 3.5m of the two-storey extension which projects
beyond the rear of 2 The Chestnuts, would not create any significant harm to
the amenity of the rear private garden of number 2 The Chestnuts given the
siting away from the boundary.
This is especially so since the extension would be set on the western boundary
of Number 2’s north facing garden, and as such the impact on light as a result
would be relatively minimal, and therefore not significant.
In addition to this the window in closest proximity to the extension serves the
non-habitable utility room of number 2, the other habitable windows are not too
close to the proposed extension. A 45 degree line drawn from these habitable
windows is not breached and the proposal is considered to have no
unacceptable impact on the rear facing windows of number 2 The Chestnuts.
Some objectors raised concerns over the loss of privacy, however there are no
side facing windows proposed, and the rear facing windows proposed in the
extension should not result in the loss of privacy to neighbouring gardens to
any greater extent than the current window layout allows.
The extension therefore is considered to be acceptable given that no significant
harm would be generated by the proposal in relation to 2 The Chestnuts.
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The Impact on 28 Silver Birch Avenue
The proposal on this side of 1 The Chestnuts will be single storey and will not
project beyond the rear of the existing property at 28 Silver Birch Ave.
Consequently, it is not considered that there would be any significant harm to
28 Silver Birch as a result of the extensions.
28 Silver Birch Ave has a side facing window which serves a kitchen/diner, this
room also has a front facing window. The front facing window is larger and adds
light to the room, and is considered to be the primary window serving this room
(and the side window is a secondary window).
Again some objectors raised concerns over the loss of privacy, however there
are no side facing windows proposed here facing 28 Silver Birch Ave, and the
rear facing windows proposed in the extension should not result in the loss of
privacy to neighbouring gardens to any greater extent than the current window
layout allows.
The proposal therefore would have no significant impact on the amenity of 28
Silver Birch Avenue and this is in accordance with the Residential Design Guide
2004.
2. Impact on Visual Amenity
The proposed extensions are to the rear of the house and as such will not form
a prominent feature within the street scene of either The Chestnuts, Silver Birch
Avenue or from The Rowans. There will be some fleeting glimpses from certain
angles, but a viewer from the surrounding highway or footpaths would see very
little of the extensions.
The area is characterised by large detached properties, and as such this
extension would do little to alter the character of the existing house, or to
contrast with the surrounding area.
This is in accordance with the Residential Design Guide 2004.
3. Impact on Trees Covered by a Tree Preservation Order
There are some trees within the garden of 1 The Chestnuts which are covered
by a tree preservation order (TPO 5/92). Some objections raised concerns over
the impact on these trees, and accordingly a Tree Report was requested from
the applicant to assess any potential risk to the trees.
The Tree Report was assessed by NBBC Parks and Countryside and they
returned no objection to the application, and have asked for no conditions to be
added.
It is considered that the proposed extensions should not have any significant
impact on the trees covered by TPO 5/92.

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
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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
Block Plans & Location
Existing Plans Elev.
Proposed Plans and Elev.

Plan No.
1Chest/1.
1Chest/2.
1Chest/3.

Date Received
23rd May 2018
23rd May 2018
23rd May 2018

3. No external materials shall be used in the extensions other than of the
same type, texture and colour as those used in the existing buildings, unless
otherwise agreed in writing by the Council.
4. No development shall commence until a detailed scheme has been
submitted to and approved in writing by the Council giving exact details of how
all trees, including those protected trees (covered by TPO 5/92), affected by the
development hereby approved are to be protected in the course of the
development. No construction works shall commence unless the approved
measures for the protection of those trees have been provided and are
maintained during the course of development, and no construction materials
shall be stored within the Root Protection Zones of the protected trees.
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Site Plan
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Block Plan
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Proposed Ground Floor Plan
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Proposed First Floor Plan
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Proposed Rear Elevation

Proposed Side Elevation adjacent to 1 The Chestnuts
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Proposed Side Elevation adjacent to 28 Silver Birch Avenue

Protected Trees
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PLANNING APPLICATIONS

Item No. 2
REFERENCE No. 035623
Site Address: Site 42B001 - Land rear of 28-44 The Long Shoot, Nuneaton
Description of Development: Erection of 75 dwellings including public open
space, surface water drainage, landscaping, parking and other ancillary works
(phase 3)

Applicant: Bellway Homes West Midlands Ltd
Ward: SN

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

INTRODUCTION:
Erection of 75 dwellings including public open space, surface water drainage,
landscaping, parking and other ancillary works (phase 3) at Site 42B001 Land rear of 28-44 The Long Shoot, Nuneaton.
This is a full planning application providing a further phase on the Bellways site.
This site was not included in the red line for the previous phases.
The site appears to have former agricultural use but has not been farmed for
some years, resulting in the site starting to become overgrown.
To the eastern boundary is a hedgerow that separates this application site from
the proposed Callendar Farm development for 850 dwellings that has been
approved by Committee and is currently with the Council’s Legal Team for the
signing of the legal agreement. The proposal provides a possible vehicular
access with attached cycle link through to this future development and one
further cycle link.
To the western boundary is a hedgerow and a drainage ditch that separates the
site from the rear gardens of Gloucester Close and Callendar Close although
20 Callendar Close fronts onto the site due to its orientation to Callendar Close.
To the south of this western boundary is the side of 69 Pallett Drive. At this
position but beyond the red line of the site plan is a pedestrian access to Pallett
Drive
To the south of the site and on the opposite side of the road are houses fronting
and one siding onto the site and which is the end of Greendale Road (Phase 1
Bellways).
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To the south east there is a small area of the site that fronts onto Farthington
Drive (phase 2 of Bellways).
The proposal provides a SUDs feature to the south of the site with incidental
open space which will not be adopted.
The northern part of the site falls slightly before the land starts to rise again up
to the Callendar Farmstead.

BACKGROUND:
Notwithstanding the level of objection, this application is being reported to
Committee at the request of Councillors Kondakor and Walmsley.

RELEVANT PLANNING HISTORY:
Applications for site address of “Site 42B001 – land rear of 28-44” The Long
Shoot.
 033153: Substitution of house types to plots 21-30 and 103-108 of
approval reference 032399: Approved 09.02.2018.


033152: Erection of 6 no. additional dwellings (C3) to approval 032399:
Approved subject to a 106 agreement. 03.07.2015.



033110: Variation of house type to plot 5 following grant of planning
permission 032399: Approved 28.01.2015.



033111: Substitution of house type to plot 8 following grant of planning
permission 032399: Approved 28.01.2015.



032855: Non-Material Amendment to house type Olton of permission
032399 (plots 30, 38, 48, 56 & 69): Approved 04.08.2014.



032597: Adverts. One V Board sign: Withdrawn. 28.03.2014.



032399: Application for approval of reserved matters following outline
approval 031589 (resubmission following refusal of 32223): Approved
26.11.2013



032223: Residential development of 120 dwellings, including public
open space and landscaping (Approval of Reserved Matters relating to
Appearance, Landscaping, Layout and Scale. Following Outline
permission 31589): Refused 15.10.2013.



031589: Residential development of up to 120 dwellings, including public
open space and landscaping (Outline application to include access):
Approved subject to a 106 agreement. 11.07.2013



011331: Erection of detached, special needs bungalow (Land rear of 58
& 60 Buttermere Avenue and 34 Langdale Drive): Refused 03.05.2007.

Applications also for Bellways for the adjacent site known as; "Site 31B007
Land off", The Long Shoot (Bellway Phase 2), Nuneaton.

Planning Applications Committee - 20th November 2018

27



035640: 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: Variation
Agreed. Awaiting Deed of Variation.



035132: Substitution of house types to plots 50, 60 & 68 and
repositioning of plots 73, 74, 75 & 76 (following approval ref.032992):
Approved17.07.2018.



035051: Removal of condition No.20 of previously approved ref:034036
(number of dwellings occupied prior to access construction): Withdrawn
15.01.2018.



035050: Variation of condition No.20 of previously approved ref:034036
to state no more than 65 dwellings shall be occupied until the access is
completed: Withdrawn 15.01.2018.



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: Approved11.08.2017.



034614: Non-material amendment to approval 032992 erection of 254
dwellings for revisions to garage at plot 5 and associated dropped kerbs:
Approved 02.02.2017.



034036: Variation of condition No.20 of previously approved ref: 032992
to state no dwelling shall be occupied until the access is completed:
Approved 30.08.2016.



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 subject to a 106 agreement. 21.03.2016.

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
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:
Environment Agency, Natural England, Sport England, Open Space Society,
Cadent Gas, Severn Trent Water, Highways England, Stagecoach,
Warwickshire Wildlife Trust, Warwickshire Police, George Eliot Hospital Trust,
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North Warwickshire Borough Council, Hinckley and Bosworth Borough Council,
Nuneaton Society, WCC Highways, WCC Flood Risk Management, WCC
Infrastructure, WCC Rights of Way, WCC Archaeology and Museums, NBBC
Environmental Health, NBBC Sports Development, NBBC Housing, NBBS
Parks, NBBC Refuse, NBBC Policy Team.

CONSULTATION RESPONSES:
No objection subject to conditions from:
WCC Highways, Environmental Health
No objection from:
Natural England, Environment Agency, Highways England, NBBC Policy.
No response from:
Open Space Society, Cadent Gas, Severn Trent Water, Nuneaton Society,
WCC Rights of Way and NBBC Policy Team.

NEIGHBOURS NOTIFIED:
57 – 79 (odd), 80 and 82 Greendale Road; 27 St Nicolas Park Drive; 1 Tarn
Rise; 5, 14, 16 – 22 (inclusive) Gloucester Close; 2 Loweswater Close; 13 – 31
(odd), 69 Pallett Drive; 20 – 36 (even) Callendar Close; 60 and 62 Farthington
Drive.
Neighbouring properties were sent letters notifying them of the proposed
development on the 29th May 2018 and some further neighbours were notified
on the 5th June 2018. Due to some amendments, two of the direct neighbours
were re-notified on the 25th September. 2018. Several site notices were erected
on street furniture on the 30th May 2018 and the application was advertised in
The Nuneaton News on the 13th June 2018.

