Enquiries to:
Wendy Bolton
Telephone Committee Services: 024 7637 6000
Direct Email:
committee@nuneatonandbedworth.gov.uk
Date: 4th March, 2019
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, 12th March, 2019 at
5.00 p.m.
The confidential item will commence at 4.00 p.m.
Public Consultation on planning applications will commence at 5.00 p.m.
(see Agenda Item No. 6 for clarification).
Please note that meetings may be recorded for future broadcast.
Yours faithfully,
BRENT DAVIS
Executive Director - Operations

To:

All Members of the Planning
Applications Committee
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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

1

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 19th February,
2019 (attached). (Page 5)

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 11). 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 13)
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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 13)

8.

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

9.

EXCLUSION OF THE PUBLIC AND PRESS
RESOLVED that under Section 100A(4) of the Local Government Act 1972,
the public and press be excluded from the meeting during consideration of
the following item, it being likely that there would be disclosure of exempt
information of the description specified in paragraph 5 of Part I of Schedule
12A to the Act.
PART II - EXEMPT ITEMS

10.

035623 ERECTION OF 75 DWELLINGS INCLUDING PUBLIC OPEN
SPACE, SURFACE WATER DRAINAGE, LANDSCAPING, PARKING AND
OTHER ANCILLARY WORKS (PHASE 3) – report of the Head of
Development Control.
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AGENDA ITEM NO. 3.

NUNEATON AND BEDWORTH BOROUGH COUNCIL
PLANNING APPLICATIONS COMMITTEE

19th February, 2019

A meeting of the Planning Applications Committee was held at the Town Hall,
Nuneaton on Tuesday, 19th February 2019.
Present
Councillor W. J Hancox - Chair
Councillors J. Beaumont, J. Glass, S. Gran, A. Llewellyn-Nash, B. Pandher,
G. Pomfrett, M. Rudkin, J. Sargeant, J. Sheppard, J. Tandy and K. Wilson.
Apologies: Councillors R. Smith.
Councillor J. Beaumont, attended the meeting but gave his apologies to the
Chair and left the room at 7.07 pm to attend another meeting.
PLA59

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

PLA60

Minutes
RESOLVED that the minutes of the meeting held on 29th January, 2019, be
confirmed.

PLA61 Declarations of Interest
The Declarations of Interest for this meeting are as set out in the Schedule
attached to these minutes.
Councillor J. Sargeant declared an other interest, having been appointed as a
Director of Volunteer Friends, Bulkington.
Councillor K. Wilson declared an interest in respect to application No. 036004,
in that family members were residents in the area.
PLA62

Declarations of Contact
Councillors G. Pomfrett and K. Wilson declared that they had been in contact
with residents in respect of Planning Application No. 036004, but that neither
had given an indication of their voting intention.
All Members declared they had been in contact with residents in respect of
Planning Application No. 035973, but that none had given an indication of their
voting intention.
Councillors J. Beaumont and J. Glass declared that they had been contacted
by residents in regards to Planning Application No. 035840, but that neither had
given an indication of their voting intention.
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IN PUBLIC SESSION
PLA63

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

__________________
Chair
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SCHEDULE OF APPLICATIONS FOR PLANNING PERMISSION AND RELATED
MATTERS REFERRED TO IN MINUTE PLA63 OF THE PLANNING
APPLICATIONS COMMITTEE ON 19th February, 2019

036004: 10 Hoylake Close, Nuneaton.
Two storey extension to front and rear and single storey extension to rear.
Applicant: Mr and Mrs M Bliss
Speakers:

Cllr J. Gutteridge
Ms K. Harvey
Mr M. Bliss

DECISION
Planning Permission be granted, subject to the conditions printed in the agenda.

035973: Site 104A011 - cycle path r/o 9 Silver Birch Avenue, to 4 Juniper Close.
Creation of a 3m wide cycle route (running from 'The Nook' to Smorrall Lane balancing
pond).
Applicant: The Arbury Estate.
Speakers:

Cllr K. Evans
Ms C. Schofield
Mrs M. Kondakor
Cllr K. Kondakor

DECISION
Planning Permission be granted, subject to the conditions printed in the agenda and
addendum.

035363: Site 39A012 Tuttle Hill, Nuneaton.
Demolition of existing Ratcliffe and Red Ruby buildings and erection of a new 78
bedroom care home in one three storey block.
Applicant: Mr D Charles, Linden Devlopments Ltd.
Speakers:

Cllr K. Kondakor

DECISION
Planning Permission be granted, subject to a legal agreement and the conditions
printed in the agenda and addendum.
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035840: 167 Weston Lane, Bulkington.
Erection of 3 no. bungalows to include alterations to 167 Weston Lane to allow for
access road (land rear of 167 Weston Lane).
Applicant: Ms Ashley Murphy.
Speakers:

Mr Buckley
Mr J. Craddock

DECISION
Planning Permission be refused on the grounds that the proposal would constitute
back-land development that would be out of character and not in keeping with the
existing pattern of development, to the detriment of the visual amenity of the area.

036006: 52 Peake Avenue, Nuneaton.
Retention of already built two storey extension to front, two storey extension to rear
and veranda to rear.
Applicant: Mrs Soya John.
DECISION
Planning Permission be granted, subject to the conditions printed in the agenda.
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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

Employee of BMI
Healthcare

B. Pandher

Manager of the Indian
Community Centre
Association, Coventry

M. Rudkin

Employee of People in
Action;Unite the Union
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Member of Warwickshire
County Council
Parish Councillor of St
Giles, Exhall;
Governor at Newdigate
Primary and Nursery
School, Bedworth
Vice-President of Exhall
Multicultural Group
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
J. Sargeant

Disclosable
Pecuniary Interest

Other Personal Interest

SATCOL Charity
Project Manager

J. Sheppard

To speak and vote on any
matters related to the
Salvation Army Charity
(SATCOL) or related
bodies, unless the matter
directly affects the contract
of employment of the
Councillor
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

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
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Non Executive Director with
Nuneaton and Bedworth
Community Enterprises
Limited

To speak and vote on any
matters related to the
Courts Service or related
bodies unless the matter
directly affects the contract
of employment of the
Councillor and matters
involving Nuneaton and
Bedworth Community
Enterprises Limited
(NABCEL)
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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

AGENDA ITEM NO. 4.

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

Employee of BMI
Healthcare

B. Pandher

Manager of the Indian
Community Centre
Association, Coventry

M. Rudkin

Employee of People in
Action;Unite the Union
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Member of Warwickshire
County Council
Parish Councillor of St
Giles, Exhall;
Governor at Newdigate
Primary and Nursery
School, Bedworth
Vice-President of Exhall
Multicultural Group
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
J. Sargeant

Disclosable
Pecuniary Interest

Other Personal Interest

SATCOL Charity
Project Manager

J. Sheppard

To speak and vote on any
matters related to the
Salvation Army Charity
(SATCOL) or related
bodies, unless the matter
directly affects the contract
of employment of the
Councillor
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

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
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Non Executive Director with
Nuneaton and Bedworth
Community Enterprises
Limited

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

Page
No.

Planning Applications
1.

036092/SN

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

14.

2.

035945/AB

Site 51A070 - site Church Street, Mill Street,
Vicarage Street, Nuneaton

55.

3.

035641/BU

New Inn, Rugby Road, Bulkington

71.

4.

035774/EX

54 Hayes Lane Exhall

91.

Wards:
AB
BA
CH
HE
SL
WE

Abbey
Barpool
Camp Hill
Heath
Slough
Weddington

AR
BE
EX
KI
SN
WH

Arbury
Bede
Exhall
Kingswood
St Nicolas
Whitestone
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GC
PO
WB

Attleborough
Bulkington
Galley Common
Poplar
Wembrook

13

Item No. 1
REFERENCE No. 036092
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, car parking and other ancillary
works. (Phase 3). (Re-submission following refusal of 035623)
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:
This is an application for the erection of 75 dwellings including public open space,
surface water drainage, landscaping, parking and other ancillary works (phase 3) and
is for the site known as 42B001 which is land to the 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 but is included in the
allocation of HSG1 – a Strategic Housing Site in the emerging Borough Plan.
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 up to 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).
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.
Planning Applications Committee - 12th March 2019
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The northern part of the site falls slightly before the land starts to rise again up to the
Callendar Farmstead.

BACKGROUND:
This is a new application and originally used the same application details and drawings
as refused by Committee in November 2018. However, there have been amendments
during the current application process to address some of the neighbours and
Members concerns which has resulted in some amended plans.
Members may recall that the reason for the previous refusal was because it was on
land identified in the existing local plan as countryside and that whilst the site was
identified within the strategic housing allocation for the Emerging Borough Plan, the
housing numbers were not contributing to the dwelling yield within that allocation and
therefore Members considered that there was no demonstrable need for housing or
that the land needed to be released for housing.

RELEVANT PLANNING HISTORY:
Applications for site address of “Site 42B001 – land rear of 28-44” The Long Shoot.
 035623 Erection of 75 dwellings including public open space, surface water
drainage, landscaping, parking and other ancillary works (phase 3). Refused by
Committee. 20.11.2018.


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
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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.
 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).
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CONSULTEES NOTIFIED:
Environment Agency, Natural England, Sport England, Western Power Distribution,
Open Space Society, Cadent Gas, Severn Trent Water, Highways England, The
Ramblers Association, Stagecoach, Warwickshire Wildlife Trust, Warwickshire Police,
George Eliot Hospital Trust, North Warwickshire Borough Council, Hinckley and
Bosworth Borough Council, Nuneaton Society, WCC Fire Safety, WCC Highways,
WCC Flood Risk Management, WCC Infrastructure, WCC Rights of Way, WCC
Archaeology, NBBC Environmental Health, NBBC Sports Development, NBBC
Housing, NBBC Parks, NBBC Refuse, NBBC Policy Team.

CONSULTATION RESPONSES:
No objection subject to conditions/106 or note requests from:
Cadent Gas, Warwickshire Police, WCC Highways, WCC Flood Risk Management,
WCC Infrastructure, WCC Archaeology, WCC Rights of Way, NBBC Sports, NBBC
Environmental Health and NBBC Parks.
No objection from:
Sport England, Natural England, Environment Agency, Highways England,
Stagecoach, Hinckley and Bosworth Borough Council, NBBC Policy and NBBC
Housing.
Comment:
WCC Fire Safety Team.
No response from:
Western Power Distribution, Open Space Society, Severn Trent Water, The Ramblers
Association, Warwickshire Wildlife Trust, George Eliot Hospital Trust, North
Warwickshire Borough Council, NBBC Refuse and Nuneaton Society.

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 8th January 2019. Several site notices were erected on street furniture on the
9th January 2019 and the application was advertised in The Nuneaton News on the
23rd January 2019.

NEIGHBOUR RESPONSES:
There have been 15 written objections from 14 addresses, plus 3 letters with no
address provided. The comments are summarised below:
1. Infrastructure (roads, schools, nurseries, doctors and dentists) cannot cope
already.
2. The application states ditch doesn’t flow but for many months of the year it
does.
3. Should be refused for the same reasons.
4. Should have been done with phase 1 road and pavements are still not
finished.
5. Number of changes to previous phases, are more houses necessary?
6. Dust and noise.
7. No dropped kerb onto site so more upheaval.
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8.
9.
10.
11.
12.
13.
14.
15.
16.
17.
18.
19.
20.

21.
22.
23.
24.
25.
26.
27.
28.
29.
30.
31.
32.
33.
34.
35.
36.
37.
38.
39.
40.
41.
42.
43.

Field has overgrown providing an area for wildlife.
Area is very marshy, where will water go.
Development keeps getting stretched, we will join with Hinckley soon.
Bellways can’t sell existing houses.
Land was supposed to be Community Park.
Should have a link road from Tuttle hill.
Town Centre is expensive to park.
Bad planning charging for green bins.
Odour of bins if left in collection point to existing neighbours.
Who is responsible for maintaining the 5m easement and ditch?
Committee should listen to strength of feeling against the development.
Suds is in the wrong place.
Concerns with increase flooding. Ditch fills and runs almost to neighbouring
lawns. Proposed houses are built higher so as not to get flooded. So will
exacerbate run off to the ditch potentially causing flooding to existing
homes.
Does not complement existing housing stock.
Houses not necessary for figures in emerging plan.
SUDS in the wrong place.
Huge flooding on phase 1 gardens washed away. Existing tank is in the
wrong place.
Bat population along rear of existing properties will be affected by lighting.
4 wheel drive got stuck on the land.
Loss of privacy.
Additional water now on drives now on The Long Shoot due to development.
Bellways aren’t cleaning the roads properly.
Devalue properties around.
Town gets gridlocked when M6 is closed.
A5 needs upgrading first.
Bellways should meet local people on site.
Need to extend the existing bridal way in adjacent field.
Not sustainable already reached saturation point in the area in terms of
housing.
Redline boundary is wrong needs clarifying.
Need more bungalows on the site.
Connectivity for cyclists is poor.
Design and Access Statement is incorrect.
Will block open views to countryside.
2.5 storey shouldn’t be next to existing houses.
The open space proposed should be next to Callendar and Gloucester
Close. Will lose peace in existing garden.
Should be a cycle way on the western hedgerow.

