
 

 

To: The Deputy Leader and Members of the Planning and Development 
Board 

 

 (Councillors Simpson, Bates, Bell, Chapman, Dirveiks, Fowler, Gosling, 
Hayfield, Hobley, Humphreys, Jarvis, Parsons, H Phillips, Reilly, Ridley 
and Ririe) 

 

 For the information of other Members of the Council 
 

 
 
 
 
 
 
 
 
 

 
 

 
PLANNING AND DEVELOPMENT BOARD 

AGENDA 
 

2 SEPTEMBER 2024 
 

The Planning and Development Board will meet on Monday, 2 September 2024 
at 6.30pm in the Council Chamber at The Council House, South Street, 
Atherstone, Warwickshire.  
 
The meeting can also be viewed on the Council’s YouTube channel at 
NorthWarks – YouTube. 

 

 
AGENDA 

 

1 Evacuation Procedure. 
 

2 Apologies for Absence / Members away on official Council 
business. 

 
3 Disclosable Pecuniary and Non-Pecuniary Interests 

 
 

  

For general enquiries please contact the Democratic Services Team 
on 01827 719226 via  
e-mail – democraticservices@northwarks.gov.uk 
 
For enquiries about specific reports please contact the officer named 
in the reports. 
 
The agenda and reports are available in large print and electronic 
accessible formats if requested. 
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REGISTERING TO SPEAK AT THE MEETING 
 

Anyone wishing to speak at the meeting, in respect of a Planning 
Application, must register their intention to do so by 1pm on the day of 
the meeting, either by email to democraticservices@northwarks.gov.uk 
or by telephoning 01827 719226 / 719237 / 719221. 

 
Once registered to speak, the person asking the question has the option 
to either: 
 
(a) attend the meeting in person at the Council Chamber; or 
(b) attend remotely via Teams. 
 
If attending in person, precautions will be in place in the Council 
Chamber to protect those who are present however this will limit the 
number of people who can be accommodated so it may be more 
convenient to attend remotely. 
 
If attending remotely an invitation will be sent to join the Teams video 
conferencing for this meeting.   Those registered to speak should join 
the meeting via Teams or dial the telephone number (provided on their 
invitation) when joining the meeting and whilst waiting they will be able 
to hear what is being said at the meeting.  They will also be able to view 
the meeting using the YouTube link provided (if so, they may need to 
mute the sound on YouTube when they speak on the phone to prevent 
feedback).  The Chairman of the Board will invite a registered speaker 
to begin once the application they are registered for is being considered. 

 
4 Minutes of the meeting of the Board held on 5 August 2024 – copy 

herewith, to be approved and signed by the Chairman. 

 
ITEMS FOR DISCUSSION AND DECISION 

(WHITE PAPERS) 
 

5 Planning Applications - Report of the Head of Development Control 
 

 Summary 
 
Town and Country Planning Act 1990 – applications presented for 
determination. 
 
5a Application No: PAP/2024/0349 - Land Off, Old Holly Lane, 

Atherstone, Warwickshire 
 
 Approval of reserved matters for access, appearance, 

landscaping, layout and scale for Phase 2A and 2B for the 
erection of 250 dwellings at land at Old Holly Lane, Atherstone 
relating to application PAP/2014/0542 
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5b Application No: PAP/2024/0297 - Land north and south of 
Junction 9 of the M42, Adjacent to Lichfield Road 

 
 Outline planning application, with all matters reserved (except for 

access), for employment development (Use Class B2/B8 with 
ancillary E(g)), together with habitat creation, landscaping, 
parking, service yards, HGV waiting area, footpaths/cycleways, 
and other associated infrastructure 

 
5c Application No: CON/2024/0012 - Mancetter Quarry, Quarry 

Lane, Mancetter, CV9 2RF 
 
 Variation of condition 2 (Cessation of operations and restoration 

date) of planning application NWB/19CM009 variation of 
condition 43 (hours of operation) of planning permission 
NWB/14CM034 

 
5d Application No: PAP/2024/0078 - Land north of Ivy Cottage, 

Freasley Common, Dordon 
 
 Conversion of existing stables into residential dwelling utilising 

existing access and parking 
 
5e Application No PAP/2023/0188 – Land at Tamworth Road, 

Dosthill 
 
 Outline planning application with full details of access (with 

matters reserved for landscape, scale, layout and appearance) for 
development comprising up to 22,000sqm (GEA) for flexible Use 
Class E(g)(ii), Eg(iii), B2 and/or B8 with associated car parking 
and works (Cross boundary application Tamworth BC reference 
0163/2023) 

 
5f Application No CON/2024/0013 – Crown Aggregates Limited, 

Mancetter Road, Hartshill 
 
 Erection and use of a steel portal framed workshop building 
 
5g Application No PAP/2024/0274 – Aston Villa Training Ground, 

Bodymoor Heath Lane, Bodymoor Heath 
 
 Master Plan – Building Elite Sports – Facilities Update.  1. 

Relocate grounds operations store. 2. Construct 
Rehab/Recuperation and Recovery Centre. 3. Extend Existing 
Building to provide woman’s super league and girls academy 
centre. 4. Repurpose existing building to create media and 
administrative support centre. 5 relocate U16 Boys Internal pitch 
elite football development centre and 6. Associated landscaping 
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5h Application No PAP/2023/0101 – Land 180 Metres South West 

of Sewage Works, Gravel Lane, Warton 
 
 Change of use of land to a wedding and events venue including 

the erection of temporary event space and associated structures, 
formation of car parking and new landscaping 

 
5i Application No PAP/2024/0189 – Sunnyview, Dingle Lane, 

Nether Whitacre, Coleshill, B46 2EG 
 
 Demolition of existing garage block and the erection of a single 

self/custom build dwelling (Resubmission PAP/2023/0208) 
 
5j Application No: PAP/2018/0755 - Land to east of Former 

Tamworth Golf Course, North of Tamworth Road - B5000 and 
west of M42, Alvecote 

 
 Outline application - Demolition of all existing buildings and 

construction of residential dwellings including extra care/care 
facility; a community hub comprising Use Classes E(a)-(f) & (g) (i) 
and (ii), F.2 (a) & (b), drinking establishment and hot food 
takeaway uses, a primary school, the provision of green 
infrastructure comprising playing fields and sports pavilion, formal 
and informal open space, children's play area, woodland planting 
and habitat creation, allotments, walking and cycling routes, 
sustainable drainage infrastructure, vehicular access and 
landscaping 

 
The Contact Officer for this report is Jeff Brown (719310). 
 

6 Proposed changes to the National Planning Policy Framework and 
other changes to the planning system –– Report of the Head of 
Development Control 

 

 Summary 
 

Draft revisions to the NPPF (“NPPF24”) were announced on 31 July 
2024.  The changes comprise a mix of proposals that either accept or 
reverse changes made to the December 2023 version of the framework 
and then introduce some new policies. The report considers the main 
changes and explains how they may affect the Borough. 

 

The Contact Officers for this report are Jeff Brown (719310) and Dorothy 
Barratt (719250). 
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7 Appeal Update - Report of the Head of Development Control 
 
  Summary 
 
 The report updates Members on recent appeal decisions. 
 
 The Contact Officer for this report is Jeff Brown (719310). 
 
 

 
 

STEVE MAXEY 
Chief Executive 
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NORTH WARWICKSHIRE BOROUGH COUNCIL 
 
 

MINUTES OF THE        5 August 2024  
PLANNING AND DEVELOPMENT BOARD 
 

 
Present:  Councillor Simpson in the Chair 
 
Councillors Bates, Bell, Chapman, Farrow, Fowler, Hayfield, 
Humphreys, Jackson, Jarvis, Parsons, H Phillips, O Phillips, Ridley, 
Ririe and Smith 
 
Apologies for absence were received from Councillors, Dirveiks 
(Substitute Councillor O Phillips), Gosling (Substitute Councillor 
Jackson), Hobley (Substitute Councillor Jackson) and Reilly 
(Substitute Councillor Smith) 
 

18 Disclosable Pecuniary and Non-Pecuniary Interests 
 
 Councillor Humphreys declared a non-pecuniary interest in Minute 20c – 

Application No PAP/2021/0372 (Flexdart, Marsh Lane, Water Orton, B46 
1NS) by reason of being on the Regulatory Board of Warwickshire County 
Council and took not part in the discussion or voting thereon. 

 
19 Minutes 
  
 The minutes of the meeting of the Planning and Development Board held on  

8 July 2024, copies having previously been circulated, were approved as a 
correct record, and signed by the Chairman.  
 

20 Planning Applications 
 
 The Head of Development Control submitted a report for the consideration of 

the Board. 
 
 Resolved: 
 

a That Application No PAP/2024/0236 (6, Marie Close, 
Mancetter, Atherstone, CV9 1NF) be granted subject to the 
conditions set out in the report of the Head of Development 
Control and with an amendment to include Saturday opening 
hours from 08:00 to 12:00; 

 
 [Speaker: Ellie Jones] 

 
b That Application No PAP/2024/0189 (Sunnyview, Dingle Lane, 

Nether Whitacre, Coleshill, B46 2EG) be deferred for a site 
visit; 
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 [Speaker: Darren Bignall] 
  
c That Application No PAP/2021/0372 (Flexdart, Marsh Lane, 

Water Orton, B46 1NS) be granted subject to the conditions 
set out in the report and the supplementary report of the  
Head of Development Control together with the completion of 
a Section 106 Agreement between the applicant, the Borough 
Council and the Warwickshire County Council in the terms set 
out in the supplementary report in respect of highway matters 
and the main report in respect of the phasing of the 
development; and 

 
 [Speaker: Chris Fellows] 
 
d That  Application No PAP/2023/0188 (Land at, Tamworth 

Road, Dosthill) be deferred in order to invite the applicant to 
consider if further mitigation could be included in respect of 
addressing potential impacts arising from noise and traffic as 
well as reviewing the landscaping proposed. 

 
[Speakers: Raymond Collister, Adrian Barnsley, Henry 
Courier, Stuart Black] 

    
21  Hall Farm, Farthing Lane, Curdworth 
 
 The Head of Development control outlined the background to the making of 

an Emergency Tree Preservation Order in respect of a Willow tree at Hall 
Farm in Curdworth. 

 
 Resolved: 
 
 That the Board confirmed action taken under the Chief Executive’s 

Emergency Powers to make a Tree Preservation Order in respect 
of a Willow tree at Hall Farm, Farthing Lane, Curdworth. 

 
22 Appeal Update 
 
 The Head of Development Control brought Members up to date with recent 

appeal decisions. 
 

Resolved: 
 

That the report be noted. 
 

 
 

M Simpson 
Chairman 
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 Agenda Item No 5 
 
 Planning and Development 

Board 
 
 2 September 2024 
 
 Planning Applications 

Report of the   
Head of Development Control 
 
 
1 Subject 
 
1.1 Town and Country Planning Act 1990 – applications presented for determination. 
 
2 Purpose of Report 
 
2.1 This report presents for the Board decision, a number of planning, listed building, 

advertisement, proposals, together with proposals for the works to, or the felling of 
trees covered by a Preservation Order and other miscellaneous items. 

 
2.2 Minerals and Waste applications are determined by the County Council.  

Developments by Government Bodies and Statutory Undertakers are also 
determined by others.  The recommendations in these cases are consultation 
responses to those bodies. 

 
2.3 The proposals presented for decision are set out in the index at the front of the 

attached report. 
 
2.4 Significant Applications are presented first, followed in succession by General 

Development Applications; the Council’s own development proposals; and finally 
Minerals and Waste Disposal Applications.   

 
3 Implications 
 
3.1 Should there be any implications in respect of: 
 

Finance; Crime and Disorder; Sustainability; Human Rights Act; or other relevant 
legislation, associated with a particular application then that issue will be covered 
either in the body of the report, or if raised at the meeting, in discussion. 

 
4 Site Visits 
 
4.1 Members are encouraged to view sites in advance of the Board Meeting.  Most 

can be seen from public land.  They should however not enter private land.  If they 
would like to see the plans whilst on site, then they should always contact the Case 
Officer who will accompany them.  Formal site visits can only be agreed by the 
Board and reasons for the request for such a visit need to be given. 

 
4.2 Members are reminded of the “Planning Protocol for Members and Officers dealing 

with Planning Matters”, in respect of Site Visits, whether they see a site alone, or 
as part of a Board visit. 
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5 Availability 
 
5.1 The report is made available to press and public at least five working days before 

the meeting is held in accordance with statutory requirements. It is also possible 
to view the papers on the Council’s web site: www.northwarks.gov.uk.  

 
5.2 The next meeting at which planning applications will be considered following this 

meeting, is due to be held on Monday, 7 October 2024 at 6.30pm in the Council 
Chamber 

 
6 Public Speaking 
 
6.1 Information relating to public speaking at Planning and Development Board 

meetings can be found at: 
https://www.northwarks.gov.uk/info/20117/meetings_and_minutes/1275/speaking
_and_questions_at_meetings/3. 

Page 9 of 230 

http://www.northwarks.gov.uk/
https://www.northwarks.gov.uk/info/20117/meetings_and_minutes/1275/speaking_and_questions_at_meetings/3
https://www.northwarks.gov.uk/info/20117/meetings_and_minutes/1275/speaking_and_questions_at_meetings/3


5/3 

Planning Applications – Index 
 

Item 
No 

Application 
No 

Page 
No 

Description General / 
Significant 

5/a PAP/2024/0349 1 Land off Old Holly Lane, Atherstone 
 
Approval of Reserved Matters for access, 
appearance, landscape, layout and scale 
for Phases 2A and B for the erection of 250 
dwellings relating to application 
PAP/2014/0542  

General 

5/b PAP/2024/0297 26 Land north and south of Junction 9 of 
the M42, Adjacent to Lichfield Road,  
 
Outline planning application, with all 
matters reserved (except for access), 
for employment development (Use 
Class B2/B8 with ancillary E(g)), 
together with habitat creation, 
landscaping, parking, service yards, 
HGV waiting area, 
footpaths/cycleways, and other 
associated infrastructure, 
 
 
 
 

General 

5/c CON/2024/0012 59 Mancetter Quarry, Quarry Lane, 
Mancetter, CV9 2RF 
 
Variation of condition 2 (Cessation of 
operations and restoration date) of 
planning application NWB/19CM009 
variation of condition 43 (hours of 
operation) of planning permission 
NWB/14CM034 
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5/d PAP/2024/0078 62 Land north of Ivy Cottage, Freasley 
Common, Dordon,  
 
Conversion of existing stables into 
residential dwelling utilising existing 
access and parking 
 
 

 

5/e PAP/2023/0188 79 Land at Rush Lane, Dosthill 
 
Outline planning application with full 
details of access (with matters reserved for 
landscaping, scale, layout and 
appearance) for development comprising 
up to 22,000 sqm (GEA) for flexible Use 
Class E (g) (ii), E(g)(iii), B2 and/or B8 with 
associated car parking and works (cross 
boundary application Tamworth BC 
reference 0163/2023) 
 
 

 

5/f CON/2024/0013 148  Crown Aggregates Limited, Mancetter 
Road, Hartshill 
 
Erection and use of a steel portal framed 
workshop 

 

5/g PAP/2024/0274 152 Aston Villa Training Ground, 
Bodymoor Heath Lane, Bodymoor 
Heath 
 
Master Plan – Building Elite Sports – 
Facilities Update.  1. Relocate grounds 
operations store. 2. Construct 
Rehab/Recuperation and Recovery 
Centre. 3. Extend Existing Building to 
provide woman’s super league and girls 
academy centre. 4. Repurpose existing 
building to create media and 
administrative support centre. 5 relocate 
U16 Boys Internal pitch elite football 
development centre and 6. Associated 
landscaping 
 

 
 
 

5/h PAP/2023/0101 176 Land 180 metres south west of 
Sewage Works, Gravel Lane, Warton 
 
Change of use of land to a wedding and 
events venue including the erection of 
temporary event space and associated 
structures, formation of car parking and 
new landscaping  
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5/i PAP/2024/0189 191 Sunnyview, Dingle Lane, Nether 
Whitacre, Coleshill 
 
Demolition of existing garage block and 
the erection of a single self/custom build 
dwelling (Resubmission PAP/2023/0208) 
 

 

5/j PAP/2018/0755 219 Land to east of Former Tamworth Golf 
Course, North of Tamworth Road - 
B5000 and west of M42, Alvecote,  
 
Outline application - Demolition of all 
existing buildings and construction of 
residential dwellings including extra 
care/care facility; a community hub 
comprising Use Classes E(a)-(f) & (g) (i) 
and (ii), F.2 (a) & (b), drinking 
establishment and hot food takeaway 
uses, a primary school, the provision of 
green infrastructure comprising playing 
fields and sports pavilion, formal and 
informal open space, children's play area, 
woodland planting and habitat creation, 
allotments, walking and cycling routes, 
sustainable drainage infrastructure, 
vehicular access and landscaping 
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General Development Applications 
 
(5/a) Application No: PAP/2024/0349 
 
Land Off, Old Holly Lane, Atherstone, Warwickshire,  
 
Approval of reserved matters for access, appearance, landscaping, layout and 
scale for Phase 2A and 2B for the erection of 250 dwellings at land at Old Holly 
Lane, Atherstone realting to application PAP/2014/0542, for 
 
Merevale And Blythe Estates & Bloor Homes Ltd 
 
1. Introduction 

 

1.1 This application is reported to this Board at this time for information only. A full 

determination report will be prepared in due course. The report therefore 

describes the proposals and identifies the main Development Plan policies and 

other material planning considerations against which it will be assessed.  