NEIGHBOUR RESPONSES:
There have been 20 letters of objection from 14 addresses, plus 4 letters with
no address provided and 1 letter from Marcus Jones MP. The comments are
summarised below;
1)
2)
3)

Suds is in the wrong place.
Concerns with increase flooding.
Plans do not consider phase 1.(County Flood Team requested and
received drainage plans from phase 1).
4) The site floods regularly and a survey vehicle had to be towed out.
5) Retaining wall and banking to ditch will exacerbate flooding (retaining
wall subsequently removed)
6) Will block open views to countryside.
7) New properties will be close to existing properties including the new
affordable homes.
8) Develop Town Centre instead.
9) The open space proposed should be next to Callendar and Gloucester
Close. Will lose peace in existing garden.
10) Because of increase in ground level the houses will be imposing to the
neighbouring properties.
11) Should be a cycle way on the western hedgerow.
12) May cause issues to electric supply.
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13) New street lighting will affect existing properties.Building work will
cause increased noise to neighbours.
14) Will increase traffic on Greendale Road which has a park running aside
it.
15) Need to stop building more houses, too much air pollution and traffic
already.
16) Need to indicate how existing trees will be protected.
17) Pre application public consultation did not show layout.
18) Bellways promised this would be a country park.
19) Bellways are dismissive of wildlife in this area.
20) Phase 1 and 2 have brought an increase of cats into neighbouring
gardens killing wildlife and also increase in nuisance barking dogs.
21) Increasing crime on phase 1 means Police patrol causing disturbance
in the night with spotlights.
22) On warm evenings air is spoilt some evenings by all the barbeques in
phase 1 and 2.
23) This is isolated to phase 1 and 2 and provides different denser types of
houses.
24) Concerned about proximity of new houses to existing properties.
25) The proposed bungalows should be moved closest to the existing
houses to provide privacy.
26) Local infrastructure won’t cope with more houses.
27) Promised by Bellways no more houses would be built.
28) Residents requests Bellway visit their property to see impact.
29) No mention of phase 3 when moved into phase 1, sick of never ending
building work with roads not finished.
30) Great amount of wildlife on the land.
31) Requests the gable of the nearest proposed house to have a window
to vary the elevation (amended plan received to include window).
32) Hedge and trees to west boundary is a feeding area for bats.
Comments from Cllr Kondakor to plans prior to the latest amendments:
1) Cross sections of ditch are not accurate. Ditch is poorly maintained and
sometimes contains standing water.
2) Plans show new ground levels will cause flood risk and wetter gardens
to existing properties.
3) Serious shortage of primary schools in the area. Site should provide a
school.
4) Will have impact on highway network and air pollution.

APPRAISAL:
The key issues to assess in the determination of this application are;
1. The Principle of Development.
2. Design and Layout of proposal.
3. Travel, Transportation and Highway Safety.
4. Flooding and Drainage.
5. Archaeology.
6. Open Space, Protected Species, Biodiversity and Ecology
7. Noise, Air Quality and Contamination.
8. Planning Obligations.

Planning Applications Committee - 20th November 2018

30

1. Principle of 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.
It is noted that the proposal is at the end of Greendale Road which is a relatively
long road with no bus route. However, there is a pedestrian connection close
to the site into St Nicolas Park and the development of this particular site
proposes a vehicular link and two cycle links into the adjacent Callendar Farm
development. This would improve the sustainability and travel links between
the new developments. Highways have also requested a contribution towards
improving the cycle network.
This site is not included with the Council’s housing figures or was previously
allocated as residential land. However, the land is immediately adjacent to the
Strategic Residential site of HSG1 within the emerging Borough Plan.
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 has advised that they are willing to have the normal
expiration times reduced to encourage development and are desperate to get
onto the site to start building the houses. Their forecasts show that the 75 units
could be delivered within 18 months from the date permission was granted. It
is therefore considered to be a deliverable site and that this in itself is a matter
which weighs significantly in favour of the application.
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: Area of Restraint (ENV2) and Countryside (ENV3) 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
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c. relates to the reuse of existing buildings, provided the proposed uses
are generally acceptable in the countryside and in accordance with Env5; or
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.
Natural England have not objected to the loss of the agricultural land.
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
It is therefore considered that the principle of development for the site is
considered acceptable.
2. Design and Layout of proposal
Neighbour objections have stated that the density of the site is greater than
phase 1 and 2 and that the houses are semidetached or terraced which is
largely different to the previous phases. The previous phases provided
approximately 21 dwellings per hectare, this current application provides 28 per
hectare. As this site is less than 200 homes, adoptable open space does not
have to be provided within the phase which allows for the scheme to be denser.
The Council’s Residential Design Guide states that sites should be between 30
and 50 dwellings. The NPPF paragraph 123 states that Local Authorities should
avoid approving low densities where there is a shortage of land and that
“developments make optimal use of the potential of each site”. It is therefore
considered that the density is acceptable as long as distance standards are met
within the Residential Design Guide.
The proposal fully complies with the Residential Design Guide in relation to
existing properties. There are some very slight infringement in terms of distance
standards within the site and to which Bellways have mostly addressed with
amended plans.
25% of the 75 dwellings (i.e. 19 dwellings) are to be affordable in accordance
with policy H3 of the Local Plan. The affordable housing is to be split between
4 one bedroom apartments, 11 two bedroom dwellings (including two rentable
bungalows) and 4 three bedroom dwellings. Housing originally had concerns
as the affordable units were within just two areas of the site. However, their
objections were removed when it was realised that the access points for these
dwellings were from different locations and therefore seen from within the street
would seem pepper potted in the area. Part of the reason for this is that
Housing Associations like their stock to be within blocks for easier maintenance.
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The market homes are split between 41 three bedroom homes and 15 two
bedroom homes.
The proposal is largely two storey houses with six 2.5 storey houses (rooms in
the roof). The neighbour objections from Callendar and Gloucester Close had
several requests which included: that the layout was changed so that the
houses were pulled further away from the boundary with these properties; that
the proposed houses next to this boundary were amended to bungalows; that
the affordable units were not situated on this boundary and that the suds and
open space were placed next to the boundary. These comments were
forwarded to the Developer but the layout remained the same except that a
window was added to plot 335 at the request of a neighbour.
Neighbours had concerns that due to the ground level being raised to the north
of the site that the houses would be dominant to the existing neighbours. During
the application process the ground level at the top of the site was reduced and
the finished floor levels of the houses at the northern end of the site have
reduced by approximately 700mm and therefore the eaves levels will be more
in keeping with the eaves levels shown on the existing houses.
The design of the dwellings and materials are to fit with the existing Bellways
scheme with detailing to the eaves, brick arches to the head of some of the
windows and detailing to the window sills. There are to be some mono-pitch
porch roofs above front doors and flat roof dormers to the 2.5 storey houses.
The dwellings have two parking spaces with some additional visitor spaces
(total 147 parking spaces) except for the one bedroom maisonettes that have
one space each plus a visitor space between them. The parking spaces to the
side of properties are largely tandem spaces although there is some parking to
the front of properties. There are also some detached garages but due to the
size are not considered by Highways to be available for parking
It is therefore considered that the layout and design is acceptable for both
existing properties and for future occupiers.
3. Travel, Transportation and Highway Safety.
Highways England and WCC Highways Authority have both been involved
during the application process and have no objection subject to conditions and
a 106 legal agreement.
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 these. Paragraph 103 states that growth
should be focused on locations which are or can be made sustainable. As
previously stated the proposal gives the advantage of providing both road and
cycle links to the other proposed development to the north east of the site.
Highways have requested a S106 payment towards the provision of off-site
mitigation works at the sum of £3,305.00 per open market dwelling (total
sum of £247,875.00) towards the provision of cycle infrastructure to connect
the site to the town centre.
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In addition to the above it is noted that where the cycle route within the red line
meets the existing hammer head junction the proposed cycle route narrows and
has an abrupt corner. As this is outside of the red line it is considered that this
needs to be addressed via a Grampian condition to allow work outside of the
immediate development area but within the blue line of the site.
A Transport Statement including traffic modelling has been submitted with the
application. County Highways consider that the information conforms to
guidance and states that the trip rates are satisfactory. 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.
It is therefore considered that highway safety, travel and transportation can be
made acceptable via a legal agreement including 106 contributions and
conditions.
4. 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. There were a number
of concerns from local residents that the proposal would exacerbate flood
problems to existing houses. These objections providing local knowledge of the
ground conditions were forwarded to the County Flood Risk Team for their
information. WCC Flood Risk Team have no objection subject to conditions.
It is therefore considered that flooding and drainage is acceptable via condition.
5. 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 deskbased 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.
6. Open Space, Protected Species, Biodiversity and Ecology
Play and open space
The development does not require to have formal adoptable open space but
proposes some incidental space which will need to be maintained by a private
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management company. Neighbours had concerns that the easement area
which is at least 5m in depth to the western hedgerow and ditch could provide
a corridor for gaining access to the rear of the existing properties in Callendar
and Gloucester Close. However the area is currently completely open so that
any antisocial behaviour/ access to rear gardens would already be an issue.
Notwithstanding this, a number of the new houses front onto this easement and
so will provide natural surveillance which is not provided at the moment.
Trees
Only two of the trees have been identified as class ‘B’ trees (classified as of
moderate value to be desirably retained). No class ‘A’ trees (classed as high
value trees where retention is most desirable have been identified). The trees
are on the boundary and none of the trees are to be removed.
The proposal retains the hedgerows. The landscape proposal states that the
hedgerows are to be gapped where necessary with new hedgerow species and
trees. However, this may actually be impractical on the western boundary as it
is unclear who the owner of the hedge is, although when the land was farmed
the side of the hedge within the site was trimmed by the farmer.
Protected species
The ecological report states that the hedgerows and trees were unlikely to
support bats. Neighbours have confirmed that bats are present. However, the
Council’s Parks Team considers that as the hedgerows are to be retained, that
habitat can be protected but with a condition that lighting must not be allowed
to affect this area.
The ecological report states that no other protected species or mammals were
present. Neighbours had concerns that there could be water voles in the ditch
and that the site provided habitat for other mammals. These comments were
forwarded to Warwickshire Wildlife Trust who considered that the habitat was
unlikely to be acceptable for water voles and that in any case this corridor was
to be maintained.
Biodiversity and Ecology
As stated previously the site is currently open with hedgerows to two sides. It
is considered that these hedgerows provide ecological value and are therefore
to remain as part of the development. The developer has stated that the ground
level to the north of the site needs to be increased to allow for drainage. The
hedgerow was previously meant to receive a retaining wall to retain the
increase in ground. Following objections from Parks and Warwickshire Wildlife
Trust that this would endanger the hedgerow, the levels were reduced and the
retaining wall has been removed. The proposed dwellings have also been set
back further from the eastern hedgerow in line with requests, to give better root
protection to the hedgerow.
The open space is to be enhanced with wildflower and wetland flower mixes
and woodland planting. Parks have also requested the addition of bird and bat
bricks via a condition.
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The NPPF paragraph 170 states that the planning system should contribute to
and enhance the natural and local environment by minimising impacts on
biodiversity and providing net gains in biodiversity where possible.
In order to provide a benchmark for assessing the loss of biodiversity; the
Developer has used the Biodiversity Metrics created by DEFRA and piloted and
used by Warwickshire County Council. Both Coventry, Warwickshire and
Solihull have adopted this particular methodology to assess biodiversity on
applications and where there have been losses it has been used as a reason
for refusal and supported at Appeal.
The calculation concluded that there will be a slight gain in biodiversity.
Accordingly, it is considered that following the inclusion of the mitigation
and enhancement measures set out, the proposed development would not
result in any likely significant adverse effects in regard to ecological receptors.
The onsite enhancements can be ensured via conditions.
Sport and Leisure Services
Sport England and NBBC Sport and Leisure Services have commented on the
application and neither object to the proposals. NBBC Leisure Services request
financial contributions towards leisure facilities in the Borough. Sport England
support NBBC’s request for financial contributions and do not object to the
scheme subject to the agreement of suitable contributions towards outdoor
sports facilities.
In the planning balance, it is therefore considered that subject to conditions and
contributions the proposal can be made acceptable in terms of Open Space,
Protected Species, Biodiversity and Ecology.
7. Noise, Air Quality and Contamination
The NPPF states that planning policies and decisions should aim to:
“mitigate and reduce to a minimum potential adverse impacts resulting from
noise from new development – and avoid noise giving rise to significant
adverse impacts on health and the quality of life.“
An acoustic report has been submitted with the application and the Council’s
Environment Health Team are confident that noise is acceptable.
Paragraph 181 of the NPPF (2018) 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. The
development will lead to an increase in traffic on the local roads, which may
impact on air quality at existing residential properties. The main air pollutants
of concern related to traffic emissions are nitrogen dioxide and fine
particulate matter. Due to concerns with the impact on air quality a report was
requested and received. The Council’s Environmental Health Team have not
objected on the grounds of air quality and consider that mitigation can be taken
via condition of the provision of electric charging points within the site as per
guidance and which will be adopted as a policy in due course, similarly to other
Local Authorities in the area. Environmental Health also requested the
installation of low emission boilers to the dwellings. However, this is considered
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an unreasonable condition as it governed by other legislation within Building
Control.
The NPPF (2018) 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). The previous phases included a site investigation report
which included this site and the Council’s Environmental Health subsequently
do not require conditions in relation to contamination.
8. 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;
Contributions