Comments from Cllr Kondakor to plans prior to the latest amendments:
1. If the Borough Plan gets adopted then we have a 5 year housing supply and
targets based in the plan from 2011 to 2031.Existing local market is over
supplied by existing development and will constrain infrastructure (schools;
road capacity; employment and limited number of buyers further).
2. Due to shortage of Primary Schools will result in more commuting out of the
Borough. Site should provide a primary school. New school will not have
permanent building until 2020.
3. Phase will have a net loss of biodiversity. Calculations are flawed. Should
be using site to make good biodiversity loss on the previous phases.
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4. Suds will not be as efficient as the land is currently as a flooded rough
pasture.
5. Will be difficult for hedge to be managed as some existing neighbours have
adversely possessed this.
6. Object to mountain ash trees being planted on the western boundary.
7. Will have significant impact on air pollution in the Leicester road air quality
monitoring area. Air quality report is inaccurate.
8. Development not included in the Borough Plan and would have net unmitigated social and environmental impacts.
9. Brownfield site and allocated sites should be approved first.
10. The site is known as the Bellway lake and holds surface water from the north.
Phase 1 has partly damned the lake due to ground levels.
11. This area when flooded is used for wildlife.
12. Homes will reverse the slope of the field so that the ditch has to carry a
bigger flow which currently overflows onto the site and will not be able to do
this once the land is built on. So will increase the risk of existing houses
being flooded.
13. Existing culverts in the area need enlarging.
14. Bellways are trying to avoid triggering infrastructure requirements and by
making 3 applications instead of one large one does not provide sustainable
development.

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.
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 improves the
sustainability and travel links between the new developments. Highways have also
requested a contribution towards improving the cycle network. In conclusion, it is
considered that the site is sustainable. Please also refer to section 3 of this assessment
for Stagecoaches comments.
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
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(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.
As we do not have a demonstrable 5 year supply of land for development, the NPPF
makes it clear that we cannot use land protection policies such as ENV2 and ENV3 as
justification for refusing development proposals.
Paragraph 48 of the NPPF states that depending upon the stage of preparation
emerging plans should be given increasing weight. However, paragraph 49 states that
refusal on the grounds of prematurity is not justified where sites are presumed to be
sustainable and where it cannot be demonstrated that there would be substantial or
cumulative detrimental impact.
In relation to Policies in the Emerging Borough Plan and what weight can be given to
these, the Council’s Borough Plan was submitted to the Secretary of State on 6th June
2017. Following Stage 1 Hearings in Aug/Sept 2017 and Stage 2 Hearings in Feb/Mar
2018, main modifications were proposed. A consultation on the main modifications
ended on 3rd December 2018. Examination Hearings on the main modifications have
now been carried out and plan adoption is scheduled for spring 2019. NPPF guidance
states that decision takers may give weight to relevant policies in emerging plans
according to their stage of preparation and the extent to which there are unresolved
objections to relevant policies. Of the main modifications, the only unresolved
objections relevant to this proposal relate to housing need and this was explored further
at the examination hearings in Feb 2019.
Policy DS1 of the Emerging Plan– Presumption in Favour of Sustainable Development
– states that proposals that accord with the policies in the Borough Plan will be
approved without delay unless material considerations indicate otherwise.
Policy DS2 – Settlement Hierarchy and Roles – then goes onto identify that Nuneaton
has a primary role for housing.
Policy DS3 of the Emerging Plan outlines that “new development within the settlement
boundaries as shown on the Proposals Map will be acceptable subject to there being
a positive impact on amenity, the surrounding environment and local infrastructure”.
The site falls within the defined settlement boundary on the Proposals Map. The
proposal is also an allocated site – HSG1 North of Nuneaton – see policies DS5 and
HSG1 below.
Emerging Policy DS4 refers to the “Overall Development Needs”. According to the
Main Modifications the Council’s housing target for 2011-2031 is at least 14,060
dwellings. The latest available five year housing land supply information set out in the
emerging Borough Plan indicates that for the period 2018-2023, there may be 5.5 years
supply (with a 20% buffer) utilising the “Liverpool method” (dealing with the shortfall
over the remainder of the period).
However, the 5.5 years supply relies upon the release of Green Belt sites, which are
unlikely to be considered deliverable in terms of the five year land supply until the
Inspector’s report has been received and the plan is adopted by Full Council. Until
such time, the Council is unable to demonstrate that a Five Year Housing Land Supply
exists in accordance with the 2018 NPPF.
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It should also be noted that the existing 5.5 year figure is based on the 2012 NPPF (as
per the transitional arrangements for plan preparation set out in para. 214 of the 2018
NPPF). The 2018 NPPF contains a different definition of ‘deliverable sites’ for inclusion
in the supply – namely that only ‘non-major’ development sites, and sites with full
planning permission, should be included as a starting point, and that “sites with outline
planning permission, permission in principle, allocations, or sites on a brownfield
register should only be considered deliverable where there is clear evidence that
housing completions will begin on site within five years” (NPPF 2018, Annex 2, page
66).
Planning Policy Guidance provides further clarity stating the demonstration of the five
year land supply is confirmed
‘…initially through the plan examination process…’ and further states ‘…it will only
be possible to establish a confirmed five year supply if an appropriate buffer has
been applied and the authority’s assessment of its supply has been tested
sufficiently through the examination…’ (PPG, para: 049 Reference ID: 3-04920180913).
If the proposal is considered to be environmentally acceptable, it is considered that the
development will contribute towards the overall housing figure in DS4 and provide
additional flexibility to the Council’s Five Year Housing Land Supply over the plan
period.
Emerging Policy DS5 in reference to “Residential Allocations” – Includes the site as
part of strategic housing site HSG1 and is allocated for residential development. To
clarify, the 75 dwellings was not accounted for as part of the overall HSG1 allocation
of 4,419 dwellings but the site was submitted as part of a larger land parcel (including
the land parcels for Bellway Phase 1 and Bellway Phase 2) through the Council’s ‘call
for sites’ exercise.
However, at that point there was no agreement between the landowner and a
developer for the ‘phase 3’ land. Subsequently, it was deemed that there was
insufficient evidence to demonstrate to the satisfaction of a Planning Inspector that the
‘phase 3’ parcel would offer deliverable capacity for HSG1 and meet the soundness
tests set out in national policy. Nonetheless, the site was still allocated for resi dential
development as it was deemed, based on the Council’s evidence base, that residential
development on the site could be acceptable in principle and could offer additional
flexibility, should the landowner issues be resolved and a proposal submitted i n future.
As Bellways have now submitted an application, it illustrates that an agreement has
been reached and the site is deliverable, especially so as a full planning application
has been submitted.
The Agent has advised that they are willing to have the normal 3 years to commence
on site reduced wanting to get onto the site to start building the houses. Their forecasts
show that the 75 units could be delivered within a short time frame. 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.
Natural England have not objected to the loss of the agricultural land.
In conclusion, the proposal constitutes part of the phased development of the strategic
allocation HSG1 North of Nuneaton and, if material considerations do not indicate
otherwise, will contribute towards the overall housing target and offer additional
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flexibility in supply over the plan period. Therefore if the impact is considered
acceptable, then it is considered that the proposal is policy compliant and planning
permission should be granted.
In addition, the Council’s lack of a five year housing land supply is material to the
determination of the planning application and it would appear that the presumption in
favour of sustainable development would apply. Given this, and the lack of a clear,
overriding policy basis on which to recommend refusal on housing land supply it is
considered that refusal on this basis would be difficult to support at appeal and thus
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 semi-detached 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. This is in compliance and
more in keeping with Emerging Policy HSG1 which asks for an ‘average density of 35
dwellings per hectare with lower densities concentrated toward the new urban edge’.
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 (RDG) 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 RDG.
The proposal fully complies with the RDG 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 existing Local Plan and H2 of the Emerging borough Plan. The
affordable housing is to provided as 4 one bedroom apartments, 11 two bedroom
dwellings (including two rentable bungalows) and 4 three bedroom dwellings. Members
raised concerns about the lack of pepper-potting on the last application and this has
been addressed by splitting further the areas of affordable houses into 3 areas across
the site. Housing have no objections to the proposal.
The market homes are provided as 41 three bedroom homes and 15 two bedroom
homes. Unlike the previous phases of Bellways the proposal provides a focus on two
and three bedroom properties and therefore will comply with policy H1 of the Emerging
Plan.
The proposal is largely two storey houses with six 2.5 storey houses (rooms in the
roof). The neighbour objections from Callendar Close and Gloucester Close made
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.
In planning terms there are no overriding reasons for the layout to be changed to
accommodate these requests.
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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 last time, 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. Officers consider that this is acceptable.
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.
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.
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 via a Section 106 agreement which Officers consider
is not CIL compliant but is reasonable to be requested by condition.
A letter of support has been received from Stagecoach stating that there are a number
of services in the area and that the carriageway is wide enough for the future provision
of a bus link if the proposed link through to Callendar Farm is added at some point.
Also the site is in close proximity to a pedestrian link through to St Nicolas Park allowing
residents living either side to access services and facilities both existing and new.
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The County Fire and Rescue Team have commented on the current application
(although they did not comment on the previous application). Their comments relate to
there being only a single vehicular access point to the existing estate. The single
access has been considered acceptable for the Bellways development as a whole.
WCC Highways have commented that the access road is wide at 6.8m and will allow
for vehicles to get past any obstruction in the road. Notwithstanding this there are 2
points of access from this link road through to the wider part of the housing allocation
HSG1 that will be created though the development of the adjacent sites. One through
to the site currently being developed by Jelsons and another through the Callendar
Farm development that is currently approved in outline form, subject to the completion
of a legal agreement. Both of these links will therefore provide additional access points
from the single point of access from the Long Shoot, overcoming these comments. The
additional links will have the added benefit of making the whole development more
sustainable with routes through to the wider part of the whole development. To ensure
that a secondary access is provided, a condition is suggested to ensure that the
dwellings on this site cannot be occupied until there is a secondary point of access.
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. Policy NE4 of the
Emerging Borough Plan advocates above ground storage 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. Nonetheless, WCC Flood Risk
Team have responded with 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 desk-based assessment and where
necessary a field evaluation (paragraph 189).
The County Archaeology Team consider that there could be a potential for
groundworks to disturb deposits but have no objection to the principle of development
subject to archaeological conditions.
It is subsequently concluded that the proposal can be made acceptable in terms of
archaeology.
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6. Open Space, Protected Species, Biodiversity and Ecology
Play and open space
The size of the development means it does not need to provide formal adoptable open
space. Nevertheless the site proposes some incidental space which the Council is not
adopting and will need to be maintained by a private management company and can
be dealt with via a legal agreement.
Existing 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 site is
currently open and unfenced 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 of moderate value to be desirably
retained. No 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. The landscaping drawings state that the
hedge on this boundary will be enhanced but only with the consent of each existing
resident of the adjacent gardens.
Similarly there were neighbour concerns about the planting of new trees which were
shown on the boundary to existing properties. The plans have now been amended so
that these new trees are instead within the open space.
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 will 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 proposed dwellings have been set back further from
the eastern hedgerow, 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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Policy NE3 of the Emerging Borough Plan states that adverse impact to biodiversity
should provide a mitigation strategy.
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 very 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 and that 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. This is in line
with Policy HS6 of the Emerging Borough Plan that necessitates the provision and
maintenance for sport and physical activity.
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.
Emerging Policy HS2 part C refers to the need to consider the impact to Air Quality
Management Areas (AQMA). Similarly paragraph 181 of the NPPF (2018) states that
decisions should take into account AQMA’s. 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 vehicle charging points within the site (which is likely to be
adopted as a policy in due course, similarly to other Local Authorities in the area).
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Environmental Health also requested the installation of low emission boilers to the
dwellings. However, this is considered an unreasonable condition as it governed by
other legislation within the Building Regulations.
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
Saved Policy H6 of the existing Local Plan states that negotiations are required with
developers to make appropriate planning obligations where there is increased demand
for health, education, social/community, public transport services. Sport and play
facilities, public open space, and nature conservation from a development. 106
contributions have been sought and agreed with the developer.
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 the requests made;
Contributions

Reason for contribution.