 

2. The Site  

 

2.1 This comprises eleven hectares, being two agricultural fields land on the west 

side of Sheepy Road between it and Old Holly Lane and the present built-up 

edge of Atherstone at River Drive. It is also north of the site of the former Durno’s 

Nurseries now being redeveloped residentially. The Innage Brook runs 

north/south through the site where it discharges into the River Anker at Alder Mill 

just to the north of the site. The Alder Mill Business Park is also located here. 

 

2.2 The location plan is at Appendix A. 

 

3. The Proposals  

 

3.1 The proposal is for 250 new houses - 70 constructed off the Sheepy Road 

between it and the course of the Innage Brook and the balance on the remainder 

of the site accessed via a loop road running from Old Holly Lane through to a 

connection in the former Nursery site presently under construction with 123 units.  

There would be no vehicular connection between the two areas. A green corridor 

of open space either side of the Brook would be retained as well as a much 

larger area of open land at the site’s northern end, being within the flood plain of 

the Anker.  

 

3.2 The overall layout is at Appendix B.  

 

3.3 The mix of houses is proposed - 6 one bedroom units, together with 66 two 

bedroom, 95 three bedroom, 79 four bedroom units and 4 five bedroom houses. 

40% of the total would be affordable – that is 100 units – being mainly two and 

three-bedroom houses, with a proposed tenure mix of 80% affordable rent and 

20% intermediate rent.  The affordable units would be spread throughout the two 

parts of the overall site. 
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3.4 Some illustrative street scenes are at Appendix C.  

 

3.5 Additionally, there is a significant amount of information in a Design Statement at 

Appendix D. 

 

3.6 The application is accompanied by the following documentation.  

 

3.7 An initial Geo-physical survey of the site suggests historic agricultural activity – 

former field boundaries and indications of possible ridge and furrow regimes.  

 

3.8 An Ecological Appraisal identifies that there are no statutory designated sites 

within 5km of the site and no non-statutory sites within a kilometre. The site is of 

low ecological value in terms of both the flora and fauna found on site, except for 

its boundary hedgerows and trees together with the Brook. Anticipated impacts 

arising from the development are thus low. However, there is scope for new 

habitat creation and enhancement to existing features such that overall net bio-

diversity gain can be achieved. 

 

3.9 An Arboricultural Assessment identifies ten individual trees on the site, eleven 

small groups of trees and four lengths of hedgerow. The quality and health of 

these features has then been assessed and their locations super-imposed on the 

proposed layout. The Assessment concludes that the layout has been largely 

designed around the natural features on the site including tree and hedgerow 

cover, thereby avoiding significant loss. The largest proportion of the existing tree 

cover is positioned around the site perimeter and along the central water-course 

– all of which are to be retained. As a consequence, only one individual tree 

would be removed together with five small groups of trees and two stretches of 

hedgerow. However, none of these features is regarded to be of high quality. One 

tree to be retained – a willow – on the brookside is considered to be a Veteran 

tree and it will require a separate protection plan to avoid works to its root 

protection area. 

 

3.10 A Noise Impact Assessment shows that a limited number of house elevations will 

need acoustic fenestration and ventilation measures, as a consequence of road 

traffic noise and potentially from the Alder Mill Business Park. These are those 

facing Sheepy Road.  

 

3.11 A Statement of Community Engagement describes how the applicant has 

undertaken pre-application consultation with the local community during the 

period between the end of May and mid-June. A web-site was set up and this 

was publicised via a direct mailing of 778 residential and business addresses as 

well as a press release and engagement with local Ward Members and the Town 

Council. The Report indicates that the website had 827 visits and 16 went on to 

complete a questionnaire. In response to the questions, 40% welcomed the site 

being brought forward through the Local Plan process with 40% saying no. In 

respect of the proposed layout, the main concerns were lack of infrastructure, the 

loss of countryside and reference to existing flooding and potential overlooking. 
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Comments on the housing mix and the 40% provision of affordable housing were 

again more related to the view that there should be no more housing and that the 

40% figure was too high. There was support for enhanced bio-diversity.  

 

4. Background  

 

4.1 This is an application for the approval of reserved matters. It follows the grant of 

an outline planning permission in 2022 for the erection of 620 houses on either 

side of Old Holly Lane. The redevelopment of the former Durno’s Nursery site is 

the first phase in the implementation of this wider residential permission.  

 

4.2 The permission also extends over an area of land allocated for residential 

development in the North Warwickshire Local Plan which was adopted in 2021. 

This allocation is known as H1 and was for a minimum of 620 dwellings.  

 

4.3 Additionally, that Plan allocated further land to the west – known as H2 – for an 

additional minimum of 1280 dwellings.  

 

4.4 The sites of these allocations in respect of the current application are shown at 

Appendix E. 

 

5. Development Plan 

 

North Warwickshire Local Plan 2021 – LP9 (Affordable Housing Provision), LP14 

(Landscape), LP15 (Historic Environment), LP16 (Natural Environment), LP27 

(Walking and Cycling), LP29 (Development Considerations), LP30 (Built Form), 

LP33 (Water Management), LP34 (Parking), LP37 (Housing Allocations) and H1 

(Land at Holly Lane, Atherstone) 

 

6. Other Material Planning Considerations 

 

The National Planning Policy Framework 2023 

 

National Planning Practice Guidance  

 

7. Observations 

 

7.1 Members will be aware that this site already benefits from an outline planning 

permission and thus the Board’s remit here is limited to looking at the details of 

layout, appearance and landscaping as well as the detailed access 

arrangements. 

 

7.2 The most important planning policies relevant to these matters are identified 

above. In particular, the assessment should have regard to the planning 

conditions contained in the outline planning permission and the matters raised in 

Policy H1 which deals specifically with the allocation and thus this application. 
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7.3 A full determination report will be prepared in due course when any matters 

raised through the consultation process will be reported. 

 

Recommendation 

 

That the report be noted. 
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General Development Applications 
 
(5/b) Application No: PAP/2024/0297 
 
Land north and south of Junction 9 of the M42, Adjacent to Lichfield Road,  
 
Outline planning application, with all matters reserved (except for access), for 
employment development (Use Class B2/B8 with ancillary E(g)), together with 
habitat creation, landscaping, parking, service yards, HGV waiting area, 
footpaths/cycleways, and other associated infrastructure, for 
 
Richborough Commercial 
 
 

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

2. The Site 
 
2.1 The proposal is split into two parcels of land, the location and extent of which are 
shown edged red and annotated on the Site Local Plan provided at Appendix A. 
 
2.2 The southern parcel of land extends to 19.51 hectares and a northern parcel of land 
extends to 7.23 hectares of land. 
 
2.3 The southern parcel is approximately 19.51ha (48.22 acres) in size and comprises 
agricultural land within the Green Belt. There are no existing buildings or structures 
within the site boundary, save for overhead powerlines and a below ground gas 
pipeline. 
 
2.4 Tree cover is mainly limited to the southern parcel’s boundaries, with the arable 
fields being traversed and bound by stretches of bramble clad hawthorn hedgerows. 
The topography of the southern parcel comprises a valley running east-west through the 
southern central part of the site with the low point at the eastern boundary of circa. 
82.5m AOD. The land rises from here to the south reaching a high point at the southern 
boundary of circa. 88.5m AOD. The land also rises noticeably to the north, reaching a 
high point at the northeastern boundary of circa. 98.5m AOD.  
 
2.5 In terms of existing infrastructure, the southern parcel is bisected by a below ground 
gas pipeline that runs on a broadly north-south alignment through the site. Overhead 
power lines cross the northern part of the southern parcel, supported on pylons; two of 
which are located within the southern site parcel. The development proposals have 
considered these constraints as well as their respective easements. The southern 
parcel is accessed from Lichfield Road (A446). 
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2.6 A roughly triangular area of land with a frontage to Lichfield Road (along the north 
eastern boundary) is excluded from the southern parcel as it does not form part of the 
land ownership. It is farmed under a separate tenancy. 
 
2.7The southern parcel is bounded on three sides by significant highways infrastructure, 
including Lichfield Road (A446) to the east/north, Junction 9 of the M42 to the 
immediate north and the M42 / M6 (Toll) to the west. 
 
2.8 To the south, the site is bounded by an agricultural field, which was subject to a 
recent planning application and subsequent appeal for a truck stop development, 
beyond which is Marsh Lane, which connects the A446 to Curdworth village. The site is 
1km from the Hams Hall Rail Freight Terminal and 6km from Birmingham International 
Airport. It is located to the east of Curdworth, c.1.5km from the centre of the village and 
immediately east of the M42 and M6 Toll. 
 
2.9 The northern parcel of land is to the north of Junction 9 of the M42, is within the 
Green Belt, and is intended to be utilised for habitat creation to contribute to the 
proposed development’s bio-diversity (BNG) objectives, Green Belt enhancement and 
public access. It extends to 7.23ha (17.87 acres) and largely comprises an arable field 
that has been left fallow and now contains tall ruderal vegetation. 
 
2.10 The northern parcel is contained by belts of trees and hedgerows, but there are no 
trees located internally. 
 
2.11 Pedestrian access to the northern parcel is via the existing Birmingham and 
Fazeley Canal towpath along the western boundary, or via Lock House Lane along the 
northern boundary. An area of temporary hardstanding and an access road running 
north to south is present on site associated with HS2 construction works. 
 
2.12 The northern parcel is bounded by the Birmingham and Fazeley Canal and 
towpath and associated footpath along the western boundary. However, there is 
currently no formal public access to the northern parcel from the towpath. Lock House 
Lane runs along the northern boundary of the parcel, the M42 Motorway to the eastern 
boundary and Junction 9 of the M42 Motorway to the southern boundary. 
 
2.13 This wider context is illustrated at Appendix B. 
 

3. The Proposal 
 

a) Introduction 
 
3.1 In general terms this is an outline planning application for the development of land 
for employment development (Use Class B2/B8 with ancillary E(g)), together with 
habitat creation, landscaping, parking, service yards, HGV waiting area, 
footpaths/cycleways, and other associated infrastructure. Details of the proposed 
access arrangements are submitted for approval in full, but all other matters are 
reserved for later applications. 
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3.2 The following reports and information have been submitted with the application. 
 
 

Design and Access Statement  Nineteen47 

Ecological Impact Assessment  Tyler Grange 

Economic Needs & Benefit Report  Wisher Consulting 

Employment Land Assessment  Lambert Smith Hampton 

Energy and Sustainability Statement  Watt Energy 

Environmental Statement covering:• 
Landscape and Visual Impact 
• Soils and Agricultural Land 
• Built Heritage and Archaeology 
• Transport 
• Air Quality 
• Noise and Vibration 
• Socio-economics 
• Climate Change 
• Lighting 

Asteer Planning with input from relevant 
consultants 

Flood Risk Assessment and Drainage 
Strategy  

RAC-E 

Green Belt Review  Tyler Grange 

Health Impact Assessment  Pegasus 

Market Report and Occupier Overview  CBRE 

Outline Skills and Employment Plan  Richborough Commercial 

Preliminary Arboricultural Impact 
Assessment 
(including Tree Constraints Plan) 

Tyler Grange 

Phase 1 Ground Investigation Report  M-EC 

Statement of Community Involvement  Asteer Planning 

Supporting Planning Statement  Asteer Planning 

Alternative Sites Assessment  Asteer Planning 

Drawings (for approval)  

Parameter Plan  004 Rev F 

Proposed A446 Site Access with 
Auxiliary Lane and Merge Taper Plan 

T22578.001 rev F 

Site Location Plan  RE-M42J9-AB-01A 

 
b) Additional Detail 

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

• Up to 700,000 sq ft (65,032 sqm) of employment development (Use Classes 
B2/B8 with ancillary E(g)); 

• Potentially 845 new FTE jobs on site and 169 FTE jobs off-site; 

• Maximum building height of 20m above a proposed ground level; 

• New vehicular and pedestrian access from Lichfield Road (A446); 
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• Overhead pylon corridor including landscape, drainage, ecological mitigation, 
roads, footpaths/cycleways, parking, service yards and other infrastructure; 

• A new footway/cycleway at the southeastern boundary providing direct access 
into the site from Lichfield Road (A446); and 

• Retained and enhanced green and blue infrastructure buffers of a minimum of 
10m around the boundary of site which will include landscaping, drainage, 
ecological mitigation, footpaths/cycle ways and other infrastructure 

 
Northern parcel 
 

• 7.23 ha of habitat creation land and enhanced public access including ecological 
and landscape mitigation, footway and cycle ways and other infrastructure; and 

• New access and egress for pedestrians and cyclists only 
 
3.4 In order to “structure” this proposal on the site, a Parameters Plan has been 
submitted – see Appendix C. This sets out how the applicant would see the proposal 
being laid out.  
 
3.5 Further detail has also been submitted in the form of an illustrative layout – see 
Appendix D and is described below. 
 
3.6 For the southern parcel of land, the layout indicates one way in which the amount of 
development could be accommodated on the site in accordance with the parameters 
plan. It shows three large buildings (plots 1-3) could be accommodated in the south, the 
widest part of the site. As the site narrows towards the north and is constrained by 
underground and overhead services, three further buildings of smaller footprints are 
shown to make use of the remaining land available. The proposal also indicates a small 
area designated for HGV parking and waiting area within the centre of the scheme.  
 
3.7 In terms of the northern parcel of land, this would be utilised for habitat creation 
contributing towards the development’s Biodiversity Net Gain objectives and Green Belt 
enhancement. The illustrative masterplan and an illustrative landscape masterplan 
demonstrates how this could be set out, for instance the illustrative masterplan indicates 
a path walkway loop into the scheme – see Appendix E.  
 
3.8 As part of the scheme, access is a consideration and Appendix F indicates the 
proposed access into the site. This would be from the A446 via a a left in and left out 
priority junction arrangement from the northbound carriageway of the A446 Lichfield 
Road with merge and diverge tapers onto the A446 (of at least 110 metres in length). 
 
3.9 Also it is proposed to improve accessbility to the southern parcel for pedestrian and 
cyclists. A new staggered toucan crossing is proposed on the A446 at the Hams Hall 
Roundabout to replace the existing uncontrolled crossing point. A new 3m wide shared 
footway is proposed between this point and the site access road which would then link 
to an internal offline walking and cycling network. 
 
3.10 Two pedestrian/cycle accesses are proposed into the northern parcel from 
Birmingham and Fazeley Canal at Dunton Wharf Bridge and Marston Lane Bridge. 
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c) Environmental Impacts 
 
3.11 As indicated earlier the application is accompanied by an Environmental Statement 
and the applicant addresses a series of potential environmental impacts through this 
document. If Members wish to research any particular impact then the full 
Environmental Statement is available on the web site, however a  useful summary is 
provided in  Planning Statement at Appendix G.  
 

d) The Applicant’s Case 
 
3.12 Members will be aware that there are substantial issues involved with this proposal 
and that their assessment will have to be considered in the final planning balance which 
will take account of all of the material planning considerations affecting determination. 
 
3.13 It is thus important that the Board understands the applicant’s position on these 
issues. And to this end he has produced a Planning Statement. In order to assist 
Members on the Very Special Circumstances element of this Statement is attached at 
Appendix H. In particular it addresses the main crux of the final planning balance – 
whether inappropriate development in Green Belt (Policy LP3) of the North 
Warwickshire Local Plan 2021 is clearly outweighted by other considerations. These are 
identified as: 
 

• The Development plan is out of date; 

• The provision of immediate need for employment land;  

• The lack of alternative sites outside of the Green Belt; and 

• The significant social, economic and environmental benefits. 
 
3.14 The full Statement is available for Members to research if they wish to follow these 
matters in more detail.  
 

4. Development Plan 
 
North Warwickshire Local Plan 2021 - Policy LP1 (Sustainable Development); LP2 
(Settlement Hierarchy), Policy LP3 (Green Belt), LP5 (Amount of Development), LP6 
(Additional Employment Land), Policy LP11 (Economic Regeneration), Policy LP12 
(Employment Areas), LP14 (Landscaping), Policy LP15 (Historic Environment), LP16 
(Natural Environment), LP17 (Green Infrastructure), LP22 (Open Spaces and 
Recreational Provision), LP23 (Transport Assessments), LP25 (Railway Lines), LP27 
(Walking and Cycling), Policy LP29 (Development Considerations),  LP30 (Built Form), 
LP33 (Water and Flood Risk Management), LP34 (Parking), LP35 (Renewable Energy 
and Energy Efficiency), LP36 (Information and Communication Technologies) and 
Policy LP39 (Employment Allocations) 
 

5. Other Relevant Material Considerations 
 
Draft Employment Development Plan Document – Scope, Issues and Options 2024 
 
Air Quality and Planning - SPD 2019 
 
West Midlands Strategic Employment Sites Study (Phase One) – 2015 
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West Midlands Strategic Employment Sites Study (Phase Two) – May 2021 
 
National Planning Policy Framework 2023 – (the “NPPF”) 
 
The National Design Guide 2021 
 
The National Model Design Code 2021 
 
Appeal Decision APP/R3705/W/24/3336295 Land north-east of Junction 10 of the M42 
Motorway Dordon – Appeal dismissed. 
 