Reason for contribution.

Outcome with
Developer
George
Eliot Contribution towards agency staff Developer Agreed
Hospital Trust.
for A&E attendances, non-elective to pay.
Total fee
admissions, elective admissions,
£43,236.00.
DC
admissions,
Outpatient
appointments
and
diagnostic
imaging, based on a formula to
derive a contribution per property
constructed.
WCC Highways Towards the provision of cycle Developer agreed
Infrastructure
infrastructure to connect the site to to pay
£3,305 per open the town centre.
market dwelling
Total £247,875.00.
WCC
Road
Safety
£75 per dwelling
Total £5,625.00.

Sustainable Travel Packs.
Developer agreed
For the provision of information via condition.
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.
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WCC Education
Total
£419,440.00

Based on a formula approach to
derive a contribution per property
constructed.
 £209,840. Additional Primary
school places at new provision in
north of Nuneaton.
 £187,550. Additional Secondary
school at new provision in the
north of Nuneaton.
 £22,050 Additional secondary and
post 16 SEN at new provision in
the north of Nuneaton.
WCC Libraries
Contribution for the expansion of
Total £1,384
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.
NBBC
Affordable housing to be delivered in
Affordable
tandem with the market housing.
Housing. Based The 25% to be divided as:
on 25%
75% Affordable rent.
25% Shared ownership.
NBBC
Sports, Contribution for offsite capital
Recreation
& contribution and
10% project
Community
management
delivery
and
Facilities
contingency costs)
to support
Total £91,000
enhancements at the;

Developer agreed
to pay.

Developer agreed
to pay.

Developer agreed
to pay

Developer agreed
to pay.