Outcome
with
Developer
George
Eliot Contribution towards agency staff for A&E Developer
Hospital Trust.
attendances, non-elective admissions, elective Agreed
to
Total fee
admissions,
DC
admissions,
Outpatient pay.
£43,236.00.
appointments and diagnostic imaging, based on a
formula to derive a contribution per property
constructed.
WCC Highways
Towards the provision of cycle infrastructure to Developer
Infrastructure
connect the site to the town centre.
agreed
to
£3,305 per open
pay
market dwelling
Total £247,875.00.
WCC Road Safety Sustainable Travel Packs.
Developer
£75 per dwelling For the provision of information packs for owners agreed via
Total £5,625.00.
and occupiers of the dwellings which include condition.
information on sustainable modes of transport and
to help promote sustainable travel and road safety
in the local area.
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NBBC agreed can be carried out via condition and not
needed within the 106.
WCC Education
Based on a formula approach to derive a
Developer
Total £419,440.00
contribution per property constructed.
agreed
to
 £209,840. Additional Primary school places at pay.
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 service to meet Developer
Total £1,384
customer needs generated by the residential agreed
to
development. Monies will be used to improve, pay.
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.
WCC Rights of
£2,171.39 to footpaths within 1.5 km radius are N24 Developer
Way
N27-N41 N67 N83 R1-R3 R282.
agreed
to
pay
NBBC Affordable
Affordable housing to be delivered in tandem with Developer
Housing. Based
the market housing. The 25% to be divided as:
agreed
to
on 25%
75% Affordable rent.
pay
25% Shared ownership.
NBBC
Sports, Contribution for offsite capital contribution and 10% Developer
Recreation
& project management delivery and contingency agreed
to
Community
costs) to support enhancements at the;
pay.
Facilities
Total £91,000
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
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.
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NBBC Parks –
Play
&
Open
Space.
Total £118,078.27

Destination Park - Riversley Park.
Developer
Green Network signage leading to Riversley park agreed
to
and event facility improvements
pay.
 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.

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

SCHEDULE OF CONDITIONS:
2. The development shall not be carried out other than in accordance with the approved
plans contained in the following schedule:
Plan Description
Plan No.
Date received
Red Line Plan 2
TLP3 – RL – 02
14/12/2018
Planning Layout
01. Rev S
20/02/2019
Design and Access Statement
AAH5445_March 2018
28/01/2019
Materials Plan
ROY-MP3-01 Rev A
14/12/2018
Site Sections
SK102.
14/12/2018
Archaeological Geophysical Survey ARC/746/293
14/12/2018
March 2012
Archaeological Geophysical Survey Report
14/12/2018
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Archaeological Desk Based
Assessment
Air Quality Assessment
Additional Ground Investigation
Update Ecology Survey Report
Tree Constraints Plan
Tree Schedule
Detailed Landscape Proposals
(1 of 2)
Detailed Landscape Proposals
(2 of 2)
Transport Statement
Flood risk Assessment and
Drainage Strategy
Proposed Drainage Strategy
House type:2 Bed 4 Per.SO2+LTH
House type:3 Bed 5 Per.SO3 LTH
Chorley Floor Plans
Chorley Elevations (part render)
Chorley Elevations (brick)
Almond (2b semi/ter
Planning Layout
Almond (2b semi/ter
Planning Elevations
Cherry 93b semi/ter)
Planning Layouts
Cherry 93b semi/ter)
Planning Elevations
Larch (3b semi/ter)
Planning Layouts
Larch (3b semi/ter)
Planning Elevations
House type: 2 Bed 4 Per.SO2+LTH
House type: 2 Bed 4 Per.SO2+LTH
House type: 3 Bed 5 Per.SO3 LTH
House type: SO8 (brick)
House type: SO8 (part render)
House type: SO12
Single Garage

Phase 2 April 2014
14/12/2018
At/PG/13813/1
Revision 02 –
14/12/2018
11122/3 Dec 2013
14/12/2018
404.01578.00067
14/12/2018
Version No.1 March 2017
9474 TCP 01
14/12/2018
9474 TS 01
14/12/2018
18-008-01. Rev M
21/02/2019
18-008-02. Rev M

21/02/2019

T18013 09.02.18
11052 phase 3 Rev A

14/12/2018
14/12/2018

932. Rev H
SO2+- Plan- 335
SO3 - Plan- 03
RP3 – CHO – PL – 01
RP3 – CHO – PL – 02
RP3 – CHO – PL – 03
A/681/v3/00/01. Rev B

15/01/2019
14/12/2018
14/12/2018
14/12/2018
14/12/2018
14/12/2018
14/12/2018

A/681/v3/00/02. Rev A

14/12/2018

A/802c/v3/00/01. Rev B

14/12/2018

A/802c/v3/00/02. Rev A

14/12/2018

A/1087/v3/00/01. Rev B

14/12/2018

A/1087/v3/00/02. Rev B

14/12/2018

SO2+- Plan- 03
SO2+- Plan- 01
SO3-Plan-01
SO8- ROY3-02
SO8- ROY3-03
SO12- Plan-04
WM_GAR_1B_WE_01

14/12/2018
14/12/2018
14/12/2018
14/12/2018
14/12/2018
14/12/2018
14/12/2018

3. No development including any site clearance shall take place until a Biodiversity
Enhancement and Management Plan (BEMP) 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.
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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 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
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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 commence 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 post-excavation
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.
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 commence 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. 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
management strategy to prevent and any construction materials from entering or silting
up the ditch network has been submitted to and approved in writing by the Council .
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 in
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accordance with details which shall first have been submitted to and approved in
writing by the Council.
11. No development shall commence until a Construction Management Plan, which
must contain a Construction Phasing Plan, HGV Routing Plan and delivery times for
construction materials, has been submitted to and approved in writing by the Council.
The approved Management Plan shall be adhered to throughout the construction
period.
12. No construction shall commence 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.
13. No construction shall commence until a Dust Management Plan (to include details
within the Air Quality Assessment Table 12 pages 28- 30) has been submitted to and
approved in writing by the Council. The approved Management Plan shall be adhered
to throughout the construction period.
14. No development above ground shall commence until details of the specification for
bird bricks and bat bricks and their precise locations within buildings, has been
submitted to and approved in writing by the Council. The approved bricks shall be
installed before the occupation of that plot.
15. 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.
16. No dwelling shall be occupied until a secondary access has been provided to link
the application site to the local road network. Details of which shall first be provided
and approved in writing by the Council
17. No dwelling shall be occupied 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. Appropriate cabling
shall be provided to enable increase in future provision.
18. 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.
19. No dwelling shall be occupied until details of the proposed cycle route amendments
required to connect the site to the existing hammerhead junction and cycle route to the
south of the site have been submitted to, approved in writing by the Council and the
agreed details have been implemented on site.
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Location Plan

Planning Applications Committee - 12th March 2019

POA

34

Site Layout Plan
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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

Planning Applications Committee - 12th March 2019

POA

39

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
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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. 2
REFERENCE No. 035945
Site Address:

Site 51A070 - site Church Street, Mill Street, Vicarage Street,

Nuneaton

Description of Development: Erection of 51 no. retirement living apartments and
associated communal facilities, car parking and landscaping (including demolition of
existing retail units)
Applicant: McCarthy and Stone Retirement Lifestyles
Ward: AB

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

INTRODUCTION:
This application is for the erection of 51 no. retirement living apartments and associated
communal facilities such as a residents lounge, house managers office, external and
internal communal areas, cycle and mobility scooter store, refuse room and car
parking. A total of 26 no. 1 bed and 25 no. 2 bed apartments are proposed.
The application site was a public car park and is within both Nuneaton Town Centre
and Nuneaton Town Centre Conservation Area. The entrance to the car park was off
Church Street with the egress off Mill Street. Opposite the egress there are two retail
units which are single storey and a two storey office. George Eliot Gardens and
Riversley Park are to the west. There was previously single storey retail units which
were constructed from timber on the site which have since been demolished. Further
to the east is Nuneaton Library which was built in the 1960’s. This is a single and two
storey building with a flat roof. Powell House is to the north-east which is two storey.
To the south, on the other side of Vicarage Street, is Dempster Court which is a three
storey L-shaped building.
An application for 50 no. retirement living apartments was approved at Committee in
February 2018. That application included a communal area and terrace on the third
floor. This has been omitted as part of this current application and replaced with a one
bed apartment and some associated design changes.

BACKGROUND:
This application is being reported to Committee at the request of Councillor Jill
Sheppard.

RELEVANT PLANNING HISTORY:


035246: Erection of 50 no. retirement living apartments and associated
communal facilities, car parking and landscaping (including demolition of
existing retail units): Approved 21/02/2018.

Planning Applications Committee - 12th March 2019

POA

55

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 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:
Severn Trent Water, WCC Highways, Environment Agency, NBBC Environmental
Health, NBBC Planning Policy, NBBC Parks & Countryside, WCC Flood Risk,
Warwickshire Police, NBBC Refuse & Cleansing, WCC Public Health & NHS
Warwickshire North CCG, NBBC Housing, WCC Infrastructure, NBBC Sports
Development, NBBC Head of Estates, NBBC Head of Town Centres, George Eliot
Hospital NHS Trust, Nuneaton Society, NBBC Parking Services.

CONSULTATION RESPONSES:
No objection subject to conditions from:
WCC Highways, NBBC Environmental Health, WCC Flood Risk, WCC Archaeology.
No objection subject to S106 obligations from:
WCC Infrastructure, NBBC Sports Development, George Eliot Hospital NHS Trust.
No objection from:
Severn Trent Water, NBBC Planning Policy, Warwickshire Police.
No response from:
Environment Agency, NBBC Parks & Countryside, NBBC Refuse & Cleansing, NBBC
Housing, NBBC Head of Estates, Nuneaton Society, NBBC Parking Services, WCC
Transport & Economy, WCC Public Health & NHS Warwickshire North CCG

NEIGHBOURS NOTIFIED:
Waves 39b, Kieu’s Nails 39a, Loveitts 39, Popworld 40 & 41, Individual Support
Solutions Powell House, Nuneaton Library, 1-12 (inc), 12a, 14-20 (inc) Dempster Court
Church Street; Christadelphian Hall, St Nicholas Church Vicarage Street; 37 Coventry
Road, Nuneaton; 18 Chartwell Close; 42 Golf Drive; 92 Bulkington Lane; 119
Lutterworth Road; 28 Windermere Avenue; 167 Attleborough Road; 79 Pallett Drive; 7
Shakespeare Drive; 100 Whitestone Road; 29 Alderbrook Drive
Neighbouring properties were sent letters notifying them of the proposed development
on 24th October 2018. A site notice was erected on street furniture on 24 th October
2018 and the application was advertised in The Nuneaton News on 31 st October 2018.