Appeal Reference - APP/R3705/W/23/3327296 - Land west of Hams Hall roundabout 
and south of Marsh Lane, Curdworth, B76 0AA – Caesarea Development – 200 HGV 
spaces Appeal dismissed. 
 

6. Observations 
 
6.1 This application for outline planning permission is seeking approval in 
principle for a development which will involve the change in the use of land from 
agriculture to commercial employment use. Members will have to address the following 
considerations in the determination of the application. 
 

• As inappropriate development in the Green Belt, the impact on its openness and 
how much weight should be given to this.  

• Whether the proposal accords with Local Plan policy LP2 (Settlement Hierarchy) 

• Whether the proposal accords with the terms of Local Plan policy LP6 such that it 
does represent additional employment land. 

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

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

• Whether the proposal leads to any cumulative benefits and disbenefits   
 
6.2 As a consequence of these considerations, weights can be afforded to them such 
that they can then be assessed in the final planning balance, which will include all 
relevant material planning considerations. If the sum of the weight of other 
considerations clearly outweighs the sum of weight attached to the harm, then very 
special circumstances may exist.  
 
6.3 Members may wish to visit the site together before a determination is made. 
 
Recommendation 
 
That the receipt of this application be noted, and that Members consider how a visit to 
the site might be arranged. 
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General Development Applications 
 
(5/c) Application No: CON/2024/0012 
 
Mancetter Quarry, Quarry Lane, Mancetter, CV9 2RF 
 
Variation of condition 2 (Cessation of operations and restoration date) of 
planning application NWB/19CM009 variation of condition 43 (hours of operation) 
of planning permission NWB/14CM034, for 
 
Tarmac 
 
Introduction 
 
This application has been submitted to the County Council as the Minerals Planning 
Authority and it has invited the Borough Council to make representations as part of the 
final assessment of the case. 
 
The Site 
 
Mancetter Quarry is an amalgamation of three mineral workings with rock now only 
being extracted from one, as the other two have largely been restored. The working 
quarry is to the south of Purley Chase Lane around 1.5km south-west of Mancetter. It 
comprises a processing area including an asphalt plant to produce coated roadstones. 
Otherwise, the aggregate is used as road stone and for rail ballast. In light of these 
technical qualities, it is recognised as a resource of national importance.  
 
An overall plan is at Appendix A. 
 
Planning Background 
 
In 2015, the County Council granted planning permission for a lateral, westwards 
extension of the one working quarry towards the former Purley Chase golf course.  
An established Agreement requires a routing arrangement which requires all unladen 
HGV’s to enter the site via Quarry Lane through Mancetter from the west, but to exit the 
site via Purley Chase Lane to the east.  
 
The Proposals  
 
The current proposals are to: 
 

i) Extend the life of the extended quarry from 2025 to 2030 and  

ii) To replicate the existing working hours over the same period. 

The quarry owners say that extraction levels have been less than anticipated with pre-
Covid levels only now being achieved and thus the resource is still required.  
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Development Plan  
 
The Minerals Local Plan for Warwickshire 2018-2032 – Policies MCS 1 (Supply of 
Minerals); MCS3 (Crushed Rock), MCS 5 (Safeguarding Minerals and Infrastructure) 
and DM 10 (Mineral Safeguarding) 
North Warwickshire Local Plan 2021 – LP29 (Development Considerations) 
Mancetter Neighbourhood Plan 2016 – 2029. 
 
Other Material Planning Considerations  
 
The National Planning Policy Framework 2023 
 
Observations 
There is no objection in principle here given the significance of the mineral resource 
here and the established planning situation. The Council did not object at the time of the 
2015 planning permission for the extension. There are however two matters that the 
County Council should be made aware of. Firstly, that the established Agreement for 
the routing of HGV’s should continue and secondly, that it is necessary to engage with 
Tarmac about the future restoration of the last working quarry.  
 
In respect of the second of these, the covering Statement published with this current 
planning application makes it clear that the later phases of the development are yet to 
have final restoration schemes submitted. In this regard the Mancetter Parish Council 
has lodged the opportunity for using the quarry for natural environment/recreation/ and 
tourism uses linking in with Hartshill Hayes and the interest in Mancetter during the 
roman period, when it responded to the recent consultation on the Borough Council’s 
Economic Development Strategy. It is considered that this should be followed through 
with the County Council as early as possible. 
 
Recommendation 
 
That the Council does not object to the proposed extension, but that the County Council 
confirm that the existing HGV routeing arrangement remains and that it commences 
early consultation with Tarmac about the future restoration of the quarry involving both 
the Mancetter Parish Council and this Council as soon as possible with a view to 
restoration to a recreation use.  
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General Development Applications 
 
(5/d) Application No: PAP/2024/0078 
 
Land north of Ivy Cottage, Freasley Common, Dordon,  
 
Conversion of existing stables into residential dwelling utilising existing access 
and parking, for 
 
Mr & Mrs Pritchard  
 
Introduction 
 
This application was referred to Board on 10 June 2024, but the determination was 
deferred as Members sought clarification on the exact boundaries shown on the Site 
Location Plan, the Topography as Built Plan and the Proposed Plan. Members also 
requested a note on the alleged breaches of planning control concerning access and 
the location of the existing stable block.  
 
The previous Board Report is attached at Appendix A.  
 
Updated Information  
 
1. Updated Plan  
 
1.1. An objection was received from a neighbouring property concerning the red line 

on the submitted plans not matching up. 
 
1.2. An updated Site Location Plan (0002_100C) and Proposed Site Plan 

(0002_150F) has been produced. These are attached at Appendix B and C. 
 

1.3. It is officers’ opinion that the red line boundaries now match the boundary shown 
on the Topography Plan. The revised plans were circulated to the objector on 
29th July 2024. He still maintains that the plans are not a true reflection of the 
topographic survey.  

 
1.4. As with all plans, there may inevitably be slight variations between Land Registry 

plans, Ordnance Survey plans and topographical plans when produced at minute 
scales. It is considered that all plans now follow the same red line and are 
therefore as accurate as they can be.  

 
1.5. It is important to note that this application should not provide the opportunity for 

limitless tweaking of the boundaries when the red line boundary is in accordance 
with the topographical survey. Due to objections, there is the infinite opportunity 
for amendments to the red line boundary. Members are advised that it is the 
applicant’s plan and that the Board should determine the application on the basis 
of that plan.  
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1.6. The purpose of the red line is to define the application site. The applicant is 
therefore able to define their own red line, as long as then the appropriate 
Notices have been served on all of the relevant landowners. It is not down to the 
Local Planning Authority to define the application site. Furthermore, the Planning 
Practice Guidance is clear that land ownership, including any restrictions that 
may be associated with land, is not a planning matter.  
 

1.7. This application is for the change of use of the existing building. It is accepted 
that part of land to the south of the site is not within the applicant’s control. 
However, since the June Board, a Certificate B Notice has now been served on 
the Parish Council as land-owner and the statutory 21 days’ notice period has 
been provided.  

 
1.8. Following the Certificate B Notice being served, Dordon Parish Council were 

reconsulted with and comments were requested by 10th July 2024. No comments 
were received. The Case Officer emailed the Parish Council on 15th July 2024 to 
clarify whether they were intending to provide any comments however, no 
response has been received.  

 
1.9. Overall, it is considered the red line boundary highlights the building that is 

included as part of the application and the area of land that is required for 
access. The Site Location Plan and Proposed Site Plan are considered 
acceptable. Whilst not all of the land is in the applicant’s ownership, the correct 
Notice has been served.   

 
2. Breach of Planning Control- Access  
 
2.1. Since the June Board, officers understand that the applicant has met with Dordon 

Parish Council to present historic documents concerning the access to them. The 
outcome of this meeting is unknown. Officers also met the applicant separately to 
also review these documents. What is apparent is there is a long and intricate 
history regarding Freasley Common becoming a Common and issues of access 
dating back to 1988. This history of the Common becoming a Common is not a 
material consideration in determining this application but it is important to set it 
out in this Board Report in order for Members to fully understand how the access 
arrangements at Ivy Cottage came to be as they currently are.  

 
2.2. Freasley Common was registered as Common Land in 1968. An enquiry took 

place in 1988 which determined that there was an absence of a discovered 
owner and as such, ownership was vested to Dordon Parish Council. Following 
this, the applicant, who was the Secretary to the Common Rights Holder 
Committee at the time, wrote to Dordon Parish Council in November 1989 to 
seek confirmation for how they would like to proceed with various concerns over 
potential erosion of common land. This included the provision of hard standing 
surfaces for access.  Dordon Parish Council responded in January 1990 to 
confirm that the Common Rights Committee should continue to decide on 
matters relating to the Common including current and future access applications. 
A Village meeting was held in February 1990. A letter from the applicant to 
Dordon Parish Council confirmed that access matters should be limited to those 
who own land only accessible from the common but who wish to upgrade the 
quality and therefore agreed that the Common Rights Committee should 
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determine such applications. 15 applications were subsequently received to 
cross the Common including one from Ivy Cottage. A vote was held and ratified 
by Rights Holders. The access at Ivy Cottage was passed unanimously 7 to 0. 
The Parish Council wrote to accept these measures in January 1991. As such, 
this is how the access across the Common Land to Ivy Cottage became to be 
allowed. 

 
2.3. At that time, the access was not constructed of the asphalt concrete that is 

clearly visible today meaning that the physical characteristics of the access have 
changed over time. Furthermore, the vote from the Common Rights Holder 
Committee to allow for access across the common land does not mitigate the 
need for formal planning permission from the Local Planning Authority and/or the 
Highways Authority. Evidence from Google Earth imagery does evidence that the 
access in question has been established from at least April 2007. Given the 
passage of time, the access formation regardless of its need for permission, 
would be immune from formal enforcement action. 

 
2.4. Representations for this application have reported that the existing access, which 

as stated above is established is allowed over common land and is lawful 
because no enforcement action has been taken, has recently been bound. The 
laying of bound material may constitute an active breach of planning conditions.  

 
2.5. A retrospective planning permission was granted in September 2013 for the 

erection of a stable building and menage (PAP/2013/0210). There was a 
condition (Condition 8) attached to the permission which reads as follows:  

 
Notwithstanding the plans submitted the development shall not be used for the 
purposes of stabling horses until details of the surfacing (including abound 
surface for a distance of 15.0 metres, as measured from the near edge of the 
public highway carriageway), drainage and levels of the car parking and 
manoeuvring areas have been submitted to and approved in writing by the 
Council. The unit shall not be occupied until the areas have been laid out in 
accordance with the approved details and such areas shall be permanently 
retained for the parking and manoeuvring of vehicles. The vehicular access to the 
site shall not be constructed in such a manner as to reduce the effective capacity 
of any highway drain or permit surface water to run off the site onto the public 
highway.’. 

 
2.6. Condition 8 does require a discharge of conditions application detailing a bound 

surface for a distance of 15 metres, as measured from the near edge of the 
public carriageway. Google Streetview imagery does evidence that a bound 
surface in the form of asphalt has been laid along the length of this access, 
between the public highway and application site since sometime between 
October 2021 and October 2022. However, no such Discharge of Condition 
application has been received to address Condition 8 despite the engineering 
works undertaken.  

 

2.7. In respect of the enforcement implications of this, it is necessary to understand 
that a breach of condition 8 would occur, if the stabling of horses had begun 
BEFORE the determination of a Discharge of Condition application to hard 
surface the access. The wording of the condition is specific – it refers to the use, 

Page 76 of 230 



5d/65 
 

not to the start of work on the building. Section 17B of the Town and Country 
Planning Act 1990 states that planning conditions need to have been in breach 
for ten or more years, to no longer be actionable. Therefore, the enforceability of 
this condition does depend on what date the stabling of horses in the stable 
building began.  

 

2.8. Information provided by the applicant states that whilst the building has been 
constructed it has never stabled a horse.  Notwithstanding this, the building 
would be lawful, if built in accordance with the approved plans. Nonetheless, 
given the condition wording, as the stable building has never been used to stable 
horses between 10th September 2013 and 10th September 2023, the condition 
would now no longer be enforceable. This thus leaves the engineering works 
which would constitute a breach of planning control as they have not been 
completed for a four-year period. When considering the expediency of such 
action, Members are asked to note that the works are not recent – they are 
almost four years old – and that Condition 8 did actually anticipate these works. 
Indeed, the works as seen on site may well have been approved if a discharge 
condition application had been submitted. Moreover, the current outstanding 
application seeks regularisation of the position. It is in all of these circumstances 
that it is not considered expedient to commence enforcement action.  

 
2.9. Members are also reminded that a supposed breach of planning control cannot 

be a reason for refusal on a planning application incorporating such works of the 
supposed breach. The planning application needs to be considered on its own 
merits and in reference to the Development Plan and any other material 
considerations in accordance with the planning judgement of section 38(6) of the 
Town and Country Planning Act 1990. Given the reasons set out above and 
given that the asphalt is shown on the Proposed Site Plan, it is considered that 
this is not a reason for refusal.   

 
3. Breach of Planning Control- Enforcement Notice 
 
3.1. Another objection was received during the public consultation in March 2024 from 

another neighbouring property. The objector alleged that two previous appeal 
decisions R3705/C/14/3000653 and R3705/C/14/3000654 in relation to land 
adjacent to the stable had not been complied with.   

 
3.2. For background context, appeal decisions R3705/C/14/3000653 and 

R3705/C/14/3000654 were in relation to a retrospective planning application to 
vary conditions of PAP/2013/0210 to allow an allotment area, green house and 
hen house (PAP/2024/0168). The application was refused. It was taken to 
appeal, which was dismissed, and an enforcement notice was served 
(ENF/2014/00029). The applicants appealed against the enforcement notice but 
that failed. The conclusion was that the wall should be reduced to a height of no 
more than 2m and the land returned to its prior condition including removal of the 
greenhouse, hen house and raised planting beds. The objector does not believe 
that this has happened.   
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3.3. This, however, is a separate issue to the change of use application that is 
pending. This application does not seek to regularise the development that is 
alleged to be in breach. This complaint is with officers and is being investigated 
separately to this application. It does not have material weight on the 
determination of this application. 
 

4. Appeal Decision APP/R3705/C/14/3001038 
 
4.1. The stable block was built approximately 1m higher on the western boundary 

than approved in PAP/2013/0201. An enforcement notice was subsequently 
served. This was taken to appeal APP/R3705/C/14/3001038. The Inspector 
concluded that the stable block being built taller did not result in a material harm. 
It was concluded that the appeal should succeed, and planning permission 
granted. On these grounds, the enforcement notice was quashed. As such, the 
building structure as it is today, is lawful.  

 
Recommendation 
 
The recommendation remains as set out in Appendix A, but that Condition 2 is to be 
updated to refer to the amended plans.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Page 78 of 230 



5d/67 
 

 

Appendix A 
 

Application No: PAP/2024/0078 
 
Land north of Ivy Cottage, Freasley Common, Dordon,  
 
Conversion of existing stables into residential dwelling utilising existing access 
and parking, for 
 
Mr and Mrs Pritchard  
 
Introduction 
 
This application is referred to the Board at the request of local Members in view of the  
site’s previous history concerning the erection and use of the stables.  
 
The Site 
 
The application site is a stable block located within the curtilage of Ivy Cottage. Ivy 
Cottage is located within Freasley which is a small village within Dordon Parish. The site 
is not within a defined settlement boundary as defined within the adopted North 
Warwickshire Local Plan 2021. The site also includes a hen house, planting beds, 
vegetable patch and a pond. The site is served by an access off The Green. 
 
The location plan is at Appendix A.   
 
The Proposal 
 
Full planning permission is sought to convert the stables into a three bedroom dwelling 
including three ensuites, a dressing room, living room, dining/kitchen area and a utility 
room. The existing access from The Green will be used and the driveway and gravel 
courtyard will be reinstated to allow vehicles to manoeuvre in front of the property.  The 
building structure is in place. The only internal building work which is proposed is to 
close up the current open space between what will become the kitchen/dining and utility 
with the hallway.  
 
Plans are attached at Appendix B.  
 