Pauls Land Recreation Ground
 £28,000. Initial pitch maintenance
contribution to support additional
capacity on 11 v 11/ 9 v 9 football
pitches and cricket square/artificial
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strip at the site. To support adult,
youth and junior delivery.
 £25,000 Two year’s annual
maintenance
contribution,
to
support ongoing additional usage.
Sandon Park, Recreation Ground
 £18,000 Initial pitch maintenance
contribution to support additional
capacity on 11 v 11/ 9 v 9 football
pitches at the site. To support adult,
youth and junior delivery.
 £20,000
Two
year’s
annual
maintenance
contribution,
to
support ongoing additional usage.
NBBC Parks – Destination Park - Riversley Park.
Developer agreed
Play & Open Green Network signage leading to to pay.
Space.
Riversley park and event facility
Total
improvements
£118,078.27
 Capital contribution £19,096.43.
 Maintenance
contribution
£11,249.77.
 Design & Management @10%
capital cost £1,909.64.
Community Park – Buttermere Park.
To create dual use paths 3 and 4
and to provide play facilities.
 Capital contribution £32,669.38.
 Maintenance
contribution
£18,356.81.
 Design & Management @10%
capital cost £3,266.94.
Local Park – Buttermere Park.
To create dual use paths 3 and 4
and to provide play facilities.
 Capital contribution £17,419.36.
 Maintenance
contribution
£9,058.92.
 Design & Management @10%
capital cost £1,741.94.
Higham Lane allotments or next
nearest allotment site.
Plot capacity increase and provision
of ancillary facilities
 Capital contribution £3,008.25.
 Design & Management @10%
capital cost £300.83.
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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:
1. The development to which this permission relates must be begun not later
than the expiration of two years from the date of this permission.
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
Red Line Plan 2
TLP3 – RL – 02
18th May 2018
th
Planning Layout
01. Rev P
24 October 2018
Materials Plan
ROY-MP3-01 Rev A 19th October 2018
Site Sections
SK102.
26th July 2018
Archaeological Geophysical Survey ARC/746/293
3rd May 2018
March 2012
Archaeological Geophysical Survey Report
3rd May 2018
Archaeological Desk Based
Phase 2 April 2014
3rd May 2018
Assessment
At/PG/13813/1
Air Quality Assessment
Revision 02 –
17th September 2018
Additional Ground Investigation
11122/3 Dec 2013
19th July 2018
Update Ecology Survey Report
404.01578.00067
3rd May 2018
Version No.1 March 2017
Tree Constraints Plan
9474 TCP 01
3rd May 2018
3rd May 2018
Tree Schedule
9474 TS 01
Detailed Landscape Proposals
18-008-01. Rev K
1st November 2018
(1 of 2)
Detailed Landscape Proposals
18-008-02. Rev K
1st November 2018
(2 of 2)
Transport Statement
T18013 09.02.18
3rd May 2018
Flood risk Assessment and
11052 13.02.2018
3rd May 2018
Drainage Strategy
Proposed Drainage Strategy
932. Rev H
31st October 2018
th
House type:2 Bed 4 Per.SO2+LTH SO2+- Plan- 335 17 September 2018
House type:3 Bed 5 Per.SO3 LTH SO3 - Plan- 03
30th May 2018
Chorley Floor Plans
RP3 – CHO – PL – 01
30th May 2018
3rd May 2018
Chorley Elevations (part render)
RP3 – CHO – PL – 02
Chorley Elevations (brick)
RP3 – CHO – PL – 03
3rd May 2018
Almond (2b semi/ter
A/681/v3/00/01. Rev B
3rd May 2018
Planning Layout
Almond (2b semi/ter
A/681/v3/00/02. Rev A
3rd May 2018
Planning Elevations
Cherry 93b semi/ter)
A/802c/v3/00/01. Rev B
3rd May 2018
Planning Layouts
Cherry 93b semi/ter)
A/802c/v3/00/02. Rev A
3rd May 2018
Planning Elevations
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Larch (3b semi/ter)
A/1087/v3/00/01. Rev B
3rd May 2018
Planning Layouts
3rd May 2018
Larch (3b semi/ter)
A/1087/v3/00/02. Rev B
Planning Elevations
House type: 2 Bed 4 Per.SO2+LTH SO2+- Plan- 03
3rd May 2018
House type: 2 Bed 4 Per.SO2+LTH SO2+- Plan- 01
3rd May 2018
House type: 3 Bed 5 Per.SO3 LTH SO3-Plan-01
3rd May 2018
House type: SO8 (brick)
SO8- ROY3-02
5th November 2018
House type: SO8 (part render)
SO8- ROY3-03
5th November 2018
House type: SO12
SO12- Plan-04
3rd May 2018
Single Garage
WM_GAR_1B_WE_01
5th November 2018
3. 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. 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 the 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.
4. 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;
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
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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.
5. No development including site clearance shall commence until an
Arboricultural Method Statement has been submitted to and approved in writing
by the Council giving protection measures for the trees and hedgerows that are
to be retained during 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 clearance shall commence
unless the approved measures for the protection of those trees and hedgerows
to be retained have been provided and are maintained during the course of
development. The scheme shall include a no dig methodology where
necessary. The scheme shall conform to BS5837:2012.
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 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.
6. No development shall commence until a scheme for the provision of
adequate water supplies and fire hydrants, necessary for fire fighting purposes
at the site, has been submitted to and approved in writing by the Council. The
development shall not be occupied until provision has been made in
accordance with the approved details.
7. No development shall commence until full details of the lights used during
construction and external lights and lighting columns for the development
including those on the proposed adopted highway have been submitted to and
approved in writing by the Council. The lighting scheme shall be developed with
the input of a suitably qualified ecologist to outline how the lighting scheme
avoids potential negative effects upon the habitats used by foraging and
commuting bats. The scheme will include a lighting contour lux diagram
demonstrating that there will be no increased light reaching ecological habitat
and corridor areas from permanent lighting-including from the lighting for the
adopted highway. Full details of lamp columns, luminaires, cowls /shrouds etc
must be submitted. The approved plan will be implemented in accordance with
the approved details.
8. No development shall take place until:
a) a Written Scheme of Investigation (WSI) for a programme of archaeological
evaluative work has been submitted to and approved in writing by the Council.
b) the programme of archaeological evaluative work and associated postexcavation analysis, report production and archive deposition detailed within
the approved WSI has been undertaken. A report detailing the results of this
fieldwork shall be submitted to the Council.
c) an Archaeological Mitigation Strategy document (including a Written Scheme
of Investigation for any archaeological fieldwork proposed) has been submitted
to and approved in writing by the Council. This should detail a strategy to
mitigate the archaeological impact of the proposed development and should be
informed by the results of the archaeological evaluation.
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The development, and any archaeological fieldwork post-excavation analysis,
publication of results and archive deposition detailed in the Mitigation Strategy
document, shall be undertaken in accordance with the approved Mitigation
Strategy document.
9. No development shall take place until a detailed surface water drainage
scheme for the site, based on sustainable drainage principles, the approved
FRA, 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:
 Demonstrate that the surface water drainage system(s) are designed in
accordance with ‘The SuDS Manual’, CIRIA Report C753.
 Limit the discharge rate generated by all rainfall events up to and
including the 100 year plus 40% (allowance for climate change) critical
rain storm to the QBar Greenfield runoff rate of 5 l/s for the site.
 Demonstrate the provisions of surface water run-off attenuation storage
in accordance with the requirements specified in ‘Science Report
SC030219 Rainfall Management for Developments’.
 Demonstrate detailed design (plans, network details and
calculations) in support of any surface water drainage scheme,
including details of any attenuation system, and outfall arrangements.
Calculations should demonstrate the performance of the designed
system for a range of return periods and storm durations inclusive of the
1 in 1 year, 1 in 2 year, 1 in 30 year, 1 in 100 year and 1 in 100 year plus
climate change return periods.
 Provide plans and details showing the allowance for exceedance
flow and overland flow routing, overland flow routing should look to
reduce the impact of an exceedance event.
 Provide evidence to show an agreement from Severn Trent Water
to create an indirect connection to the existing surface water network.
10. No development and subsequent use of the development shall take place
until a strategy to manage and maintain any construction materials from
entering or silting up the ditch network has been submitted to and approved in
writing by the Council in consultation with the LLFA. Details to ensure that no
silt or chemicals can leave the phase being constructed shall be provided and
any detrimental impact to the ditch network shall be repaired.
11. No development shall commence until drainage plans for the disposal of
foul sewage has been submitted to and approved by the Council. The scheme
shall be implemented in accordance with the approved details before the
dwellings are occupied.
12. No construction will be undertaken until a Construction Management Plan,
which must contain a Construction Phasing Plan and HGV Routing Plan, is
submitted to and approved by the Council. The approved Management Plan
shall be adhered to throughout the construction period.
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13. No construction will be undertaken until a Communications Strategy has
been developed to which sets out the points of contact and key phases with
residents in terms of ensuring access for all residents and to the development
site.
14. No construction will be undertaken until a Dust Management Plan (to
include details within the Air Quality Assessment Table 12 pages 28- 30) is
submitted and approved by the Council. The approved Management Plan shall
be adhered to throughout the construction period.
15. No development above ground 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.
16. 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 on the A47 The
Longshoot Corridor.
17. The site shall not be laid out, constructed and implemented other than
in accordance with approved plan AAH54545 01 Rev P, or another acceptable
layout submitted and approved in writing by the Council.
18. There shall be no occupation of any dwellings until a Management Plan
providing the proposed details of the private maintenance of the green areas
including the easement buffer and hedgerows have been submitted and
approved in writing by the Council. The approved Management Plan shall be
implemented in full in perpetuity unless agreed otherwise by the Council.
19. There shall be no occupation of any dwelling until 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 has been
provided for that plot. In addition at that time, the developer is to ensure
appropriate cabling is provided to enable increase in future provision.
20. No occupation and subsequent use of the development shall take place
until a detailed maintenance plan is implemented and provided 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 within the
maintenance plan. Maintenance of the retained land drainage and ditch courses
must also be included within the submitted plan.
21. 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.
22. No dwelling shall be occupied until the proposed cycle route amendments
required to connect the site to the existing hammerhead junction and cycle
route to the south of the site has been submitted and approved in writing. The
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approved work is to be carried out prior to the occupation of any of the
dwellings, unless agreed otherwise in writing by the Council.
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Location Plan
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Site Layout Plan

Planning Applications Committee - 20th November 2018

47

Housetype SO2+LTH Plot 335
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Housetype SO3 LTH plots 350 &352
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Housetype SO3 LTH
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Housetype SO2+ LTH Plan 03
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Housetype SO2+LTH Plan 01
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Housetype SO8 (all brickwork)Plots 348 and 349
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Housetype SO8 (part brick and part render) Plot 305 & 306
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Housetype SO8 (part brick and part render)
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Housetype SO12
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Floor plans of housetype Almond.
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Elevations of housetype Almond
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Floor Plans of Chorley housetype
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Elevations of housetype Chorley (part brick and part render)
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Elevation of housetype Chorley (all brick)
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Floor plans of housetype Cherry
Planning Applications Committee - 20th November 2018

62

Elevations housetype Cherry
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Floorplans for housetype Larch
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Elevations housetype Larch
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Proposed single garage
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Item No. 3
REFERENCE No. 035283
Site Address: Site 36c002 - Hill Farm and Land to rear Plough Hill Road,
Nuneaton

Description of Development: Erection of 276 residential dwellings,
including vehicular access, drainage, public open space, landscaping and other
associated works

Applicant: Taylor Wimpey
Ward: GC

RECOMMENDATION:
Planning Committee is recommended to refuse planning permission, for the
reasons as printed.

INTRODUCTION:
Erection of 276 residential dwellings, including vehicular access, drainage,
public open space, landscaping and other associated works – these 276 would
be sited over a smaller site area than the original approval for 262 dwellings,
but the remaining part of the site would be developed under the previous
approval, giving a total of 329 dwellings across this site and the neighbouring
site approved under 033156 which would be then effectively split over these
two permissions. This site is smaller than the previous site, but with more units
proposed on it, in addition to the other houses already being constructed under
the previous permission.
The application site comprises of 14.45 hectares of land. To the south is the
residential development off Chesterton Drive, Marlowe Close, Blake Close,
Browning Close, Ruskin Close and Chaucer Drive. To the west is Plough Hill
Road and Galley Common Infant School. Plough Hill Golf Centre is to the north.
The site contains remnants of former agricultural development associated with
the Hill Farm building towards the southern site boundary, including a modern
Dutch barn. There is a mature hedgerow with intermittent mature trees along
Plough Hill Road. The eastern site boundary is aligned by the former
Stockingford Branch rail line (known as The Shuntings) which is now
designated as a permissive footpath and traffic free cycle route. The site slopes
steeply from the south to the north.
Works have begun on building out the houses given permission previously
some months ago, and the site has several houses now finished.
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BACKGROUND:
Notwithstanding the level of objection received, this application is being
reported to Committee at the request of Councillor Gissane.

RELEVANT PLANNING HISTORY:





034543: Erection of 262 dwellings (approval of reserved matters relating
to appearance, landscaping, layout and scale of already approved
outline application ref 033156) : approved 3/11/2017
032824: Residential development of up to 262 dwellings and associated
public open space and landscaping, up to 186 square metres of
convenience retail floor space (A1 use) and school car park (all existing
buildings to be demolished) (outline to include access with appearance,
landscaping, layout and scale reserved): Refused 30/10/2014.
033156: Residential development of up to 262 dwellings and associated
public open space and landscaping, up to 186 square metres of
convenience retail floor space (A1 use) and school car park (all existing
buildings to be demolished) (outline to include access with appearance,
landscaping, layout and scale reserved) (resubmission following refusal
of application reference 032824): Approved 17/08/2015.

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.
Affordable Housing SPD 2007.
Residential Design Guide 2004.
National Policy Planning Framework (NPPF).
National Planning Practice Guidance (NPPG).

CONSULTEES NOTIFIED:
Environment Agency, NBBC Environmental Health, NBBC Housing, NBBC
Refuse and Cleansing, North Warwickshire Borough Council, Severn Trent
Water, The Open Space Society, Warwickshire Fire and Rescue, Warwickshire
Police, Warwickshire Wildlife Trust, Warwickshire Archaeology, WCC Flood
Risk, WCC Highways, WCC Infrastructure, WCC Rights of Way, Western
Power Distribution, NBBC Parks & Countryside.