NEIGHBOUR RESPONSES:
None
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APPRAISAL:
The key issues to assess in the determination of this application are;
1. Principle of residential development,
2. Housing land supply and need,
3. Residential amenity,
4. Visual amenity including the impact on Nuneaton Town Centre Conservation
Area,
5. Highway safety,
6. Impact on Nuneaton Town Centre,
7. Flood risk & drainage,
8. Air quality,
9. Archaeology,
10. Ecology,
11. Planning obligations
1. Principle of Residential Development
The National Planning Policy Framework (NPPF) establishes the need for the planning
system to achieve sustainable development and it breaks down sustainable
development in to three key constituents which are; economic, social and
environmental dimensions (paragraphs 7 and 8). The NPPF also sets out a
presumption in favour of sustainable development (paragraph 11). In broad terms, this
means that the application should be approved providing that it is in accordance with
the development plan (although relevant policies for the supply of housing should not
be considered up-to-date if the local planning authority cannot demonstrate a five-year
supply of deliverable housing sites) and other policies within the NPPF, unless material
considerations or adverse impacts indicate otherwise (paragraph 11).
The site was a car park and also contained retail units and is therefore a brownfield
site. It is considered that the application would make effective use of a previously
developed site.
2. Housing Land Supply and Need
The NPPF 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 73 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. It is well established that the Council does not
have a 5 year land supply for housing, which weighs significantly in favour of the
application.
In regard to affordable housing, Policy H3 of the Saved Nuneaton and Bedworth Local
Plan 2006 requires that 25% affordable housing be provided for all developments of
15 dwellings or more. As stated in the Affordable Housing SPD 2007 there are options
that the Council would consider for the provision of affordable housing. The preferred
option is on-site provision but other options include an off-site contribution. The
applicant has confirmed that their business model and operations does not normally
allow for the provision of affordable housing on-site and would consider an off-site
contribution. A Financial Viability Assessment has been submitted as part of the
application to demonstrate that the development cannot support any planning
obligations. It cites land acquisition costs, construction costs which are taken from the
Building Cost Information Service of the Royal Institution of Chartered Surveyors
(RICS), professional building design fees, marketing costs, disposal fees and a
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developers profit at 20% which is the accepted return for flatted sheltered housing. The
NPPG states that in plan making and decision making viability helps to strike a balance
between the aspirations of developers and landowners, in terms of returns against risk,
and the aims of the planning system to secure maximum benefits in the public interest
through the granting of planning permission. The submitted Viability Assessment has
been considered by the Principal Land & Property Officer who has concluded that the
assessment appears to be sound and that it would be unviable for the developer to
pay any requested planning obligations in this case.
3. Residential Amenity
There is a residential property at Reflex, Church Street, to the north. However, this is
approximately 37 metres away with a building and a road between it and the site and
therefore it is not considered that there would be an undue significant impact. Dempster
Court which is a three storey block of flats is to the south. It is not considered that there
would be a significant impact on these properties as they are approximately 35 metres
away and this distance is also across a public highway.
In terms of the impact on the residential amenity of the occupiers of the proposed
development, a noise assessment has been submitted with the application which
considered noise from road traffic and potential noise from the nearby nightclub,
Reflex, on the proposed development. This has demonstrated that suitable internal
noise levels can be achieved for the proposed development provided that mitigation is
implemented. The recommended mitigation measures include acoustic glazing and
mechanical ventilation. Environmental Health have no objections and on the previous
application requested a condition that details of a noise attenuation scheme are
submitted which can also be added to this application.
4. Visual Amenity & Impact on Conservation Area
The NPPF encourages good design and states that planning decisions should respond
to local character and reflect the identity of local surroundings and materials while not
preventing or discouraging appropriate innovation (paragraph 127). The proposed
design is the same as that approved under the previous application, with only some
minor changes proposed. The proposed building would front Vicarage Street and
Church Street. The elevation fronting Vicarage Street would have a two and a half
storey element which would increase to three and three and a half storey with also a
four storey element. A corner feature is created on the junction of Vicarage Street and
Church Street through the use of projecting gables. This would be four storey. It is
considered that this would create a focal point. The main entrance would be located
within this section of the building. Fronting Church Street the building would be three
and three and a half storey but would also include a four storey element. A two and a
half storey section is also proposed which would add interest and would break up the
massing of the building. It is considered that the proposed rear elevation is equally as
important as those fronting Vicarage Street and Church Street as it would face onto
George Eliot Gardens and Riversley Park. This elevation would be three and four
storey with gable projections. Strong fenestration is proposed which would allow views
of the park. It is considered that the view from the park would be a significant
improvement to the existing site. It is considered that the scale, height and massing of
the building is acceptable and would not appear significantly out of character. There is
a mixture of building heights in the area including three storey and it is considered that
the proposed building would add interest and a strong focal point on the entrance to
the town centre. The proposed materials include red and brown brick and render with
some boarding to the rear elevation. It is considered that these materials are
acceptable and would reflect surrounding buildings. A substation is proposed in the
north-west corner of the site. Details have been submitted which show the substation
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as a brick building with a hipped roof. The materials are to match those in the main
building. It is considered that the proposed design is acceptable and would not have a
detrimental impact on visual amenity. The boundary treatments would consist of black
metal railings on a brick wall with brick pillars. It is considered that this is acceptable in
terms of visual amenity.
An application for 50 no. retirement living apartments was approved at Committee in
February 2018. That application included a communal area and terrace on the third
floor. This has been omitted as part of this current application and replaced with a one
bed apartment and some associated design changes to the rear elevation. The
amendments to the design include the replacement of the previously proposed glazed
terrace with two French doors that serve the extra apartment. These are in keeping
with those on the first and second floors. Other design changes include an amendment
to two of the gable projections to the rear which now include an extra window on each
of the first and second floors where previously it was a blank wall. It is considered that
the addition of these windows is an improvement and adds further visual interest to
those parts of the building. An addition of a rooflight to the north-east elevation, facing
Church Street, and smaller rooflights to those previously proposed on the east
elevation are also proposed which are acceptable. An amendment to the roof design
at the south-west and south-east part of the building is proposed due to buildability but
this is not considered to appear significantly out of character.
The site is within Nuneaton Town Centre Conservation Area and is in close proximity
to listed buildings such St Nicolas Church which is Grade I Listed and The Old
Grammar School (now parish room), the Old Vicarage and King Edward VI College
which are Grade II Listed. A Heritage Statement has been submitted with the
application which assesses the impact on nearby listed buildings and the conservati on
area. This states that the existing site does not contribute in any real positive manner
to the settings of the listed buildings. An assessment of the conservation area was
made under the Nuneaton Town Centre Conservation Area Appraisal 2009 where this
site falls within Character Area 2. This highlights negative features of this character
area which include poor visual amenity of Mill Street, a lack of a coherent townscape
along Church Street, poor retail units along Church Street and the ‘temporary’
appearance and poor landscaping of large surface car parks. It is considered that the
proposed development would remove these negative elements and would enhance
the conservation area. It is not considered that there would be a significant direct
impact on the setting of the nearby listed buildings. It is also not considered that the
proposal would have a detrimental impact on the conservation area but would improve
and enhance this part of the conservation area. Overall, it is not considered that the
proposed development would have a detrimental impact on the heritage assets in the
area.
5. Highway Safety
Access to the site is proposed off Mill Street as with the previously approved
application. The existing access into the current car park will be closed off. A car park
is proposed to the rear which will contain 31 no. parking spaces. The Council no longer
has any saved car parking standards but taking into account the location of the site
and the type of accommodation proposed it is considered that this level of provision is
acceptable. The proposed development would lead to a loss of a public car park. The
applicant previously carried out studies of the occupancy of the car park which has
shown that there should be capacity in other car parks to accommodate vehicles that
did park there. The study also showed that 20% of drivers leaving the site travelled
towards Justice Walk and 80% travelled along Church Street towards Vicarage Street.
Based on this directional split and the amount of vehicles displaced, WCC Hi ghways
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do not consider that the impact on the highway network would be severe. They also
do not consider that the movements generated by the development would have a
significant impact on the highway network. The current application would result in one
extra apartment compared to the previously approved scheme which WCC Highways
state could lead to an extra 3 vehicle movements per day which is not considered
significant. Pedestrian access into the site is the same as the previous application and
is proposed on the corner of Vicarage Street and Mill Street and also the corner of
Church Street and Mill Street. Pedestrian access into the building is also proposed
from the car park. WCC Highways have no objections subject to conditions.
As the site is within Nuneaton Town Centre it is considered to be in a sustainable
location. It is within close proximity to shops and other facilities and amenities. It is
close to public transport options such as the bus station and railway station and is
directly on bus routes.
6. Impact on Nuneaton Town Centre
The NPPF sets outs the importance of ensuring the vitality of town centres and states
that residential development can play an important role in ensuring the vitality of
centres (paragraph 85). The Planning Statement submitted with the application refers
to an independent report compiled by The Opinion Research Business entitled ‘A
Better Life: Private Sheltered Housing and Independent Living for Older People’. This
report highlights that retirement living housing can help to underpin local shops,
services and facilities. The report found that 62% of residents in retirement living
schemes prefer to shop locally, with 45% of residents shopping within one mile of their
scheme. It is considered that the proposed development would encourage the
regeneration of this part of the town centre and ensure its vitality and viability.
The impact on the town centre was considered and assessed as part of the previous
application. With this current application, it can still be argued that the development
would represent an opportunity to secure the first new build residential development in
the town centre, would demonstrate developer commitment and confidence as a place
to invest and act as a catalyst for further development and investment in the Vicarage
Street area and the town centre generally. It would be a positive and proactive step
towards achieving mixed use development and a more diverse offer. New residents in
the town centre would bring in additional spending, support local businesses and
create a new vibrancy. It is considered that the development is important in the long
term sustainability of the town centre. It would contribute to the wider aspiration for the
comprehensive development of Vicarage Street. It is therefore considered that the
proposed development would encourage further regeneration and ensure the long
term vitality and viability of the town centre.
7. Flood risk & drainage
The NPPF requires that consideration is given to the potential impact of flooding on
new development whilst also ensuring that flood risk is not increased elsewhere as a
result of it (paragraph 163). It also sets out a sequential risk-based approach to the
location of development to steer this away from the areas at highest risk. The issue of
flood risk and drainage was assessed as part of the previous application. The majority
of the site is within Flood Zone 2. The Flood Risk Assessment that has been submitted
with the application states that those flood outlines are derived from both detailed
modelling techniques and from historical data that pre-dates the construction of the
flood relief channel. They have re-run the most up to date version of the River Anker
hydraulic model to accurately redefine the fluvial flood risk to the proposed site. The
results confirm that protection from the flood relief channel puts the site outside both
the 1 in 100-year plus (20%) for climate change and 1 in 100-year plus (30%) for
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climate change events. The Environment Agency have not responded to this
application abut raised no objections to the previous application subject to the
implementation of mitigation measures as set out in the Flood Risk Assessment. These
include setting minimum finished floor levels which can be conditioned. WCC Flood
Risk Team have no objections providing the development is carried out in accordance
with the Flood Risk Assessment and that details of a surface water drainage scheme
and maintenance plan are submitted.
8. Air Quality
To protect future residents of the development and to provide clean air, Environmental
Health requested on the previous application that all of the dwellings that face onto the
road will need to be provided with mechanical rapid ventilation. This can also be added
to this application.
9. Archaeology
An Archaeological Assessment has been submitted with the application which has
concluded that there is high potential that the site contains previously undiscovered
Early-Medieval and Medieval assets. However, taking into account the bombing
of the site during World War II, and subsequent demolition and redevelopment, it
is considered that should any archaeological evidence survive, it will already have
been heavily truncated. WCC Archaeology have requested a condition that further
archaeological work is carried out.
10. Ecology
An Ecology Report has been submitted with the application. This found that the site is
unlikely to provide habitat for any notable species. The buildings that were on the site
would be unlikely to provide potential bat roosting habitat due to the poor suitability of
the bat entry points, poor availability of bat roosting niches and the lack of previous
use by bats. The mature Horse Chestnut tree may provide bat roost and bird nesting
opportunities but this is to be retained as part of the proposal.
11. 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:
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.
Section 122 (2) of the CIL Regulations states that a planning obligation may only
constitute a reason for granting planning permission for the development if the
obligation is:
(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.
It is therefore necessary to have regard to these three tests when considering the
acceptability of planning obligations.
Affordable Housing
Policy H3 of the Local Plan requires 25% of the dwellings to be affordable. As stated
in the Affordable Housing SPD 2007 there are options that the Council would consider
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for the provision of affordable housing. The preferred option is on-site provision but
other options include an off-site contribution. The applicant has confirmed that their
business model and operations does not normally allow for the provision of affordable
housing on-site and would consider an off-site contribution.
Sports Development
NBBC Sports Development have requested £62,301 towards improvements such as
additional water space at the Pingles, increased indoor sports hall space at the North
Nuneaton Strategic Housing site, community halls at the Nuneaton Club for young
people/Newtown Centre, outdoor cycling track at Miners Welfare Park and
enhancements to the court facilities at Nuneaton Tennis Club.
George Eliot Hospital NHS Trust
The George Eliot Hospital NHS Trust have requested £18,743 towards additional
health care facilities at George Eliot Hospital. This would be used for agency staff for
A&E attendances, emergency admissions, elective admissions, day-care admissions,
outpatient appointments and diagnostic imaging.
WCC Infrastructure
WCC Infrastructure have requested £627 towards improvements to library provision
and £3,825 towards the provision of sustainable travel packs.