Background 
 
The current building was granted planning permission through a retrospective planning 
application (Ref: PAP/2013/0210) for its use as a stable to replace former stables and a 
menage, which were in a poor condition. The building was not built in accordance with 
the permission granted and an enforcement notice was issued. An appeal was made 
against this enforcement notice (Ref: APP/R3705/C/14/3001038). The appeal was 
allowed on 30 April 2015 and the enforcement notice was quashed. The use as a stable 
never materialised and the building is now utilised as storage and amenity space for the 
occupants of Ivy Cottage. The use as a menage also never taken up and the land is 
currently underutilised and is grassed over with fencing throughout.  
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Development Plan 
 
North Warwickshire Local Plan 2021 - LP1(Sustainable Development); LP2(Settlement 
Hierarchy), LP7 (Housing Development), LP8 (Windfall Allowance), LP13 (Rural 
Employment), LP14 (Landscape), LP16(Natural Environment), LP17(Green 
Infrastructure), LP29 (Development Considerations) and LP30 (Built Form) 
 
Dordon Neighbourhood Plan 2023 - DNP2 (Protecting the Natural Environment and 
Enhancing Biodiversity) and DNP8 (Achieving High Quality Design) 
 
Other Relevant Material Considerations 
 
National Planning Policy Framework 2023 (NPPF). 
 
Supplementary Planning Document: Provision of Facilities for Waste and Recycling for 
New Developments and Property Conversions (2023) 
 
Consultations  
 
Environmental Health Officer – No objection 
 
Representations 
 
Four objections have been received referring in the main to: 
 

• The proposal conflicts with Local Plan policies LP1, LP2, LP7, LP14, LP16, 
LP17, LP22, LP29 and LP30.  

• Freasley is a Category 5 settlement where development is not acceptable and 
furthermore, none of the exception criteria for development would be met.  

• The permitted stables have not been used for equine purposes since their 
completion and use/occupation conditions relating to that permission do not 
appear to have been discharged.  

• The requirements to the appeals have not been carried out 

• Concerned over the access over Common Land  

• Land here is Common Land not owned by the applicant. 
 
One letter of support has been received referring to 
 

• The good design 

• No-one will notice the changes 

• This enables the applicant to continue to be able to live in the village. 
 
Observations 
 

a) The Principle 
 

The site is not within a defined settlement boundary. It is therefore classified as a 
Category 5 ‘All other Locations’ in Local Plan Policy LP2. LP2 states that here 
development will not generally be acceptable, however there are instances where it may 
be appropriate, including the re-use of redundant buildings. There is no definition in the 
Local Plan nor the NPPF as to what constitutes a ‘redundant’ building. A redundant 
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building can reasonably be defined as a building whose use has not been in use as 
intended or permitted, for a period of time. This, on the balance of probability is the case 
here and therefore the building can be considered redundant. LP2 does go on to state 
that such development will be considered on its merits, with regard to other policies in 
the Local Plan. Additionally, the NPPF at para 84(c) says that ‘decisions should avoid 
the development of isolated homes in the countryside unless the development would re-
use redundant buildings and enhance its immediate setting’.  
 
Policy LP13 supports the re-use of rural buildings provided that: 
 

a) The building is readily accessible to the Main Towns and Local Service Centres 
via a range of modes of transport,  

b) They are of sound and permanent construction; and,  
c) Are capable of adaptation or re-use without recourse to major or complete re-

building.  
 
With regard to part a), public transport links are limited but there are some bus links 
present. The closest bus stop is located in Hockley, Tamworth which is approximately 
0.9 miles (20-minute walk) away and provides a direct route to Tamworth. In order to 
access the Main Towns and Local Service Centres of North Warwickshire, it is quicker 
to use a private vehicle. However, given the rural nature of much of North Warwickshire, 
this is the case across many of the parishes and settlements.  
 
It is considered that the proposal does accord with point b) and point c). The stable is 
constructed of breezeblock. In order to convert the stable into a dwelling, the need for 
extra building materials is limited. The building is considered capable of accommodating 
a residential use without recourse to substantial rebuilding. The building is already 
connected to water, gas and electricity supply.  
 
In accordance with LP8, the proposed dwelling would be classified as a windfall site. 
Paragraph 70 (d) of the NPPF states that to promote the development of a good mix of 
sites, local planning authorities should ‘support the development of windfall sites 
through their polices and decisions- giving great weight to the benefits of using suitable 
sites within existing settlements’.  
 
Furthermore, the dwelling will be for the current occupants to live in whilst their daughter 
and her young family move into Ivy Cottage. Taking into consideration the health of the 
applicants, the proposal accords with LP7 (Housing Development) ‘Older People’ which 
states ‘independent living units for the over 55’s will be a key way to provide for some of 
these [housing] needs’. LP7 goes on to state that ‘development will only occur if the 
appropriate infrastructure is available’. As stated previously, the physical structure of the 
building is in already in situ with connection to water, gas and electricity to accord with 
LP7.  
 
In all of these circumstances therefore it is considered that the proposal in general 
terms accords with NPPF paragraph 84 and Local Plan policies LP2, LP7 and LP13. 
The proposal can therefore be supported in principle. 
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b) Character and Appearance  

 
Local Plan Policy LP30 (Built Form) states ‘All development in terms of its layout, form 
and density should respect and reflect the existing pattern, character and appearance of 
its setting. Local design detail and characteristics should be reflected within the 
development.’.  
 
Dordon Neighbourhood Plan Policy DNP8 reiterates this stating all proposals are 
required to demonstrate how they have responded ‘to local character of both the 
surrounding area and the immediately neighbouring properties’ and how they are ‘of a 
scale, density and mass that is sympathetic to the character of the immediate locality, 
including the rural setting’.  
 
Paragraph 135 of the NPPF states decisions should ensure developments ‘are 
sympathetic to local character and history, including the surrounding built environment 
and landscape setting, while not preventing or discouraging appropriate innovation or 
change’.  
 
Given that the structure is to remain in-situ and the only alterations will be the closing up 
of the open sided area between the two stable buildings and the installation of new 
windows and doors, it is considered that there will be no significant increase in the built 
form. The timber cladding that currently encases the stables will be remain in order for 
the proposed dwelling to blend into the surroundings and not stand out. The timber will 
be varnished to ensure that the colour matches around the whole of the property to give 
a sense of cohesion. Given the location of the building adjacent to The Green and within 
proximity to Ivy Cottage, the retention of the timber is supported as it will help to ensure 
the countryside feel that is prominent from the structure remains. Permitted 
development rights should be removed through a condition to prevent the occupants 
from painting the outside of their dwelling to ensure the design of the building remains 
sympathetic.  
 
The building is situated back from the highway by approximately 21m and there are 
established trees which run along the highway verge. These factors help to minimise 
the view of the building from the road meaning that the impact upon the street scene as 
a result of converting the stables will be limited. Overall, the design in this location is 
acceptable.  
 

c) Impact on Neighbouring Amenities  
 
Local Plan Policy LP29 (Development Consideration) point 9, states that development 
should ‘avoid and address unacceptable impacts upon neighbouring amenities through 
overlooking, overshadowing, noise, light, air quality or other pollution; and in this respect 
identification of contaminated and potentially contaminated land will be necessary prior 
to determination of proposals depending on the history of the site and sensitivity of the 
end use…’. 
 

Dwellings along The Green are characterised by having large curtilages. As such, there 
are large separation distances between dwellings in Freasley. To the north, the closest 
neighbour to the proposal is Selkirk. There is a separation distance of over 125m from 
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the proposed development with a line of mature trees between. Officers are satisfied 
that there will be a negligible impact on the neighbouring amenity at Selkirk.  
 
There are no immediate neighbours to the east of the property. To the west of the 
property is The Green and then open countryside.  
 
The key consideration for this application is the impact that the proposed dwelling will 
have on Ivy Cottage. There are 4 sets of windows and 2 doors proposed on the 
southern facing elevation which is the elevation that is viewable to and from Ivy Cottage. 
However, there is a separation distance of 70m maintained between Ivy Cottage and 
the proposed dwelling. There is also a topographical difference with Ivy Cottage being 
located on land substantially higher than the proposed dwelling. There are also mature 
trees and shrubs within the garden of Ivy Cottage. Given these factors, there is a 
negligible impact on the privacy for future residents of Ivy Cottage. 
 

d) Amenity Space 
 

LP22 (Open Spaces and Recreational Provision) seeks for recreational areas to be 
retained, protected and enhanced. In the context of this application, this is in relation to 
the amenity space in the form of a garden. The conversion of the stable into a new 
dwelling will involve the garden of Ivy Cottage being reduced in size in order to 
accommodate curtilage space at the new dwelling. However, given the size of the land 
associated with Ivy Cottage, it is not considered that this reduction will have a negative 
impact on the amount of available amenity space for residents of Ivy Cottage. Future 
residents will still have ample space to enjoy their surroundings.  
 
With regard to the ménage, the intention is to revert it to garden area, associated with 
the new dwelling. Without the adjacent paddock, it is no longer viable for horses. 
However, to ensure that its use remains as a garden incidental to the new dwelling, a 
condition can be recommended. 
  
 
Currently, there are 3. ponds in the garden of Ivy Cottage. The changes to the curtilage 
of Ivy Cottage will inevitably cut through the water course. There is unlikely to be a 
detrimental impact on the maintenance of this watercourse and a fence can be erected 
without impacting on the ponds.  
 

e) Highway Safety and Access 
 

Local Plan Policy LP29 (Development Consideration) point 6 states that development 
should ‘provide safe and suitable access to the site for all users.’. Policy LP34 (Parking) 
requires development proposals to have particular regard to adequate vehicle parking 
provision. This requires 2 spaces per residential property over 2 dwellings.  
 
Paragraph 104 of the NPPF says that planning decisions should protect and enhance 
access, ‘including taking opportunities to provide better facilities for users’.  
 
As part of the previous permission of the stable and menage PAP/2013/0210, Condition 
8 required that access details on the surfacing, drainage, levels of the car parking and 
manoeuvring areas be discharged. There is no evidence to show Condition 8 was 
discharged. However, as no enforcement action has been undertaken against this in 
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view of the expiry of the required time periods. Lawful development is summarised in 
planning practice guidance as ‘development against which no enforcement action may 
be taken and where no enforcement notice is in force…’- Paragraph: 003 Reference ID: 
17c-003-20140306. The approval of this application would in fact help to regularise the 
widening of the access. Given it has been in use for over 10 years, there are no 
concerns with regard to the impact of the access on highway safety. Any increase in 
vehicular movements is likely to be minimal given that the proposal is only for one 
dwelling.  
 
From behind the private gates, there will be a sufficient driveway to allow for at least two  
vehicles. There is adequate space to allow vehicles to manoeuvre within the driveway. 
From a highway’s perspective, the proposal is acceptable.  
 

f) Ecology and Biodiversity  
 

Local Plan Policy LP16 seeks to minimise harm to, and provide net gains for 
biodiversity, where possible. LP14 states ‘new development should, as far as possible 
retain existing trees, hedgerows and nature conservation features such as water 
bodies’. 
 
Dordon Neighbourhood Plan Policy DNP2 requires development proposals to ‘conserve 
or enhance biodiversity value in accordance with national legislation’.  
 
It is considered that there will be no loss in the number of existing trees as there are no 
proposed changes to the landscape surrounding the building. The majority of the trees 
are along the highway and therefore under the management of Warwickshire County 
Council Highway’s Authority. Their removal would require the permission of the 
Highways Authority. Consequently, the trees are to remain in situ so if there are any 
breeding birds in the vicinity, there will be no disturbance. The supporting Planning 
Statement states that the underside of the existing roof has been insulted and sealed 
and, as a result, provides no potential for bat roosting. Bird and bat boxes can be 
conditioned in order to ensure such species are protected and mitigated against. The 
three water bodies, which are home to ducks and moorhens, will also be remaining. 
Overall, given that there are minimal building works proposed, biodiversity will not be 
harmed. Links to and from surrounding Green Infrastructure assets will be maintained 
so as not to be contrary to LP17.  
 

g) Bin Storage  
 

In accordance with the Waste and Recycling Facilities SPD, there is ample storage 
around the property to ensure that bins will not be visible from the road and will not be 
stored permanently on the adopted public highway. There is a clear, flat access without 
steps or obstacles from the proposed dwelling to the public highway. The proposal 
therefore accords with the SPD. In order to ensure that storage facilities will remain 
available, a condition will be added.  
 

h) Land Ownership  
 

There have been several concerns raised regarding the ownership of the land and in 
particular a part of the land in question being part of Freasley Common. Land ownership 
itself is not a material planning consideration that the Local Planning Authority takes into 
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account in the determination of applications. In this case the applicant originally 
submitted a Certificate A meaning he believes he is the only owner of all of the 
application site. Because of the on-going difference of view between the applicant and 
the Parish Council – as protector of the Common Land here – the applicant has now 
also submitted a Certificate B and formally served Notice on the Parish Council. From a 
planning perspective the correct procedure has been followed and thus the application 
can be determined on its planning merits alone. 
 

i) Conclusion 
 

The proposal is in accordance with the Local Plan, the Dordon Neighbourhood Plan and 
the Waste and Recycling Facilities SPD. There is no adverse impact on neighbours 
more than would be reasonably acceptable. The design, the built form and the materials 
are in keeping with the character of the surrounding area. By reason of the redundant 
stable being brought back into use and given the infrastructure that is already in place, it 
is considered that the proposals represent sustainable development, as set out in LP1. 
Therefore, it is recommended that the proposal be supported subject to conditions. 
 
Recommendation 
 
That planning permission be granted subject to the following conditions: 
 

1. The development to which this permission relates must be begun not later than 
the expiration of three years from the date of this permission. 
 
REASON  
 
To comply with Section 91 of the Town and Country Planning Act 1990, as 
amended by Section 51 of the Planning and Compulsory Purchase Act 2004, and 
to prevent an accumulation of unimplemented planning permissions. 

 
2. The development hereby approved shall not be carried out otherwise than in 

accordance with the plans and drawings titled: 
 
0002-100 Location Plan, Received by the Local Planning Authority on 
15/02/2024 
0002- 150A Proposed Site Plan, Received by the Local Planning Authority on 
15/02/2024 
0002-250A Proposed Plans and Elevations, Received by the Local Planning 
Authority on 
15/02/2024 
1400-11 Topographical Survey, Received by the Local Planning Authority on 
15/02/2024 
1400-12 Measured Building Survey, Received by the Local Planning Authority on 
15/02/2024 

 
REASON  
 
To ensure that the development is carried out strictly in accordance with the 
approved plans. 
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Pre-occupation   
 

3. Prior to first occupation of the dwelling hereby approved, a bin storage facility 
capable of holding a minimum of 3 x 240 litre wheeled bins shall be provided 
within the curtilage of each dwelling. The storage facility shall remain 
permanently available for that purpose at all times thereafter. A hardstanding pick 
up point shall be provided adjacent to the public highway for bin collection days. 
REASON  
 
To ensure that there is adequate provision for access for domestic waste 
collections.       
      

4. The extent of the garden curtilage to the proposed dwelling is limited to the land 
outlined in red on the site location plan. The garden hereby approved shall not be 
used for any purpose other than for purposes incidental to the enjoyment of the 
dwelling hereby approved as such. The garden space shall not be sold off, sub-
let or used as a separate business.  
 
REASON  
 
To protect the amenity space of the approved dwelling.  
 

5. Prior to the occupation of the development, a scheme of ecological 
enhancements shall be submitted to and approved by the Local Planning 
Authority. The scheme will include details of the provision of a bird and bat 
mitigation scheme, including details of the location, type and timing of provision 
of the boxes.  
 
REASON  
 
In the interests of improving biodiversity in accordance with NPPF. 

 
Ongoing  
 

6. No development whatsoever within Class A, AA, B or E of Part 1 of Schedule 2 
and Class of Part 2 of Schedule 2 of the Town and Country Planning (General 
Permitted Development) (England) Order 2015 (or in any provision equivalent to 
that Class in any statutory instrument revoking and re-enacting that Order with or 
without modification), shall commence on site without details first having been 
submitted to and approved by the Local Planning Authority, in writing. 
 
REASON  
 
To protect the rural character of the building and the site, and to prevent spread 
of development within the Freasley Common.  

 
7. Any gas boilers provided must meet a dry NOx emission concentration rate of 

<40mg/kWh. 
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REASON 
 
To achieve sustainable development by reducing emissions in line with Local and 
National Policy and as set out in the adopted 2019 Air Quality Planning 
Guidance. 

 
Notes 
 

1. The developer is reminded that the Control of Pollution Act 1974 restricts the 
carrying out of construction activities that are likely to cause nuisance or 
disturbance to others to be limited to the hours of 08:00 to 18:00 Monday to 
Friday and 08:00 to 13:00 on Saturdays, with no working of this type permitted on 
Sundays or Bank Holidays. The Control of Pollution Act 1974 is enforced by 
Environmental Health. 

2. The proposed development does not appear to lie on land that is known or 
suspected to be contaminated. In the event that land contamination including 
ground gases, is found at any time when carrying out the approved development 
it must be reported in writing immediately to the Planning Authority. An 
investigation and risk assessment must be undertaken, and where remediation is 
necessary a remediation scheme must be prepared, which is subject to the 
approval in writing of the Local Planning Authority.  