CONSULTATION RESPONSES:
Objection from:
WCC Highways
No objection subject to conditions from:
NBBC Environmental Health.
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No objection from:
North Warwickshire Borough Council, The Ramblers Association, Warwickshire
Fire and Rescue, Warwickshire Police, WCC Infrastructure Team, NBBC
Housing, NBBC Sports Development Team, George Eliot Hospital Trust,
Warwickshire Archaeology.
No response from:
Severn Trent Water, Warwickshire Flood Risk Team, The Environment Agency,
NBBC Refuse and Cleansing, The Open Space Society, Warwickshire Wildlife
Trust, NBBC Parks & Countryside.

NEIGHBOURS NOTIFIED:
5 Addison Close; 1-13 (inc) Alders Lane; 114 Ashwood Road; 8-9 Austen
Close; 71 Berwyn Way; 2, 8, 18-26 (even), 19, 67-83 (odd), 91-99 (odd) Bettina
Close; 1-17 (inc) Browning Close; 1-17 (inc) Blake Close; 4, 5, 10, 12, 15 Bronte
Close; 5 Buchan Close; 2, 4, 8, 15, 22, 24, 29 Campbell Close; 2, 5, 11, 14, 15
Carlyle Close; 1-9 (odd), 17, 21, 22, 28, 29, 33, 35, 41, 54, 60, 68, 72 Chaucer
Drive; 61, 63, 58, 117 Chaytor Drive; The Orchard 46a, 10-66 (even), 15, 17,
72 Chesterton Drive; Chase Public House, 81-89 (odd), 105, 105a, 107-145
(odd), 134-166 (even) Coleshill Road; 12 Dalmahoy Close; 6, 15, 22, 25, 32
Dickens Close; 1, 6 Dryden Close; 8, 15, 17, 19, 20, 23, 29 Fielding Way; 1
Fletchers Drift Lane; 2, 8, 9, 12, Hardy Close; St Peter’s Church, Flat 3 and 4,
3, 40, 41, 51, 55, 81, 84, 94, 146, 174, 176, Kindar, Hickman Road; 15, 29, 3957 (odd), 55 Freesland Rise; 43, 53, 104-126 (even) Frensham Drive; 2, 9
Keats Close; 1-7 (inc), 9, 12, 15, 16 Kipling Close; 2 Laurel Drive; 27, 44, 49,
51 Lilleburne Drive; 1-20 (inc) Marlowe Close; 1 Mayfair Drive; 33, 39, 43-81
(odd), 86, 90, 92, 94, 100, 110 Merlin Avenue; 2 Norwich Close; 18 Orchard
Close, Hartshill; 4, 16, 23, 29, 32, 42, 43, 54, 55, 60, 64, 68, 91, 92, Orford Rise;
3, 6, 7, 10, 16, 19, Orwell Close; 13, 34, 36, 38, 39, 43, 45, 47, 48, 49, 50, 52,
54, 62, 81, 110, 128, 203, 205, 245-251 (odd), The Shires (247a), 271-287
(odd), 301, Galley Common Infant School, Galley Common Nursery, Hill Farm,
Plough Hill Farm Cottage, Plough Hill Golf Centre, Cheeky Monkeys Day
Nursery (Plough Hill Golf Centre), Sunkissed Body Boutique (Plough Hill Golf
Centre), Garry Dolman Hairdressing (Plough Hill Golf Centre), Plough Hill
Road; 19-31 (odd), 26-32 (even) Plough Hill Road, Chapel End; 1, 3, 9, 11, 15
Plough Hill Road, Hartshill; 2, 8 Rock Close; 1-15 (inc) Ruskin Close; The Elms,
School Lane; 6, 14, 16, 15-25 (odd) Selby Way; 152 Sherbourne Avenue; 1-16
(inc) Swinburne Close; 2, 3, 5, 6, 7, 9, 14, 28 Sheridan Drive; 3 Smallman Road;
29 St Peters Drive; 7, 8, 10, 11 Thackeray Close; 1A The Rookery; 19, 73, 83,
85, 105, 113, 115, 117 Tunnel Road; 18, 42 Valley Road; 1, 2, 3, 4 Waggestaff
Drive; 61 Waltham Crescent; 3 Wells Close; 2 Willow Close, Hartshill; 18
Whitestone Road; 1, 3-12 (inc), 14-21 (inc), 23, 25, 27, 29 Willow Close, Chapel
End; 15, 18 Wimbourne Close; 9 Zorrina Close;
Neighbouring properties were sent letters notifying them of the proposed
development on 5th December 2017. A site notice was erected on street
furniture on 5th December 2017 and the application was advertised in The
Nuneaton News on 13th December 2017.

NEIGHBOUR RESPONSES:
There have been 53 letters of objection from 46 addresses including 3
anonymous letters. The comments are summarised below;
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1) The proposed vehicular access and existing road network are/will be
unable to cope
2) Traffic will be much worse
3) The proposal will cause a severe detriment to highway safety
4) The proposal would add unacceptable pressure on existing schools,
doctors and other services
5) Existing infrastructure cannot cope
6) Proposal would harm “village” character and would result in vast
urban sprawl
7) The site should be used for open space
8) The construction works will make for muddy roads
9) The site is opposite the school
10) Loss of trees
11) Impact on ecology and the environment
12) Impact on residential amenity
13) Galley Common needs larger homes
14) Loss of open space

