Cannock

hase

COUNCIL

Please ask for: Mrs. W. Rowe
Extension No: 4584

E-Mail: wendyrowe @ cannockchasedc.gov.uk

12 November, 2019

Dear Councillor,

PLANNING CONTROL COMMITTEE

3:00 PM, WEDNESDAY 20 NOVEMBER, 2019
COUNCIL CHAMBER, CIVIC CENTRE, CANNOCK

You are invited to attend this meeting for consideration of the matters itemised in the
following Agenda.

The meeting will commence at 3.00pm or at the conclusion of the site visit, whichever is the
later. Members are requested to note that the following site visit has been arranged:-

Application Application Description Start Time
Number

CH/19/280 | Pentalver, Pentalver Way, Cannock WS11 8XY - Installation 2.00pm
railhead to comprise 5 line rail siding with two gantry cranes
and alterations to existing site layout to convert existing depot
to a multi-modal container handling facility. Expansion of
depot site onto adjoining former Rumer Hill Industrial Estate to
include provision of trailer parking and car parking areas and
erection of new 2 storey office building.

Important: Members are asked to note that they should
access the site from the Rumer Hill Road entrance using
postcode WS11 8EX

Members wishing to attend the site visit are requested to meet at 2.00pm at the Rumer
Hill Road entrance to the site (postcode WS11 8EX) as indicated on the enclosed
plan.

Yours sincerely,

T. Mcéovern
Managing Director

Civic Centre, PO Box 28, Beecroft Road, Cannock, Staffordshire WS11 1BG

tel 01543 462621 | fax 01543 462317 | www.cannockchasedc.gov.uk
K1 search for ‘Cannock Chase Life’ W @CannockChaseDC


mailto:wendyrowe@cannockchasedc.gov.uk

Cannock

hase

COUNCIL

To Councillors:-
Cartwright, Mrs. S.M. (Chairman)

Allen, F.W.C. (Vice-Chairman)

Crabtree, S.K. Smith, C.D.

Dudson, A. Startin, P.D.

Fisher, P.A. Stretton, Mrs. P.Z.
Fitzgerald, Mrs. A.A.  Thompson, Mrs. S.L.
Jones, Mrs. V. Todd, Mrs. D.M.
Layton, Mrs. A. Woodhead, P.E.

Pearson, A.R.

AGENDA
PART 1
Apologies

Declarations of Interests of Members in Contracts and Other Matters and
Restriction on Voting by Members

To declare any personal, pecuniary or disclosable pecuniary interests in accordance
with the Code of Conduct and any possible contraventions under Section 106 of the
Local Government Finance Act 1992.

Disclosure of details of lobbying of Members

Minutes

To approve the Minutes of the meeting held on 30 October, 2019 (enclosed).
Members’ Requests for Site Visits

Report of the Development Control Manager

Members wishing to obtain information on applications for planning approval prior to
the commencement of the meeting are asked to contact the Development Control
Manager.

Finding information about an application from the website

« On the home page click on planning applications, listed under the ‘Planning &

Building’ tab.
e This takes you to a page headed "view planning applications and make

comments". Towards the bottom of this page click on the text View planning
applications. By clicking on the link | agree to the terms, disclaimer and important

Civic Centre, PO Box 28, Beecroft Road, Cannock, Staffordshire WS11 1BG
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notice above.

e The next page is headed "Web APAS Land & Property". Click on ‘search for a
planning application’.

« On the following page insert the reference number of the application you're
interested in e.g. CH/11/0001 and then click search in the bottom left hand corner.

e This takes you to a screen with a basic description - click on the reference number.

« Halfway down the next page there are six text boxes - click on the third one - view
documents.

e This takes you to a list of all documents associated with the application - click on
the ones you wish to read and they will be displayed.

SITE VISIT APPLICATION

Application Application Location and Description Iltem
Number Number

1. CH/19/280 Pentalver, Pentalver Way, Cannock WS11 8XY - 6.1-6.70

Installation railhead to comprise 5 line rail siding with
two gantry cranes and alterations to existing site layout
to convert existing depot to a multi-modal container
handling facility. Expansion of depot site onto adjoining
former Rumer Hill Industrial Estate to include provision
of trailer parking and car parking areas and erection of
new 2 storey office building

Civic Centre, PO Box 28, Beecroft Road, Cannock, Staffordshire WS11 1BG

tel 01543 462621 | fax 01543 462317 | www.cannockchasedc.gov.uk
K1 search for ‘Cannock Chase Life’ W @CannockChaseDC



CANNOCK CHASE COUNCIL
MINUTES OF THE MEETING OF THE
PLANNING CONTROL COMMITTEE

WEDNESDAY 30 OCTOBER, 2019 AT 3:00 P.M.

IN THE CIVIC CENTRE, BEECROFT ROAD, CANNOCK

PART 1
PRESENT: Councillors Cartwright, Mrs. S.M. (Chairman)

Allen, F.W.C. (Vice-Chairman)
Crabtree, S.K. Muckley, Mrs. A.M. (Substituting
Dudson, A. for Woodhead, P.E.)
Fisher, P.A. Pearson, A.R.
Fitzgerald, Mrs. A.A. Smith, C.D.
Jones, Mrs. V. Stretton, Mrs. P.Z.
Layton, Mrs. A. Thompson, Mrs. S.L.

65.

66.

Martin, Mrs. C.E. (Substituting
for Todd, Mrs. D.M.)

Apologies

Apologies for absence were received from Councillors P.D. Startin, P.E. Woodhead
and Mrs. D.M. Todd.

(Notice had been received that Councillor Mrs. A.M. Muckley would be substitute
for Councillor P.E. Woodhead and Councillor Mrs. C.E. Martin would substitute for
Councillor Mrs. D.M. Todd).

Declarations of Interests of Members in Contracts and Other Matters and
Restriction on Voting by Members
Member Interest Type
Muckley, Mrs. Application CH/19/154, Court Bank Predetermination
A.M. Farm, Slang Lane, Cannock Wood,
Cannock, WS15 4RY - Proposed

erection of a storage building (390 sq m)
for the equestrian enterprise — Member
is the Ward Councillor and had
predetermined the application. She
would speak on the application before
moving to the public gallery whilst the
application was determined.

26
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67.

68.

69.

70.

71.

Disclosure of lobbying of Members
None disclosed.

Minutes

RESOLVED:

That the Minutes of the meeting held on 9 October, 2019 be approved as a correct
record.

Members’ Requests for Site Visits
None requested.

Application CH/19/143, 53 Stafford Road, Cannock, WS11 4AF - Proposed
change of use to a Childrens’ Day Nursery

Consideration was given to the report of the Development Control Manager (ltem
6.1 — 6.22 of the Official Minutes of the Council).

The Principal Solicitor advised that only those Members of the Committee who
were present at the meeting on 9 October, 2019 were able to vote on the
suggested list of conditions.

The Development Control Manager circulated the following update:-

Errata
Members are advised that condition 2 should be amended to read: -

“The unit as shown edged red on the site plan shall be occupied as a
children’s nursery falling within Class D1 of the Town and Country Planning
(Use Classes) Order 1987 (as amended) , or any order revoking and re-
enacting that Order with or without modification, and for no other purpose”.

RESOLVED:

That the application be approved for a temporary 12 month period from the start of
operation, subject to the conditions contained in the report and the amended
condition as contained in the Officer update, for the reasons stated therein.
Application CH/19/154, Court Bank Farm, Slang Lane, Cannock Wood,
Cannock, WS15 4RY — Proposed erection of a storage building (390 sq m) for
the equestrian enterprise

Consideration was given to the report of the Development Control Manager (ltem
6.23 — 6.45 of the Official Minutes of the Council).

The Principal Solicitor provided the following update:-
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“This application was considered by the Planning Control Committee at its meeting
on 21 August 2019 when Members resolved as follows:

“That the size, scale and location of the proposed building be accepted but the
application be deferred to enable officers the opportunity to discuss altering the
design of the building with the Applicant”

In view of the decision taken by Members, only those Members who attended the
meeting of 21 August may take part in considering the application today. In law
Members must have regard to the decision which they made previously but are not
bound by it but must be able to provide reasons if they come to a different decision.
| have discussed this with the Council’s Monitoring Officer”.

The Development Control Manager circulated the following update:-

Following compilation of this agenda and the previous Committee meeting held on
21 August 2019, the applicant has supplied amended plans, which indicate design
changes to include green concrete panels to lower section of the building, green
box profiled steel cladding to the upper sections of the building and a grey roof,
together with a proposed landscaping scheme.

The relevant consultees and neighbours were re-consulted on the changes and
objected on the following grounds:

AONB Officer

This response should be read in conjunction with my previous comments dated
May 2019.

The proposal is for an extension 32m x 12m x 4.6m to eaves, stepped up to
respond to existing ground levels. There have been no amendments to the
dimensions of the building. | understand the building has been moved away from
the hedge by 1m. Drawing No. 427.1 indicates replacement hedge planting and 3
new trees, which in the medium term (5-10 years) are likely to filter views of the
lower elevations of the building.

AONB Issues. The main issue for the AONB are:

e The impact of the proposed development on the landscape and scenic
beauty of the AONB.

e The amended plans do not alter the scale or the overall appearance of the
development, therefore the AONB'’s original objection that the proposed
building would potentially result in overdevelopment of the site, be visually
intrusive and have a detrimental effect on the character of this part of the
AONB are not substantially addressed by the amendments.

Neighbouring Residents

Residents have raised the following concerns:

e The proposal is an abutment, not an extension and should be treated as
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such.

e Massing — both in terms of the proposed structure and the overall
development.

e Excessive footprint of proposed structure.

e Height of proposed structure.

e Overdevelopment of site, given the number of structures present.

e Inappropriate development of and impact upon the AONB and greenfield
land.

e Negative impact upon the streetscene.

e Inaccurate information about the proposed building not being viewed from
roads or footpaths.

e Inaccurate information regarding the trees on the proposed development
site.

e The creeping development nature of the overall site.

e It is hard to understand how any of the concerns raised have been
addressed with these new plans.

¢ Neighbours views are being disregarded in this matter.

e Planning Control Committee requested that if the application was to be
approved, that the building must blend into the environment. Further
information as to how a ‘grey roof, green cladded sides and concrete walls’
aids blending into a natural environment would be beneficial, particularly as
this building would be visible from houses, roads and footpaths, contrary to
what is stated within the original application.

e The proposal does not comply with national or local policies with regards to
many aspects other than building materials. Confusion remains as to why
this application has been encourage despite not meeting ‘special
circumstances,” which could overrule the principle of inappropriate
development (as stated by CCDC planning officers amongst others).

¢ Planning officers and committee are required by law to make decisions
regarding planning applications in line with local and national policy.
Considering the evidence provided by planning officers, AONB and local
residents the applicant is lacking in being able to counter these issues. It
would appear that refusal remains appropriate, particularly as another
planning application for a much less obtrusive construction nearby at
Bellscale How has been refused on similar grounds with much less
objection, suggesting a lack of equity in this situation and calling into
guestion the probity of the Planning process at CCDC.

e With the weight of evidence against this application, the Committee’s
decision could be seen as somewhat irregular and potentially in conflict with
the Local Plan and NPPF. The concerns raised by CCDC’s own Planning
Officers seemingly being unjustifiably dismissed.

e Concern is raised that the Committee will not see fit to reconsider elements
of this application relating to size, scale, impact and appropriateness,
focussing only on the materials to be used. It is urged that the Committee
look upon this new application in it's entirety so that it can satisfy itself and
the objectors that this matter has been dealt with appropriately.

e To that end, the Committee may wish to revisit some of the issues raised
together with a brief response as to whether these concerns have been
addressed. A table has been provided for this purpose:
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Objections to Application/Suggestions for Improvement | Raised By Addressed

in amended
application?