3. The proposed development lies within a coal mining area which may contain 
unrecorded coal mining related hazards. This is for information only, as the 
proposal does not include any proposed ground works. Further information is 
also available on the Coal Authority website at: 
www.gov.uk/government/organisations/the-coal-authority  

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

5. For further information and advice on radon please contact the Health Protection 
Agency at www.hpa.org.uk.  Also if a property is found to be affected you may 
wish to contact the Central Building Control Partnership on 0300 111 8035 for 
further advice on radon protective measures. 

6. Wildlife and Countryside Act 1981. Please note that works to trees must be 
undertaken outside of the nesting season as required by the Wildlife and 
Countryside Act 1981. All birds, their nests and eggs are protected by law and it 
is thus an offence, with certain exceptions. It is an offence to intentionally take, 
damage or destroy the nest of any wild bird whilst it is in use or being built, or to 
intentionally or recklessly disturb any wild bird listed on Schedule 1 while it is 
nest building, or at a nest containing eggs or young, or disturb the dependent 
young of such a bird. The maximum penalty that can be imposed for an offence 
under the Wildlife and Countryside Act - in respect of a single bird, nest or egg - 
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is a fine of up to £5,000, and/or six months' imprisonment. You are advised that 
the official UK nesting season is February until August. It is advisable that 
construction works are undertaken outside of the bird nesting season to minimise 
the risk of disturbance to nesting wildlife, and that standard precautionary 
measures are taken and all external features/roofing materials be removed 
carefully by hand. 

7. Bats can be found in many buildings, even those that initially appear to be 
unsuitable or have been subject to a bat survey and found no evidence. 
Therefore if any evidence of bats is found on site, work should stop while a bat 
survey is carried out by an experienced bat worker, and any recommendations 
made following the survey are undertaken. It should also be noted that as bats 
are a mobile species and can move into a property with potential access at any 
time. The applicant is advised that to ensure no bats are endangered during 
destructive works, the roof tiles should be removed carefully by hand. Bats and 
their roost sites are protected under the 1981 Wildlife and Countryside Act and 
the Countryside and Rights of Way Act 2000, and are also deemed a European 
Protected Species. 

8. Prior to the occupation of the approved dwelling(s), please contact our Street 
Name & Numbering officer to discuss the allocation of a new address on 01827 
719277/719477 or via email to SNN@northwarks.gov.uk. For further information 
visit the following details on our website 
https://www.northwarks.gov.uk/info/20030/street_naming_and_numbering/1235/s
treet_naming_and_numbering_information  

9. In dealing with this application, the Local Planning Authority has worked with the 
applicant in a positive and proactive manner through seeking to resolve planning 
issues and positively determining the application. As such it is considered that 
the Council has implemented the requirement set out in paragraph 38 of the 
National Planning Policy Framework. 
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General Development Applications 
 
(5/e) Application No: PAP/2023/0188 
 
Land at, Tamworth Road, Dosthill,  
 
Outline planning application with full details of access (with matters reserved for 
landscape, scale, layout and appearance) for development comprising up to 
22,000sqm (GEA) for flexible Use Class E(g)(ii), Eg(iii), B2 and/or B8 with 
associated car parking and works (Cross boundary application Tamworth BC 
reference 0163/2023), for 
 
Summix RLT Developments Ltd 
 
1. Introduction 
 
1.1 This application was referred to the Board’s August meeting, but determination was 
deferred in order to invite the applicant to consider whether further amendments could 
be made to the proposal to assist in mitigating some of the potential adverse impacts 
arising as set out in the representations received from the local community. The Board 
particularly identified visual and noise impacts as its main concerns.  
 
1.2 Since the previous Board Meeting, Tamworth Borough Council has granted planning 
permission for the landscape/ecological works within that part of the site located in its’ 
Administration’s area.  
 
1.3 The previous Board Report is attached at Appendix A. 
 
1.4 The Supplementary Report tabled is at Appendix B. 
 
1.5 The additional papers circulated for Members at the August meeting are at 
Appendix C.  
 
1.6 Members will recall that a petition was handed in at the meeting from local 
residents. This contained 21 entries referring particularly to the heights of the proposed 
buildings, 24/7 noise and the impact of increased traffic movements. Since the meeting 
a further written objection has been received again re-iterating these concerns. 
 
2. Additional Information 
 
2.1 The applicant has responded to the deferral and this is attached in full at Appendix 
D.  
 
2.2 He has agreed to the inclusion of semi-mature trees in the location of the “gap” and 
sewer easement referred to at the meeting. As indicated, these would be on the 
applicant’s land and not affect that easement. 
 
2.3 He has reviewed his proposals in respect of both noise and visual impacts but is not 
proposing changes beyond those already made or mitigated through the recommended 
conditions. The letter fully explains the reasons for this. 

Page 91 of 230 



5e/80 
 

2.4 He has also referred to the discussion at the meeting relating to traffic generation 
and it can be seen that a further note is to be provided which will be circulated when it is 
received. It is anticipated that this will clarify the reference to HGV movements through 
Kingsbury quoted at the meeting.  
 
3. Observations 
 
3.1 Whilst the response set out is dis-appointing, Members are advised that this should 
not attract weight in their consideration of the proposals as set out before the Board at 
its last meeting. The recommendation to grant planning permission is not affected. 
 
 
Recommendation 
 
As set out in Appendices A and B together with the substitution of the new Landscape 
Plan number in condition 2.  
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General Development Applications 
 
(5/f) Application No: CON/2024/0013 
 
Crown Aggregates Limited, Mancetter Road, Hartshill,  
 
Erection and use of a steel portal framed workshop building, for 
 
Warwickshire County Council 
 
Introduction 
 
This application has been submitted to the County Council as the Minerals Planning 
Authority and it has invited the Borough Council to submit representations to be 
considered as part of its determination of that application. 
 
The Site 
 
Hartshill Quarry is located to the west of the Mancetter Road and to the east of Hartshill. 
It is an established hard rock quarry operating under a planning permission which 
permits extraction up to 2042. 
 
The Proposal 
 
As described above, this is for a new workshop building measuring 20 by 10 metres and 
8 to its ridgeline. It would be located against the far eastern side of the present 
processing area with all access from within the quarry site itself. The applicant says that 
it is needed to store plant and machinery inside. 
 
A general location plan together with elevations are included at Appendices A and B. 
 
Development Plan 
 
The Minerals Plan for Warwickshire 
 
The North Warwickshire Local Plan 2021 – LP29 (Development Considerations) and 
LP30 (Built Form) 
 
Other Material Planning Considerations 
 
The National Planning Policy Framework 2023 
 
Observations  
 
There is no objection to this proposal as its location is wholly within the working area of 
the quarry and adjacent to its eastern boundary where there is substantial perimeter 
woodland and landscaping. There are no neighbouring residential properties affected by 
the new building and the site itself would not be visible from a public perspective. 
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Recommendation 
 
That the Council has no objection to the proposal subject to the building being removed 
at the expiry of the planning permission for the quarry.   
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General Development Applications 
 
(5/g) Application No: PAP/2024/0274 
 
Aston Villa Training Ground, Bodymoor Heath Lane, Bodymoor Heath 
 
Master Plan – Building Elite Sports – Facilities Update.  1. Relocate grounds 
operations store. 2. Construct Rehab/Recuperation and Recovery Centre. 3. 
Extend Existing Building to provide woman’s super league and girls academy 
centre. 4. Repurpose existing building to create media and administrative support 
centre. 5 relocate U16 Boys Internal pitch elite football development centre and 6. 
Associated landscaping for  
 

Aston Villa Football Club 
 
1. Introduction 

 

1.1 This application is referred to the Board because if the recommendation below is 

supported, the case will need to be referred to the Secretary of State under the 

2024 Direction, the proposals being in the Green Belt. 

 

1.2 Members have visited the site prior to this meeting and a note of that visit is at 

Appendix A. 

 

2. The Site 

 

2.1 Members will be familiar with the Club’s Training Ground located off of Bodymoor 

Heath Lane and running alongside the A4091 Tamworth Road between the 

Kingsbury Water Park and the Belfry Hotel and Golf courses and south of 

Middleton Hall. It is located in open countryside with significant established tree 

and woodland perimeter woodlands and landscaping. It comprises a full training 

ground complex with multiple pitches of varying size (some flood lit), a main 

Football Academy Building with an indoor training pitch and a variety of other 

training and changing accommodation spread throughout the holding. The 

complex is divided effectively into two by a substantial area of retained woodland. 

 

2.2 A general location plan is at Appendix B. 

 

3. Background  

 

3.1 The Club moved its training facilities to Bodymoor Heath in the 1990’s and the 

Academy Building followed in 2002 with additional pitch provision. The majority of 

this was located alongside Bodymoor Heath Lane and the A4091 to the south of 

the Academy Building. However, the acquisition of this land by HS2 Ltd meant 

that these facilities had to be relocated.  The land to the north and east had 

mostly been the subject of sand and gravel extraction from the 1950’s and the 

Club acquired this with a view to relocate the “lost” pitches. At the same time, the 

additional land, enabled the Club to expand its facilities to include more youth 
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and women’s facilities. The expansion of the site was approved in 2018 and is 

now the extent of the existing accommodation. 

 

4. The Proposals 

 

4.1 In general terms, the overall proposal contains several separate proposals, but in 

particular to substantially enhance provision, accommodation and facilities for 

women’s and youth training opportunities. There is thus the introduction of 

expanded Academy facilities to enable this, away from the main central hub at 

the site of the new pitches.  

 

4.2 The overall proposal is described in the header above. Each element will now be 

looked at and these can be identified on Appendix C. The first three are in the 

general location of the Academy between it and the wood. 

 

4.3 The existing grounds maintenance store is located on the original pitches south 

of the Academy building. It is now no longer central to the whole holding and 

needs to be larger to accommodate more and bigger plant and vehicles. It is 

proposed to demolish the existing structure and relocate it more centrally 

alongside the central wooded area to the west of the main Academy Building.  It 

would measure some 540 square metres in floor area – the existing is 304 

square metres - and be around 7 metres to its ridge with a very shallow pitch and 

constructed in black metal cladding. It is illustrated at Appendix D. 

 

4.4 The re-purposing of space within the existing Academy Building would lead to the 

inclusion of a new mezzanine floor of some 417 square metres, to accommodate 

a new media centre and administrative accommodation. This would replace 

temporary accommodation of around 145 square metres and be located by the 

side of the Academy Building. It would also significantly expand office space in 

the main building. There would be no extension of the building, but it will require 

external changes in the form of window and door openings. The indoor 3G pitch 

will remain. The plans of this are at Appendices E and F. 

 

4.5 The new rehabilitation, recuperation and recovery centre is a new two storey 

building set very close to the main Academy building. Its purpose is to provide 

over-night bedroom accommodation for players and staff when they return to 

Bodymoor Heath after late evening fixtures. The overall size would have a 1158 

square metres footprint and have a flat roof around 8 metres tall and be 

constructed in a facing brickwork. This is illustrated at Appendices G and H. 

 

4.6 The remaining elements are to be located in the area of the new pitches following 

the 2018 permission beyond the intervening woodland. There are only a few 

small buildings here at present, offering basic accommodation. 

 

4.7 The most significant new building, although not in size, would be an extension to 

the existing Women’s accommodation so as to provide a new purpose-built 

Academy facility to replicate much of the training accommodation that is 

presently available for the Men’s teams at the main Academy. The extension 
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would require the demolition of some temporary buildings leaving a net increase 

in floor area of 847 square metres. It would be the same height as the existing 

building and be constructed with the same materials. The location plan is at 

Appendix I and the elevations are at Appendix J. 

 

4.8 The most significant building in terms of size however is the addition of a new 

indoor 3G pitch in this area of the holding, along with associated single storey 

accommodation. It would be for U16 girls’ and boys’ teams. This would cover an 

existing grass pitch. It would in effect be a large white fabric “domed” structure - 

around 15 metres to its highest point. It together with the accommodation is 

shown on Appendices K and L.  

 

4.9 The final element is to add lighting to another of the pitches close to the Academy 

building as shown on Appendix M – six 15-metre tall columns. There is an 

existing flood lit pitch here to the west.  

 

4.10 As indicated, some of the elements involve demolitions and the plan at Appendix 

N illustrates where these are. 

 

4.11 The additional landscaping proposed is to strengthen the corridor of established 

planting along the western side of the main access road running north/south 

through the site from the existing Academy building to the site of the new 

Academy. 

 

5. Consultations  

Warwickshire County Council as Lead Local Flood Authority – No objection in 
principle but more detail is required. 

 
Warwickshire County Council as Highway Authority – No objection subject to 
comments on the Construction Management Plan 

 
Warwickshire Fire and Rescue Services – No objection subject to standard 
conditions 

 
Warwickshire County Ecologist – No objection in principle but more detail is 
required. 

 
Warwickshire County Council (Infrastructure) – An annual contribution of £5,000 
is requested over five years to go towards enhancing public transport facilities to 
the site. 

 
Environmental Health Officer – No objection 

 
6. Representations  

None received. 
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7. Development Plan 

The North Warwickshire Local Plan 2021 – LP1 (Sustainable Development); 
LP3(Green Belt), LP15 (Historic Environment), LP16 (Natural Environment), 
LP29 (Development Considerations), LP33 (Water and Flood Risk Management), 
LP35 (Renewable Energy and Energy Efficiency) and LP30 (Built Form) 

 
8. Other Material Planning Considerations  

The National Planning Policy Framework 2023 – (the “NPPF”) 
National Planning Practice Guidance – (the “NPPG”) 
The Town and Country Planning (Consultation) (England) Direction 2024 

 
9. Observations  

 

a) Green Belt  

 

9.1 The site is in the Green Belt and as Members are aware, the construction of new 

buildings in such a location is deemed to be inappropriate development by the 

NPPF and thus harmful to the Green Belt, carrying a presumption of refusal. 

However, the NPPF does define a number of exceptions to this and one in 

particular is wholly relevant to this application.  This is where the new buildings 

comprise “the provision of appropriate facilities (in connection with the existing 

use of land or a change of use) for outdoor sport, outdoor recreation, cemeteries 

and burial grounds and allotments, as long as the facilities preserve the 

openness of the Green Belt and do not conflict with the purposes of including 

land within it” – paragraph 154 (b). As there is an established outdoor sports and 

recreation provision here, the Board will need to assess the proposals against the 

content of this exception. 

 

9.2 The first matter is to consider whether the proposals are appropriate facilities for 

such outdoor uses. It is important to recognise that the definition does not refer to 

“essential” facilities, only that they should be “appropriate”.  Each element of the 

overall proposal will need to be looked at. The first is the relocation and 

enlargement of the Grounds maintenance store. It is clear that this needs to be 

replaced and since the date of the original construction, machinery has changed 

too. Given the nature of the lawful and established use, this building is an 

appropriate facility for the maintenance of the whole outdoor facility. The second 

is the media and support centre. These works are wholly internal and thus are 

not affected by this definition. However, they do involve the demolition of other 

buildings on the site which would overall result in some improvement to the 

openness of the area around the existing buildings. The third element is the 

extension to the Women’s Academy building. There is an existing building here 

fulfilling in part the Academy role that is occurring in the main building. It is 

entirely reasonable given the increasing profile of the Women’s Leagues and the 

need to ensure equal provision that this extension should be considered to be an 

appropriate facility. The fourth element is the new indoor pitch. This is appropriate 

given that another indoor facility has already been approved on the site next to 

the Academy and that equal provision should be extended to as many teams and 
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cohorts as possible given the very wide range of provision already at the site and 

so as to enhance that provision. The fifth element is to light a further pitch. This is 

appropriate given that there are already “lit” outdoor pitches on the site and that 

its provision extends the ability to use existing outdoor facilities. The final element 

is the rehabilitation and recovery centre. This has been left to last as it is the one 

matter that might not be considered to be “appropriate”. In effect this new building 

is bedroom accommodation. Normally, such over-night accommodation would 

only be considered to be appropriate on site for security reasons. However, this is 

connected to the established use and activity of the Club particularly in order to 

retain its status both nationally and internationally. It is therefore a provision that 

only relates to the current applicant. The alternative is for the Club to book hotel 

space, but that would not provide the immediate access to medical, physio and 

treatment provision already at the site. On balance, it is considered to be an 

appropriate facility, but only in the circumstances of this particular applicant. 

 

9.3 The overall conclusion therefore is that as a “package”, this proposal would 

represent appropriate facilities for the purposes of the NPPF. As such, it is now 

necessary to consider the proposals against the conditions attached to paragraph 

154(g) – namely is the openness of the Green Belt preserved and is there any 

conflict with the purposes of including land within the Green Belt. Each of the 

proposals will be looked at in turn and then there needs to be consideration as a 

whole – the cumulative impacts.  