APPRAISAL:
The key issues to assess in the determination of this application are;
1. The Principle of Residential Development and Housing Land Supply
2. Land Designation and Use
3. Landscape Character
4. Trees and Hedgerows
5. Highway Safety
6. Ecology
7. Flood Risk and Drainage
8. Contamination
9. Planning Obligations
1. The Principle of Residential Development and Housing Land Supply
The Development Plan for Nuneaton and Bedworth currently comprises the
saved policies from the adopted Local Plan 2006. Due weight, according to the
degree of consistency with the NPPF needs to be given to these saved policies
but this diminishes with time, especially now as the plan period has expired. It
is considered that the saved policies are in general conformity with the NPPF
2018.
The Council is currently in the process of preparing a Borough Plan. The
document has been prepared and published and the consultation on the
Inspectors main modifications to the plan are currently being made before
adoption later in 2018, or early 2019.
Paragraph 212 of the NPPF is relevant, this states that from the day of
publication decision makers may give relevant weight to emerging plans, with
regard had to their; stage of preparation, the extent to which unresolved
objections exist, and the degree of consistency with the relevant NPPF policies.
This particular site is not an allocated site in the new Borough Plan, but it is
accepted that the principle of development has been somewhat established by
the previous outline application (033156).
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Whilst progress has been made on the Borough Plan the published version of
the Plan holds only some weight as it is not yet fully adopted. In addition to this,
the plan
The NPPF 2018 also sets out a need to significantly boost the supply of housing
and therefore requires the Council to fully and objectively assess housing need
across the housing market area in co-operation with neighbouring authorities.
Paragraph 74 sets out the requirement for the Council to identify a deliverable
five year supply of housing land to meet this identified need. However, to ensure
choice and competition in the market for land, a 5% buffer is further required
and this increases to 20% where there is a persistent under delivery of new
homes.
With various changes to the figures over the past few years, along with
competing ways of measuring a 5 year supply (for example the Liverpool and
Sedgefield Methods) it is recognised that the Council currently does not have a
five year supply of deliverable housing land. This however is likely to change
should the emerging Borough Plan be found sound by an Inspector and
subsequently adopted. As things stand currently though the Borough cannot
demonstrate a supply to meet the identified housing need, mainly because of
the low rate of completions over the past few years, and the amount of housing
designations which are in the Green Belt which will not come forward except
through the local plan process, and that this in itself is a matter which weighs
significantly in favour of the application.
2. Land Designation and Use
The application site is currently designated as an Area of Restraint (AoR) and
Rural Countryside under policies ENV2 and ENV3 of the Local Plan. Policy
ENV2 sets out that development will only be permitted in Areas of Restraint
where the development would not adversely affect the open character or
appearance of the area, taking into account possible cumulative effects. 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. In setting limits on areas where housing can come
forward it is considered that policies ENV2 and ENV3 are therefore clearly
relevant for the supply of housing. The Local Plan Inspector, back in 2005 prior
to the adoption of the 2006 Plan requested the inclusion of two tiers of
protection of land, to act as a short-medium-long term buffer on land less
sensitive than Greenbelt Land.
Paragraph 11 of the NPPF 2018 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.
It is therefore considered that the land designations ENV2 and ENV3 are, in
this case, considered out of date.
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Paragraph 170 of the NPPF 2018 is relevant and outlines the need to consider
the economic and other benefits of the best and most versatile agricultural land.
It goes on to indicate that where significant development of agricultural land is
demonstrated to be necessary, the Council should seek to use areas of poorer
quality land in preference to that of a higher quality.
Taking into account the above, it is considered that the permanent loss part of
this site representing the best and most versatile agricultural land for the
proposed urban development would be a matter which weighs against the
application. However, it is equally recognised that the good quality agricultural
land on the site is the lowest quality of the best and most versatile agricultural
land. It should also be acknowledged that the site has an extant permission
which is being built out currently and therefore the loss of agricultural land has
already been established.
3. Landscape Character
The site does fall within Natural England’s National Character Area 97 –
‘Arden’. The Warwickshire Landscape Project further identifies the site as part
of the ‘Arden Regional Character Area’ (RCA). This RCA is made up of 7 subsections, with the site being recognised as within the ‘Industrial Arden Local
Landscape Type’.
It is within the context of the above that 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 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. It is also noteworthy that the findings of the above Regional
Character Area have fed into these studies.
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.
It should also be acknowledged that the site has an extant permission which is
being built out currently, and that the presence of housing on and around the
site will significantly reduce any Landscape Character Assessment scores due
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to the existence of urban form on the site. It is therefore considered that the
Landscape Character Assessments only tell half of the story of the current state
of the site and that this really only carries very minimal weight against the
proposal.
4. Trees and Hedgerows
Paragraph 175 of the NPPF sets out that permission should be refused for
development resulting in the loss or deterioration of irreplaceable habitats,
including ancient woodland and the loss of aged or veteran trees found outside
ancient woodland, unless the need for, and benefits of, the development in that
location clearly outweigh the loss.
The new layout proposed would result in the loss of, and impact upon, some
additional trees over and above those originally affected by the original scheme.
The plans show the loss of some trees and hedgerows around plots 130, 131,
132, and 137 and 138. This loss is not dealt with within the Arboricultural
Assessment, they are shown as TG4 and H5. It is a difficult balance given that
these trees are not protected by a Tree Preservation Order.
It is also noted that there are two trees covered by Tree Preservation Orders
(TPOs) on land bordering the application site. The first tree is an Ash tree known
as tree T1 of TPO 3/01 on land adjacent to 10 Chesterton Drive, Galley
Common, Nuneaton. The second tree is an Oak tree known as tree T1 of TPO
8/98 at 8 Browning Close, Galley Common, Nuneaton. The proposed
development would not necessitate the removal of these trees and any works
to them would require the prior consent of the Council. It is therefore considered
that the development would be acceptable in relation to these two protected
trees.
5. Highway Safety
One of the core planning principles outlined within paragraph 17 of the NPPF
outlines the need for planning to ‘actively manage patterns of growth to make
the fullest possible use of public transport, walking and cycling, and focus
significant development in locations which are or can be made sustainable’. It
then further expands on this and sets out the need to consider sustainable
transport modes, the suitability and safety of accesses, and whether
improvements can be undertaken to the transport network to limit the impact of
developments (paragraphs 108, 109).
WCC Highways Authority have objected to the proposal, and considers that the
Transport Assessment which has been submitted does not support the
conclusions provided and they do not accept the methodology which has
been utilised. The main focus of the Highway Authority’s concerns focus on
the Coleshill / Plough Hill Road Junction. They have questioned the modelling
that has been used and whether other committed developments have been
considered. They consider that the development would have a significant
impact upon the operation of the junction notably the Plough Hill Road arm. Any
further growth will cause the junction to operate over its operational
capacity to the detriment to the safe and efficient operation of the highway
network and lead to additional delays. This leads to motorists utilising smaller
and inappropriate gaps to exit, which in turn increases the potential for
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accidents to occur. In this case this would be exacerbated by the limited
visibility available. They also point out that no suitable further mitigation, above
what has been committed, can be undertaken at this junction, without a
substantial infrastructure upgrade on the surrounding network.
Paragraph 111 of the NPPF 2018 states that; all developments that will
generate significant amounts of movement should be required to provide a
travel plan, and the application should be supported by a transport statement
or transport assessment so that the likely impacts of the proposal can be
assessed.
Paragraph 108 states; in assessing sites that may be allocated for development
in plans, or specific applications for development, it should be ensured that:
a) appropriate opportunities to promote sustainable transport modes can be –
or have been – taken up, given the type of development and its location;
b) safe and suitable access to the site can be achieved for all users; and
c) any significant impacts from the development on the transport network (in
terms of capacity and congestion), or on highway safety, can be cost effectively
mitigated to an acceptable degree.
And Paragraph 109 states; development should only be prevented or refused
on highways grounds if there would be an unacceptable impact on highway
safety, or the residual cumulative impacts on the road network would be severe.
It is within the context that discussions were had between WCC Highways and
the applicant, but even after a meeting to discuss matters The Highways
Authority did not consider that any mitigation could solve the issues created by
the development.
This impact on highway safety is considered to be significant, and weigh
significantly against the applications.
6. Ecology
The applicant has submitted an Ecological Appraisal which is based on an
Extended Phase 1 Habitat Survey.
In relation to statutory designated sites, it was found that there are two
biological statutory designated sites located in proximity to the site. These sites
are Ensor’s Pool (3.1km away), which is designated as a Special Area of
Conservation (SAC), Site of Special Scientific Interest (SSSI) and Local Nature
Reserve (LNR), and Galley Common LNR (300m away). There is also a
geological SSSI known as Illing’s Trenches nearby (1.7km away). However, it
is considered that these statutory designations are not a constraint to the
proposed development due to the distance and isolation of these sites from the
application site. Potential increased visitor pressure on the Galley Common
LNR is noted as a possibility but it is suggested this impact could be minimised
through the provision of open space on the site.
In relation to non-statutory designated sites within 1km of the site, it was found
that there are 10 Local Wildlife Sites (LWS) and LWS Ecosites, 9 potential Local
Wildlife Sites (pLWS) and pLWS Ecosites, and 4 non-graded and Local
Geological Sites (LGS). The appraisal contends that many of these non-
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statutory and locally designated sites either do not have public access, are of
sufficient distance from the site or are comprised of sufficiently different habitat
types to be unaffected by the development. However, it indicates the
development could be impacted upon by two ecosites which border the
application site. The first of these is The Shuntings LWS and Ansley Mineral
Line Ecosite which is partially located within the site and runs along the eastern
site boundary. The second of these is the Wooded Stream pLWS ecosite which
is located immediately adjacent to the northern boundary of the application site.
In relation to habitats and flora location on the application site, the extended
phase 1 habitat survey identified grasslands and areas of tall ruderal vegetation
within the site. These are generally considered to be species-poor, common
and widespread habitats with only common floral species present and therefore
of only limited ecological value. However, the survey also identified hedgerows,
semi-natural broadleaved woodland, mature trees and a stream along the
northern site boundary which are considered to be of local ecological value.
Overall, it is considered that the recommendations and mitigation strategies set
out in the ecological appraisal and protected species report would help to
ensure that the proposed development would not have such a significant and
detrimental impact on ecological matters so as to warrant refusal on these
grounds. Indeed, suitable conditions could be imposed on any permission to
ensure that biodiversity across the site, including habitats and protected/priority
species, are protected, as was done original on the outline permission 033156.
7. Flood Risk 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 100-103). It also sets out a sequential
risk-based approach to the location of development to steer this away from the
areas at highest risk.
Both the Environment Agency and WCC’s Flood Risk Management Team were
consulted on the scheme but did not respond. On the previously approved
schemes, they both raised no objection subject to conditions requiring a
detailed drainage design and maintenance plan to be submitted.
It is with this in mind that it is considered that the proposal would have no
significant impact on flood risk or surface water drainage, and if necessary
conditions similar to the previous approval on site could be included.
8. Contamination
The NPPF sets out the need to ensure that contaminated land does not affect
the health of the future occupiers of new development.
It is within this context that the applicant has submitted a Site Investigation
Report to help to consider the state of the site and any necessary remediation.
Environmental Health has subsequently reviewed this study and requested that
the Council’s contaminated land conditions be imposed to ensure there is no
risk to future occupiers. The Environment Agency has also requested that
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contaminated land conditions are imposed to protect the quality of ‘Controlled
Waters’ receptors on and in the vicinity of the site.
It is consequently considered that conditions could be applied to any
permission, and that therefore this material consideration would not weight
significantly against the application or prove determinative in this assessment.
9. Planning Obligations
The NPPF sets out that the planning obligations should be considered where
otherwise unacceptable development could be made acceptable (paragraph
203). However, paragraph 204 of the NPPF and Regulation 122 of the
Community Infrastructure Levy (CIL) Regulations 2012 makes it clear 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.
One of the core planning principles outlined within paragraph 17 of the NPPF
also outlines 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’.
Following consultation with a number of consultees, the Council has received
a number of requests for planning obligations to offset the impact of the
development as listed below:
Consultee

Request

Notes

NBBC
Sports £803,648
Development
Play and Open Space
George Eliot Hospital £159,109.00
Trust
NBBC Housing
69 affordable dwellings
WCC Libraries

£5,658

WCC Education

£1,562,645

(25% of the total)

These above requests are based on 276 dwellings, and would be written in to
any legal agreement with this in mind. The permission is for 14 more dwellings
than were previously approved, but over a smaller site with the other part of the
original site being built under the older permission. Any contributions sought
under the older permission are unlikely to come forward as certain trigger points
may never be reached, so to consider this application as just 14 dwellings would
mean that contributions may be missed so full contributions are sought with this
in mind for the full 276 dwellings.

REASONS FOR REFUSAL:
1i. Paragraph 11 of the NPPF 2018 states; Plans and decisions should apply a
presumption in favour of sustainable development.
For decision-taking this means:
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- approving development proposals that accord with an up-to-date development
plan without delay; or
- where there are no relevant development plan policies, or the policies which
are most important for determining the application are out-of-date, granting
permission unless:
> the application of policies in this Framework that protect areas or assets of
particular importance provides a clear reason for refusing the development
proposed; or
>> any adverse impacts of doing so would significantly and demonstrably
outweigh the benefits, when assessed against the policies in this Framework
taken as a whole.
ii. Paragraph 109 of the NPPF 2018 states: Development should only be
prevented or refused on highways grounds if there would be an unacceptable
impact on highway safety, or the residual cumulative impacts on the road
network would be severe.
iii. Policy ENV14 of the Nuneaton & Bedworth Borough Local Plan 2006 states:
The design and materials of all development should be of a high standard in
keeping with the scale and character of the locality. All development should
comply with Supplementary Planning Guidance and/or Supplementary
Planning Documents produced by the Borough and County Council, where
detailed guidance is considered necessary.
iv. The proposal is contrary to these policies in that; it has not been
demonstrated that the increase in traffic movements at the junction of Plough
Hill Road/Coleshill Road resulting from the proposed development would not
have a detrimental impact on highway safety, and that the residual cumulative
impacts of the proposed development would not be severe. The proposed
development could therefore have a severe, significant and detrimental impact
on highway safety.
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Site Location Plan
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Layout Plan

Planning Applications Committee - 20th November 2018

79

Housetypes:
PD49

PA34
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AA31

PD48
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PT36

PA411
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PA30

AA11
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PT42

PA21
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PA41

B2
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PT37

AA23
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Item No. 4
REFERENCE No. 035800
Site Address: 2 Woodlands Road, Bedworth.
Description of Development: First floor extension to side, single storey
extension to side, single storey extension to rear
Applicant: Mr B Mushiana.
Ward: SL

RECOMMENDATION:
Planning Committee is recommended to refuse planning permission, for the
reasons as printed.