Affordable Housing

Sports Development

Contributions Requested
Other details
25% of the dwellings to be Viability
Assessment
affordable
demonstrates contribution
can not be paid
Total: £62,301

Viability
Assessment
demonstrates contribution
can not be paid

George
Eliot Total: £18,743
Hospital NHS Trust

Viability
Assessment
demonstrates contribution
can not be paid

WCC Infrastructure

Viability
Assessment
demonstrates contribution
can not be paid

Total: £4,452

A Financial Viability Assessment has been submitted as part of the application to
demonstrate that the development cannot support any planning obligations. It cites
land acquisition costs, construction costs which are taken from the Building Cost
Information Service of the Royal Institution of Chartered Surveyors (RICS),
professional building design fees, marketing costs, disposal fees and a developers
profit at 20% which is the accepted return for flatted sheltered housing. The NPPG
states that in plan making and decision making viability helps to strike a balance
between the aspirations of developers and landowners, in terms of returns against risk,
and the aims of the planning system to secure maximum benefits in the public interest
through the granting of planning permission. The submitted Viability Assessment has
been considered by the Principal Land & Property Officer who has concluded that the
assessment appears to be sound and that it would be unviable for the developer to
pay any requested planning obligations in this case.
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The lack of S106 contributions must be balanced against other positive parts of the
scheme and including the viability of the scheme. As with the previously approved
application, it would represent an opportunity to secure the first new build residential
development in the town centre, would demonstrate developer commitment and
confidence as a place to invest and act as a catalyst for further development and
investment in the Vicarage Street area and the town centre generally. It is considered
that the development is important in the long term sustainability of the town centre. The
development contributes to the wider aspiration for the comprehensive development
of the Vicarage Street area and it is therefore considered that the proposed
development would encourage further regeneration and ensure the long term vitality
and viability of the town centre. It is considered that the merits of the potential for
encouraging future regeneration of the town centre would outweigh the lack of S106
contributions.
12. Conclusion
As previously outlined, 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 considerati ons
or adverse impacts indicate otherwise.
In this case, the assessment has identified that there is a significant need for new
housing within the Borough and that the Council does not have a 5 year land supply to
meet that need. The development would therefore make a significant positive
contribution towards meeting this housing need. The potential adverse impacts of the
proposed development in relation to residential amenity, visual amenity, highway
safety, flood risk, drainage, air quality and archaeology have all been considered. The
assessment has subsequently shown that there would be no adverse impacts in some
instances. However, where potential adverse impacts are identified, it would be
possible to mitigate against this through the use of conditions. It is considered that the
merits of the potential for encouraging future regeneration of the town centre would
outweigh the lack of S106 contributions.
Taking into account the above assessment, it is consequently considered that there
are no material considerations or adverse impacts which indicate that the application
should be refused. It is therefore considered that the proposed development would
achieve sustainable development which should consequently be approved subject to
conditions.

REASONS FOR APPROVAL:
Having regard to the pattern of existing development in the area, relevant provisions
of the development plan, as summarised above, and the consultation responses
received, it is considered that subject to compliance with the conditions attached to this
permission, the proposed development would be in accordance with the development
plan, would not materially harm the character or appearance of the area or the living
conditions of neighbouring occupiers and would be acceptable in terms of traffic safety
and convenience.
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SCHEDULE OF CONDITIONS:
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.
Location Plan
EM-2447-02-AC-002
Site Layout
EM-2447-02-AC-003
Ground Floor Plan
EM-2447-02-AC-004
First Floor Plan
EM-2447-02-AC-005
Second Floor Plan
EM-2447-02-AC-006
Third Floor Plan
EM-2447-02-AC-007
Roof Plan
EM-2447-02-AC-008
Elevations
EM-2447-02-AC-008
Elevations
EM-2447-02-AC-009
Boundary TreatmentsEM-2447-04-AC-004
Elevations & Details
Boundary TreatmentsEM-2447-04-AC-005
Elevations & Details
Boundary Treatments- Staircase EM-2447-04-AC-006
Elevations & Details
Boundary Treatments- Ramp
EM-2447-04-AC-007
Elevations & Details
Sub-Station Details
EM-2447-04-AC-009

Date Received
5th October 2018
5th October 2018
5th October 2018
5th October 2018
5th October 2018
5th October 2018
23rd October 2018
5th October 2018
5th October 2018
23rd October 2018
23rd October 2018
23rd October 2018
23rd October 2018
23rd October 2018

3. No built development shall commence until a scheme of ground gas protection
measures, including a validation plan for validation in accordance with Ciria C735, has
first been submitted to and approved in writing by the Council. On completion of the
agreed works a validation report shall be submitted and approved in writing by the
Council. No dwelling shall be occupied other than in accordance with the approved
details.
4. No built development shall commence until:
a)Full details of a building ventilation system has been submitted to and approved in
writing by the Council;
b)Full details of a noise attenuation scheme to meet the standard for internal noise
levels, including 45db LAFmax in bedrooms between 11pm and 7am defined in table
4 of BS8233:2014, to include glazing and ventilation details has been submitted and
approved in writing by the Council.
No dwelling shall be occupied until the work has been carried out in accordance with
the approved details.
5. No built development shall commence until:
a) the programme of archaeological evaluative work and associated post-excavation
analysis, report production and archive deposition detailed within the approved WSI
(approved under condition 10(a) of approval 035246) has been undertaken. A report
detailing the results of this fieldwork shall be submitted to the Council.
b) 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.
6. No built development shall commence until visibility splays have been provided to
the vehicular access to the site, passing through the limits of the site fronting the public
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highway, with an ‘x’ distance of 2.4 metres and ‘y’ distances of 25.0 metres to the near
edge of the public highway carriageway. No structure, tree or shrub shall be erected,
planted or retained within the splays exceeding, or likely to exceed at maturity, a height
of 0.6 metres above the level of the public highway carriageway.
7. No built development shall commence or continue unless measures are in place to
prevent/minimise the spread of extraneous material onto the public highway by the
wheels of vehicles using the site and to clean the public highway of such material.
8. Notwithstanding the plans submitted, no built development shall commence until full
details of dropped kerb crossing in Church Street for the purposes of moving large
refuse bins between the site and the public highway have been submitted to
and
approved in writing by the Council. No dwelling shall be occupied until the areas have
been laid out in accordance with the approved details.
9. The access to the site for vehicles shall not be used unless the public highway
footway crossing has been widened, laid out and is available for use.
10. No dwelling shall be occupied until all means of pedestrian access to the site have
been provided. This shall include the widening of the footway fronting the site in Mill
Street to 2 metres and the pedestrian crossing point on the corner with Mill Street and
Church Street improved to include tactile features.
11. No dwelling shall be occupied until all parts of the existing accesses within the
public highway not included in the permitted means of access have been closed, any
signs removed and the kerb, footway and verge have been reinstated.
12. No dwelling shall be occupied until the access, car parking, manoeuvring and
service areas have been provided in accordance with the details approved under
condition 17 of approval 035246. No parking spaces shall be allocated. Such areas
shall be permanently retained for the purpose of parking and manoeuvring of vehicles,
as the case may be, and shall not be constructed in such a manner as to reduce the
effective capacity of any highway drain or permit surface water to run off the site onto
the public highway.
13. Gates located within the vehicular access to the site shall not be hung so as to
open within 6 metres of the near edge of the public highway footway.
14. Access for vehicles to the site from the public highway (Mill Street) shall not be
made other than at the position identified on the approved drawing, providing an
access no less than 5.0 metres in width for a distance of 10.0 metres, as measured
from the near edge of the public highway carriageway.
15. The materials to be used in the external parts of the building shall not be other than
in accordance with the details approved under condition 3 of approval 035246.
16. The development shall not be carried out other than in accordance with the
boundary treatment details (drawing no’s EM-2447-04-AC-004, EM-2447-04-AC-005,
EM-2447-04-AC-006 & EM-2447-04-AC-007 ) received by the Council on 23 rd October
2018. The development shall not be occupied until the boundary treatments have been
carried out in accordance with the approved details.
17. The landscaping scheme shall not be provided other than in accordance with the
details approved under condition 5 of approval 035246. The approved scheme shall
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be carried out within 12 months of the commencement of the development and
subsequently maintained in the following manner:Any tree or plant (including any replacement) which, within a period of five years from
the implementation of the scheme, dies, is removed or becomes seriously damaged or
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.
18. The development shall not be carried out other than in accordance with the Flood
Risk Assessment (FRA) (Rev 4.0 November 2017) received by the Council on 31 st
January 2019 and the following mitigation measures detailed within it, in particular to
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 4 l/s for the site. The
mitigation measures shall be fully implemented prior to occupation of the development.
19. The foul and surface water drainage scheme for the site shall not be provided other
than in accordance with the details approved under condition 7 of approval 035246.
The scheme shall subsequently be implemented in accordance with the approved
details before the development is completed.
20. The development shall not be carried out other than in accordance with the details
of site levels and finished floor levels approved under condition 11 of 035246.
21. The development shall not be carried out other than in accordance with the Tree
Protection Plan (drawing no. 9436-KC-XX-YTREE-TPP02Rev0) received by the
Council on 5th October 2018. No construction work shall be carried out unless the
agreed measures to protect the trees have been provided and are maintained during
the course of construction.
22. The development shall not be carried out other than in accordance with the Written
Scheme of Investigation (WSI) for a programme of archaeological evaluative work
approved under condition 10(a) of approval 035246.
23. A turning area within the site shall not be provided other than in accordance with
the details approved under condition 18 of approval 035246.
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Site Plan
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Site Layout
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Elevations
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Elevations
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Item No.3
REFERENCE No. 035641
Site Address: New Inn Rugby Road, Bulkington
Description of Development: Demolition of The New Inn and associated
outbuildings and redevelopment of the site to provide 44 No. over 55s dwellings Class
C3 with associated ancillary and enabling works with new access off Oakham Crescent

Applicant: Coyne Group
Ward: BU

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

INTRODUCTION:
This application is for the demolition of The New Inn public house and associated
outbuildings and redevelopment of the site to provide 44 No. over 55s dwellings Class
C3 with associated ancillary and enabling works with new access off Oakham Crescent
at New Inn Rugby Road, Bedworth.
The site is located in the village of Bulkington, approximately half a mile from
Bulkington District Centre where a number of local facilities are located. The site is also
in close proximity to existing services and community facilities, such as schools and
leisure/recreation parks, as well as being well served by public transport facilities.
The application site comprises the former New Inn Public House and grounds and is
approximately 0.31 ha. It is located at the junction between Rugby Road (B4112) and
Wolvey Road (B4109), Bulkington. The site currently has two accesses, one off
Rugby Road and one off Wolvey Road (these would be closed off as part of the
application).
The former New Inn public house comprises a two storey brick building with
associated single storey outbuildings, a large car park and grassed garden with seating
area to the rear. The building and associated outbuildings are proposed to be
demolished as part of the redevelopment proposals.
The northern site boundary is formed by a large hedgerow, with Oakham Crescent
Community Hall located north of the site. To the east of the site is Oakham
Crescent, a retirement and sheltered housing development of predominantly single
storey bungalows with some two storey maisonettes. To the west the site is adjoined
by an existing parade of shops off Rugby Road, whilst along the southern boundary
of the site there is a wide grass highway verge which runs along the full extent of the
site’s frontage. The verge is interrupted by the two existing access points serving the
pub and a footpath connecting to Wolvey Road to the east.
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The frontage boundary of the site is characterised with a low-level brick wall with
brick pillars and railings. Furthermore, there is a noticeable absence of landscape
features within the site’s frontage, aside from a low level hedge to the east side of
the site (along Wolvey Road), which also extends partway along the northern boundary
with Oakham Crescent. The boundary treatment to Oakham Crescent comprises of
hedgerow and panelled fencing alongside the parking area, with panelled fencing
continuing alongside the pub garden area.

RELEVANT PLANNING HISTORY:


034236 - Demolition of the New Inn and associated outbuildings and erection
of 14 dwellings with new access road off Oakham Crescent. Approved
13/4/2017.

RELEVANT PLANNING POLICIES:







Saved Policies of the Local Plan 2006:
o H3 - Affordable Housing;
o H6 - Planning Obligations;
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, NHS George Eliot Trust, NBBC Environmental Health, NBBC
Housing, NBBC Leisure, NBBC Parks & Countryside, NBBC Refuse & Cleansing,
Severn Trent Water, WCC Highways, WCC Land & Drainage.