Protection of Trees AONB Team and
others

Presumption against inappropriate development CCDC Planning
Officers and Others

Scale and location causing harm to the AONB, exacerbated | CCDC Planning

by lack of screening, highly visible nature of the proposal, Officers, Parish

loss of openness to the Greenbelt and impact on scenic Council and Others

beauty

Qonsiderations put forward by applicant for ‘special CCDC Planning

circumstances’ that would overrule the principle of Officers and Others

inappropriate development carry little or no weight, amount
to matters of convenience and/or bad design

Application being contrary to policies CP3 and CP14 of the | CCDC Planning
Local Plan and paragraph 144 of the NPPF officers and Others

Footprint and the height of the proposed building should be | AONB team
reduced, so that any extension appears subservient to
existing development

Prpppsed rooflines should be lower than those of existing AONB Team
buildings to the south, to minimise visual intrusion and
detrimental landscape impacts.

e As can be seen from the table, the core issues remain — the proposal does
not comply with national or local policy and should therefore be refused; any
other decision defies the considerable weight of uncontested evidence as
presented to the Committee by experts, in addition to the submissions of the

residents.

Conditions, Informative & Note for Applicant:

If Committee Members are minded to approve the application, it is recommended
that the following informative, note for applicant and conditions should be attached

to the decision notice:
Informative
Reason for Grant of Permission:

In accordance with paragraph 38 of the National Planning Policy Framework, the
Local Planning Authority has worked with the applicant in a positive and proactive
manner to approve the proposed development, which accords with the Local Plan
and/ or the National Planning Policy Framework.

Note to Applicant:

Due to the presence of Cadent and/or National Grid apparatus in proximity to the
specified area, the contractor should contact Plant Protection before any works are
carried out to ensure the apparatus is not affected by any of the proposed works.
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Conditions:

1. The development to which this permission relates must be begun not later
than the expiration of three years beginning with the date on which this
permission is granted.

Reason

To comply with the requirements of Section 91 of the Town & Country
Planning Act 1990.

2. No materials shall be used for the external surfaces of the development
other than those specified on the application, except with the written
approval of the Local Planning Authority.

Reason

In the interests of visual amenity and to ensure compliance with Local Plan
Policies CP3, CP15, CP16 and the NPPF.

3. The building hereby approved shall only be used for storage of hay and
straw bedding in association with the equestrian use of the site.

Reason
In the interests of proper planning.

4. No trees or hedges shown as retained on Dwg No. 427.1 Rev B shall be cut
down, topped, lopped, uprooted or removed without the prior written
permission of the Local Planning Authority nor shall they be wilfully
damaged or destroyed.

Any trees or hedges which, within a period of 5 years from completion of the
development are cut down, topped, lopped or uprooted without permission
of the Local Planning Authority or become seriously damaged or diseased or
die shall be replaced in the next planting season with similar size and
species unless the Local Planning Authority gives written consent to any
variation.

Reason

The existing vegetation makes an important contribution to the visual
amenity of the area. In accordance with Local Plan Policies CP3, CP14,
CP12 and the NPPF.

5. The approved landscape works shown on Dwg. No. 427.1 Rev B shall be
carried out in the first planting and seeding season following the occupation
of any buildings or the completion of the development whichever is the
sooner. (pursuant to Condition 4 above )

Reason

In the interest of visual amenity of the area. In accordance with Local Plan
Policies CP3, CP12, CP14 and the NPPF.
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6. Any trees or plants which within a period of five years from the date of
planting die, are removed or become seriously damaged or diseased, shall
be replaced in the following planting season with others of similar size and
species unless the Local Planning Authority gives written consent to any
variation.

Reason

In the interests of visual amenity of the area. In accordance with Local Plan
Policies CP3, CP12, CP14 and the NPPF.

7. The development hereby permitted shall be carried out in accordance with
the following approved plans:

Drg No.s Newton-18-1, 200-01 Rev A, 200-02 Rev B & 427.1 Rev B.
Reason

For the avoidance of doubt and in the interests of proper planning.

Prior to the determination of the application representations were made by
Councillor Mrs. A.M. Muckley, the Ward Councillor speaking against the
application. Having declared she had predetermined the application she then
moved to the public gallery whilst the application was determined.

Prior to determination of the application representations were made by John
Heminsley, speaking in favour of the application on behalf of the applicant.

RESOLVED:
That the design of the proposal as detailed in the amended plans was considered
acceptable and, therefore, the application be approved subject to the informative,

note for applicant and conditions contained within the Officers update, for the
reasons stated therein.

The meeting closed at 4.50 pm.

CHAIRMAN
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Application No: CH/19/280

Location: Pentalver, Pentalver Way, Cannock, WS11 8XY

Proposal: Installation railhead to comprise 5 line rail siding with two gantry cranes and
alterations to existing site layout to convert existing depot to a multi-modal
container handling facility. Expansion of depot site onto adjoining former
Rumer Hill Industrial Estate to include provision of trailer parking and car
parking areas and erection of new 2 storey office building
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Application No: CH/19/280 Item#o. 6.1

Location: Pentalver, Pentalver Way, Cannock, WS11 8XY
Grnock | proposal: Installation railhead to comprise 5 line rail siding with two wW=@E)E
Council gantry cranes and alterations to existing site layout to /

convert existing depot to a multi-modal container handling S

facility. Expansion of depot site onto adjoining former

parking and car parking areas and erection of new 2
storey office building

‘ Rumer Hill Industrial Estate to include provision of trailer
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Item no. 6.2

Location Plan
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Item no. 6.3

Masterplan
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Item no. 6.4

Proposed Office Elevations
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Item no. 6.5

Proposed Office Floor Plans
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Proposed Gantry Crane Cross-Section
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Item no. 6.7
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Item no. 6.8

Contact Officer: | Richard Sunter
Telephone No: 01543 464481

PLANNING CONTROL COMMITTEE

Application No: CH/19/280

Received: 26-Jul-2019

Location: Pentalver, Pentalver Way, Cannock, WS11 8XY

Parish: Norton Canes/ Non Parish Area

Description: Installation railhead to comprise 5 line rail siding with two gantry

cranes and alterations to existing site layout to convert existing
depot to a multi-modal container handling facility. Expansion of
depot site onto adjoining former Rumer Hill Industrial Estate to
include provision of trailer parking and car parking areas and
erection of new 2 storey office building.

Application Type: | Full Planning Application Major

RECOMMENDATION:

Planning Control Committee is minded to approve the application subject to the
conditions attached to the report and the completion of a Section 106 agreement to
secure funding for the implementation of a Travel Plan; and that

Provided no new material issues are received between the meetin% of Planning
Control Committee and the expiration of the publicity period on 28" November 2019;
delegated powers are granted to officers to issue the decision.

Reason(s) for Recommendation:

In accordance with paragraph 38 of the National Planning Policy Framework the
Local Planning Authority has worked with the applicant in a positive and proactive
manner to approve the proposed development, which accords with the Local Plan
and/ or the National Planning Policy Framework.




Item no. 6.9

Conditions (and Reasons for Conditions):

1.

. No part of the office building hereby approved shall be undertaken above

The development to which this permission relates must be begun not later than
the expiration of three years beginning with the date on which this permission
is granted.

Reason
To comply with the requirements of Section 91 of the Town & Country
Planning Act 1990.

Design

ground level until details of the materials to be used for the external surfaces
have been submitted to and approved by the Local Planning Authority.

Reason
In the interests of visual amenity and to ensure compliance with Local Plan
Policies CP3 and the National Planning Policy Framework.

No part of the gantries hereby approved shall be constructed above ground
level until details of the colour coating to be used for the external surfaces
have been submitted to and approved by the Local Planning Authority.

Reason
In the interests of visual amenity and to ensure compliance with Local Plan
Policies CP3 and the National Planning Policy Framework.

Highways

The replacement office building hereby permitted shall not be occupied until
the associated parking and turning areas have been provided in accordance
with submitted Drg. No.CO0206798-1000 Rev. P7 the subject of this consent
and shall thereafter be retained at all times for their designated purposes.

Reason
In the interests of highway safety in accordance with paragraph 109 of the
National Planning Policy Framework.

The replacement office building hereby permitted shall not be occupied until
details of revisions to the Rumer Hill Road (U5050) access have been
submitted to, and approved in writing by, the Local Planning Authority. The
revisions to the Rumer Hill Road (U5050) access shall be carried out in
accordance with the approved details prior to the replacement office building




Item no. 6.10

being occupied.

Reason
In the interests of highway safety in accordance with paragraph 109 of the
National Planning Policy Framework.

The proposed trailer slots within the site curtilage shall be retained at all times
for their designated purpose.

Reason
In the interests of highway safety in accordance with paragraph 109 of the
National Planning Policy Framework.

Prior to the commencement of development details shall be submitted to and
approved in writing by the Local Planning Authority indicating a Construction
Vehicle Management Plan (CVMP). The approved CVMP shall thereafter be
implemented prior to the commencement of the construction phase and
thereafter adhered to throughout construction unless otherwise approved in
writing by the Local Planning Authority.

Reason
In the interests of highway safety in accordance with paragraph 109 of the
National Planning Policy Framework.

The replacement office building hereby permitted shall not be occupied until
details of a secure weatherproof parking facility for 16No. bicycles, 16No
lockers for bike users and showers have been submitted to, and approved in
writing by, the Local Planning Authority. The bicycle parking facility, lockers
and showers shall thereafter be installed in accordance with the approved
details prior to the replacement office building being occupied. Thereafter the
parking facility, lockers and showers shall be retained for the life of the
development.

Reasons
In the interests of site sustainability.

Drainage

The development hereby permitted should not commence until drainage plans
for the disposal of foul and surface water flows have been submitted to and
approved by the Local Planning Authority, and

The scheme shall be implemented in accordance with the approved details
before the development is first brought into use. This is to ensure that the
development is provided with a satisfactory means of drainage as well as to
prevent or to avoid exacerbating any flooding issues and to minimise the risk
of pollution.




Item no. 6.11

10.

11.

Reason
In the interest of providing proper drainage to the development

No development shall take place until a detailed surface water drainage
scheme for the site has been submitted to and approved in writing by the Local
Planning Authority in consultation with the Lead Local Flood Authority. The
scheme shall subsequently be implemented in accordance with the approved
details before the development is completed. The scheme to be submitted
shall demonstrate:

Provision of surface water run-off attenuation storage in accordance with the
principles outlined in the Flood Risk Assessment and Drainage Strategy by
Amey Consulting (ref: CO00206798/Revl, dated 04/03/2019).

Detailed design (plans, network details and calculations) in support of any
surface water drainage scheme, including details on any attenuation system,
and the outfall arrangements. Calculations should demonstrate the
performance of the designed system for a range of return periods and storm
durations inclusive of the 1 in 1 year, 1 in 2 year, 1 in 30 year, 1 in 100 year
and 1 in 100 year plus climate change return periods.

Plans illustrating flooded areas and flow paths in the event of exceedance or
failure of the drainage system.

Provision of an acceptable management and maintenance plan for surface
water drainage to ensure that surface water drainage systems shall be
maintained and managed for the lifetime of the development.

Evidence provided that the proposed discharge does not exceed the
conveyance capacity of the receiving waterbody, particularly where proposed
discharge points differ from the existing arrangement

Reason
In the interest of providing proper drainage to the development and the
prevention of flooding.

Prior to discharge to any watercourse, surface water sewer, soakaway or pond
all surface water drainage from parking areas and hardstandings shall be
passed through an oil interceptor designed and constructed to have capacity
and details compatible with the site being drained. Roof water shall not pass
through the interceptor.

Reason
In the interest of protecting the aquatic environment in accordance with the
National Planning Policy Framework.

Contamination
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12.

13.

14.

14.

If, during development, contamination not previously identified is found to be
present at the site then no further development (unless otherwise agreed in
writing with the Local Planning Authority) shall be carried out until a
remediation strategy detailing how this contamination will be dealt with has
been submitted to, and approved in writing by, the Local Planning Authority.
The remediation strategy shall be implemented as approved.

Reason

To ensure that the development does not contribute to, is not put at
unacceptable risk from, or adversely affected by, unacceptable levels of water
pollution from previously unidentified contamination sources at the
development site. This is in line with paragraph 170 of the National Planning
Policy Framework.