 

9.4 There is no definition of openness in the NPPF, but the NPPG does provide 

guidance by identifying four elements that should be considered in any 

assessment – spatial, visual, the degree of associated activity and whether the 

proposal is permanent or not. These will be reviewed in respect of the each of the 

various developments. 

 

9.5  The grounds maintenance building will be larger than the existing and will be re-

located. There will thus be an adverse spatial impact, but that is mitigated 

because at present it is very visible being on the open land to the south of the 

Academy building that is to be taken by HS2. However, it is larger and to be 

located on open land and thus there will be a spatial and visual impact. It is an 

advantage that it is to be located alongside substantial woodland cover and near 

to an existing lit football pitch. This does therefore lessen both its spatial and 

visual impact. As the new site is located on land that is currently used for the 

outdoor parking/storage of machinery there would only be a limited increase in 

activity. The building would be permanent. In all of these circumstances it is 

considered that there would be a negligible adverse impact on the openness of 

the Green Belt.  

 

9.6 The media and support centre comprises internal works and thus the openness 

of the Green Belt is retained. The demolition of the existing buildings would add 

weight to this conclusion. 
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9.7 The rehabilitation and recovery centre would be a new building. It will thus have a 

spatial impact and the openness of the area will be lessened as a consequence. 

Similarly, that would be mirrored in there being a visual impact. However, the 

building would be built very close to the much taller and larger Academy building 

with its indoor pitch. Its spatial and visual impact is thus much reduced. The level 

of activity would not be increased as there is an immediate access to the main 

buildings with no vehicular access. The building too would be permanent. It is 

considered that there would be negligible loss of openness.  

 

9.8 The extension for the Women’s Academy is again quite large – doubling the size 

of the existing and this is located at the northern and more open end of the larger 

holding. However, it is only visible from within that holding with substantial 

perimeter woodland areas and close by other permanent structures. The 

proposal will have a spatial and visual impact because of its size. The degree of 

activity would be likely to increase as the purpose of the building is to enhance 

this side of the overall provision. The building thus becomes far more of a focus. 

The building would be permanent. In all of these circumstances it is still 

considered that there would only be a limited adverse impact on openness. 

 

9.9 The new indoor pitch is large and would be very visible at this end of the holding. 

It would be by far the largest structure here. There would thus be a loss of 

openness from the spatial and visual perspectives. The degree of activity would 

increase too as it becomes a “destination”. It too would be permanent. Given the 

overall setting of this part of the holding – an intensively used outdoor sports area 

with existing permanent associated structures and a surrounding landscaped 

perimeter, the overall loss of openness is considered to be moderate.  

 

9.10 The new lighting columns would reduce openness, but as they are close to the 

existing Academy buildings and other lit pitches, the overall spatial and visual 

impact would be negligible. 

 

9.11  Bringing these assessments together, it is concluded that there would be 

negligible adverse impacts on the openness of the Green Belt from four of the 

various developments, limited impact from the Academy extension and moderate 

impact from the new indoor pitch. It is evident that the greater impacts are from 

those parts in the more open northern section of the holding. It is necessary as 

already indicated, to establish what the cumulative impact might be. In all of the 

circumstances above, it is considered that the cumulative impact is moderate. 

This is because of the number of new buildings and particularly the new indoor 

pitch which as identified would be a significant structure in the most open part of 

the current complex.  

 

9.12 Turning to the five purposes of including land in the Green Belt, it is considered 

that there would be no conflict, given the established and lawful use of the site as 

whole. 
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9.13 In conclusion therefore it is considered that the proposal as a whole is 

inappropriate development in the Green Belt, but that the actual level of harm to 

its openness is moderate in extent. 

 

b) Other Harms  

 

9.14 It is now necessary to establish whether there are any other harms that need to 

be added to the harm side of the final planning balance. 

 

i) Landscape 

 

9.15 The various individual sites for the proposed buildings are all located within an 

“artificial” landscape comprising an outdoor sports setting. The overall site is self-

contained being surrounded by widespread woodlands also with intervening 

woodland largely not overlooked by higher ground. There would be no overall 

impact on the wider landscape here as any impact is locally confined.  

 

ii) Heritage 

 

9.16 The Council is under a statutory duty to have special regard to the desirability of 

preserving any Listed Building or its setting or any features of special 

architectural or historic interest which it possesses. The Grade 2 star Middleton 

Hall and its associated group buildings are around 600 metres to the north. 

Whilst there is no direct impact on the fabric of any of these buildings, it is the 

Hall’s setting that is the issue here. The proposals are separated from the Hall by 

a substantial wooded area which is of sufficient depth and height to result in no 

visual inter-visibility. The main approach to the Hall is from the north with the 

backdrop of this woodland. This would not change with the proposals. The 

proposed new lights are significantly further away - at least a kilometre with 

additional areas of intervening mature woodland. There is neither likely to be a 

material change in noise impacts over and above that which occurs now. As a 

consequence, it is considered that there would no harm caused to the setting of 

the Hall.  

 

iii) Bio-Diversity  

 

9.17 The applicant has provided a bio-diversity assessment together with an 

appropriate bio-diversity metric in line with the new Regulations concerning bio-

diversity nett gain. The applicant argues that as the proposals are not located on 

any priority or non-priority habitats given that the footprints of the new buildings 

would hard-standings, access-ways or unused land, that the proposals are 

exempt from the 10% gain. However Local Plan policies still require a net gain. 

The proposals have thus incorporated new enhancements, and these would be 

on land owned by the applicant adjoining the current sports pitch complex. 

Regardless of whether the applicant considers the proposals are exempt, the 

proposed enhancements still would amount to a 17.4% increase to be achieved 

by enhancing existing grassland habitats and creating mixed native scrub land.  

The County Ecologist has thus not objected in principle but has asked for more 
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information and clarification particularly in respect of establishing the actual detail 

of the enhancements and to complete an outstanding bat survey. The outcome is 

expected to be a number of bio-diversity implementation and maintenance 

conditions. If this is the case. then there would no conflict with the Local Plan 

policies. 

 

iv) Other Matters 

 

9.18 In respect of other matters, then the design of the various buildings is varied with 

each being designed to meet its own purpose/function. On the other hand, there 

is no common approach to existing buildings and structures throughout the site. 

As such there is no evidence to support a refusal on these grounds. 

 

9.19 The existing lights around the pitches are conditioned in respect of their hours of 

operation and that would need to be repeated here in respect of the new lights. 

 

9.20 It is noteworthy that the highway authority has not raised an objection and that 

the Local Lead Flood Authority has sought more detail which is anticipated would 

result in the imposition of conditions.  

 

c) The Harm Side of the Final Planning Balance 

 

9.21 As a consequence of all of these matters it is concluded that the harm side of the 

balance would only consist of the substantial definitional Green Belt harm, but the 

moderate actual Green Belt harm caused. 

 

d) The Applicant’s Planning Considerations 

 

9.22 It is now necessary to assess the planning considerations put forward by the 

applicant to establish whether they do carry sufficient weight to clearly outweigh 

the harms identified above, so as to constitute the very special circumstances 

necessary to support the proposal.   

 

9.23 In essence the case put forward by the applicant is that the proposals as a whole 

significantly enhance the sports provision at the site and thus enable the Club to 

retain its Academy status and to offer equal facilities and opportunities across a 

far wider range of ages and cohorts than at present. The substantial increase 

nationally in the Womens’ and girls’ football has largely driven many of the 

current proposals.  Additionally, it is said that such facilities are already available 

at other Premier League football Clubs throughout the country, including sites 

within the Green Belt. 

 

9.24 It is considered that this consideration carries significant weight. Members will 

have already agreed to the weight to be given to this matter when earlier 

proposals were being considered at this site. This is a continuation of that same 

consideration. 
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e) The Final Planning Balance 

 

9.25 It is concluded that the significant weight to be given to the applicant’s case does 

clearly outweigh the moderate harm to the Green Belt harm that has been 

identified. Members will be aware that there are elements of this proposal, that 

had they been submitted individually, would have almost certainly have been 

found not to be inappropriate development – i.e. the grounds maintenance 

building, the introduction of the mezzanine floor for the media centre and the 

additional flood lights. This adds weight to the outcome of the balance identified 

above. The fact that the applicant has elected to deal with them as a 

comprehensive package is of value, as Members can assess the overall impact 

rather, than look at the matters on a piecemeal basis.  

9.26 There was reference above in Section 5 to a request from the County Council as 
Local Transport Authority for an annual payment towards enhancement of public 
transport facilities to the site. This is understandable as the site is in a relatively 
isolated area. However, there is no evidence provided by that Authority of the 
extent of any existing public transport provision, the route(s) and frequencies that 
should be explored, or to any survey work that has been undertaken to 
understand the origin of the visitors and players that presently visit the site, their 
means of accessing the facilities and the routes they take.  It is not considered 
that the request therefore satisfies the statutory tests for such contributions 
because of the lack of definition and background evidence supporting the 
request. 
 

f) Conditions 

 

9.27 The schedule of recommended conditions has been forwarded to the applicant 

and there is no objection. Members should note the condition relating to the 

restrictions imposed on the use of the accommodation block. 

 

g) Referral 

 

9.28 It is considered that the outstanding matters relating to ecology and to drainage 

issues are not ones that affect the principle of supporting the overall package. As 

such, the matter can be referred to the Secretary of State at this time.  Any 

subsequent grant of permission would however have to await the receipt of 

those outstanding consultations. If there is an objection, then the case will be 

referred back to the Board for re-consideration. 

Recommendation 
 
That the Council is minded to GRANT planning permission subject to: 
 

a) There being no “call-in” of the application by the Secretary of State, 

following referral of the case to him under the 2024 Direction;  
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b) The inclusion of conditions set out below on the grant of that planning 

permission, 

c) The inclusion of any additional conditions requested by the outstanding 

consultation responses from the County Ecologist and Lead Local Flood 

Authority, but that  

d) Should objections be received from either of these consultations, that the 

application be referred back to the Board for a review of its position.  

 
          Conditions 
 

a) Defining Conditions     

1. The development to which this permission relates must be begun not later 
than the expiration of three years from the date of this permission. 
  
REASON 
 
To comply with Section 91 of the Town and Country Planning Act 1990, as 
amended by Section 51 of the Planning and Compulsory Purchase Act 2004, and 
to prevent an accumulation of unimplemented planning permissions. 
 
2. The development hereby approved shall not be carried out otherwise than 
in accordance with the plans numbered; 
 
1143-LS-01 Landscape Specification AVFC Bodymoor Heath 
1143-SW-01 2024-06-07 
1143-SW-02 2024-06-07 
1143-SW-03 2024-06-07 
1924-HBA-V1-02_Rehabilitation Recuperation and Medical Recovery Centre - 
Proposed Site Plan 
1924-HBA-V1-03_Rehabilitation Recuperation and Medical Recovery Centre - 
Floor Plans 
1924-HBA-V1-04_Rehabilitation Recuperation and Medical Recovery Centre - 
Elevations 
1924-HBA-V2-02_U16 Boys Internal Pitch Elite Football Development Centre - 
Proposed Site Plan 
1924-HBA-V2-03_U16 Boys Internal Pitch Elite Football Development Centre - 
Floor Plan 
1924-HBA-V2-04_U16 Boys Internal Pitch Elite Football Development Centre - 
Sheet 02 
1924-HBA-V2-05_U16 Boys Internal Pitch Elite Football Development Centre - 
Sheet 03 
1924-HBA-V3-04_Womens Super League and Girls Academy Centre Extension - 
Proposed Site Plan 
1924-HBA-V3-05_Womens Super League and Girls Academy Centre Extension - 
Proposed Plans 
1924-HBA-V3-06_Womens Super League and Girls Academy Centre Extension - 
Proposed Elevations 
1924-HBA-V4-03_Media and Administration Support Centre - Proposed Site Plan 
1924-HBA-V4-04_Media and Administration Support Centre - Ground Floor Plan 
1924-HBA-V4-05_Media and Administration Support Centre - First Floor Plan 
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1924-HBA-V4-06_Media and Administration Support Centre - Proposed 
Elevations 
1924-HBA-V5-02_Grounds Operation Store - Proposed Site Plan 
1924-HBA-V5-03_Grounds Operation Store -  Floor Plans 
1924-HBA-V5-04_Grounds Operation Store -  Elevations 
1924-HBA-XX-P01_Site Location Plan 
1924-HBA-XX-P02_Existing Large Scale Site Plan 1-2000 
1924-HBA-XX-P03_Proposed Large Scale Site Plan 1-2000 
1924-HBA-XX-P04_Existing Site - Proposed Demolition Plan 
1924-HBA-XX-P05_Proposed Site Plan - Pitch Illumination 
1924-HBA-XX-P12_Proposed Site Sections - V1 and V4 
1924-HBA-XX-P13_Proposed Site Sections - V2 and V3 
1924-HBA-XX-P14_Proposed Site Sections - V5 
2024.06.05 2561 AVFC Development Women's Super League & Girls Academy 
centre Energy and Sustainability Statement- Rev 3 
2024.06.05 2561 AVFC Grounds Operation Store Energy and Sustainability 
Statement 
2024.06.05 2561 AVFC Media and Administration Support centre  Energy and 
Sustainability Statement- Rev 3 
2024.06.05 2561 AVFC Rehabilitation, Recuperation & Medical Recovery centre 
Energy and Sustainability Statement- Rev 3 
2024.06.05 2561 AVFC U16 Boys Internal Pitch Elite Football Development 
centre Energy and Sustainability Statement- Rev 3 
Fig 2 Bodymoor Heath Baseline UKHab A4 
Fig 3 Bodymoor Heath Proposed UKHab A4 
HarperEnv_AVFC_Masterplan Building Elite Sport_BNG_FV01 
SK22435 Transport statement 100624 FINAL WITH APPENDICES 
Statutory_Biodiversity_Metric_AVFC_June2024 
 
As received by the Local Planning Authority on 12 June 2024 
 
HLS8806 First Team Pitch - proposed floodlights 
Foundation 15m HAL330 mast 
SITECO_FL11_Sport_UK[15][15] 
5XA779127H01AA - 3 Brick BLC 
As received by the Local Planning Authority on 20 June 2024 
 
AVFC Building Elite Sports Masterplan Construction Management Plan 
As received by the Local Planning Authority on 2 August 2024 
 
18249 C3006 PO6 - traffic sign and road marking schedule 
 
As received by the Local Planning Authority on 2 August 2024 
 
 REASON 
 
To ensure that the development is carried out strictly in accordance with the 
approved plans. 
 
Pre-Commencement Conditions 
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3. No works other than demoliton shall take place until a Phase 2 (Intrusive) 
detailed 
assessment for contaminated land has been undertaken. If the assessment 
identifies contaminated land, then details of remediation measures shall be 
provided where necessary. All works shall be carried out by a competent person 
and agreed in writing by the Local Planning Authority prior to commencement of 
development. 
  
REASON 
 
To ensure that risks from land contamination to the future users of the land and 
neighbouring land are minimised, together with those to controlled waters, 
property and ecological systems, and to ensure that the development can be 
carried out safely without unacceptable risks to workers, neighbours and other 
offsite receptors.  
 
4. In the event that contamination is found at any time when carrying out the 
approved development that was not previously identified it must be reported in 
writing immediately to the Planning Authority. An investigation and risk 
assessment must be undertaken, and where remediation is necessary a 
remediation scheme must be prepared, which is subject to the approval in writing 
of the Local Planning Authority. 
  
REASON 
 
To ensure that risks from land contamination to the future users of the land and 
neighbouring land are minimised, together with those to controlled waters, 
property and ecological systems, and to ensure that the development can be 
carried out safely without unacceptable risks to workers, neighbours and other 
offsite receptors.  
 
5. Where remediation works have been carried out in pursuance with the 
preceding conditions 3 and 4,  a post remediation verification report shall be 
submitted in writing to and approved by the Local Planning Authority before the 
development is first occupied. 
  
REASON 
 
To ensure that risks from land contamination to the future users of the land and 
neighbouring land are minimised, together with those to controlled waters, 
property and ecological systems, and to ensure that the development can be 
carried out safely without unacceptable risks to workers, neighbours and other 
offsite receptors. 
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Pre-Occupation Conditions 
 
6. The landscaping and planting scheme as approved by condition 2 shall be 
implemented and carried out in the first planting season after construction, and 
shall subsequently be maintained, unless agreed in writing with the Local 
Planning Authority.  Any trees or plants which, within a period of 5 years from the 
date of planting, die, are removed or become seriously damaged or diseased 
shall be replaced in the next planting season with others of similar size and 
species. 
  
REASON 
 
In the interests of the amenities of the area. 
  
7. In the first planting season after completion of the buildings the 1143-LS-
01 Landscape Specification AVFC Bodymoor Heath as approved by condition 2, 
and the L1159 - 2.1 - 1000 - P02_LANDSCAPE MASTERPLAN, covering 
Ecology shall be implimented in full. 
  
REASON 
 
In the interests of nature conservation, thus achieving sustainable development 
objectives set out in the National Planning Policy Framework.   
 