CONSULTATION RESPONSES:
No Objection from:
NBBC Estates, NBBC Housing
No objection subject to conditions from:
NBBC Environmental Health, WCC Flood & Drainage
Objection from:
WCC Highway Authority, WCC Land & Drainage
No objection subject to S106 onligations from:
NBBC Leisure, NHS, George Eliot Hospital Trust, WCC Infrastructure.
No Response from:
NBBC Parks & Countryside, Environment Agency, Severn Trent Water, Western
Power Distribution

NEIGHBOURS NOTIFIED:
18, 20, 22, 25, 26, 27, 28, 29, Flat 1, Flat 2 30, 31, 32, 33, 35, Ryton Methodist
Church, Rugby Road; 1 – 29 (inc) Oakham Crescent Hall, Oakham Crescent;
1 – 15 (odd), Wolvey Road.
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Neighbouring properties were sent letters notifying them of the proposed development
on 21st May 2018. A site notice was erected on street furniture on 26th June 2018 and
the application was advertised in The Nuneaton News on 13 th June 2018.

NEIGHBOUR RESPONSES:
There have been 7 written objections from 7 addresses. The comments are
summarised below:
1. Insufficient parking.
2. Design and materials not in keeping with village location
3. Size, scale and design is unacceptable
4. Parking bays in Oakham Crescent will be an issue.
5. The Rugby Rd / Wolvey Rd junction is already busy, even with measures put in
place congestion would still be an issue.
6. Highway congestion and safety
7. Too high.
8. The proposal is selective and ageist. Restricted occupancy will create further
issues for local healthcare services which are already strained.
9. Restricted occupancy does not allow younger generation to move to village.
Need affordable housing for all ages.

APPRAISAL:
The key issues to assess in the determination of this application are:
1. Housing Need and Current Housing Supply,
2. Principle of Residential Development
3. Loss of a Community Facility
4. Residential Impact
5. Visual Impact
6. Noise
7. Flood and Drainage
8. Highway Safety, and
9. Planning Obligations
1. Housing Need and Current Housing Supply
National guidance, in the form of the National Planning Policy Framework 2018
(NPPF), identifies a need to boost the housing supply across the country, and sets out
the requirement for Councils to fully and objectively assess housing need across the
housing market area, and to have regard to cooperation with neighbouring authorities.
Paragraph 73 of the NPPF is most applicable to identifying housing need. The
paragraph states that “Local planning authorities should identify and update annually
a supply of specific deliverable sites sufficient to provide a minimum of five years’ worth
of housing against their housing requirement set out in adopted strategic policies, or
against their local housing need where the strategic policies are more than five years
old. The supply of specific deliverable sites should in addition include a buffer (moved
forward from later in the plan period) of:
C. 20% where there has been significant under delivery of housing over the previous
three years, to improve the prospect of achieving the planned supply” (paragraph
73)
On 6th September 2017 the Council Cabinet agreed an updated Five Year Land Supply
position. This used a Borough Housing Requirement figure of 14,060 houses over the
plan period from 2011-2031, equivalent to a build rate of 703 completions a year over
the 20 year plan period 2011 to 2031. Irrespective of this, the annual housing delivery
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has not been met in the last few years, profiling a persistent under delivery of housing,
weighing in favour of the application.
The Coventry and Warwickshire Joint Strategic Housing Market Area Report (2013)
(SHMA) identifies a net housing need for affordable housing of 151 dwellings per
annum. The Council’s current affordable housing policy, HS3 will seek 25% affordable
housing on developments of 15 dwellings or more. The tenure split and affordable
housing mix will be based upon evidence provided by the Council’s Housing Register
and the SHMA.
The SHMA also recognises that there has also been a growth in market demand for
housing for older people, with a number of providers providing ‘retirement living’
homes (often for over 55s) ranging in scale from individual development schemes
to retirement villages. Furthermore, according to the SHMA, the population of
Nuneaton and Bedworth’s over 55s is to increase by approximately 36.1% during the
period 2011-203, with the conclusion that demand for accommodation targeted
exclusively towards over 55s will increase.
2. Principle of Residential Development
The New Inn Pub is located within the urban area of Bulkington and is predominantly
surrounded by housing, with some local shops a church and a Dr’s Surgery close at
hand.
At the core of the planning system is the aim to achieve sustainable development. This
attained by positively balancing three key components of the planning system:
 An economic role—contributing to building a strong, responsive and
competitive economy, by ensuring that sufficient land of the right type is
available in the right places and at the right time to support growth and
innovation;
 A social role—supporting strong, vibrant and healthy communities, by
providing the supply of housing required to meet the needs of the present and
future generations; and by creating a high quality built environment, with
accessible local services that reflect the community’s needs and support
its health, social and cultural well-being; and
 An environmental role—contributing to protecting and enhancing our natural,
built and historic environment; and as part of this, helping to improve
biodiversity, use natural resources prudently, minimise waste and pollution, and
mitigate and adapt to climate change including moving to a low carbon
economy.
Paragraph 11 of the NPPF identifies the presumption in favour of sustainable
development that should be seen as a golden thread running through plan making and
decision taking and is at the heart of the NPPF. For decision-taking this means:
 “approving development proposals that accord with the development plan without
delay; and
 [granting permission] where the development plan is absent, silent or relevant
policies are out-of-date, . . . unless:
- any adverse impact of doing so would significantly and demonstrably outweigh
the benefits, when assessed against the policies in the Framework taken as a
whole; or
- specific polices in this Framework indicate development should be restricted”
Recycling land for development is a key aspect of sustainable development. Indeed,
planning policies should promote an effective use of land in meeting the need for
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homes and other uses (paragraph 117); “[and that] substantial weight to the value of
using suitable brownfield land within settlements for homes and other identified needs,
and support appropriate opportunities to remediate despoiled, degraded, derelict,
contaminated or unstable land” (paragraph 118). With regards to this proposal the
development site is located on brownfield land and unless material considerations
indicate otherwise is suitable for redevelopment. The principle of development on the
site has already been established by the granting of planning permission for the
erection of 14 dwellings in 2017.
Furthermore, under the Emerging Borough Plan Bulkington is identified as a key
settlement. Draft Policy DS2 defines a settlement hierarchy and roles for settlements
within the Borough. Bulkington is identified as having a ‘supporting role for housing,
shopping, leisure and local services’ and is also identified as a non-strategic housing
site for up to 30 houses under Draft Policy DS5, all of which support the sustainability
criteria of the proposed scheme being located in a sustainable location.
3. Loss of a Community Facility
The NPPF states that sustainable development comprises social, economical and
environmental components in equal measure, the achievement of which is a
fundamental objective of the planning system. Paragraph 92 of the NPPF requires,
among other things, that planning decisions should plan positively for the provision of
community facilities, including pubs, and guard against the unnecessary loss of valued
facilities and services, particularly where this would reduce the community’s ability to
meet its day to day needs.
The New Inn Pub has been vacant for approximately two years and has not generated
any community interest to nominate the site as an asset of community value.
Furthermore, the applicant’s Planning Statement explains the reason for the New Inn
Pub being vacant for over two years is down to a decline in patronage and competition
from other public houses within the local area. The applicant also points out that there
are a number of public houses within close proximity to the site and therefore the
closure of the New Inn will not adversely impact the local community, as there are
sufficient public houses in the vicinity to serve the community.
Since there appears to have been no interest in nominating the New Inn Pub as an
Asset of Community Value, the fact that it has been vacant for over two years and the
extant planning permission for demolition of the pub and erection of 14 dwellings in its
place, there is no justification to prevent the site being used for a much needed
alternative use, such as housing.
4. Impact on Residential Amenity
The development site is located in an urban environment, bordered by residential
properties on all sides as well as several local shops. The application proposes to
redevelop the New Inn Pub into 44 flats marketed towards the over 55s.
The layout shows windows facing 3 Oakham Crescent and 35 Rugby Road,
respectively. However, these proposed windows serve corridors and as such are not
considered to create any sense of loss of privacy. 3 Oakham Crescent is located
across the road, some 20 metres from the new development and has no primary
habitable room windows that could be overlooked from the development.
With regards to any habitable room windows to flats within the proposed scheme, it is
considered that there is no direct overlooking or overshadowing between the flats. It is
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therefore considered that the separation distances between each of the proposed flats
as well as the existing houses surrounding the development site are in accordance
with the Council’s Residential Design Guide (RDG).
5. Impact on Visual Amenity
The NPPF outlines the Government’s commitment to good design and attaches great
importance to the design of the built environment, highlighting it as a key aspect of
sustainable development. Decisions should not attempt to impose architectural
styles or particular tastes and they should not stifle innovation, originality or
initiative; however new developments should seek to promote or reinforce local
distinctiveness. Decisions should address the connections between people and places
and the integration of a new development into its existing environment. Consequently
decisions should aim to ensure that developments are visually attractive as a result
of good architecture and appropriate landscaping.
The NPPF states that “where the design of a development accords with clear
expectations in plan policies, design should not be used by the decision-maker as a
valid reason to object to development”. However, “Permission should be refused for
development of poor design that fails to take the opportunities available for improving
the character and quality of an area and the way it functions, taking into account any
local design standards or style guides in plans or supplementary planning documents”
(130).
Draft Policy H1 of the Emerging Borough Plan requires development to provide a mix
of housing types, sizes and tenures, based on the need and demand identified in
the most up to date Strategic Housing Market Assessment as well as the
characteristics of the surrounding area. The draft Policy also confirms that
development of extra care housing, residential care homes and other housing options
which allow older people to stay in their own homes will be approved where a
local need can be demonstrated.
Current Saved Policy, Env14, states “The design and materials of all development
should be of a high standard in keeping with the scale and character of the locality . . .
and comply with Supplementary Planning Guidance”.
The proposal is for 44 residential apartments exclusively aimed towards the over 55s,
consisting of 32 one-bedroom 2-person apartments, 12 two-bedroom 4-person
apartments, 45 car parking spaces at the ratio of 1 per flat plus 1 for visitors and a
covered cycle shelter is also proposed for the storage of ten bicycles.
The proposed layout consists of 3 blocks of flats, two of which are connected via the
main entrance and reception area, and face out onto Rugby road and Wolvey Road.
The third, smaller, block of flats is behind the two larger blocks to the rear of the site
and connects to the block of flats facing Rugby Road. Each block includes three levels,
with a lower two storey element at the end, which helps to reduce massing in a
prominent position. Moreover, the mix of heights relate to the surrounding properties,
which also combine two and three story levels and would be in keeping with the area.
Whilst the design is modern, with the glazed reception and entrance area, the building
utilises many features of the surrounding properties, such as red brickwork and render,
natural slate roof tiles and projecting gables, all of which are present in the local area
and are consistent with Policy Env14 and the aim of Section 12 of the NPPF and the
Council’s Residential Design Guide 2004.
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6. Noise & Odour Impact
Paragraph 180 of the NPPF outlines that “Planning policies and decisions should also
ensure that new development is appropriate for its location taking into account the
likely effects (including cumulative effects) of pollution on health, living conditions and
the natural environment, as well as the potential sensitivity of the site or the wider area
to impacts that could arise from the development. In doing so they should:
a) 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”.
The applicant commissioned a Noise Impact Assessment at the development site in
order to assess noise levels in the area. The results of which have allowed the
applicant to specify suitable glazing that will reduce excessive outside noise levels from
penetrating internal living areas commensurate with building regulations,
BS8233:2014.
NBBC’s Environmental Health Officers were consulted and commented that the
application site is in a reasonably noisy position as a result of road traffic noise arising
from roads on three sides on the development. However, they agreed that the
proposed mitigation measures are acceptable, but requested that a condition, if
approved, should added requiring the applicant to submit and agree a scheme of sound
insulation to meet the requirements of the submitted noise report.
The National Planning Policy Guidance, in relation to air quality, paragraph 1, states:
“Odour and dust can also be a planning concern, for example, because of the effect
on local amenity”.
The site is located immediately to the east of a small shopping parade, which includes
a fish and chip shop occupying the westernmost two units. The extraction flue for the
fish and chip shop is located to the westernmost corner of the rear of the building i.e
the furthest position from the application site. Environmental Health remain concerned
and consider that it could impact the amenity of the new occupants in that prevailing
winds could carry cooking smells from the Fish & Chip Shop toward facades on the
northerly part of the development. A whole building ventilation scheme, as proposed
in the Noise Impact Assessment would be an effective solution, as it would diffuse
cooking smells away from the occupants of the new development. Such a system will
help reduce both noise and odour issues. A condition can be imposed requiring a whole
building ventilation scheme to be submitted for approval.
7. Flood & Drainage
Paragraph 155 of the National Planning Policy Framework (NPPF) states
“Inappropriate development in areas at risk of flooding should be avoided by directing
development away from areas at highest risk (whether existing or future). Where
development is necessary in such areas, the development should be made safe for its
lifetime without increasing flood risk elsewhere”.
The application site and surrounding area is located in flood zone 1, zone of low
probability of flooding with a less than 1 in 1,000 annual probability of river flooding.
Furthermore all land uses are considered appropriate in this zone.
The Lead Local Flood Authority have been consulted and are satisfied with the
applicant’s Drainage Strategy, subject to conditions as set out on the agenda.
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8. Highway Safety
The NPPF at paragraph 109 states that 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.
The site is located at a busy junction of Rugby Road and Wolvey Road. The plans
show that there are pedestrian entrances to the building both from the front and the
rear of the building. The car park is located to the rear with vehicular access off
Oakham Crescent.
The pedestrian access to the site from the front is to be controlled by key fob entry only
issued to residents and no intercom entry so that all deliveries will have to be carried
out via the rear of the building. Similarly, taxis dropping-off or picking-up residents and
visitors are now more likely to do so at the rear via the access point on Oakham
Crescent where the intercom system will be located.
Oakham Crescent is a narrow road, with connecting a footway fronting the site from
Wolvey Road to the vehicular access into the site. To ensure a safe pedestrian access
to the community hall further down Oakham Crescent, rather than providing a footpath
that would not be of sufficient width for wheelchair users, a crossing point adjacent to
the site access is to be provided.
As Oakham Crescent is a narrow road and existing residents do park along the
highway, vehicular access to the site for large vehicles will be difficult. A condition is
therefore suggested to limit the size of vehicle used to service the site being no longer
than 8.68 metres in length, as this is the maximum length of refuse vehicle that can
access the site without affecting vehicles parked in Oakham Crescent.
WCC Highways have confirmed that they do not object to the development subject to
the imposition of conditions.
It is therefore considered that in accordance with the requirements of the NPPF the
effects of the development and the amount of vehicular movements will not have a
severe cumulative impact on the highway network and a refusal on this ground could
not be supported.
9. 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:
a.
b.
c.