The construction of the office block shall not commence until ground gas
protection measures evaluating to a score of 5.5 (as per BS8485:2015) have
been submitted to and approved in writing by the Local Planning Authority.
No building on the site shall be occupied until

(i) the works comprising the approved scheme have been
implemented; and

(i) verification that the works have been completed has been
submitted to the Local Planning Authority.

Reason
Ground gas monitoring has demonstrated that the site is at high risk from
ground gas.

The development shall be carried out in strict accordance with the Operational
Noise Management Plan dated April 2019 and found at Appendix C of the
Noise Assessment, Reference A110049 Revision 3, dated 19" June 2019,
unless otherwise approved in writing by the Local Planning Authority. In such
instances the development shall be carried out in strict accordance with the
approved revised Operational Noise Management Plan.

The Operational Noise Management Plan shall be reviewed and if necessary
revised bi-annually to account for changing circumstances and evidence of any
adverse noise impact from the operations.

Reason

In the interests of protecting the amenity of the occupiers of nearby residential
properties in accordance with Policy CP3 of the Cannock Chase Local Plan
and paragraph 127(f) of the National Planning Policy Framework.

The development shall be carried out in strict accordance with the Ecological
Management Plan, dated October 2019 And prepared by FPCR Enviornment
and design Lt. unless otherwise approved in writing by the Local Planning
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Authority. In such instances the development shall be carried out in strict
accordance with the approved revised Operational Noise Management Plan.
The Operational Noise Management Plan shall be reviewed and if necessary
revised bi-annually to account for changing circumstances and evidence of any
adverse noise impact from the operations.

Reason

In the interests of protecting the amenity of the occupiers of nearby residential
properties in accordance with Policy CP12 of the Cannock Chase Local Plan
and paragraph 174 of the National Planning Policy Framework.

15. The office hereby approved shall not be occupied until a scheme for the fitting of
the car park with electric charging points for electric vehicles has been
submitted to and approved in writing by the Local Planning Authority and the
works comprising the approved scheme have been completed. The works shall
thereafter be retained for the lifetime of the development unless otherwise
approved in writing by the Local Planning Authority.

Reason
In the interests of improving air quality and combatting climate change in
accordance with policy CP16 and the National Planning Policy Framework.

Landscaping Conditions

16. Notwithstanding the details of the approved plans no trees within Group G10 as
identified in the Arboricultural Assessment, prepared by FPCR Environment and
Design Limited, shall be felled, topped or lopped until a detailed survey has
been undertaken and a report identifying which trees are to be removed has
been submitted to and approved in writing by the Local Planning Authority. The
landscaping works thereafter undertaken shall be carried out in accordance with
the scheme approved under this condition.

Reason

Given the way the group of trees has grown up selection of trees to be felled
and removed needs careful consideration to avoid future impacts on the
remaining trees and the contribution they make to the character of the wider
area in accordance with Policy CP3 of the Cannock Chase Local Plan.

17. The approved landscape works shown on Dwg. Nos. LN03931/LA2 Rev P5, LA3
Rev P5, LA4 Rev P5, LA5 Rev P5, LA6 Rev P5 and LA7 Rev P5 shall be carried
out in the first planting and seeding season following the occupation of any
buildings or the completion of the development whichever is the sooner.

Reason
In the interest of visual amenity of the area. In accordance with Local Plan
Policies CP3, CP12, CP14 and the NPPF.
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18 Any trees or plants which within a period of five years from the date of planting
die, are removed or become seriously damaged or diseased, shall be replaced
in the following planting season with others of similar size and species unless
the Local Planning Authority gives written consent to any variation.

Reason

In the interests of visual amenity of the area. In accordance with Local Plan
Policies CP3, CP12, CP14 and the NPPF.

19. The site landscape, following completion of establishment, shall be managed in
accordance with the approved Management Plan Ref LN03931 Rev G, unless
otherwise agreed in writing by the Local Planning Authority.

Reason

In the interests of visual amenity of the area. In accordance with Local Plan
Policies CP3, CP12, CP14 and the NPPF.

20 The development shall be carried out in accordance with the recommendations
and terms of the Ecological Implementation Plan, dated November 2019,
produced by FPCR Environment and design Limited.

Reason

The measures contained with the Ecological Implementation Plan to upgrade
and maintain remaining areas of semi- natural vegetation around the
development are required to offset ecological damage resulting from the
development proposals” in accordance with Policy CP12 of the Cannock Chase

Local Plan and paragraphs 170, 174, 177, 179 of the National Planning Policy
Framework.

21. The Ecological Management Plan, dated October 2019, shall be implemented
for the life time of the development.

Reason

The measures contained with the Ecological Management Plan to maintain
remaining areas of semi- natural vegetation around the development are
required to offset ecological damage resulting from the development proposals”
in accordance with Policy CP12 of the Cannock Chase Local Plan and
paragraphs 170, 174, 177, 179 of the National Planning Policy Framework.

21. Should discrepancies exist between the Ecological Implementation Plan and
the Landscape Management Plan, the provisions of the Ecological

Implementation Plan shall take precedence in all retained areas supporting
semi-natural vegetation.

Reason

The application of herbicides and pesticides should only be used where
absolutely essential in areas of established semi-natural vegetation ion order
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22.

23.

24.

to safeguard the ecologocal value fo the site in accordance with Policy CP12 of
the Cannock Chase Local Plan and paragraphs 170, 174, 177, 179 of the
National Planning Policy Framework.

No trees or hedges shown as retained on the approved plans shall be cut
down, topped, lopped, uprooted or removed without the prior written
permission of the Local Planning Authority nor shall they be wilfully damaged
or destroyed.

Any trees or hedges which, within a period of 5 years from completion of the
development are cut down, topped, lopped or uprooted without permission of
the Local Planning Authority or become seriously damaged or diseased or die
shall be replaced in the next planting season with similar size and species
unless the Local Planning Authority gives written consent to any variation.

Reason

The existing vegetation makes an important contribution to the visual amenity
of the area. In accordance with Local Plan Policies CP3, CP14, CP12 and the
NPPF.

The approved arboricultural work shall be carried out fully in accordance with
the submitted details including timetable and to BS 3998 Tree Work & BS 5837
Trees in Relation to Construction, unless otherwise approved in writing by the
Local Planning Authority.

Reason

To ensure the retention and appropriate maintenance of the existing vegetation
which makes an important contribution to the visual amenity of the area. In
accordance with Local Plan Policies CP3, CP12, CP14 and the NPPF.

No development shall not commence until

(@) ascheme of intrusive site investigations for approval which includes the
investigation of both shallow coal workings and the recorded on-site
mine entries has been submitted to and approved in writing by the Local
Planning Authority; and

(b)  The scheme of intrusive site investigations has been implmeentedc in
full; and

(c) A report of findings arising from the intrusive site investigations along
with a scheme of remedial works / mitigatory measures for approval,
has been submitted to andc approved in writing by the Local Planing
Authority and

(d)  the remedial works have been implementd in full.

Reason
The site is located within an area which has been previously been subject to
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mineral workings and a scheme is required to ensure that the site can be
redeveloped safely with appropriate remediation.

25. The development hereby permitted shall be carried out in accordance with the
following approved plans:

Application form dated 08.07.19

Drawing CO00206798/1011 Rev P1 - Site location plan (Amey Consulting)

Drawing CO00206798/1033 Rev P1 - Topographical Survey (Amey Consulting)

Drawing CO00206798/1000 Rev P11 — Proposed Masterplan layout (Amey Consulting)
Drawing CO00206798/2000 Rev P06 — Cross Sections Through The Site (Amey Consulting)
Drawing CO00206798/2001 Rev PO — Typical Cross Section through Gantry Crane (Amey
Consulting)

Drawing CO00206798/3000 Rev P04 — Proposed Phasing Plan (Amey Consulting)

Drawing PR1828 SPA V1 DR B 0001 Rev A — Proposed Office Ground Floor Plan & Section
A-A (Spencer Pughe Associates)

Drawing PR1828 SPA V1 DR B 0002 Rev B — Proposed Office First Floor Plan & Roof Plan
(Spencer Pughe Associates)

Drawing PR1828_SPA V1 DR B 0003 Rev A - New Office Proposed Elevations and
lllustrations prepared by Spencer Pughe Associates;

Drawing PR1828_SPA V1 DR_B 0004 Rev B — Proposed Authorised Testing Building Plans &
Elevations (Spencer Pughe Associates)

Design and Access Statement (Spencer Pughe Associates)

Planning Statement dated July 2019 (WYG Planning)

Transport Statement dated October 2019 (Mayer Brown)

Transport Technical Note issued August 2019 (Mayer Brown)

Framework Travel Plan dated June 2019 (Mayer Brown)

Framework Construction Vehicle Management Plan dated October 2019 (Mayer Brown)
Phase | Geoenvironmental Site Investigation Report dated November 2018 (GeoCon Site
Investigations)

Phase Il Geoenvironmental Site Investigation Report dated November 2018 (GeoCon Site
Investigations)

Noise Assessment dated October 2019 (WYG Acoustic team)

Air Quality Assessment dated September 2019 (WYG Air Quality team)

Air Quality Damage Costs note (WYG Air Quality team)

Ecological Appraisal dated May 2019 (FPCR Environment and Design Ltd)

Arboricultural Assessment Rev E dated 6 November 2019 (FPCR Environment and Design Ltd)
Bat Report dated October 2019 (FPCR Environment and Design Ltd)

Ecological Implementation Plan dated November 2019 (FPCR Environment and Design Ltd)
Lighting Assessment dated October 2019 (WYG Lighting team)

Landscape and Visual Impact Assessment Rev D dated October 2019 (WYG Landscape team)
Landscape Proposals Plans dated (WYG Landscape team) Drawing no’s LA2 Rev P5, LA3 Rev
P5, LA4 Rev P5, LA5 Rev P5, LA6 Rev P5 and LA7 Rev P5

Landscape Management Plan Rev G dated 6 November 2019 (WYG Landscape team)

Flood Risk Assessment & Drainage Strategy Revision 3 dated October 2019 (Amey Consulting)
CIL Additional Information Form.

Reason
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For the avoidance of doubt and in the interests of proper planning.

Notes to Developer:

The Environment Agency
The Environment Agency has advised: -

Paragraph 179 of the National Planning Policy Framework states “Where a site is
affected by contamination or land stability issues, responsibility for securing safe
development rests with the developer and/or landowner.”

The Environment Agency recommends that developers and /or Landowner should:

Follow the advice in Land Contamination: risk management
https://www.gov.uk/guidance/land-contamination-how-to-manage-the-risks
when dealing with land affected by contamination.

1. Refer to the Environment Agency Guiding principles for land
contamination for the type of information that we required in order to
assess risks to controlled waters from the site. The Local Authority can
advise on risk to other receptors, such as human health.

2. Refer to our website at www.gov.uk for more information.

Waste on-site.

The CL:AIRE Definition of Waste: Development Industry Code of Practice (version 2)
provides operators with a framework for determining whether or not excavated
material arising from site during remediation and/ or land development works are
waste or have ceased to be waste. Under the Code of Practice:

. excavated materials that are recovered via a treatment operation can
be re-used on-site providing they are treated to a standard such that
they fit for purpose and unlikely to cause pollution

. treated materials can be transferred between sites as part of a hub and
cluster project
. some naturally occurring clean material can be transferred directly

between sites

Developers should ensure that all contaminated materials are adequately
characterised both chemically and physically, and that the permitting status of any
proposed on-site operations are clear. If in doubt, the Environment Agency should be




Item no. 6.18

contacted for advice at an early stage to avoid any delays.

The Environment Agency recommends that developers should refer to:

. the position statement on the Definition of Waste: Development
Industry Code of Practice
. The waste management page on GOV.UK

Waste to be taken off-site.

Contaminated soil that is (or must be) disposed of is waste. Therefore, its handling,
transport, treatment and disposal are subject to waste management legislation,
which includes:

. Duty of Care Regulations 1991
. Hazardous Waste (England and Wales) Regulations 2005
. Environmental Permitting (England and Wales) Regulations 2016

. The Waste (England and Wales) Regulations 2011

Developers should ensure that all contaminated materials are adequately
characterised both chemically and physically in line with British Standard BS EN
14899:2005 'Characterization of Waste - Sampling of Waste Materials - Framework
for the Preparation and Application of a Sampling Plan' and that the permitting status
of any proposed treatment or disposal activity is clear. If in doubt, the Environment
Agency should be contacted for advice at an early stage to avoid any delays.