8. The development hereby permitted shall not be occupied until a scheme 
for the provision of adequate water supplies and fire hydrants necessary for 
firefighting purposes at the site, has been submitted to and approved in writing by 
the local Planning Authority. The approved scheme shall be implemented in full 
prior to occupation of any development to the satisfaction of the Local Planning 
Authority 
  
REASON 
 
In the interests of Public Safety from fire and the protection of Emergency Fire 
Fighters. 
 

 Other Condition 
 
9. The Construction & Environmental Management Plan and Construction  
Method Statement recieved on 2 August 2024 as approved under condition 2, 
shall be adhered to throughout the construction period of the development. 
 
REASON 
 
In the interests of the amenities of the area. 
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10. There shall be no burning of waste on site whatsoever. 
  
REASON 
 
In the interests of the amenities of the area. 
 
11. No removal of trees or shurbs / hedges shall take place between 1st 
March and 31st August inclusive unless a survey to assess the nesting bird 
activity on the site during this period and a scheme to protect the nesting birds 
has first been submitted to and approved in writing by the Local Planning 
Authority. No trees, shrubs / hedges shall be removed between 1st March and 
31st August inclusive other than in accordance with the approved bird nesting 
protection scheme. 
  
REASON 
 
In order to safeguard protected and/or priority species from undue disturbance 
and impacts. 
 
12. The facilities on site shall be managed and operated in accordance with 
the submitted Transport Statement and shall not be used for any other purpose 
or by any operator other than Aston Villa Football Club without prior approval 
from the Local Planning Authority. 
  
REASON 
 
In the interests of the amenities of the area and safety on the public highway. 
 
13. Visibility splays from access to the site fronting Bodymoor Heath Lane 
shall be 
maintained in accordance with approved drawing No. 18249 C3006 PO6 
  
REASON 
 
In the interests of the amenities of the area and safety on the public highway. 
 
14. The 40 bedroom accommodation/ Rehabilitation, Recuperation and 
Medical Recovery Centre shall only be used by staff and players representing the 
Aston Villa Football Club and by no other persons whomsoever.  
 
REASON 
 
In the interests of the controlling the use of the building such that it remains an 
“appropriate facility” in the Green Belt as defined by para 145 (b) of the NPPF. 
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Notes 
 

1. The proposed development lies within a coal mining area which may contain 
unrecorded coal mining related hazards.  If any coal mining feature is 
encountered during development, this should be reported immediately to The 
Coal Authority on 0345 762 6848.  It should also be noted that this site may lie in 
an area where a current licence exists for underground coal mining. 
 
Further information is also available on The Coal Authority website at: 
www.gov.uk/government/organisations/the-coal-authority 
 
Property specific summary information on past, current and future coal mining 
activity can be obtained from: www.groundstability.com 
 

2.  In dealing with this application, the Local Planning Authority has worked with the 
applicant in a positive and proactive manner through seeking to resolve planning 
issues. As such it is considered that the Council has implemented the 
requirement set out in paragraph 38 of the National Planning Policy Framework. 
 

3. Prior to commencement of development, the applicant is required enter into an 
agreement with the Highway Authority under Section 59 of the Highways Act 
1980. Prior to works taking place on site and following completion of the 
development, a joint survey shall be undertaken with the County’s Locality Officer 
to agree the condition of the public highway. Should the public highway be 
damaged or affected as a consequence of the works being undertaken during the 
development of the site, the developer will be required to undertake work to 
remediate this damage as agreed with the Locality Officer. 
 

4. The developer is reminded that the Control of Pollution Act 1974 restricts the 
carrying out of construction activities that are likely to cause nuisance or 
disturbance to others to be limited to the hours of 08:00 to 18:00 Monday to 
Friday and 08:00 to 13:00 on Saturdays, with no working of this type permitted on 
Sundays or Bank Holidays. The Control of Pollution Act 1974 is enforced by 
Environmental Health. 
 

5. The submitted plans indicate that the proposed works come very close to, or abut 
neighbouring property.  This permission does not convey any legal or civil right to 
undertake works that affect land or premises outside of the applicant's control.  
Care should be taken upon commencement and during the course of building 
operations to ensure that no part of the development, including the foundations, 
eaves and roof overhang will encroach on, under or over adjoining land without 
the consent of the adjoining land owner. This planning permission does not 
authorise the carrying out of any works on neighbouring land, or access onto it, 
without the consent of the owners of that land.  You would be advised to contact 
them prior to the commencement of work. 
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6. You are recommended to seek independent advice on the provisions of the Party 
Wall etc. Act 1996, which is separate from planning or building regulation 
controls, and concerns giving notice of your proposals to a neighbour in relation 
to party walls, boundary walls and excavations near neighbouring buildings.  An 
explanatory booklet can be downloaded at https://www.gov.uk/guidance/party-
wall-etc-act-1996-guidance  
 

7. Before carrying out any work, you are advised to contact Cadent Gas about the 
potential proximity of the works to gas infrastructure. It is a developer's 
responsibility to contact Cadent Gas prior to works commencing. Applicants and 
developers can contact Cadent at plantprotection@cadentgas.com prior to 
carrying out work, or call 0800 688 588 
 

8. Commercial premises or builders should not use bonfires to dispose of any 
rubbish produced as a result of their operations. The burning of controlled waste 
is an offence under the Environmental Protection Act 1990. Burning of waste 
such as plant tissue can take place under a suitable exemption from the 
Environment Agency however, such bonfires must not cause a nuisance to any 
residents nearby 
 

9. The applicant is advised that to comply with the condition relating to the standard 
of works to trees, the work should be carried out in accordance with British 
Standard BS 5837:2012 ""Trees in relation to design, demolition and construction 
- Recommendations"". 
 

10. There may be bats present at the property that would be disturbed by the 
proposed development.  You are advised that bats are deemed to be European 
Protected species.  Should bats be found during the carrying out of the approved 
works, you should stop work immediately and seek further advice from the 
Ecology Section of Museum Field Services, The Butts, Warwick, CV34 4SS 
(Contact Ecological Services on 01926 418060). 
 

11. The applicant is advised that to comply with the condition relating to the 
protection of trees, the measures should be in accordance with British Standard 
BS 5837:2012 ""Trees in relation to design, demolition and construction - 
Recommendations"". 
 

12. The Councils Environmental Health team have set out the following to aid the car 
charging condition; Electric vehicle charging should be provided at a frequency of 
one charging point per parking space for residential with allocated parking. 
 

 

13. The applicant is advised to consider Construction Logistics and Community 
Safety (CLOCS), when formulating construction plans. The development works 
undertaken shall consider the Construction Logistics and Community Safety 
(CLOCS) Standard as set out under https://www.clocs.org.uk/. 
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General Development Applications 
 
(5/h) Application No: PAP/2023/0101 
 
Land 180 Metres South West Of Sewage Works, Gravel Lane, Warton,  
 
Change of use of land to a wedding and events venue including the erection of 
temporary event space and associated structures, formation of car parking and 
new landscaping, for 
 
Mrs J Swinnerton  
 
1. Introduction 
 
1.1 This application is being reported to Board at the request of local Ward members 
concerned about possible adverse impacts. 
 
1.2 Members have undertaken a site visit which was carried out after publication of this 
report and thus a note will be circulated at the meeting.  
 
2. The Site 
 
2.1 The application relates to the site of a former quarry and part of an arable field 
located at the end of Gravel Lane, Warton. The quarry is around 7 to 13 metres deep 
and is entirely contained by the quarry walls and its established perimeter landscaping. 
The site is located at the northern end of the village outside of the defined settlement 
boundary and is approximately 490m south-west of the junction of Austrey Road with 
Gravel Lane. The land is owned by the Swinnerton family which has a large farm 
landholding in the area. Open countryside and farmland surrounds the site to each of its 
boundaries. To the north-east of the site is a Severn Trent sewage works.  
 
2.2 The location of the site is identified below on the Google Earth imagery map at 
Appendix A and there is location plan at Appendix B. 
 
3.  The Proposal 
 
3.1 In short, the application seeks planning permission for the change of use of land to 
provide a self-contained wedding and events venue for up to 12 events a year in total 
together with associated engineering operations, some of which are retrospective. This 
use commenced in 2023 but has not continued during 2024 because of the need to 
authorise the retrospective elements and thus the submission of this application.  
 
3.2 Each of these events would require the erection and then removal of temporary 
structures. These include those referred to below. The marquee could accommodate 
160 people, but the venue could cater for a maximum of 200 visitors.  The car park – 
would provide space for 108 cars – and be surfaced in a grass cellular turf 
reinforcement grid to ensure its grassed appearance.  This is located between the 
existing Severn Trent works and the site of the quarry. The application includes the 
following: 
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• Siting of temporary structures (marquee, bar-tent and portable timber bar, temporary 
toilet block with built in waste tanks and bin storage) 

• Revealing stone stairway (retrospective) 

• Installation of lighting and security cameras (retrospective) 

• Installation of post and rail fencing and timber gate (retrospective) 

• New hard core surface to field access (retrospective) 

• Installation of grass cellular turf reinforcement grid for proposed car parking area (part 
retrospective and part proposed) 

• New landscaping to car park boundary (proposed) 

• New driveway from the car parking area to the event space (proposed) 

• Gravel footpath within the venue site (proposed) 
 
3.3 The plan at Appendix C which shows these features and there are some 
photographs at Appendix D which show the site when in use during 2023.  
 
3.4 A planning statement, transport statement and noise assessment have been 
submitted in support of the proposal indicating the proposal relates to diversification of 
the land to allow for a farming enterprise and attraction. A landscape value impact 
assessment, noise management plan and car parking management plan have also 
been submitted. The development is predominantly a use involving structures of a 
temporary nature capable of erection and removal for each event. 
 
4.  Background 
 
4.1 There is no planning history for this quarry. 
 
4.2 Planning permission has been granted for the redevelopment of former agricultural 
buildings by nine houses off Gravel Lane close its junction with the Austrey Road. 
Under the conditions imposed, only five of these can be occupied using the existing 
access arrangements. The occupation of the remainder has to await improvements to 
that section of the Lane between the site and Austrey Lane involving making a 5.5 
metre carriageway width with a single 1.5 metre wide footpath.  
 
4.3 Members will be aware that the Town and Country Planning (General Permitted 
Development) (England) Order 2015 as amended, defines what development can be 
undertaken without the need for the submission of a planning application. This is known 
as “permitted development” - in other words planning permission is granted by virtue of 
the Order. 
 
4.4 Within Part 4 to Schedule 2 of the Order there are permitted development rights for 
the temporary use of land. These include the holding of temporary events for up 28 
days in a calendar year. This however is restricted to 14 days for markets such as car 
boot sales and for motor events. Additionally, recent amendments to the Order have 
added the temporary use of land for up to 60 days for recreational campsites subject to 
a limit of 50 pitches.  
 
4.5 The Order is this a significant material planning consideration which will carry 
significant weight in the determination of this case. 
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5.  Development Plan 

 
North Warwickshire Local Plan 2021 - LP1(Sustainable Development); LP2(Settlement 
Hierarchy), LP13 (Rural Employment), LP14 (Landscape), LP15 (Historic Environment), 
LP16 (Natural Environment), LP29 (Development Considerations), LP30 (Built Form,) 
and LP34 (Parking). 
 

6. Other Relevant Material Considerations 

 
The Town and Country Planning (General Permitted Development) (England) Order 
2015 as amended. 
 
North Warwickshire Landscape Character Assessment 2010 
 
National Planning Policy Framework 2023 (NPPF). 
National Planning Practice Guidance (NPPG).  
Noise Policy Statement for England (NPSE) 
 

7. Consultations 

 
Warwickshire County Council as Highway Authority – No objection following a number 
of consultations and subject to a number of conditions. 
 
Warwickshire Fire and Rescue Services – No objection subject to access requirements 
 
Environmental Health Officer – No objection following a number of consultations and 
subject to conditions. 
 
8. Representations  
 
8.1 Seven letters of objection have been received raising the following points: 
 

• Excessive and noise and traffic next to property. 

• Music events are of concern. 

• Ask that music after 12300 be curtailed. 

• Exit of guests at unsociable hours would impact on existing properties. 

• Use not in keeping with the countryside location. 

• Impacts on wildlife and residents. 

• Need to do noise monitoring from a number of locations. 

• Should restrict number of events and finish to 2200. 

• Will impact on sleep patterns. 
 
8.2 Warwickshire Geological Conservation Group – The Group points out that the 
quarry is “a good exposure in Warwickshire of the Triassic Polesworth Formation, 
formerly known as the Bunter Pebble Beds, which is of considerable educational Value”. 
The Group has met the applicant and has no initial concerns with the proposal and has 
asked for some interpretation boards to be erected.  
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8.3 One letter of support has been received. 
 

9. Observations 

 
a) Principle of Development 

 
9.1 The site is outside of the defined development boundary of Warton located in an 
isolated location in the open countryside and hence is in a Category 5 location under 
the settlement hierarchy defined by Local Policy LP2. This says that new development 
is not generally acceptable in such a location, but that it should be limited to that 
necessary for agriculture, forestry or other uses that can be shown to require a rural 
location. The latter category here is given further definition and support through Local 
Plan policies LP11 and LP13, which both support proposals for farm diversification 
through the introduction of new uses. This is reflected too in the NPPF at para 89, 
where it says that “sites to meet local business and community needs in rural areas, 
may have to be found adjacent to or beyond existing settlements and in locations not 
well served by public transport”. 
 
9.2 It is considered that the use proposed here is one that could well be one that would 
require a rural location and it is advanced by the applicant as a “farm diversification” 
development. In other words, there is not a presumption of refusal here. The policies 
referred to above, whilst supportive are also conditioned. It will thus be necessary to 
assess whether these conditions can be satisfied. Members will know that if not, there 
has to demonstrable evidence to show significant harm if they are to the subject of a 
possible refusal. Each will be looked at in turn. 
 

b) Landscape and Visual Impact 
 
9.3 Policy LP14 of the Local Plan says that new development should look to conserve, 

enhance and where appropriate restore landscape character so as to reflect that as 

described in the North Warwickshire Landscape Character Assessment of 2010. This 

aligns with policy LP1 which says that development must “integrate appropriately with 

the natural and historic environment”, and also with Policy LP30 which says that 

proposals should ensure that they are “well related to each other and harmonise with 

both the immediate and wider surroundings”.  This is all reflected in the NPPF at para 

135 (c) which says that developments, amongst other things, should be “sympathetic to 

local character and history including the surrounding built environment and landscape 

setting”. 

 
9.4 The site is in the “No Mans Heath to Warton Lowlands” landscape character area as 
defined by the 2010 Assessment referred to above. This describes “a well-ordered 
landscape with scattered farmsteads and nucleated hilltop villages including Warton and 
Austrey. The villages include both traditional vernacular buildings and more recent 
development connected by a network of minor roads and lanes.  It is a distinctly rural 
landscape … and wide, open views are possible”. The Landscape management 
strategies include avoiding farm diversification schemes that are inappropriate to an 
agricultural landscape and only encouraging informal recreation.  It is not considered 
that the proposal would have any adverse impact on the overall character of this 
Landscape Area as it could be absorbed into that landscape, particularly as the site is 
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small, low lying and contained within a former quarry, and because the use would not 
be frequent with the remainder of the development – particularly the car park - being 
surface development that can be fully landscaped. Any landscape impact would thus be 
very local, limited and intermittent.  
 
9.5 Visually the development is confined and contained within the quarry which is 
secluded and enclosed. The car parking area however to the north of this would be 
visible, but any hard surfacing or grasscrete would not impact detrimentally on the rural 
character of the area. Its visual impact can also be mitigated through additional planting. 
However, the existing hedge landscaping is significant and even during winter months, 
the permanence of the development is such that it will not be highly visible. The 
proposed materials of the parking area will help reduce some of the harm. The activity 
associated with the use will however make the scheme apparent. However, this can be 
conditioned such that the activity is limited in terms of the number of events held and 
their hours. In terms of landscape and visual impacts, the proposal does not have an 
unacceptable impact on the landscape and would thus accord with the relevant 
Development Plan policies. 
 

c) Residential Amenity 
 
9.6 Local Plan policy LP29 (9) says that new development should “avoid and address 
unacceptable impacts upon neighbouring amenities through overlooking, noise, light, air 
quality or other pollution.” The NPPF at para 180(e) says that planning decisions should 
“prevent new and existing development from contributing to or being put at 
unacceptable risk or being adversely affected by unacceptable levels of noise pollution”, 
and paragraph 191 says that proposals “should mitigate and reduce to a minimum, 
potential adverse noise impacts”.  
 