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.

Section 122 (2) of the CIL Regulations states that a planning obligation may only
constitute a reason for granting planning permission for the development if the
obligation is:
(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.
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It is therefore necessary to have regard to these three tests when considering the
acceptability of planning obligations.
Affordable Housing
Policy H3 of the Local Plan requires 25% of the dwellings to be affordable. As stated
in the Affordable Housing SPD 2007 there are options that the Council would consider
for the provision of affordable housing. The preferred option is on-site provision but
other options include an off-site contribution. The applicant has confirmed that their
business model and operations does not normally allow for the provision of affordable
housing on-site and would consider an off-site contribution.
Sports Development
NBBC Sports Development have requested £19,825 towards improvements such as
Bowls green improvements and maintenance at Bulkington Recreation Ground,
Improvements to North block facilities at Bulkington Village Community Centre by
supporting additional capacity through infrastructure at the Village Community Centre,
through additional toilet/accessible provision and library activities at Bulkington Village
Library.
George Eliot Hospital NHS Trust
The George Eliot Hospital NHS Trust have requested £16,170 towards additional
health care facilities at George Eliot Hospital. This would be used for agency staff for
A&E attendances, emergency admissions, elective admissions, day-care admissions,
outpatient appointments and diagnostic imaging.
National Health Service & CCG
The NHS Clinical Commissioning Group have requested £129,467.52 towards extra
GP capacity.
WCC Infrastructure
WCC Infrastructure have requested £963 towards improvements to library provision
and £3,300 towards the provision of sustainable travel packs.
Paragraph 57 of the NPPF continues: “It is up to the applicant to demonstrate whether
particular circumstances justify the need for a viability assessment at the application
stage. The weight to be given to a viability assessment is a matter for the decision
maker”.
The applicant has submitted a Viability Assessment (VA) with the application which, in
short, states that the development would not be viable if all planning obligations were
to be paid. The assessment indicated that the development is not viable if all
contributions are paid.
The assessment has been scrutinised by the Valuation Office. The Valuation officer
was instructed to have regard to the viability of the development taking into account
the policy requirement of 25% of AH and requested s106 contributions in order to
establish whether the development could support any contributions or AH provision
without rendering the scheme unviable.
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Requested Planning Obligations
Beneficiary
Contribution
Nuneaton and Bedworth £19,825.00
BC Sports Development
George Eliot Hospital
Trust
National Health Service &
CCG
WCC Libraries
WCC Highway Authority
Total

£16,170

When Paid
50%
prior
to
50%
occupancy and 50% prior
to 75% occupancy
Prior to commencement

£129,467.52

Prior to commencement

£963.00
£3,300.00
£157,961.52

Prior to commencement
Prior to commencement

In carrying out the appraisal of the applicant’s Viability Assessment and allowing for a
17.5% profit, the Valuation Office has calculated that there is a surplus of £56,000.
Clearly there is insufficient surplus to meet all of the request set out above as well as
for the provision of AH. However, it is considered that affordable housing should be the
priority for the Borough.
The developer has confirmed that their business model and operations does not
normally allow for the provision of affordable housing on-site and they would prefer to
make an off site contribution. Due to the level of contribution involved, this is not
sufficient to allow for one of the dwellings to be given over to affordable housing even
at a reduced price. The Council’s Housing Officers have confirmed that it is highly
unlikely that any registered social landlord would want to take on just one property in
a block of 44 especially as they would also be bound by the restrictions of the
development and only be permitted to let the unit to occupants of 55 or above. The
development has therefore agreed to pay £56,000 towards the provision of off-site
affordable housing. To ensure that this is as close as possible to the application site,
Housing have agreed that the money should be spent either in Bulkington, Whitestone,
Attleborough Bede or Poplar Wards.
Agreed Contributions
Affordable Housing

Contribution
Other Information
£56,000
off
site Agreed
contribution towards the
provision of affordable
rented accommodation to
be, in the first instance,
located in Bulkington,
followed by Whitestone,
Attleborough, Bede or
Poplar.

10. Conclusion
The proposed scheme will contribute to the Council’s housing shortfall as well as
contribute to the housing needs of the over 55s, an age group for which there is
demonstrable evidence that there is a significant need and demand for accommodating
this age group, which will continue to increase over the Emerging Borough Plan period
to 2031.
Furthermore, the development will utilise an existing brownfield site within a
sustainable location, close to shops and services and public transportation within an
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area least likely to flood and is in a location that is considered to be a key settlement
area, suitable for housing and commercial development.
With regards to the design, the proposed blocks of flats do exhibit a significantly greater
mass than the existing pub but not so much more than the existing three storey blocks
of flats opposite, along New Street. Additionally, whilst the development does exhibit
some modern touches, it also depicts several traditional built features shared amongst
existing properties close-by, ensuring a common connection between buildings across
the decades and maintaining a shared sense of place.
The development will have no or little impact on the natural environment and any
amenity issues from noise and odours can be adequately mitigated. Moreover, it is
agreed that there will be £56,000 available towards affordable rented accommodation
within proximity to the development site.

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
Location Plan
Site Access Arrangement
Proposed Elevations
Proposed Elevations
Proposed Elevations
Ground Floor Plan
First Floor Plan
Second Floor Plan
Roof Plan
Proposed Drainage Strategy
Site Investigation Report
and Appendices
Transport Statement
and Appendices
Transport Technical Note
Transport Technical Note 2
Noise Impact Assessment
Topographical Survey
Ecological Appraisal and
Preliminary Bat Roost
Assessment and Appendices

Plan No.
ZEB936/005
Figure 4.1RevD
AE200 RevD
AE201 RevC
AE202 RevD
PP200 RevE
PP201 RevE
PP202 RevE
PP204 RevC
RN/10413
11874/GNS/SI/16

Date Received
18/05/2018
26/02/2019
09/05/2018
09/05/2018
09/05/2018
09/05/2018
09/05/2018
09/05/2018
09/05/2018
03/10/2018
09/05/2018

1705-78/TS/01

09/05/2018

1705-78/TN/01
1705-78/TN/02
16343.NIA.01
290416/01
228.15 RevA

03/10/2018
07/11/2018
09/05/2018
09/05/2018
09/05/2018

3. No development shall commence until a detailed surface water drainage scheme
for the site, based on sustainable drainage principles and an assessment of the
hydrological and hydrogeological context of the development, have been submitted
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and approved in writing by the Council. The scheme shall subsequently be
implemented in accordance with the approved details before the development is
completed. The scheme to be submitted shall:
 Demonstrate that the surface water drainage system(s) are designed in
accordance with CIRIA C753 The SuDS Manual.
 Demonstrate detailed design (plans, network details and calculations) in
support of any surface water drainage scheme, including details of any
attenuation system,
and outfall arrangements. Calculations should
demonstrate the performance of the drainage system for a range of return
periods and storms 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.
 Demonstrate the proposed allowance for exceedance flow and associated
overland flow routing.
 Provide a Maintenance Plan to the Council giving details on how the entire
surface water system shall be maintained and managed after completion for the
life time of the development. The name of the party responsible, including
contact name and details, for the maintenance of all features within the
communal areas onsite (outside of individual plot boundaries) shall be provided
to the Council.
4. 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.
5. No development shall commence until a method statement detailing the demolition
of the existing buildings on the site has been submitted to and approved in writing
by the Council. The demolition shall not be carried out other than in accordance
with the approved details.
6. No construction above the damp proof course shall commence until full details and
samples of materials proposed to be used in the external parts of any building have
been submitted to and approved in writing by the Council. The development shall
not be carried out other than in accordance with the approved details.
7. No construction above the damp proof course shall commence until a landscaping
scheme has been submitted to and approved in writing by the Council and the said
scheme shall be carried out within 12 months of the commencement of the
development and subsequently maintained in the following manner:
Any tree or plant (including any replacement) which, within a period of five years
from the implementation of the scheme, dies, is removed or becomes seriously
damaged or diseased, shall be replaced in the next planting season with another
of a similar size and species.
8. No development shall commence above the damp proof course until:
a) Full details of a full building ventilation system has been submitted to and
approved in writing by the Council;
b) Full details of a noise attenuation scheme to meet the standard for internal noise
levels, including 45db LAFmax in bedrooms between 11pm and 7am defined in
table 4 of BS8233:2014, to include glazing and ventilation details, has been
submitted and approved in writing by the Council. No dwelling shall be occupied
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until the work has been implemented on site in accordance with the approved
details and shall be maintained in perpetuity.
9. The development shall not be occupied until all parts of the existing accesses within
the public highway not included in the permitted means of access have been closed
and the kerbs, footways and verges have been reinstated.
10. The development shall not be occupied until the car parking, manoeuvring and
service areas have been laid out in accordance with the approved details. Car
parking, manoeuvring and service areas shall be permanently retained for the
purpose of parking and manoeuvring of vehicles, as the case may be. No parking
spaces shall be allocated and all parking spaces shall be available for visitors to
the site.
11. The development shall not be occupied until the access has been laid out and
constructed as a bellmouth and associated footways and crossings have been
constructed and no gates shall be hung within the vehicular access.
12. The development shall not be occupied until full details of the boundary treatments,
including new walls and fences, have been submitted to, approved in writing by the
Council and implemented in site in accordance with the approved details.
13. The development shall not be occupied until full details of the exact number, size
and projection from the roof of the photo-voltaic panels, as shown on the approved
plans ref AE200 RevD, AE202 RevD and PP204 RevC, all received by the Council
on 09.05.2018 have been submitted to and approved in writing by the Council.
14. The development shall not be first occupied until details of Sustainable Welcome
Packs (including public transport information) have been submitted to, approved in
writing by the Council and provided to each dwelling.
15. The development shall not be occupied until the uncontrolled crossing as shown
on the approved Access Arrangement plan ref Figure 4.1rev D received by the
Council on 26.02. 2019 to the south of the vehicular access has been constructed.
16. Access to the dwellings shall not be provided other than in strict accordance with
the notes as set out on the approved Site Access Arrangements Plan ref Figure 4.1
rev D received by the Council on 26.02.2019. In particular;
a. the access controlled gates to the boundary of the site at the junction of Rugby
Road and Wolvey Road shall not be maintained at any time other than with
access via a proximeter reader / fob access issued to residents only,
b. the access controlled door to the front elevation facing the Rugby Road / Wolvey
Road Junction shall not be maintained at any time other than with access via a
proximeter reader / fob access issued to residents only and
c. the access controlled door to the rear elevation facing the car park shall not be
maintained at any time other than as the main pedestrian access with control
panel to allow entry for visitors.
17. Service and delivery vehicles entering the site shall be limited to a size no greater
than 8.68 metres in length.
18. The development shall not be occupied at any time other than by persons aged 55
years or older.
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Location Plan
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Site Access Arrangements
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Elevations

Elevation 2 NE
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Elevation 1 SE
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Elevation 4 SE

Elevation 5 NE
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Elevation 6 NW
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3D Image
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Item No. 4
REFERENCE No. 035774
Site Address: 54 Hayes Lane, Exhall.
Description of Development: Change of use from dwelling Class Use C3 to Care
Home Class Use C2 and single storey extension to side and rear.