If the total quantity of hazardous waste material produced or taken off-site is 500kg
or greater in any 12 month period, the developer will need to register with us as a
hazardous waste producer. Refer to the hazardous waste pages on GOV.UK for
more information.

Staffordshire Fire and Rescue Service
Staffordshire Fire and Rescue Service has advised

Fire Mains, Hydrants and Vehicle Access

Appropriate supplies of water fro fire fighting and vehicle access should be provided
at the site, as indicated in Approved Document B Volume 2 requirement B5, section
15 and 16.

Roads and drives upon which appliances would have to trave; in order to process to
wityhin 45 metres of any point within the propertty, shoud be capable of withstanding
the weight of a Staffordshire Firefighting appliance (GVW of 17800kg).

Automatic Water suppresssion System (Sprinklers)

Staffordshire Fire amd rescue Service (SFRS) would strongly recommend that
consideration be given to include the installation of Automatic Water Suppression
Systems (AWSS) as part of a total fire protection package to:
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Protect life, in the home, in business or in your care.

Protect property, heritage, environment and our climate.

Help promote and sustain business continuity; and

Permit design freedoms and encourage innovative, inclusive and
sustainable architecture.

Increase fire fighter safety

The use of AWSS can add significant protection to the structural
protection of buildings from damage by fire.

O O 0O O

o O

Without this provision, the Fire and Rescue Service may have some difficulty in
preventing a complete loss of the building and its contents, should a fire develop
beyond the stage where it cannot be dealt with by employees using first aid fire
fighting equipment such as a portable fire extiunguisher.

SFRS are fully committed to promoting Fire Protection Systems for both business
and domestic premises. Support is offered to assist all in achieving a reductioon of
loss of life and the impact of fire on the wider community.

Early consultation with the Fire Service when designing buildigs whicgh incorporate4
sprinklers may have a significant impact ion reducing financial implications fro all
stakeholders.

Further information can be found at www.bafsa.org.uk/ the website of the Automatic
Fire Sprinklers Association Ltd.

Western Power Distribution

Western Power Distribution (WPD) has Extra High Voltage (EHV) (132kV) network
installed on this this site. WPD MUST be contacted in all instances for safety
guidance, proximity clearances and clear working methodologies related to locating
equipment and safe working practices prior to any physical (or survey) works at this
site. Any alteration, building or ground works proposed within 50 meters of any
network, apparatus or equipment that may or may not directly affect cables or
conductors, must be notified in detail to Western Power Distribution. For further
information contact - Western Power Distribution, Stoke Projects Team, 234 Victoria
Road, Fenton, Stoke on Trent ST4 2JA or via telephone on: Emergency contact
number (West): 0330 123 5008 General Enquiries: 0845 724 0240. WPD accepts no
responsibility for works undertaken by any party on this site without written prior
consent from an authorised WPD employee (approval subject to submission of
working method statements and compliance with network safety requirements. All
attendees on this site are advised and encouraged to familiarise themselves with
ENA GS6 (Avoidance of Danger from Overhead Lines) prior to taking site access.

The developer is referred to the consultation response from Western power
Distribution.
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Staffordshire Police

The developer’s attention is brought to the consultation response from Staffordshire
Police in respect to their detailed recommendations in respect of designing out
crime.

National Grid
The developer’s attention is brought to the consultation response from National Grid
dated 11/6/2019 (Reference WM_GW2A_3NWP-020406).

Cadent
The developer’s attention is brought to the consultation response from Cadent, dated
16/10/2019, (Reference WM_GW2A_3NWP_020406).

Landscape Officer

The Landscape Officer has advised that there are discrepancies between the
Landscape Management Plan and Ecological Implementation Plan. The ecological
Implementation Plan correctly states that pesticides and fertilisers should not be
used whilst there is a very heavy reliance upon the use of herbicides in the
Landscape Management Plan. It should be noted that bramble represents valuable
wildlife habitat and is not a pernicious weed as indicated in the landscape plan.
Whilst some control of this plant may be required in localised areas it should be by
cutting rather than herbicide application.

There is no mention of the bulb planting in the landscape plan which is an essential
element of the ecological mitigation and compensation measures. The Developer’'s
attention is therefore drawn to Condition 21 of this permission.

| Consultations and Publicity

External Consultations

Norton Canes Parish Council

No objections.

The parish council sees this developmet as a positive one as it would enable freight
to be transported byv the installation of arailhead abnd therefore take away the
HGVs that currently use Blakeney Way which affects the environment of the village.

County Flood Risk Managment (SUDS) (Local Lead Flood Authority)

We have reviewed the latest comments from Amey in response to our initial
consultation response (dated 16.08.19). We are generally satisfied with the
reasoning presented and acknowledge that whilst we will need to see the full details
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of the proposed surface water drainage strategy prior to work commencing on site,
since we are generally satisfied with the proposals outlined so far, we would be
willing to recommend that this requirement is attached as a condition to any planning
permission.

We therefore recommend that the condition below is attached to any planning
permission.

National Grid, Gas Distribution Plant Protection

No objections, but general comments and an informative for the developer attached.

Staffordshire County Council

Background

The proposal would result in the expansion of an existing container depot into an
adjoining area of previously developed land, and the establishment of a railhead for
multi-modal operation.

Observations

The site falls within a Mineral Safeguarding Area (MSA) for shallow coal and fireclay,
and for superficial sand and gravel. Paragraph 144, of the National Planning Policy
Framework (NPPF) and Policy 3 of the Minerals Local Plan for Staffordshire (2015 —
2030), both aim to protect mineral resources from sterilisation by other forms of
development.

Policy 3.2 of the Minerals Local Plan states that:

Within a Mineral Safeguarding Area, non-mineral development except for those
types of development set out in Appendix 6, should not be permitted until the
prospective developer has produced evidence prior to determination of the
planning application to demonstrate:

a) the existence, the quantity, the quality and the value of the underlying or
adjacent mineral resource; and

b) that proposals for non-mineral development in the vicinity of permitted
mineral sites or mineral site allocations would not unduly restrict the mineral
operations.

In this case, however, the site also falls within the boundary of the former Poplars
(‘Merry England’ Authorisation) opencast coal mine, so it is unlikely that any
significant mineral resources remain.
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The Poplars Landfill is approximately 120 metres to the west of the application site
but it is unlikely that the proposed development would unduly restrict or constrain the
existing permitted waste management facilities.

Conclusions

Having regard to the policies, guidance and observations referred to above, it is
reasonable to conclude that the proposed development will not lead to the
sterilisation of significant mineral resources, or unduly constrain the nearby waste
management facilities.

Therefore, in accordance with the powers contained in the ‘Scheme of Delegation to
Officers’, this letter confirms that Staffordshire County Council, acting as the Mineral
and Waste Planning Authority has no objection to the planning application for the
installation railhead to comprise 5 line rail siding with two gantry cranes and
alterations to existing site layout to convert existing depot to a multi-modal container
handling facility. Expansion of depot site onto adjoining former Rumer Hill Industrial
Estate to include provision of trailer parking and car parking areas and erection of
new 2 storey office building. Erection of new workshop building, relocation of
washdown facility and refueling point, and provision of authorised testing facility at
Pentalver, Pentalver Way, Cannock. for the reasons described above.

Coal Authority

The Coal Authority Response: Material Consideration

As you are aware, the Coal Authority have previously raised concerns and objected
to this planning application.

We note that the applicant has submitted an amendment to the layout of this
proposal (Drawing No. CO0206798-1000 Rev P9 - Proposed Masterplan "BLUE
SKY") which illustrates that 2no. buildings and the RC workpad have now been
removed. We are pleased to note that the applicant has amended the layout to
address our previous concerns, in our letter dated 17 September 2019.

Therefore, we consider that the recommended intrusive ground investigations,
previously identified by the applicant's technical consultants, Geocon Site
Investigations Ltd can be secured by the LPA imposing a suitably worded condition
and for these investigations to be undertaken prior to commencement of
development. Based on the findings of the site investigations, will enable the
applicant's technical consultant to design the remedial / mitigatory measures
required to ensure that development will be safe and stable.

As part of the site investigation works, the condition of the two on-site recorded mine
entries will also need to be reported on and an assessment made on whether these
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mine entries have been treated appropriately and is to current industry standards an
therefore adequate for the development proposed within this site.

The Coal Authority considers that based on all information that has been submitted
in support of this planning application, an adequate assessment of the coal mining
risks impacting on this site have been undertaken as required by the NPPF
paragraph 178 — 179.

Appropriate recommendations have been made by the applicant's technical
consultants: Geocon Site Investigations Ltd that intrusive site investigation works are
required, prior to development, in order to establish the exact situation regarding coal
mining legacy issues on the site and to inform the remedial / mitigatory measures
required to ensure that the development is safe and stable.

The Coal Authority recommends that the LPA impose a Planning Condition should
planning permission be granted for the proposed development requiring these site
investigation works prior to commencement of development.

In the event that the site investigations confirm the need for remedial works to treat
the areas of shallow mine workings / mine entries to ensure the safety and stability of
the proposed development, this should also be conditioned to ensure that any
remedial works identified by the site investigation are undertaken prior to
commencement of the development.

A condition should therefore require prior to the commencement of development:

* The submission of a scheme of intrusive site investigations for approval which
includes the investigation of both shallow coal workings and the recorded on-site
mine entries;

* The undertaking of that scheme of intrusive site investigations;
* The submission of a report of findings arising from the intrusive site investigations;

* The submission of a scheme of remedial works / mitigatory measures for approval;
and

* Implementation of those remedial works.

The Coal Authority withdraws its objection to the proposed development subject to
the imposition of a condition or conditions to secure the above.

County Highways

No objections subject to conditions.

Severn Trent Water Ltd
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No objections subject to conditions.
Network Rail

The response received merely alluded to a questionnaire to be completec by the
applicant.

Environment Agency

Contamination Issues

We have the following comments to make which relate solely to the protection of
‘Controlled Waters’, matters relating to Human Health should be directed to the
relevant department of the local council.

Reference to the 1:50,000 scale geological map indicates that the site is located on
Devensian Till. This is designated as a secondary, undifferentiated aquifer. This
means that these deposits could have properties of either a Secondary A or
Secondary B aquifer. The definitions of each of these aquifer types are given below.

. Secondary A aquifers. These are permeable strata capable of supporting
water supplies at a local rather than strategic scale and in some cases
forming an important source of base flow to rivers.

. Secondary B aquifers. These are predominantly lower permeability strata
which may in part have the ability to store and yield limited amounts of
groundwater by virtue of localised features such as fissures, thin permeable
horizons and weathering.

The bedrock geology beneath the above superficial deposits is the Pennine Middle
Coal Measures Formation. This is designated as a secondary A aquifer as described
above.

The site investigation included with the application demonstrates that it will be
possible to manage the risk posed to controlled waters by this development.
However as with all site investigations it may be possible that contamination exists
that has not been discovered.

In light of the above, we would advise that a condition is included to ensure any
significant contamination discovered during development is dealt with appropriately.

Western Power Distribution

Objection.

Western Power Distribution (WPD) has Extra High Voltage (EHV) (132kV) network
installed on this this site. WPD MUST be contacted in all instances for safety



Item no. 6.25

guidance, proximity clearances and clear working methodologies related to locating
equipment and safe working practices prior to any physical (or survey) works at this
site. Any alteration, building or ground works proposed within 50 meters of any
network, apparatus or equipment that may or may not directly affect cables or
conductors, must be notified in detail to Western Power Distribution. For further
information contact - Western Power Distribution, Stoke Projects Team, 234 Victoria
Road, Fenton, Stoke on Trent ST4 2JA or via telephone on: Emergency contact
number (West): 0330 123 5008 General Enquiries: 0845 724 0240. WPD accepts no
responsibility for works undertaken by any party on this site without written prior
consent from an authorised WPD employee (approval subject to submission of
working method statements and compliance with network safety requirements. All
attendees on this site are advised and encouraged to familiarise themselves with
ENA GS6 (Avoidance of Danger from Overhead Lines) prior to taking site access.