INTRODUCTION:
The proposal is for a first floor extension to the side, a single storey extension
to the side and a single storey extension to rear. The first floor extension to the
side will be to the right of the existing property when viewed from the road. It
will be built over an existing single storey element and have a width of 4.7
metres and a depth of 7.5 metres. It will have a dual pitch roof with an eaves
height of 5.5 metres and a ridge height of 7.9 metres, the same as the roof over
the main building. It will provide additional bedroom accommodation and a
bathroom. The single storey extension to the side will be to the left of the
existing property when viewed from the road. It will project off the existing side
elevation by 3 metres and have a depth of 6.9 metres. It will have a dual pitch
roof with an eaves height of 2.5 metres and a ridge height of 4.8 metres. It will
provide a kitchen. The single storey extension to the rear will project off an
existing single storey element by 2.2 metres be 4.2 metres wide. It will have a
combined flat/mono pitch roof with an eaves height of 2.1 metres and a
maximum height of 3 metres. It will provide additional storage area.
The application property was built in the 1960s and is a two storey detached
building comprising an A1 retail unit with associated residential
accommodation. It is situated in a prominent position on Woodlands Road next
to its junction with a 5 metre wide service road that gives rear access to a
number of properties on Newtown Road and Charles Eaton Road. It appears
to have originally been built as a bungalow but at some point converted to part
A1/part residential. There is no record in the Planning Register relating to a
change of use to part retail but it appears to have been used for this purpose
since at least 1987. Various applications in the last 30 years have lead to the
expansion of the retail use and the conversion from single storey to two storey.
To the north and west are residential properties of various type and design while
to the immediate south is a doctors surgery with an associated car park. To the
east, directly opposite, is the A444 Bedworth bypass.
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BACKGROUND:
This application is being reported to Committee at the request of Councillor
Gran.

RELEVANT PLANNING HISTORY:
32193: Change of use of part of ground floor A1 shop to A5 hot food takeaway
(fish and chips), single storey extension to side and rear to form garage/store
room, first floor bedroom extension to side: Refused 03/09/2013.
031201: Change of use of part of ground floor (existing restroom & storage
room) to A5 hot food takeaway (fish and chips), ground floor extension to side
to form storage area, first floor window to rear and first floor bedroom extension
to side: Refused 18/01/2012.
012307: Change of use of part of ground floor to retail (to increase existing retail
area) use of land to side as shop car park and extension to rear store: Approved
16/05/2008.
011651: New shop front and first floor addition to create additional living
accommodation: Approved 24/08/2007.
011368: Change of use of part of ground floor to retail (to increase existing retail
area) new shop front and first floor addition to create additional living
accommodation: Withdrawn 15/05/2007.
87043: Single storey rear extension to form store: Approved 24/08/1987.

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, Severn Trent Water, NBBC Environmental Health.

CONSULTATION RESPONSES:
No objection subject to conditions from:
WCC Highways.
No objection from:
NBBC Environmental Health.
No response from:
Severn Trent Water.
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NEIGHBOURS NOTIFIED:
301-309 (odd) Newtown Road. 1-7 (odd) Charles Eaton Road. 18 & 20
Woodlands Road.
Neighbouring properties were sent letters notifying them of the proposed
development on 8th August 2018.

NEIGHBOUR RESPONSES:
None.

APPRAISAL:
The key issues to assess in the determination of this application are;
1)
2)
3)
4)

Residential amenity
Highway safety
Design
Visual amenity

1. Residential Amenity
Section 9 of the RDG2004 contains guidance which aims to protect the
residential amenity of proposed residential properties and extensions, and the
residential amenity of existing dwellings. Because of the location of the
proposed extensions it is considered that only No 18 Woodlands Road and No
1 Charles Eaton Road are affected.
Impact on No 18 Woodlands Road.
No 18 Woodlands Road is to the north and sits at an angle to the application
property. It has a lean-to attached to the ground floor rear elevation that was
added after the property was built and is separated from the main building by
the car park that serves the shop. Because of this general arrangement there
will be no affect on any original windows to habitable rooms. Therefore as there
is no affect on the rear garden it is considered that there will be no detrimental
impact on this property.
Impact on No 1 Charles Eaton Road.
No 1 Charles Eaton Road is to the north west and also sits at an angle to the
application property. It has a single storey rear extension that was added after
the property was built. Because of the angle between the two properties the
original rear elevation of No 1 will only directly face the single storey rear
extension at a distance of 12.5 metres. This complies with paragraph 9.5 of the
R.D.G. which requires a minimum of 12 metres. Therefore as there is no effect
on the rear garden it is considered that there will be no detrimental impact on
this property either.
2. Highway Safety
Warwickshire County Highways raised no objection subject to conditions
relating to no obstruction of the public highway, restrictions on delivery times
and details of boundary treatments be submitted to ensure pedestrians and
other NMUs use the foot way on the bellmouth radius. It is therefore considered
that there will be no impact on highway safety.
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3. Design
The extensions are, in general terms, sympathetic to the existing building and
therefore on balance acceptable in design terms.
4. Visual Amenity
The Residential Design Guide (RDG 2004), contains guidance within section
8.0 which aims at guiding the design and aesthetics of development within the
Borough. In terms of the single storey extension to the rear, this element is to
the rear of the existing building and therefore will not visible from Woodlands
Road itself. This being the case, it will not detract from the character of the area,
appear intrusive or dominate the existing property and is therefore acceptable
under paragraph 8 of the Residential Design Guide. In relation to the first floor
extension to the side, this element is to the north of the existing building and
will be built over an existing single storey element. It will be barely visible when
approaching from the south along Newtown Road turning onto Woodlands
Road as it will be almost totally shielded by the mass of the existing building. It
will be visible when approaching from the north along Woodlands Road but only
after manoeuvring around the sharp bend in the road. The view of it will be
initially obscured by the two properties which are located on this bend, Nos 18
& 20 Woodlands Road. It will only become totally apparent from the short,
straight stretch of road running down to No 2 itself. It is considered that these
factors reduce the impact down to an acceptable level. This being the case, it
will not detract from the character of the area, appear intrusive or dominate the
existing property and is therefore acceptable under paragraph 8 of the
Residential Design Guide. In terms of the single storey extension to the side,
this element is to the south of the existing building and will be built off the
existing two storey side elevation. It will not be visible when approaching from
the north along Woodlands Road as it will be almost totally shielded by the
mass of the existing building. It will be highly visible when approaching from the
south along Newtown Road turning onto Woodlands Road as there is an open
view for about 35 metres across the car park attached to the Doctors surgery.
Given this general arrangement and because of the comparative openness of
this part of the road it is considered that, by virtue of its scale and siting, it would
be an incongruous and over prominent feature in the street scene to the
detriment of the visual amenities of the area. (Contrary to guidelines contained
in paragraph 8.1 of the Residential Design Guide 2004).

REASON FOR REFUSAL:
1 (i) Policy ENV14 of the Nuneaton & Bedworth Borough Local Plan 2006
states:The design and materials of all development should be of a high standard in
keeping with the scale and character of the locality. All development should
comply with Supplementary Planning Guidance and/or Supplementary
Planning Documents produced by the Borough and County Council, where
detailed guidance is considered necessary.
(ii) The proposal is contrary to this policy in that the single storey extension to
the side, by virtue of its size, scale and siting would be an incongruous and over
prominent feature in the street scene to the detriment of the visual amenities of
the area. (Contrary to guidelines contained in paragraphs 6.2 and 8.1 of the
Residential Design Guide).
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Proposed Front Elevation

Proposed Rear Elevation
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Proposed Side Elevation

Proposed Side Elevation
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Proposed First Floor Plan

Proposed Ground Floor Plan
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Item No. 5
REFERENCE No. 035914
Site Address: 221 Lutterworth Road, Nuneaton
Description of Development: Loft conversion with raised roof ridge to rear
Applicant: Mr Dean and Lindsey Lake
Ward: WH

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

INTRODUCTION:
The application is for raising the rear eaves of the roof of the property to provide a loft
conversion at 221 Lutterworth Road, Nuneaton.
The proposal property is 221 Lutterworth Road and is a large detached property on a
main road. The house is two-storey with a hipped roof and a large single storey rear
extension with a open gable at the rear of the property. The existing extension is the
width of the original house and extends back roughly 6 metres. The house is cream
rendered brick with red tiles on the original roof and red tile with a black/grey edge on
the extension. Lutterworth Road has no set character and each of the surrounding
properties are unique and are of different styles and sizes. To each side neighbour is
a 1.8 metre wooden fence and to the rear neighbour is a 2 metre wooden fence. There
are no level differences between 221 Lutterworth Road and its neighbouring
properties.
To the south/south west of the site is the rear neighbour at 24 Stonewell Crescent. 24
Stonewell Crescent is a bungalow along with its neighbours of 22-36 (even) Stonewell
Crescent. The property has a hipped roof and the materials used are a red brick and
sandy colours brick and dark brown concrete roof tiles. There is a distance of roughly
9 metres between the rear of this neighbour’s property and the boundary with the
applicants rear fence. No rear windows are visible over the rear boundary fence from
the applicants garden.
East of the propoerty is one of the side neighbours, 223 Lutterworth Road. This
property is two storey and detached. The materials used are red brick and dark
grey/black roof tiles and the property has a hipped roof. This property has six side
facing windows, two on the ground floor the front of which serves the hallway and the
rear window serves the WC/utility room. Two windows are on the first floor, the rear
window is for a bathroom and the front window serves a bedroom/study, however this
room also has a front facing window of the same size and therefore the side window is
not considered to be the primary window for the room. There are also two windows
between the two floors, which serve the stairs. To the rear of this property is a two
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storey extension followed by a single storey extension which in total extends back
about 5.6m.
West of the property is the neighbour at 219 Lutterworth Road. The property is a two
storey semi-detached, with brown/tan coloured bricks and dark brown roof tiles. This
property has a flat roof garage which abuts the boundary wall. This property has one
first floor side facing window which is for a landing and two ground floor side windows
which are for a hallway and WC respectively.