9.7 This is the most significant of the potential concerns with this application. It is not 
considered that matters of overlooking are of significance here given the separation 
distances and the intervening topography and land uses. It is the potential for noise 
impacts that is the clear concern. Light and general disturbance through increased 
activity may well stem from the use, but it is first necessary to assess potential noise 
impacts. Indeed, it is this which is the common theme running through the objections. 
Members will have seen from their visit and from the plans in the Appendices that   the 
character of the area is rural with the site surrounded by open farmland. The ambient 
noise levels are thus low, meaning that the introduction of a new source of noise will 
require careful consideration. However, they will also have seen the separation 
distances to the closest residential property – some 400 metres – and be aware that the 
quoted policies refer to avoiding “unacceptable” levels of noise, not to the elimination of 
all noise. The Environmental Health Officer has thus been fully engaged with the 
applicant on this case, in order to assess whether this position can be satisfied. The 
comments below are largely taken from his advice given the technical nature of noise 
assessments. 
 
9.8 He says that in terms of noise character, amplified live and recorded music contains 
special characteristics and qualities which existing residential dwellings would not 
expect to experience particularly during evenings and at night-time, when ambient noise 
levels are low. This has been recognised in case-law where predicted noise was below 
ambient levels but was still considered to be a nuisance due to its obtrusive qualities 
that were out of character with the nature of the area.  
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9.9 In order to provide the most robust technical assessment of noise impact, he says 
that the most appropriate guidance is provided within the Concerts Code of Practice. He 
has applied this guidance in respect of the characteristics of this site; the ambient noise 
levels, the fact that the noise sources would be within temporary structures, the 
frequency of the events and nature of those noise sources. His considered technical 
advice is that 12 events during a single calendar year would not be “unacceptable” 
provided that each event is finished at 23:30 hours and that the following noise 
threshold is not exceeded. This has been calculated as a direct consequence of on-site 
measurements between 2100 and 2400 hours.  
 
 > 49dB LAeq,15min measured or predicted at 1m from the façade of any residential 
property. 
 
9.10 Whilst limiting the number of events here together with their duration and imposing 
a noise threshold, Members should also consider the size of these events. The 
conditions set out here are based on the characteristics of this particular site – the size, 
location and ground levels of the site as it now is. Spillage of the use beyond the former 
quarry site would almost certainly require a different assessment to be explored. 
Conditions thus should be considered to “contain” the use as well as to limit the visitor 
capacity of the site. These conditions would also help in reducing “ancillary” disturbance 
arising from vehicular use of Gravel Lane. 
 
9.11 Whilst Members may still have concerns because of the nature of the noise source 
here, they are referred back to the paragraphs 4.3 and 4.4 above. Permitted 
Development Rights for temporary events at this site could enable a larger number of 
different types of events during a calendar year. These rights would not be conditioned 
– to either operational hours, numbers of visitors or to noise limitation thresholds. Both 
Planning and Environmental Health Officers consider that controls and planning 
conditions would be a substantial improvement over these unregulated “permitted 
development” events.  
 
9.12 Based on all of the circumstances set out above, it is therefore considered that the 
proposal would not have an unacceptable impact on the neighbouring amenity in terms 
of noise and disturbance and thus the relevant policies would be satisfied. If noise 
complaints are received, then these would be dealt with through Environmental 
Protection Act legislation as well as through planning procedures affecting breaches of 
conditions.  
 

d) Highway Impacts 
 
9.13 Local Plan policy LP29 (6) says that all developments should provide safe and 
suitable access for all users. The NPPF says that development should only be refused 
on highway grounds if there would be an unacceptable impact on highway safety, or the 
residual cumulative impacts on the road network would be “severe” – paragraph 115.  
 
9.14 Access here is directly from Austrey Road via the length of Gravel Lane. As 
indicated earlier, the section of this lane from the Road to the residential site is to be 
improved as a consequence of that planning permission. Beyond this, the lane is not 
wide enough for two-way traffic and it only serves the Severn Trent works and Bramcote 
Hall Farm, being a gravel track. The Highway Authority has no objection subject to 
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conditions limiting the frequency of events and their size. In particular, these would be 
for just 12 events a year, the agreement of a Travel Plan so as to prevent use of the 
Lane by coaches and to provide the directional and marshalling arrangements to ensure 
safe passage and use of the car park.  
 
9.15 In these circumstances, it is considered that the proposal would accord with the 
content of the relevant planning policies.  
 

e) Heritage Impacts 
 
9.16 As reported above, the quarry has geological interest. It is of significance that the 
Local Geological Group does not object to the proposed level of use, and it is noted that 
the display of interpretation board can be conditioned. 
 
     f) Farm Diversification 
 
9.17 It is necessary to review all of the above in respect of the planning policies both in 
the Local Plan and in the NPPF relating to farm diversification proposals. National 
guidance under paragraph 88 of the NPPF sets out that planning policies and decisions 
should enable: a) the sustainable growth and expansion of all types of business in rural 
areas, both through conversion of existing buildings and well-designed new buildings; b) 
the development and diversification of agricultural and other land-based rural 
businesses; c) sustainable rural tourism and leisure developments which respect the 
character of the countryside. There is a similar approach set out in Local Plan policy 
LP13 on Rural Diversification, which seeks to support and encourage small scale rural 
businesses to develop and to enable their expansion, but this is conditioned such that it 
should not impact detrimentally on the countryside character in environmental or 
sustainable terms. The policy is written such that all of these conditions need to be met. 
These conditions are: 
 
a) the development in terms of its scale, nature, location and layout would contribute 
towards sustaining the long-term operation and viability of the farm holding; 
b) it would not cause an unacceptable adverse impact to the safe and free movement of 
pedestrian, vehicular or other traffic on the trunk or rural road network as a result of 
heavy vehicle usage, 
c) there would be no adverse impacts arising from increased noise or other form of 
pollution, 
d) there are adequate foul drainage facilities, and 
e) there would be no adverse impact on the character of the surrounding natural or 
historic environment. 
 
It is thus appropriate that these conditions are assessed.  
 
9.18 Firstly, the land is owned by the applicant’s family which farms over 300 acres in 
the locality. The site is not utilised as part of the farm landholding and is thus “surplus” 
to the agricultural use of the holding. The proposal would make use of this “spare” land 
and generate an additional source of income. Additionally, that income would provide 
some stability given the risks linked to the agriculture industry. The use is also to be 
managed and operated by the applicant and not by a third party. There is thus some 
weight that can be given to this matter. 
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9.19 Secondly, the proposal could have the potential to cause highway safety issues. 
The County Council concludes that planning conditions would have to be placed on the 
grant of any planning permission here in order to “limit” its use because of the physical 
characteristics of the site and the use.  
 
9.20 Thirdly, in respect of noise and other pollution, the position is set out above in 
section (c) where it was concluded that subject to a number of conditions, the use would 
not give rise to unacceptable noise impacts because of the physical characteristics of 
the site and the separation distances to the closest residential property. 
  
9.21 Fourthly, drainage on site is to be provided by portable and temporary facilities. 
They provide appropriate provision in respect of this proposed change of use.  
 
9.22 Finally, in respect of impacts on the natural or historic environment, there is 
considered to be no adverse impact on any heritage assets. In fact, the local geology 
group has not objected saying that the existing fencing protects the geological asset 
and allows visitors to see the rock formation here. The introduction of interpretation 
boards for the scheme too, which the applicant proposes to provide, and would allow 
positive appreciation of the quarry.  In respect of the natural environment then it is not 
considered that there would be loss of bio-diversity given the proposed conditional 
scope of the use and its temporary character. The construction of the car park would 
enable grass to continue to grow and new hedgerow planting would be a benefit. 
Overall, it is considered that there would be no adverse impact.  
 
9.23 Whilst this proposal is being advanced as a farm diversification project supporting 
the existing agricultural business, it is considered that even if it were not, then the 
proposal as a whole, would still accord with the overall NPPF policy background set out 
in paragraph 9.17 above of supporting new business opportunities in rural areas.  
 

10. Conclusion 
 
10.1 Following through on the approach identified in paragraphs 9.1 and 9.2, it is 
considered that this proposal, after consideration of the potential impacts, is acceptable 
in this rural location.  
 

Recommendation 

 
That planning permission be GRANTED subject to the following conditions: 
 
1. The application hereby approved is for the following as indicated on the approved 
plan, 244_PL-01 Location Plan, 244_PL-02, Existing Site Plan, 244_PL-03A Proposed 
Site Ext Works Plan, 244_PL-04A Proposed Site Layout Plan, 244_PL-05_Proposed 
Parking Layout,  

• Siting of temporary structures (marquee, bar, temporary toilet block and bin storage 

• Revealing stone stairway (retrospective) 

• Installation of lighting and security cameras (retrospective) 

• Installation of post and rail fencing and timber gate (retrospective) 

• New hard core surface to field access (retrospective) 

• Installation of grass cellular turf reinforcement grid for proposed car parking area (part 
retrospective and part proposed) 
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• New landscaping to car park boundary (proposed) 

• New driveway from the car parking area to the event space (proposed) 

• Gravel footpath within the venue site (proposed) 
 
REASON: To define the permission. 
 
Within 3 months of the approval date 
 
2. Within 3 months of the permission hereby approved exact details of the car 
parking area including details of how the spaces will be marked out, including 
construction of the new driveway from car parking to the event space and footpath 
within the venue site shall be submitted and approved in writing to the local planning 
authority. The development shall be shall in accordance with the approved details. 

 
REASON 
 
To define the permission and to protect the visual amenities of the area. 
 
3. Within 3 months of the permission hereby approved exact details of Information 
Boards relating to the geological importance of the site, interpretation, history of the site 
and their proposed siting shall be submitted and approved in writing to the local 
planning authority. The approved details shall be carried out within 3 months of their 
approval. 
 
REASON 
 
To ensure that the geological importance of the site is enhanced on site.   
 
4. Within 3 months of the permission hereby approved details of the landscaping, 
which shall include bio-diversity off-setting and surface water drainage attenuation shall 
be submitted and approved in writing by the local planning authority. The approved 
details shall be carried out within 6 months of their approval. 

 
REASON 
 
To ensure that the visual amenities of the open countryside is mitigated, sufficient bio-
diversity off-setting is provided and adequate surface water drainage of the site is 
provided to accord with guidance in the Local Plan.     
 
5. Within 3 months of the permission hereby approved a Green Travel Plan shall be 
submitted to the local planning authority. This shall include measures to increase 
employees and visitors travelling to and from the site by reduce numbers of motor 
vehicles or other forms of transport, including measures to monitor, review and improve 
this. The approved Green Travel Plan shall be carried out within 3 months of the 
approval of the condition.  
 
REASON 
 
In the interests of highway safety and to ensure that means of sustainable travels are 
positively informed by the applicant to reduce the relatively unsustainable location of the 
site. 
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Compliance conditions 
 
6. The development hereby approved shall be carried out in accordance with the 
Car parking management plan received on the 15th May 2024 which covers including 
marshalling, timings and measures of any overflow parking. 
 
REASON 
 
To protect the highway safety. 
 
7. The development hereby approved shall be carried out in accordance with the 
Noise Management Plan received on the 24th January 2024.  
 
REASON 
 
To ensure that the adjacent residential amenities of the area are protected. 
 
8. A maximum of 12 event days per calendar year shall be permitted at the site.  
The events use hereby approved shall not exceed 200 people (including staff) at any 
such event.  
 
REASON 
 
In the interests of highway safety and to protect the amenity of the residential properties 
in the vicinity of the site. 
 
9. An event defined by condition 8 means taking place on one day and not over 
multiple days or a weekend but excluding those days either side of the event day that 
are required to set up and take down equipment. An event is defined as more than 30 
people including staff. 
 
REASON 
 
To define the permission to and protect the amenities of the residential properties in the 
vicinity of the site. 
 
10. The site shall be used only as an events venue and at no point shall be permitted 
to hold alternate uses. 
 
REASON 
 
In the interests of highways safety and to protect the amenity of the residential 
properties in the vicinity of the site. 
 
11. Events including the playing of live amplified music or amplified recorded music 
at the site shall be limited to 12 events per year. During the permitted events, the music 
noise level shall not exceed: 
 

• 49dB LAeq,15min when either measured or predicted at 1m from the façade of any 
residential property or property used for residential purposes e.g. hotel/B&B/hostel. 

Page 197 of 230 



5h/186 
 

 

• Within the MNL, the Leq 5min measured or predicted at 1m from any property used for 
residential purposes (e.g. hotel/B&B/hostel) shall not at any time exceed 62dB in the 
63Hz 1/1 octave band or 59dB in the 125Hz 1/1 octave frequency band. 
 

• The live amplified music or amplified recorded music shall start no earlier than 09:00 
and cease at 23.30. 
 
REASON 
 
To protect the amenity of the residential properties in the vicinity of the site. 
 
12. No events which take place shall take place outside the hours of 09:00 and 
00:00. 
 
REASON 
 
To the ensure that the proposal do not impact on the amenities of adjacent residential 
properties.  
 
13. Notwithstanding the provisions of Town and Country Planning (General 
Permitted Development) (England) Order 2015 (or any order revoking and re-enacting 
that Order, with or without modification), other than that, no other development including 
buildings or uses falling within Schedule 2, Part 4 shall be carried out on the site unless 
express planning permission for such development has been granted by the Local 
Planning Authority. 
 
REASON 
 
To enable the Local Planning Authority to assess the impact of such proposals on the 
highway and to the ensure that the proposal do not impact on the amenities of adjacent 
residential properties.  
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General Development Applications 
 
(5/i) Application No: PAP/2024/0189 
 
Sunnyview, Dingle Lane, Nether Whitacre, Coleshill, B46 2EG 
 
Demolition of existing garage block and the erection of a single self/custom build 
dwelling (Resubmission PAP/2023/0208), for 
 
Mr & Mrs Bignall  
 
1.Introduction 
 
1.1 This application was referred to the Board at is August meeting, but determination 

was deferred in order that Members could visit the site. 
 

1.2 A copy of the previous report is at Appendix A and the Supplementary Report that 
was tabled at the meeting is at Appendix B 
 
1.3 The site visit has been arranged for a date after publication of this report. A note of 
this will be circulated at the meeting. 
 
2. Observations 
 
2.1 The Supplementary Report outlines the dimensions of the buildings that are to be 
demolished. There are differences between those of officers and the applicant as 
identified in that report. The reason for this is also outlined. Members will see the 
situation on site at the visit.  However, even if the applicant’s figures are taken to 
represent the existing situation, the proposal would still represent a footprint increase of 
97% and a volume increase of 213%.  
 
2.2 The main report acknowledges that the site is “previously developed land”. In these 
circumstances, the complete redevelopment of the site, as here, would be appropriate 
development in the Green Belt provided that it would not have a greater impact on the 
openness of the Green Belt than the existing development. The main report on page 
5b/12 explains fully why this is not considered to be the case here – including both 
quantitative and qualitative assessments. The proposal is thus inappropriate 
development in the Green Belt. 
 
2.3 In these circumstances, as Members are aware, the material planning 
considerations put forward by the applicant need to “clearly” outweigh the cumulative 
level of harm caused – that is Green Belt and any other harms – such that they amount 
to the very special circumstances necessary to support the proposal. 
 
2.4 Apart from the Green Belt harm caused, the previous report identified other harms. 
These are reflected in the recommended refusal reasons, numbered (ii) to (v). They are 
harms to Local Plan policies LP2 - the site being in an unsustainable location; LP29 (5) 
– the site not encouraging sustainable forms of transport, LP29 (6) – not providing a 
safe and suitable access and LP29 (2) – not providing acceptable residential amenity 
for occupants. Additionally, there are harms to Nether Whitacre Neighbourhood Local 

Page 203 of 230 



5i/192 
 

Plan policies DB1 and HP1 – an unsustainable location, and HP2 - although the site is 
PDL, it doesn’t accord with Green Belt policy.  
 
2.5 The applicant’s considerations are fully set out in Section C of the main report – the 
proposal being self-build; the visual enhancement of the area, the personal 
circumstances of the applicant and comparison with a nearby site. 
 
2.6 At the last meeting the applicant – in his address to the Board – drew Members’ 
attention to a number of matters. He emphasised the local connections of his family; 
that the site had been acknowledged by officers to be PDL, and that officers too had not 
objected to the design which was appropriate for a rural setting and that the overall 
proposal would relate well to the immediate setting nor be unduly imposing.  These 
matters reflect and expand on the considerations set out in paragraph 2.5 above.  
 
2.7 Members will be aware that all matters and considerations are put into the final 
planning balance described in paragraph 2.3. As such, acceptance of an appropriate 
design is not the sole consideration in the assessment of this balance. It carries weight, 
but the Board needs to assess whether that is of such weight that it overrides all of the 
other matters to be assessed in that final balance. The main report considers that it 
does not and this together with the applicant’s other considerations do not “clearly” 
outweigh the total level of harm here. To emphasise this point, the NPPF at footnote 7 
indicates that Green Belt protection is never out of date by protecting assets of 
particular importance and that Members will be aware that “design” is not one of the four 
elements that make up a judgement on “openness” as set out in National Planning 
Policy Guidance. 
 
2.8 It has also been suggested that the Government’s consultation on changes to the 
NPPF should be given weight. As that consultation is not yet finished and the 
Government has not considered the outcome of that consultation, this matter carries no 
weight. 
 
Recommendation 
 
As set out in Appendix A.  
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