Following an incident on 11/12/17 when inadvertent contact was made with the
132kV conductors occurred on this site Pentalver were instructed at that time that if
you are working in proximity to Overhead lines or structures, then you must comply
with Health & Safety Executive guidance as laid down in GS6 “Avoidance of Danger
From Overhead Power Lines”.

When working in proximity to overhead lines, the minimum statutory clearances
required, are shown in the table below for the voltage to which the line is designed.
In order to allow for construction tolerances and compliance with HSE Note of
Guidance, WPD strongly recommend that clearances are increased to the figures
shown in the right hand column.

Description of Clearance Minimum Clearance Recommended
from 132kV Lines Clearances from 132kV
(Meters) Lines (Meters)
Line Conductors to 6.7
Ground (other than a road) 7.0
Line Conductors to road 6.7 7.3

surface (not a high load
route or motorway)

Line Conductor to building 3.6 6.6
or other structure
Line conductor to plant 3.2* -

during construction

*Any part of the barrier required by HSE GS6 which may be stood on must be
at least 3.6m from the conductors.
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The use of any plant that is capable of extending and infringing Clearance to the
conductors must be strictly controlled. Any plant working beneath or immediately to
the side of the conductors must not be capable of extending above 4m and must
have the appropriate restrictors fitted to prevent inadvertent contact with the
overhead Conductors. Please note that the overhead conductors are live at 132,000
volts.

Highways England

No objections.

Staffordshire Fire and Rescue

No objections.

May | take this opportunity to remind you of Staffordshire Fire and Rescue Services
site requirements in the event of an emergency.

Fire Mains, Hydrants and Vehicle Access

Appropriate supplies of water fro fire fighting and vehicle access should be provided
at the site, as indicated in Approved Document B Volume 2 requirement B5, section
15 and 16.

Roads and drives upon which appliances would have to trave; in order to process to
wityhin 45 metres of any point within the propertty, shoud be capable of withstanding
the weight of a Staffordshire Firefighting appliance (GVW of 17800kg).

Automatic Water Suppresssion System (Sprinklers)

Staffordshire Fire amd rescue Service (SFRS) would strongly recommend that
consideration be given to include the installation of Automatic Water Suppression
Systems (AWSS) as part of a total fire protection package to:

Protect life, in the home, in business or in your care.

Protect property, heritage, environment and our climate.

Help promote and sustain business continuity; and

Permit design freedoms and encourage innovative, inclusive and
sustainable architecture.

Increase fire fighter safety

The use of AWSS can add significant protection to the structural
protection of buildings from damage by fire.

O 0O oo

o O

Without this provision, the Fire and Rescue Service may have some difficulty in
preventing a complete loss of the building and its contents, should a fire develop
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beyond the stage where it cannot be dealt with by employees using first aid fire
fighting equipment such as a portable fire extiunguisher.

SFRS are fully committed to promoting Fire Protection Systems for both business
and domestic premises. Support is offered to assist all in achieving a reductioon of
loss of life and the impact of fire on the wider community.

Early consultation with the Fire Service when designing buildigs whicgh incorporate4
sprinklers may have a significant impact ion reducing financial implications fro all
stakeholders.

Further information can be found at www.bafsa.org.uk/ the website of the Automatic
Fire Sprinklers Association Ltd.

Staffordshire Police

Makes reference to section 17 of the Crime and Disorder Act 1998, paragraph 58
and 69 of the NPPF, Policy CP3 of the Local Plan and the Human Rights Act Article
and Protocol 1, Safer Places: The Planning System and Crime Prevention and
recommends that the proposal attains Police Secured By Design accreditation. The
response goes to make detailed recommendations in respect of designing out crime.

South Staffordshire Water Plc

No comments received.
Internal Consultations

Environmental Health,

| have no objections to the proposals, but offer the following comments, based on the
supporting documents submitted by the applicant.

Noise

Although the scheme is an expansion on the current activities, the nearest residential
properties will benefit from increased separation distances and a 3 metre high
barrier. The quieter activities, such as car parking areas will now be closest to
residents. Noise calculations indicate that these measures will be adequate to
ensure that the site will not have an adverse impact on the quality of life of nearby
residents. However, it is imperative that the operator adheres to the noise
management plan produced for this site, to ensure that good practice is maintained.
This includes vehicle management plans, delivery and loading process, unloading,
return journeys, reversing alarms, management and maintenance, training and
monitoring. The plan should be revised bi-annually to account for changing
circumstances and evidence of any adverse noise impact from the operations.


http://www.bafsa.org.uk/
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Air Quality
Construction Phase

The report states that without mitigation measures, the construction phase presents
a high risk to the most vulnerable receptors in the locality. However, a range of
mitigation measures is suggested, which | would request are implemented in full.

Operational Phase

The modelled impact of NO, emissions are qualitatively described as ‘negligible’
across the modelled locations, with the maximum increase of 0.2ug/m3 at Flat 21,
The Heath, Cannock Road, Heath Hayes. However, this property is in close
proximity to the exceedence location within air quality management area No. 3.
(‘HHFW'’ monitoring location at the facade of the Five Ways Public House), which is
not itself qualitatively assessed. | would ask that this relevant receptor at HHFW is
assessed. The impact of PM10 and PM2.5 is deemed to be ‘negligible’, which
appears to be a reasonable conclusion.

A Defra damage cost calculation should be provided to determine whether additional
air quality mitigation measures should be undertaken or contributions made to
external schemes. Travel plans will provide some mitigation value, which should be
evaluated to determine the extent to which this is the case.

Further Comments Received 1% October 2019.

In addition to my previous comments, | add the following based on the contents of
the revised air quality assessment that has been submitted:

The revised air quality assessment demonstrates a total damage costs of £25,776,
and provides a list of recommended operational phase mitigation measures
(infrastructure measures highlighted in bold):

. Appointment of a Travel Plan Coordinator;

. Personalised Travel Plans for employees, with competitions for those who can
travel the most sustainably;

. Car Sharing Scheme promotion for employees to help save money and
benefit the environment;

. Identification of suitable/safer routes through the site for pedestrians and
cyclists to ensure easy access (in the form of maps);

. A shelter providing 16 secure cycle parking spaces for staff and visitors;

. Provision of 16 cycle lockers, showers and changing facilities for
employees;

. “Bike to Work” and other promotional events for employees;

. Noticeboards set up and updated by checking with local bus operators that

timetables are still accurate; and
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. Reception “Information Point” with staff training to include gaining knowledge
of the surrounding area.

In order to determine whether the mitigation measures are proportionate, it will be
necessary for the applicant to:

Most of the measures are ‘soft’ measures, and thereby can potentially fade over
time. The applicant should confirm that the recommended measures will be
undertaken, and they should be conditioned in perpetuity.

In the case of the travel plan coordinator, | anticipate that this will be a part part-time
function. In such case, the associated costs should be pro-rata to the time dedicated
to the function.

Provide an itemised breakdown of costs for such measures to ensure proportionality
to the damage costs calculated.

Should there be a shortfall in the mitigation measures v the damage cost value, then
further mitigation measures should be required. If these can not be accommodated
on site, the measures would preferably be towards sustainable transport
infrastructure in the locality.

As an advisory comment, the Staffordshire Air Aware scheme (cc’d in) aims to assist
companies in the vicinity of AQMASs to employ green transport plan measures.

The operational impact at specific locations is deemed to be ‘negligible’, which |
agree with.

Land Contamination
Chemical contamination of significance has not been found on the site. However, a

watching brief should be kept during development, and contingency plans made for
dealing with erroneous materials if encountered.

The developer should note that Japanese Knotweed is potentially found on site in
overgrown areas. It is strongly advised that this should be professionally managed
as it may cause liability issues at a future date.

Groundwater and Surface Water
It is noted that risks to these receptors is considered very low and no specific

measures required, unless the Environment Agency consider otherwise.

Ground Gas
Ground gas monitoring has demonstrated that the site is at high risk from ground

gas. As such, gas protection measures evaluating to a score of 5.5 (as per
BS8485:2015) should be incorporated into new buildings on site. Suggested gas
protection measures are described within the report, but chosen measures should be
agreed with this department prior to commencing build.


https://www.staffordshire.gov.uk/DoingOurBit/Get-Inspired/Clean-green-and-safe/Air-aware/Air-aware.aspx
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Planning Policy

The proposal is for the provision of a rail head (that already has planning permission
granted in principle in 2006) to convert the current road linked container terminal into
a multi-modal facility and expand the current operations onto adjoining land to the
immediate north that comprises the now vacant and cleared Rumer Hill Industrial
Estate. The application also seeks the relocation of the offices to the former Rumer
Hill Industrial Estate, provision of office parking to the north, and re-provision/
relocation of existing buildings on the site.

The site represents a brownfield site which is in current employment use as a
haulage business site.

The proposal needs to be considered in the context of national and local planning
policy. The development plan for Cannock Chase District consists of the Local Plan
(Part 1), adopted Neighbourhood Plans and the Staffordshire County Council Waste
and Minerals Local Plans. The views of Staffordshire County Council as the waste
and minerals planning authority should be considered, as necessary. These policy
comments are restricted to matters concerning the Local Plan (Part 1),
Neighbourhood Plans and supporting guidance.

National Planning Policy considerations

The National Planning Policy Framework (NPPF para 11) states development
proposals that accord with an up to date development plan should be approved
without delay. Where there are no relevant development plan policies, or the
policies which are most important for determining the application are out of date,
planning permission should be granted, unless policies in the Framework that protect
areas or assets of particular importance (e.g. Green Belt, AONB, habitats sites)
provide a clear reason for refusal, or any adverse impacts of doing so would
significantly and demonstrably outweigh the benefits, when assessed against the
policies in the Framework taken as a whole.

The provisions of the NPPF as a whole should be considered in the determination of
this application. However, the most pertinent areas to consider are outlined further
below.

Chapter 6 relates to building a strong, competitive economy and paragraph 80 states
that significant weight should be placed on the need to support economic growth and
productivity, taking into account both local business needs and wide opportunities for
development. The economic benefits of the proposal should be considered in this
context. Paragraph 82 states ‘planning policies and decisions should recognise and
address the specific locational requirements of different sectors...including storage
and distribution operations at a variety of scales and in suitably accessible locations.’
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Chapter 9 promotes sustainable transport and paragraphs 108-111 in particular
outline the measures that should be taken in relation to specific development
proposals. Paragraph 107 also requires planning policies and decisions to recognise
the importance of providing adequate overnight lorry parking facilities.

Chapter 11 seeks to make effective use of land and paragraph 118 states that
planning decisions should give substantial weight to the value of using suitable
brownfield land for homes and other identified needs.

Chapter 15 sets out how planning policies and decisions should contribute to
conserving and enhancing the natural environment. Of particular relevance are
Paragraphs 170, 180, 181 (given the proposal sites’ proximity to the AQMA at the
A5) and 183.

Chapter 16 sets out how planning policies and decisions should contribute to
conserving and enhancing the historic environment, including taking into account the
setting of heritage assets. Paragraphs 189-192 outline the considerations to take
into account in the determination of planning applications.

Current Local Plan policies considerations

The Local Plan (Part 1) was adopted more than five years ago; it is now the subject
of a review. This review is at an early stage in the process with consultation on
‘Issues and Options’ being undertaken recently (May-July 2019). Therefore limited
weight can be afforded to it. The starting point for the determination of planning
applications remains the adopted development plan (Local Plan (Part 1)).

The site is not allocated for any purpose within the current adopted Local Plan (Part
1). An area of land alongside the eastern boundary of the site is designated Green
Space Network.

Policy CP1 sets out the overall development strategy for the District, which is to
focus the majority of development within the existing settlements whilst conserving
and enhancing the landscape of the AONB, Hednesford Hills, Green Belt and green
infrastructure. The urban areas are to accommodate most of the District's new
housing and employment developments, distributed broadly in proportion to the
existing scale of the settlement, with urban extensions (including to the east of
Rugeley/Brereton on another part of the former power station).