Applicant: Mr and Mrs Singh.
Ward: EX

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

INTRODUCTION:
The application is for the Change of use from a dwelling (use class C3) to a care home
(use class C2) and single storey extension to side and rear at 54 Hayes Lane, Exhall.
The site is situated on Hayes Lane fairly close to the crossroads of Hayes Lane,
Windmill Road and Armson Road.
The site is a detached bungalow in a relatively large garden plot. The bungalow is set
at a slight angle within the plot. There is a semi-detached house (number 52 Hayes
Lane) to one side and which is set more or less in line with the bungalow but at a slight
angle to it. This neighbouring property has a fairly long garden and a wider plot than
normal for a semi-detached property. This neighbouring property has one window to
the side at ground floor which is a secondary kitchen window. The main kitchen window
being to the rear.
The side boundary to the site is parallel with a pedestrian walkway through to Park
View Close and the wall is a mix of 1.5 to 1.8m concrete. To the front of the property
is a 1.8m high wooden fence. The boundary to number 52 is a hedgerow and the
boundary to the rear is a 1.5 to 1.8m mix of concrete and metal fence. There are no
trees considered worthy of a Tree Preservation Order on the site.
To the opposite side of the site beyond the pedestrian walkway through to Park View
Close is number 91 to 97 Windmill Road which are terraced properties. With the two
nearest to the site having fairly small rear gardens both with detached garages. In front
of these neighbours’ garages is an overgrown vehicular access to serve these
properties. To the rear boundary is the terraced properties of 29 to 32 Park View Close.
The bungalow is finished in brickwork and the roof has concrete tiles and is gabled to
the sides. There is an outbuilding and garage to the side set back off the front elevation.
There are no distinguishing features on the existing bingalow. The buildings are circa
1970’s.

RELEVANT PLANNING HISTORY:
There is no previous planning history on the site.
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RELEVANT PLANNING POLICIES:






Saved Policies of the Local Plan 2006:
o H5 - Housing Capable of Adaption;
o ENV14 - Supplementary Planning Guidance / Supplementary Planning
Documents.
Residential Design Guide 2004.
National Policy Planning Framework 2019 (NPPF).
National Planning Practice Guidance (NPPG).

CONSULTEES NOTIFIED:
Coal Authority, WCC Highways, NBBC Environmental Health and NBBC Housing.

CONSULTATION RESPONSES:
No objection subject to conditions:
WCC Highways.
No objection from:
Coal Authority and NBBC Environmental Health.
No response from:
NBBC Environmental Housing and NBBC Housing.

NEIGHBOURS NOTIFIED:
50 – 54 (even), 55 - 59 (odd), 60 Hayes Lane; 87 - 97 (odd) Windmill Road Exhall;
29 - 32 Park View Close.
Neighbouring properties were sent letters notifying them of the proposed development
on the 11th July 2018. A site notice was erected on street furniture on the 11 th July 2018
and the application was advertised in The Nuneaton News on the 25 th July 2018.

NEIGHBOUR RESPONSES:
There have been 9 written objections from 7 addresses. The comments are
summarised below;
1. Highway safety.
2. Inadequate parking and manoeuvring.
3. Type of people housed at the site.
4. Extra traffic would be safety concern to the school children.
5. Noise and disturbance from emergency vehicles attending the premises.
6. Traffic disruption during construction.
7. Congestion on the road, future development in the area will make it worse.
8. Noise and disturbance.
9. Commercial property should not be in a residential area.
10. Loss of privacy to nearby residents.
11. Should be two entrances.
12. Storage of medication, oxygen and waste on the site is a concern.es be dealt
with?
13. Devaluation of properties.
14. Will be more staff on site than stated, not enough parking for staff and visitors.
15. Collection of waste should be from the site.
16. Impact on foul sewage.
17. Impact on wildlife in boundary hedge.
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APPRAISAL:
The key issues to assess in the determination of this application are;
1. Housing Need.
2. Residential amenity.
3. Visual Amenity.
4. Highway Safety.
1. Housing Need
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 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. Government guidance advises
that “local planning authorities will need to count housing provided for older people,
including residential institutions in use class C2, against their housing requirement”
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 there is an established housing need in the borough to
which this development would contribute albeit on a small basis.
2. Residential Amenity
Impact of the commercial use and coming and goings
In relation to the actual proposed use, this will provide more comings and goings than
a domestic property. However the proposal is only for 10 residents and 6 residents
could be catered for without a planning application being required. Therefore in reality
the consideration should be whether the impact of 4 extra residents would provide a
level of noise and disturbance to the neighbouring properties which warrants a
recommendation of refusal.
The Agent has stated that there will be two full time carers during the day and one at
night; therefore the disturbance of the coming and goings of these would be somewhat
limited to what would be considered at a domestic premises. Notwithstanding this;
there would likely be further staff at the site providing meals, cleaning and general
maintenance which would again increase the level of comings and goings, similarly for
visitors of the care home residents.
The nearest neighbour to the proposal is 52 Hayes Lane who is separated from the
site by a hedgerow. This neighbour wanted to maintain the hedgerow between the
properties. Environmental Health Officers considered that whilst a fence between
these properties would have been advantageous, they would not object if this could
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not be provided, as they considered that the coming and goings to 3 parking spaces
would not be too harmful. Environmental Health had no other concerns to any other
neighbouring property in relation to noise.
In relation to the nearest houses on Windmill Road these properties are separated from
the site by a pedestrian footpath and a disused rear drive to these properties. The
nearest two properties to the side have garages to the rear boundaries so it is
considered that nuisance will be minimal.
In relation to the houses to the rear in Park View Close, these are separated from the
site by their rear gardens and boundary fence. The proposed sitting out area to the
care home is enclosed within 3 of the walls of the care home and almost 19m away.
This partly enclosed courtyard will also restrict the noise from the outside sitting areas
to all the other residents.
The nearest neighbour across the road is set back from the front site boundary by 21m
so it is considered the impact in terms of the use is acceptable to this property.
It is therefore considered that the impact to residential amenity is not considered
enough to warrant a recommendation of refusal.
Impact of the proposed extensions
In relation to number 52 Hayes Lane, the part of the proposed care home to the side
of this property is existing and therefore there is no difference in impact to the side of
this property. In addition the only side window to 52 Hayes Lane is a secondary window
to the kitchen and the primary window to the kitchen is to the rear. This rear window
will not be infringed by the rear extension. Due to the angle of the two properties there
is some distance between the proposed rear extension and this neighbour. At the rear
elevation of this neighbouring property the distance is over 12m and this increases
further down the garden. The rear extension is to project 5m from the rear elevation of
this neighbour but this is 12m away so will have little impact particularly as the proposal
is North West of this property. There will be 5 new bedroom windows on the side
elevation looking over to this neighbouring property but as the proposal is purely single
storey, views are protected by the hedgerow and if this were to die, views could be
protected by a fence.
In relation to the impact on 97 Windmill Road, there are two ground floor windows to
the rear of this property. The Dining room is already enclosed by its own garage and
pergola. This property also has an original kitchen window to the rear which has views
past their own garage. However this room has been extended to the side and therefore
has a secondary small window to the rear and a tertiary window which are French
doors to the side. The main useable part of this property’s garden is to the side of the
property. The distance from the proposed care home to the affected kitchen window is
12m and over 14m from the affected dining room window. The distance standard 12m
as set out in the Residential design Guide (RDG) is therefore met. There are to be non
habitable bathroom windows and a utility door to the side of the care home facing this
property so will have little impact and in any case views will be protected by the fence.
In relation to 95 Windmill Road, the nearest new side wall is angled to provide at least
a 15m distance to the rear of this property and this neighbour will have views beyond
the side extension.
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It must also be pointed out that a side extension to the bungalow could have been
carried out to the same depth of the proposal under permitted development except the
roof height would have needed to have been reduced by approximately 0.8m.
In relation to the properties to the rear (Park View Close) these are separated from the
single storey extensions by at least 23m and by 28m from window to window, therefore
this easily complies with the RDG distance of 20m.
There is also almost 34m from the front elevation of the care home to the house across
the road (number 57 Hayes lane), in compliance with the RDG.
In relation to the proposed new residents, five of the bedrooms have windows to the
front; however five residents will have windows to the side and will overlook the
vehicular access. One of these windows will face the side of the neighbouring house
(number 52 Hayes Lane) and the distance between the window and this neighbours
house is 11m 1m short of the distance as set out in the RDG, but as it is set close to
the rear of this neighbouring property there will be open views beyond. These rooms
will also be south east to this house so the orientation will provide a reasonable amount
of sunshine during the day to these rooms. It is not considered that this small
infringement is significant enough to warrant a recommendation of refusal.
3. Visual Amenity
The front/side extension that will be seen from the street is to have a slightly lower roof
than the main house and so will appear subsidiary to the main bungalow. Whilst the
proposed windows are to be fairly utilitarian, the front elevation has been broken up by
the use of gablets especially above the main entrance where the gable will project on
gallows brackets to provide a focal point to the entrance.
The application form states that materials will match the existing bungalow. Therefore,
it is considered that visual amenity is acceptable.
4. Highway Safety
Highways originally objected but amendments to show a wider access plus a
pedestrian access and turning area and the replacement of the front boundary with a
dwarf wall has meant that County Highways now have no objection subject to
conditions.
One of the conditions that Highways requested is that construction traffic does not visit
the site during school run times and peak periods. It is considered that this is outside
of the planning remit so cannot be conditioned but an advisory note to advise of this is
appropriate.
A number of the objections from residents is the amount of parking provided, as parking
in this area on the road is problematic especially due to its proximity to the cross road.
The Agent has stated that there will only be 2 staff members in the day and one at
night. However, it is likely there will be more staff for the domestic running of the home
including cleaning and catering. Whilst the Council’s Supplementary car parking
guidance is no longer extant, it is, in the absence of any new document, still used for
guidance. This states that there should be 1 space per 4 staff and 1 space per 4
residents. The site therefore easily complies with this as it provides 3 designated staff

Planning Applications Committee - 12th March 2019

POA

95

places and 4 visitor spaces. It is therefore considered that highway safety in the
absence of any objection from Highways is considered acceptable.

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
Existing & Proposed Plans & Elevations
Proposed Site Plan & Front boundary
Treatment

Plan No.
Date Received
2018-20-200 Rev E 6th December 2018
2018_20_201 Rev C. 6th December 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 building.
4. The use shall not commence until the access has been constructed in accordance
with 2018_20_201 Rev C. No gates shall be hung within the vehicular access so as to
open within 7.0 metres of the near edge of the public highway footway.
5. The use shall not commence until all parts of the existing access within the public
highway not included in the permitted means of access has been closed and the kerb
and footway have been reinstated.
6. The use shall not commence until the car parking and manoeuvring areas have
been laid out, surfaced with a bound material for a minimum distance of 10 metres, as
measured from the near edge of the public highway footway, and are available for use
in accordance with the approved plan. Such areas shall be permanently retained for
the parking and manoeuvring of vehicles, and shall not be laid out so as to create runoff onto the public highway.
7. No structure, tree or shrub shall be erected, planted or retained fronting the site
within 2.4 metres of the near edge of the public highway carriageway exceeding, or
likely to exceed at maturity, a height of 0.6 metres above the level of the public highway
carriageway.

Planning Applications Committee - 12th March 2019

POA

96

Site Location Plan

Proposed Front Boundary Treatment
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Proposed Block Plan
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Google Map
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Existing Floor and Roof Plan
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Proposed Floor Plan and Roof Plan.
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Existing Elevations
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Proposed Elevations
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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 anothe r 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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