RELEVANT PLANNING HISTORY:



034179:Detached garage to the front: Refused 24/08/2016.
032515: Prior notification for a single storey extension to the rear, 6m long by
10m wide. Ridge height 3.9m and eaves height 2.6m: Prior approval was not
required 05/02/2014.

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:
None

CONSULTATION RESPONSES:
None

NEIGHBOURS NOTIFIED:
219 and 223 Lutterworth Road; 24 Stonewell Crescent.
Neighbouring properties were sent letters notifying them of the proposed development
on 24th September 2018.

NEIGHBOUR RESPONSES:
There have been 7 letters of objection from 4 addresses and one anonymous letter of
objection. The comments are summarised below;
1) Negative impact on privacy to the gardens and properties on Stonewell
Crescent.
2) Negative impact on privacy to the gardens and properties of the neighbours on
Lutterworth Road.
3) Loss of light to neighbours on Lutterworth Road.
4) Dominance/overbearing of the extension over the properties on Stonewell
Crescent.
5) Overdevelopment of the property.
6) Risk of the property becoming multiple occupancy changing the character.
7) The appearance of the extension not in keeping with the surrounding
properties, imposing upon the surrounding properties and including the loss of
the rear hipped roof.
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8) Impact on Lutterworth Road from the design, out of character with the
traditional street.

APPRAISAL:
The key issues to assess in the determination of this application are;
1) The impact on Residential Amenity,
2) The impact on Visual Amenity
1. Impact on Residential Amenity
Impact on 24 Stonewell Crescent
The rear of the property at 24 Stonewell Crescent is about 30m from the rear of the
existing extension at the applicant’s property. The distance where the proposed
alteration to the roof space is roughly 36m from the rear of this property on Stonewell
Crescent. Paragraph 9.3 of the Residential Design Guide specifies that “where a three
storey development is proposed a distance of 30m will normally be required”, as the
distance between the two properties is over the proposed distance it is considered that
there will be no loss of privacy to the rear neighbour at 24 Stonewell Crescent. Under
paragraph 9.4 of the Residential Design Guide “habitable room windows above ground
floor which overlook neighbouring private amenity space shall be at least 7m from the
boundary” the garden for 221 Lutterworth Road is roughly 11m from the end of the
existing ground floor extension, this is over the minimum distance required and is
considered acceptable.
Some objectors raised comments that the extension would have a negative impact on
the privacy to the gardens and properties on Stonewell Crescent. However the
distance standards which are outlined above mean that the extension is regarded as
not causing significant harm to any of the properties on Stonewell Crescent.
Impact on 223 Lutterworth Road
As outlined above this neighbour has six side facing windows towards the applicant’s
property. However, only one of these windows is for a habitable room. The first floor
habitable room of a bedroom/study also has a front facing window of the same size,
as this window looks over the front garden and therefore is considered to be the
primary window of the room, meaning the side facing window is not protected as under
paragraph 9.2 of the Residential Design Guide.
The extension is still in line with the original rear wall of the property. The extension
will not fall within the 45 degree or 60 degree of any rear facing windows at 223
Lutterworth Road, meaning it will not have any negative impact on the light of the rear
facing habitable rooms.
Impact on 219 Lutterworth Road
This neighbour has one side facing window on the first floor and two side facing
windows on the ground floor. The two ground floor windows are for a hall and WC
respectively and the first floor window serves a landing, none of which are protected.
This property has two rear facing windows, the one closest to the boundary with the
applicant is for a kitchen, however this kitchen is part of an extension, which was
approved in February 1982 (ref 017038), and is not protected.
As above, the extension is in line with the original rear wall of the property and the first
floor of this neighbour. The extension will not fall within the 45 degree or 60 degree of
any rear facing windows at this neighbour, meaning it will not affect the light of the rear
facing habitable rooms.
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Objections were raised in relation to the loss of light on the neighbours on Lutterworth
Road, as outlined above there is not considered to be any significant harm in relation
to loss of light on either of the side neighbours.
2. Impact on Visual Amenity
The proposed extension of the property is located at the rear and does not alter the
front elevation of the property, therefore the extension will not be directly visible from
the street and it is considered that it will not cause any harm to the street scene.
The proposed alterations to the property will not raise the ridge height of the existing
building but it will raise the rear eaves to accommodate the additional use of the third
floor, this is considered acceptable under paragraph 8.1 of the Residential Design
Guide. Although this alteration would be considered out of character with the existing
building, it cannot be seen from the street and is not considered to cause harm to the
surrounding area.
The proposed extension seeks to match the materials on the existing building with both
the wall and roof materials. This is considered acceptable under paragraph 8.2 of the
Residential Design Guide.
Therefore the extension to the property is considered to be acceptable under
paragraph 8 of the Residential Design Guide.
Objections were made in regard to the appearance of the extension on Lutterworth
Road and the neighbouring properties. As the proposed alteration to the property does
not face the highway it is not considered to have a negative impact on the street scene,
although it may be seen from some angles on the highway it does not completely face
the highway and any harm on the visual amenity is not considered as being significant.

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
Site Plan, Block Plan &
Existing Floor Plans &
Elevations
Proposed Floor Plans &
Elevations

Plan No.
1009-01

Date Received
17th September 2018

1009-02B

17th September 2018
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Site Plan
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Block Plan
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Proposed Second Floor Plan
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Proposed Front Elevation

Proposed side Elevation adjacent to 223 Lutterworth Road
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Proposed Rear Elevation
Proposed Side Elevation adjacent to 219 Lutterworth Road

Proposed Side Elevation adjacent to 219 Lutterworth Road
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Use Class
A1
Shops

Use
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
Permitted change to or from a mixed use as A1 or A2 & up to 2 flats
Temporary permitted change (2 years) for up to 150 sq.m to A2, A3, B1 (interchangeable with
notification)
Permitted change of A1 or mixed A1 and dwellinghouse to C3 (subject to prior approval)
Permitted change to A2
Permitted change to A3 (subject to prior approval)
Permitted change to D2 (subject to prior approval)

A2
Financial and
Professional
Services

Banks, building societies, estate and
employment agencies, professional
services (not health or medical
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 and for A1 and up
to 2 flats, where there is a display window at ground floor level
Temporary permitted change (2 years) for up to 150 sq.m 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
Food and Drink

Restaurants and cafes

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

A4
Drinking
Establishments
A5
Hot Food
Takeaways

Public houses, wine bars or other
drinking establishments

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

For the sale of hot food for
consumption off the premises

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

B1
Business

a) Office other than a use within
Class A2
b) Research and development of
products or processes

Permitted B1 change to B8
B1(a) office permitted change to C3 (to be completed within a period of 3 years from
approval date)
Temporary permitted change (2 years) to A1,A2,A3 (interchangeable with notification)
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c) For any industrial process (which
can be carried out in any residential
area without causing detriment to
the amenity of the area)

Permitted B1 change to state-funded school or registered nursery (and back to previous
lawful use) (subject to prior approval)
Permitted change from B1 (C ) light industrial to C3 (temporary permitted development right:
prior approval application must be determined / expired withut determination by September
2020)
Permitted change to B1 and B8

B2
General
Industry

Industrial process other than that
falling within Class B1

B8
Storage or
Distribution

Use for storage or as a distribution
centre

Permitted change to B1.
Permitted change to C3 (temporary permitted development right: prior approval application
must be determined / expired without determination by 10th June 2019)

C1
Hotels

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
Institutions

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
Secure
Residential
Institutions

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)
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C3
Use as a dwellinghouse (whether or
Dwellinghouses not a main residence) by
a) A single person or by people to
be regarded as forming a single
household
b) Not more than six residents
living together as a single
household where care is provided
for residents; or
c) Not more than six residents living
together as a single household
where no care is provided to
residents (other than use within
Class C4)
C4
Use of a dwellinghouse by 3-6
Houses in
residents as a ‘house in multiple
multiple
occupation’ (HMO) NB Large HMOs
occupation
(more than 6 people) are
unclassified therefore sui generis
D1
Clinics, health centres, creches, day
Non-residential nurseries, schools, non-residential
Institutions
education and training centres,
museums, public libraries, public
halls, exhibition halls, places of
worship, law courts
D2
Cinemas, concert halls, bingo halls,
Assembly and
dance halls, swimming baths,
Leisure
skating rinks, gymnasiums, other
areas for indoor and outdoor sports
or recreations not involving
motorised vehicles or firearms
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Permitted change to C4

Permitted change to C3

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

Permitted change to state-funded school or registered nursery (and back to previous
lawful/use) (subject to prior approval)
Temporary permitted change (2 years) to A1,A2,A3,B1 (interchangeable with notification)
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Sui Generis
(uses which do
not fall
within the
specified use
classes above)

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

Other
changes
of use

Agricultural buildings

Casino to A3 (subject to prior approval)
Casino to D2
Amusement centre or casino to C3 (subject to prior approval)
Betting office or pay day loan shop to A1, A2, A3 D2or mixed use A1 and up to two flats (if a
display window at ground floor level), A2 or mixed A2 and up to two flats, A3, D2 (subject to
prior approval),
Betting Office or payday loan shop to mixed use A1 and up to two flats (if a display window at
ground floor level), or mixed use betting office or pay day loan shop and up to two flats.
Betting office, pay day oan shop or launderette to C3 (subject to prior approval)
Mixed use betting office or pay day loan shop
and up to two flats
Mixed use betting office or pay day loan shop or launderette and dwellinghouse to C3 (subject
to prior approval)
Mixed use betting office and up to two flats to A1 (if a display window at ground floor level),
A2 or betting office
Temporary permitted change (2 years) from betting office or pay day loan shop to A1, A2,
A3 or B1
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 C3 (subject to prior approval)
Permitted change to state-funded school or registered nursery (subject to prior approval)

NB: Any building in any Use Class except Class A4 or Class A3 and A4 use (drinking Establishments with expanded food provisions) can be used as a state
funded school for up to two academic years (with limitations and conditions).
Certain vacant commercial land (with all buildings demolished) may be developed to provide temporary school buildings and the land used as a statefunded 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 academic year.
NB: 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
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