Policy CP3 provides detailed considerations for the design of new developments,
and links to the Districts Design Supplementary Planning Document (2016).

Policy CP5 sets out the role of the Green Space Network. As the proposals do not
appear to infringe upon the adjacent designated Green Space Network space there
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is no need to consider the criteria-based policy which addresses any losses of such
spaces.

Policy CP8 Employment Land addresses the employment development needs of the
District. It outlines that the proportion of development across the District's urban
areas is expected to be broadly in line with their existing size. There has been a
current shortfall identified in needs as set out in the most recent Employment Land
Availability Assessment (2018) of around 2ha in employment land. The site lies in
close proximity to the ‘strategic high quality employment site’ of Kingswood
Lakeside. The potential for the developments to relate to and enhance the high
guality employment opportunities within the area should therefore be considered.

Policy CP9 promotes a ‘balanced economy’ within the District via a range of means,
including supporting high quality job opportunities and measures to support upskilling
of the local workforce. The potential for the development to contribute towards these
aims should be considered. Under supporting text in paragraph 4.50 the Plan states
‘a key proposal that could potentially assist regeneration ambitions is the promotion
of an inter-modal depot at the Maesrk site in Cannock...” which is a reference to this
site and proposal.

Policy CP10 promotes sustainable transport within the District. The provision of
appropriate sustainable transport measures as part of the proposal should be
considered in consultation with the County Council Highways team. Under ‘Rail’ the
Policy states that ‘the promotion of the Mid-Cannock site as a road/rail interchange
depot is supported’, which is a reference to this site and proposal.

Policy CP11 sets out the strategy and policy for the District’'s town and local centres.
The proposal includes an element of main town centre uses (in terms of offices) in
an out of town location. However, it is wunderstood that these are
replacement/relocated facilities and they are ancillary to the main use of the site for
storage and haulage operations. The proposal is therefore not considered to be
contrary to Policy CP11.

Policy CP12 promotes the protection, conservation and enhancement of the District’s
biodiversity and geodiversity assets. Whilst the application site does not appear to
contain any international, nationally or locally designated wildlife sites at present the
potential for any site-specific ecological features of interest to be affected should be
considered.

Policy CP14 sets out policy provisions for the protection, conservation and
enhancement of the District’s landscape character, particularly the Cannock Chase
Area of Outstanding Natural Beauty (AONB). The site is not in the immediate vicinity
of the AONB. However, it is understood that the landscape and visual impact of the
gantry cranes has been considered via evidence submitted by the applicant.
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Policy CP15 promotes the protection, conservation and enhancement of the District’s
historic environment assets. It sets out that the local decision making process will be
based upon an assessment of significance of any heritage assets including
information from the Historic Environment Record. The site is not within nor appears
to contain any heritage assets. However it is understood that the potential impact of
the gantry cranes upon the setting of nearby heritage assets has been considered
via evidence submitted by the applicant. A Conservation Area Appraisal and
Management Plan are available for Cannock Town Centre in this regard.

Policy CP16 sets out policy provisions for tackling climate change and ensuring the
sustainable use of resources. Positive consideration will be given to proposals that
help address these including those that contribute to improved accessibility of
service and sustainable transport links; energy efficiency improvements and
renewable and low carbon energy generation; assist adaptation to climate change;
reduce and mitigate all forms of pollution; contribute to waste reduction and
increased recycling; use land sustainably, including the preference for brownfield
land; and account for flood risk. The site lies in proximity of the A5 AQMA..

Supplementary Planning Documents and Developer Contributions

The Design SPD (2016) provides guidance on overall design principles. This SPD
also makes reference to the Parking Standards SPD (2005) that provides detail on
such measures.

The Developer Contributions and Housing Choices Supplementary Planning
Document (adopted 2015) sets out the Council’'s overall approach to developer
contributions. The SPD provides for a range of developer contributions required
from developments, including affordable housing; open space and sports facilities;
education; transport; biodiversity; and other potential contributions such as those
related to air quality. The need for any site-specific planning obligations should be
considered in consultation with the relevant provider/consultee.

Emerging Local Plan Considerations

The Council is in the process of reviewing the adopted Local Plan (Part 1). The most
recent consultation was on the Issues and Options stage of this process (May-July
2019). The plan is still in the early stages of production and therefore limited weight
can be attributed to it at this stage. However, the Issues and Options document
highlights a number of strategic issues that will need to be considered via the Local
Plan Review, including housing and employment growth requirements and the
strategy for future development. The latter are of some relevance to this application.

Employment Land Growth Requirements and Strategy
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Under section ‘Objective 4. Encourage a vibrant local economy and workforce’ the
document outlines the updates required the to Local Plan policies for employment
land. The District's employment land growth requirements will need to be updated
along with the employment development strategy i.e. where new developments
should be located within the District. As part of the updated evidence base for the
Local Plan Review (Economic Development Needs Assessment 2019) there is a
range of options for employment growth requirements for the Council to consider. At
the low end this constitutes 30ha of employment land (for B class uses) and at the
high end this constitutes 67ha of employment land (for the period 2018-2036). The
consultation document also outlines a potential shortage of employment land within
the wider region, namely arising from the Black Country authorities at present which
may require further consideration (paragraph 8.25).

In terms of the District's capacity to meet these growth options, the document
outlines that there are a number of strategic development options to consider.
These include ‘Option A’ which utilises the existing employment supply identified
within the urban areas (circa 25ha) and then seeks to identify any additional sites or
supply (e.g. via higher densities) to maximize the contribution made from
development within the urban areas. However, the existing capacity of 25ha is
recognized as a ‘maximum’ estimate of supply at this stage as some of those sites
have also been suggested for alternative uses, as well as employment land.

Other policy areas and overall commentary on Local Plan Review

The Local Plan Review Issues and Options consultation identifies there are likely to
be a number of updates to the existing Local Plan (Part 1) policies. However, these
are primarily to reflect updated national planning policy and updated local evidence
for the next plan period. Overall it is not expected that many of the key principles of
these policies will fundamentally change (particularly given that the Local Plan (Part
1) is only just 5 years old and was produced in the context of the NPPF, 2012).

Council’s Ecologist

The submitted Ecological Management Plan dated October 2019 contains measures
to upgrade and maintain remaining areas of semi- natural vegetation around the
development which are likely to be sufficient in scale to offset ecological damage
resulting from the development proposals. Full implementation of these measures
will be sufficient to meet the requirements of CP12.

| have no objection to the proposals subject to a condition being imposed requiring
full implementation of the measures contained within the submitted ecological
management plan which will need to remain in place for the duration of the
development.
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Economic Development

No objections.
Economic Development are supportive of the application.

It is great to see the continued focus on development in Cannock from Pentalver.
Alongside the previously supported planning applications — Should this be granted,
Pentalver would be in a position to upgrade its facilities onto newly acquired land,
making space for the previously accepted proposals.

A number of positives to note.

. The overall project investment is substantial at £18 million — It is fantastic to
see that Pentalver sees Cannock as the best location for this investment and
growth.

. Pentalver have consulted the public well, clearly demonstrating plans, and

listening to public worries.

. The increase in scale, and administrative functions on the site would mean an
additional 50 jobs created. The new office build was referred to as being used
for “current and future” expansion which sounds promising.

. The shift to a modal site, would allow the business to become increasingly
efficient — and hopefully attract new clients on that basis as well as enable
Cannock Chase based business to consider further territories.

. Great attention has been paid to the travel plans — including bus/cycling/train
— and how these routes connect to the site which is fantastic, given the
increased use of the area with McArthur Glen situated in close proximity.

We do have a number of recommendations to support the application.

. With reference to the creation of 50 jobs —It would be great to see detail on
whether there would be a focus on employing these locally. Reference could
be paid to how McArthur Glen have linked with Walsall College on the Skills
Academy — There may be a possibility to do a similar scheme with a local
provider to ensure continued recruitment/training should that be needed.

. Reference also made to the future plans of having plug in points for EV
vehicles. It would have been suggested to implement these points during the
first development and build stage, to coincide around travel plans, and not as
a later phase.

Parks & Open Spaces
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Ecological implementation plan —
Details acceptable but see not under Landscape Management Plan.
Arboricultural assessment -

As the applicant has confirmed that the service duct in respect of a 2017application
will not be installed under the car park area. As such this removes the issue around
T5 and also any other potential impact on the remaining TPO trees along that
boundary in respect of a new service duct/ provision. As discussed the inclusion of a
condition covering the omission of the trench would be appropriate.

With regard to G10 the position still remains however, following discussion the
proposed condition requiring detailed survey and identification of trees to remove
would be acceptable.

Landscape Management Plan
- This has now combined the various aspects as required.
- The ecologist has however noted the following minor points:-

There are discrepancies between the Landscape Management Plan and
Ecological Implementation Plan. The ecologicallmplementation Plan correctly
states that pesticides and fertilisers should not be used whilst there is a very
heavy reliance upon the use of herbicides in the Landscape Management
Plan. It should be noted that bramble represents valuable wildlife habitat and
iSs not a pernicious weed as indicated in the landscape plan. Whilst some
control of this plant may be required in localised areas it should be by cutting
rather than herbicide application.

There is no mention of the bulb planting in the landscape plan which is an
essential element of the ecological mitigation and compensation measures.

| would advise that where discrepancies exist between the two documents the
Ecological implementation Plan should takeprecedence in all retained areas
supporting semi-natural vegetation.

Summary
Details generally acceptable with appropriate conditions as discussed/ noted.

Waste and Engineering Services

No objections.

Response to Publicity
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The site has been advertised by neighbour letter, site notice and newspaper
advertisement. 5 letters of representation have been received raising the following
issues: -

Residents of Rumer Hill have had to endure flies and smells from the adjacent
landfill and noise form lorries being loaded with horns beeping.

The car park from Rumer Hill will cause congestion on already overloaded
estate Roads, particularly Devon Road.

The ground around the coal mining drainage pool is very soft and they want to
build up to it.

The applicants are acting as if planning permission is assumed and they are
only going through a tick box exercise.

The proposal would introduce an oversized crane.
The traffic would result in excessive amounts of noise and pollution.

What is to be implemented in regard to acoustic barriers along the east of the
property.

A detailed letter of objection has been received raising the following issues: -
Stats
Previous owner Genesis-Wyoming
Present owner Brookfield's

Heavy lifter Fire approx.. 2yrs ago/ Fuel leak into reservoir where newts etc
live.

Badgers have already been moved for the business but killed soon after
(unknown how).

Bats on site which are protected.
Japanese knotweed on site which could spread if disturbed.
Protected Pool?

Plans to reduce Pentalver's fleet of vehicles approx. 150 plus outside
contractors such as Haywoods Maritime, Squires and Stobart's. Plans to
increase the number of agency staff/ vehicles (humber unlimited).
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Running at approx.. 30% capacity at present. However, Bristol Freightliner
yard closed meaning traffic required to store elsewhere including Cannock.

Boxes originally stacked at 5 high, now instructed by new manager to go up to
6 high.

Contract for heavy lifters already placed with Briggs for 6 high lifting.

Sound barrier to the north side 3-4 high, empty containers, constantly used
and only replaced after complaints fro noise pollution.

New CCTV cameras on site are costing $41000 to update for expected
volume.

Background Info
Landor St closing due to HS2, now moving main traffic to Telford.
Sandvik site considered due to its proximity to they West Coast Mainline.

Brookfields already own another site off the A449 and rent part of it to other
companies...part is undeveloped as yet.

The site is set to be 1/3 larger than the i54 site just off the M54. This site links
to A449, A5, M6 and West Coast Mainline and far more suitable for a road/
rail operation. It does not involve residential housing estates being used for
industrial access.

The scheme would see a ‘Strategic Rail Freight Interchange’ built on the land,
chosen for its proximity to the West Coast Mainline and key main roads. The
development would include a freight terminal capable of accommodating ten
775 metre long trains a day, container storage, HGV parking and a rail control
building. All of which point to the site being a more suitable option.

Developers also looked hard at and ruled out eight other locations in the
region, including the closed Rugeley Power station (which already has a rail
link), the former Royal Ordinance Factory site in Featherstone (Sandvik), and
Dunston and Creswell on the southern and northern fringe of Stafford.

The following information was provided by Pentalver Directors at the May
meeting.

Railway
5 roads planned including a run round road. Unwired.

Locos class 60, 66, 70 Diesel fleet.
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Plans to build to 6 trains per day 6.5 days per week.
2x 70m cranes (an eye sore from any angle).

Length of trains 38-50 containers approx.. (1 per lorry) making approx.. 600
lorry movements per 24hrs including loading and unloading.

Train Details

Class 60 Locomotive

Built between 1989-1993, 131 tonnes Air Braking, Max Speed 60mph,
3100bhp, 8cyl-145 litre engine.

Between 2012 and 2018 Db Cargo sold their fleet class 60 to other freight
operators.

In 2018 GB Railfreight purchased 10 class 60 from Colas Rail (their whole
fleet) who replaced them with class 70’s.

Class 66 Locomotive

Built 1998-2008 2014-2015, 129 tonnes, Air Braking, MAX Speed 75mph,
3300bhp, 2 stroke engine combined supercharger and turbo. Operators-
Colas Rail, DB Cargo UK, Direct Rail, Freightliner, GB Railfreight.

Class 70 Locomotive
Built 2008-2017, 129 tonnes, Air braking, Max speed 75mph, 3690bhp.
Operators Colas Rail, Freightliner.

Video and sound Examples of these locos and trains have ben shown to
Environmental Health and Ward Counsellors.

Noise of loco 100db min and Diesel Fumes (unknown). Locomotive noise is
at such a level that a normal conversation cannot be had in close proximity.
Ear defenders required and you have to shout!).

The wagons could be a combination of FTA/FSA/KFA Wagons which average
about 22-25 wagons per train, but could be longer. They have a mix of 20’
and 40’ containers on them so would vary the number off lorries required.
The train horn is usually used before any train movement takes place.

Rail access from the south of the site. Turn out already site with 3 aspect
main line signal exiting to south. There is no provision for exiting to the north
hence the requirement for a run around road. Track access plans have
already been submitted to network rail and now forms part of the new
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timetable for December 2019. This clearly shows the timed movements of the
trains and also clearly shows there will be two trains on site overnight,
meaning that loading and shunting will take place overnight increasing noise
and air pollution. Evidence has been provided in this pack.

Road Traffic

Increase traffic numbers via Devo Road and Rumer Hill Road with increased
noise levels and pollution adding to the pollution already from the AD Plant at
the Poplars site.

This was discussed at the Pentalver meeting with access via Rumer Hill road
gates. At present there are 240 staff who will be redirected via Rumer Hill
Estate as this will become the main entrance for staff. This was confirmed
with the Directors in May. So an extra 240 cars across a 24 hour period, the
site is working at 30% capacity at present. This is likely to increase with
expansion plans. Site access development is available off the Brewers Fayre
Island to the south of the site. This is clearly shown on the photos in the pack
an easily seen using google maps. This is a far better position for site access
as the access opens directly onto the A460 roundabout by the brewers Fayre
Pub.

HGV access via Devon road was also discussed and | was told that although
this is a possibility there was no plans to make it a HGV access but would not
be ruled out for the future. Therefore, as a minimum a weight restriction
would be required for Devon Road. The railway bridge on Rumer Hill Road
would negate the same as the 12’'3” height restriction is regarded as sufficient.

Site Suitability

.Residents of Rumer Hill have suffered long enough with noise/ light and air
pollution without any need to make it worse. Already the residents of Rumer
Hill Road have had to suffer light pollution all through the night and have had
to purchase black out blinds. Residents of Rumer hill Estate continue to
suffer odour pollution from the AD plant and increased exhaust pollution from
the increasing number of cars that are using the estate as a cut through form
Walsall road to Lichfield Road and vice versa even though the estate is
already regarded as access only. For which signage has existed for decades
but not enforced.

The issue is likely to increase due to the building of the new Designer Outlet
with no consideration being given to the impact on the residential area.
Improvements have been made to some local infrastructure but not to the
residential areas. This was proved when the main A5190 Lichfield road was
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blocked off due to road works connected with the Designer Outlet build. The
numbers dropped off to virtually zero, only increasing 7 weeks later when the
road was opened to one-way traffic. When both lanes are fully open Devon
road is bumper to bumper during rush hour with residents unable to access
their own property.

Previous noise complaints about Pentalver have been upheld and Pentalver
had to take steps to reduce noise nuisance from the site. This was addressed
by Environmental Health at CCDC.

[Councillors are advised that the above submission was accompanied by a
range of photographs and railway timetable. These are available for
inspection on the Council’s Public Access website].

| Relevant Planning History |

CH/00/0203: Reception nad despatch of coal. Existing lawful use Cert
issued. Use/DevCert Isued. 01/18/2001

CH/00/0322: Change of use forn the operation of ten coaches/ mini-buses.
Full - Approval with Conditions. 09/13/2000.

CH/00/0353: One 15 metre high monopole tower three sector antennae. Full
- Approval with Conditions. 09/22/2000.

CH/00/0484. Change of use for gymnastic training facuilities. Full - Approval
with Conditions. 11/15/2000.

CH/01/0252: Variation of condition 6 of planning permission CH/00/0322. Full
- Approval with Conditions. 07/10/2001.

CH/03/0875: Container handling depot. Full - Approval with Conditions.
04/14/2005.

CH/04/0278: Fence. Full - Approval with Conditions. 06/22/2004.

CH/06/0276: Container handling depot. Full - Approval with Conditions.
09/28/2006.

CH/07/0008: Relocation of container repair shop and container workshops.

Full - Approval with Conditions. 02/27/2007.

CH/10/0364 Residential development - (Outline including access).
Undetermined/File Closed. 05/26/2016.
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CH/11/0358 Prior notification for the demolition of vacant industrial buildings.
Approved 11/18/2011.

CH/14/0452 Application to vary condition 2 and remove condition 3 of
planning consent CH/06 Full - Approval with Conditions
08/03/2016.

CH/17/165 Installation of stand by electricity generatinf infrastructure and

other ancillary. Full - Approval with Conditions 07/21/2017.

CH/88/940 Ofice/ industrial warehousing retail and Hotel. Full - Approval
with Conditions 01/19/1989.

CH/89/0503 Opencast coal and and clay extraction restoration atop
woodland. Full - Approval 06/13/1990.

CH/91/0161 Seven hoarding and 2 flagpoles. Advert-Grant with Conditions
04/16/1991.
CH/97/0254 Proposed modifications to the working and restoration. County

Reg 3 - No objections. 09/24/1997.

CH/97/0274 22.5m high raio mast and equipment building . Full - Approval
with Conditions 09/24/1997.

CH/98/0522 Proposed railway station associated to parking. Outline-
Approval with Conditions 11/18/1998.

CH/98/0538 Five storage containers and change of use of building. Full -
Approval with Conditions 12/02/1998.

CH/99/0090 Proposed restaurant and public bars etc. 07/14/2000.

CH/99/0180 Change of use for car repairs and HGV operating centre. Full -
Approval with conditions 06/02/1999.

CH/99/0588 Variation of conditions 1XX(K) AND 1XXI on PLANNING
County Reg 3 - No Objections 01/26/2000.

1 Site and Surroundings |

1.1  The application site comprises the Pentalver site to the south and land which
was formerly part of the Rumer Hill Industrial Estate which has subsequently
been demolished and cleared. The site has a total area of 12.07 hectares.
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The northern part of the site is comprised of previously developed land which
is characterised y hardstanding, demolition rubble, a mine water lagoon and
compound operated by Severn Trent and a pumping station owned by the
Coal Authority, intermittent grassland, scrub and fringes of secondary
woodland.

The southern part of the site is occupied by Pentalver and operated as a
shipping container storage area and a lorry park.

The site is situated between the Birmingham-Rugeley Railway line to the west
and A460 Eastern Way to the east.

To the west of the site across the railway is a predominantly industrial-
commercial area. To the east across Eastern Way are the Poplars Landfill
site and the Orbital Centre. To the north the site bounded by residential
properties of the Rumer Hill Estate.

The site is located within the main urban area of Cannock. The site is not
allocated for any planning purpose in the Cannock Chase Local Plan.
However, the site is located within a Coal Authority High Risk Area and a
Minerals Safeguarding Area.

Proposal

2.1

2.2

The Applicant is seeking consent for

0] the installation of a railhead to comprise 5 line rail siding with two 27m
high gantry cranes; and

(i) alterations to the existing site layout to convert the existing depot to a
multi-modal container handling facility, and

(i)  expansion of the depot site onto adjoining former Rumer Hill Industrial
Estate to include provision of trailer parking (125 trailer slots and a
further 35 weekend trailer parking slots) and car parking areas 140
spaces for lorry drivers); and

(iv)  erection of new 2 storey, 530sgm (GIFA) office building; and

(V) the erection of new workshop building, relocation of washdown facility
and refuelling point, and provision of authorised testing facility

The office building would be approximately 9.5 metres high and constructed at
ground floor level from red tone facing bricks with blue brick soldier course
and at head and cills with the first floor finished in render all under a zinc
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standing seam roof. The office would be located to the northern end of the
site adjacent to Rumer hill Road and Devon Road.

The container repairs building would have an overall height of 5.79m and
would be constructed of steel. The ATF building would have a maximum
height of 6.7m and would be finished in part brick and part profiled steel.
These would be located along the eastern boundary of the site.

Access from Rumer hill would be restricted to cars and pedestrians only with
all lorries leaving and arriving via Pentalver Way.

Planning Policy |

3.1

3.2

3.3

3.4
3.5

Section 38 of the Planning and Compulsory Purchase Act 2004 requires
planning applications to be determined in accordance with the provisions of
the Development Plan, unless material considerations indicate otherwise.

The Development Plan currently comprises the Cannock Chase Local Plan
(2014) and the Minerals Local Plan for Staffordshire (2015-2030).

Relevant Policies within the Local Plan Include:

CP1: - Strategy

CP3: - Chase Shaping-Design

CP8: - Employment Land

CP9: - A Balanced Economy

CP10: Sustainable Transport

CP12: - Biodiversity and Geodiversity

CP14: - Landscape Character

CP16: - Climate Change and Sustainable Resource Use

National Planning Policy Framework

The NPPF (2019) sets out the Government’s position on the role of the
planning system in both plan-making and decision-taking. It states that the
purpose of the planning system is to contribute to the achievement of
sustainable development, in economic, social and environmental terms, and it
states that there should be ‘presumption in favour of sustainable development’
and sets out what this means for decision taking.



Item no. 6.45

3.6 The NPPF (2019) confirms the plan-led approach to the planning system and
that decisions must be made in accordance with the Development Plan unless
material considerations indicate otherwise.

3.7 Relevant paragraphs within the NPPF include paragraphs: -

8: Three dimensions of Sustainable Development

11-14: The Presumption in favour of Sustainable Development
47-50: Determining Applications

80: Building a Strong Competitive Economy

108, 109, 111 Promoting Sustainable Transport

124, 127, 128, 130: Achieving Well-Designed Places

153, 163 Climate Change, and Flooding

170, 175: Conserving and Enhancing the Natural Environment
178, 180, 181, 183: Ground Conditions and Pollution

212, 213: Implementation

3.8 Other relevant documents include: -

Design Supplementary Planning Document, April 2016.

Cannock Chase Local Development Framework Parking Standards, Travel
Plans and Developer Contributions for Sustainable Transport.

[ 4 Determining Issues |

4.1  The determining issues for the proposed development include: -

i) Principle of development

i) Design and impact on the character and form of the area
iii) Impact on residential amenity.

iv) Impact on highway safety.

V) Impact on nature conservation

Vi) Drainage and flood risk

vii)  Air quality

Viii)  Mineral safeguarding

iX) Crime and the fear of crime

X) Waste and recycling facilities

Xi) Ground conditions and contamination
xii)  Economic development issues

4.2 Principle of the Development
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4.2.1 Both the NPPF and Cannock Chase Local Plan 2014 Policy CP1 advocate a
presumption in favour of sustainable development unless material
considerations indicate otherwise.

4.2.2 The proposal is for the provision of a rail head (that already has planning
permission granted in principle in 2006) to convert the current road linked
container terminal into a multi-modal facility and expand the current
operations onto adjoining land to the immediate north that comprises the now
vacant and cleared Rumer Hill Industrial Estate. The application also seeks
the relocation of the offices to the former Rumer Hill Industrial Estate,
provision of office parking to the north.

4.2.3 The site represents a brownfield site which is in current employment use as a
haulage business site.

4.2.4 The proposal needs to be considered in the context of national and local
planning policy. The development plan for Cannock Chase District consists of
the Local Plan (Part 1), adopted Neighbourhood Plans and the Staffordshire
County Council Waste and Minerals Local Plans.

4.2.5 The National Planning Policy Framework (NPPF para 11) states development
proposals that accord with an up to date development plan should be
approved without delay. Where there are no relevant development plan
policies, or the policies which are most important for determining the
application are out of date, planning permission should be granted, unless
policies in the Framework that protect areas or assets of particular importance
(e.g. Green Belt, AONB, habitats sites) provide a clear reason for refusal, or
any adverse impacts of doing so would significantly and demonstrably
outweigh the benefits, when assessed against the policies in the Framework
taken as a whole.

4.2.6 The Local Plan (Part 1) was adopted more than five years ago; it is now the
subject of a review. This review is at an early stage in the process with
consultation on ‘Issues and Options’ being undertaken recently (May-July
2019). Therefore limited weight can be afforded to it. The starting point for
the determination of planning applications remains the adopted development
plan (Local Plan (Part 1)).

4.2.7 The site is not allocated for any purpose within the current adopted Local Plan
(Part 1). Furthermore although there is a Local Plan Review, which is at
Issues and Options consultation Stage, this is not at a sufficiently advanced
stage to carry significant weight.
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4.2.8 Policy CP1 sets out the overall development strategy for the District, which is
to focus the majority of development within the existing settlements whilst
conserving and enhancing the landscape of the AONB, Hednesford Hills,
Green Belt and green infrastructure. The urban areas are to accommodate
most of the District's new housing and employment developments, distributed
broadly in proportion to the existing scale of the settlement, with urban
extensions (including to the east of Rugeley/Brereton on another part of the
former power station).

4.2.9 Having had regard to the above it is noted that

) Planning permission has previously been granted for a similar
development on this site;

(i) The proposal would accord with Policy CP1 of the Development
Plan to focus development within the main urban area of
Cannock; and

(i)  The site is located with a sustainable location with good access
to Cannock Ralway Station and bus routes thereby allowing
employees good acces via traffic modes other than the private
car; and

(iv)  The site is not subject to any allocation or designation that would
preclude a developent of this type.

4.2.10 As such the proposal is considered acceptable in principle. However
proposals that are acceptable in principle are rquired to meet all other relevant
policy tests.

4.3 Design and the Impact on the Character and Form of the Area

4.3.1 In respect to issues in relation to design Policy CP3 of the Local Plan requires
that, amongst other things, developments should be: -

0] well-related to existing buildings and their surroundings in terms of
layout, density, access, scale appearance, landscaping and materials;
and

()] successfully integrate with existing trees; hedges and landscape
features of amenity value and employ measures to enhance
biodiversity and green the built environment with new planting
designed to reinforce local distinctiveness.

4.3.2 Relevant policies within the NPPF in respect to design and achieving well-
designed places include paragraphs 124, 127, 128 and 130. Paragraph 124
makes it clear that the creation of high quality buildings and places is
fundamental to what the planning and development process should achieve.
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4.3.3 Paragraph 127 of the NPPF, in so much as it relates to impacts on the
character of an area goes on to state: -

Planning policies and decisions should ensure that developments:

a) will function well and add to the overall quality of the area, not
just for the short term but over the lifetime of the development;

b) are visually attractive as a result of good architecture, layout and
appropriate and effective landscaping;

C) are sympathetic to local character and history, including the
surrounding built environment and landscape setting, while not
preventing or discouraging appropriate innovation or change
(such as increased densities);

d) establish or maintain a strong sense of place, using the
arrangement of streets, spaces, building types and materials to
create attractive, welcoming and distinctive places to live, work
and visit;

4.3.4 Finally Paragraph 130 states planning permission should be refused for
development of poor design that fails to take the opportunities available for
improving the character and quality of an area and the way it functions, taking
into account any local design standards or style guides in plans or
supplementary planning documents. Conversely, where the design of a
development accords with clear expectations in plan policies, design should
not be used by the decision taker as a valid reason to object to development.

4.3.5 Having taken all of the above into account it is considered that the main
issues in respect to design and the impact on the character and form of the
area are: -

0] Overall layout
(i) Materials, scale and external appearance of the development
(i)  Landscaping

4.3.6 In order to inform the application the applicant has submitted: -

) Proposed Site Layout Master Plan

(i) Proposed Elevations Plan and gantry Cross sections
(i)  Landscape Proposals

(iv)  Landscape and Visual Appraisal

(v)  Arboricultural Assessment

(vi)  Landscape Management Plan
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4.3.7 Landscape and Visual Appraisal (LVA) dated June 2019 and prepared by
WYG Environment Planning and Transport Limited provides an assessment of
the effects of the proposed development on the landscape of the site and its
context. The assessment is broken down into (i) a landscape assessment
and (ii) a visual assessment.

4.3.8 In respect to the landscape assessment the report states that the proposal
would be moderate adverse effect on the site’s landscape fabric during
construction and day 1 of the development due to the intermediate scale of
change associated with the removal of trees and shrubs largely within the
northern part of the site to accommodate the development proposals. The
report goes on to conclude “this would reduce to a minor adverse effect in the
longer term when the landscaping proposal as part of the development
matures, limiting the degree of the change overall to the site’s landscape
fabric”.

4.3.9 In addition to the above the report concludes

“the assessment of landscape effects has identified a minor adverse
effect on the landscape character of the urban land within the site’'s
local landscape context during construction and operation of the
development from day 1 to year 15. This is due to the industrial
context of the site which includes the existing storage containers and
handling operations”;

adding “beyond the urban context, the proposal development is assessed as
providing negligible effects on the landscape of the Coalfields Farm LCT and
settled Farmlands LCT” as these would be largely separated by intervening
built development and trees.

4.3.10 In respect to the visual assessment the report states that there would be
“moderate adverse effects on residential receptors situated to the north of the
site at the eastern end of Rumer Hill Road and within Bridgtown, including
residents along Walsall Road and on Hunter Road beyond, which overlook the
development from within the built-up landscape to the west at a distance of
0.3-0.4km” which would reduce overtime to minor adverse as planting
matures.

4.3.11The report also concludes that there would be minor adverse effects
elsewhere in Bridgtown and Rumer Hill and to minor adverse to negligible
effects to motorists and other users of of rights of way
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4.3.12 The LVA and other plans and statements listed above have ben reviewed by
the Landscape Officer who has no objections to the LVA and considers that,
subject to conditions the layout and landscaping proposal are acceptable

4.3.13 As such it is considered that the development would be well-related to existing
buildings and its surroundings in terms of layout, density, access, scale
appearance, landscaping and materials; and would successfully integrate with
existing trees; hedges and landscape features of amenity value. The proposal
would therefore not be contrary to Policy CP3 of the Cannock Chase Local
Plan and paragraph 127 of the NPPF.

4.4. Impact on Residential Amenity

4.4.1 Policy CP3 of the Local Plan states that the following key requirements of high
quality design will need to addressed in development proposals and goes
onto include [amongst other things] the protection of the "amenity enjoyed by
existing properties".

4.4.2 Paragraph 127(f) of the NPPF states that planning policies and decisions
should ensure that developments [amongst other things] create places with a
high standard of amenity for existing and future users.

4.4.3 In this respect it is noted that impacts on the amenity of neighbouring
residential properties have the potential to be affected by

0] Overlooking, overshadowing and loss of outlook from the
proposed buildings, particularly the office and other features
within the site such as the gantry and the storage of containers.

(i) noise from the operation in particular, but not limited to, vehicles
within the site.

(i)  air quality.

4.4.4 Air quality will be addressed later in the report under its own distinct section
as it has wider environmental and geographic implications.

4.4.5 In respect to the impact of the proposed office at Rumer Hill Road it is noted
that this would be two-storey with a height to eaves of 9.5m high and length
and width of 28.5m and 11m respectively. The northern (side) elevation of the
office would be 32m from the dwelling at 2 Devon Road and the front
elevation would be approximately 51 m from the Gables, on Rumer Hill Road.

4.4.6 Officers can confirm that given the size, scale height of the proposed office
and its juxtaposition to the nearest dwellings that any additional level of
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overlooking and overshadowing, or loss of outlook would be acceptable and
insufficient to warrant refusal.

4.4.7 Overlooking from within the Pentalver site particularly from the car park would
not be significant given the level of screening along the boundary shared with
the houses fronting Rumer hill Road.

4.4.8 Although the two gantries would have a height of 27m they would not be
occupied bieng essentially machines. As such given the substantial distance
between them and the dwellings to the north it is considered that they would
not have significant impact on residential amenity by vitrue fo overlooking,
overshadowing or loss of outlook.

4.4.9 In respect of noise the applicant has submitted a noise report which
concludes: -

“Including the mitigation scheme [which] includes a 3.0m acoustic
barrier around the perimeter of the proposed HGV parking areas, the
proposed development, including all combined sources of noise, is not
expected to have an ‘adverse impact’ on health or quality of life. Noise
levels from the proposed development have been predicted and it has
been demonstrated that the predicted noise emissions will result in
levels to be within or below the No Observable Adverse Effect Level at
nearby noise sensitive receptors during both the daytime and night-
time and levels which are below the criteria [set out in the report].

Despite the favourable assessment an ‘Operational Noise
Management Plan’ has been produced....... The management plan
presents best working practices to reduce noise levels even further.
The management plan also presents a scheme for post-completion
noise monitoring to show compliance.”

4.4.10 The Environmental Health Officer has stated

“Although the scheme is an expansion on the current activities, the
nearest residential properties will benefit from increased separation
distances and a 3 metre high barrier. The quieter activities, such as car
parking areas will now be closest to residents. Noise calculations
indicate that these measures will be adequate to ensure that the site
will not have an adverse impact on the quality of life of nearby
residents. However, it is imperative that the operator adheres to the
noise management plan produced for this site, to ensure that good
practice is maintained. This includes vehicle management plans,
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delivery and loading process, unloading, return journeys, reversing
alarms, management and maintenance, training and monitoring. The
plan should be revised bi-annually to account for changing
circumstances and evidence of any adverse noise impact from the
operations.”

4.4.11 The comments from, and issues raised by, Rumer Hill Residents Association
are noted. These have been forwarded to the applicant who in response has
stated: -

“WYG were commissioned by Lambert Smith Hampton to produce a
noise assessment to enable the discharge of Conditions 5, 6 and 8 on
the extant planning permission (ref CH/14/0452 dated 8th August
2016). The conditions relate to (5) a scheme of acoustic mitigation (6)
design of the quiet railhead warning system and (8) absolute noise
levels specifically for the proposed railhead.

WYG undertook a baseline noise monitoring survey from Thursday
28th March 2019 to Thursday 4™ April 2019 at twelve locations
including attended short-term monitoring at seven locations during the
daytime, evening and night-time. Five additional locations were
measured, unattended, over a 169-hour period. This monitoring was
undertaken to characterise the existing baseline ambient noise
environment currently experienced at the closest properties
surrounding the site.

Furthermore, source noise measurements of a diesel locomotive was
undertaken at a siding in Salisbury; LAeq (averaged noise) and LAmax
(maximum instantaneous noise) level data from this monitoring have
been presented. Noise level data for the rail mounted gantries (RMG),
HGV operations (including parking and movements), reach stackers,
vehicle jet wash and staff car-parking have also been presented within
the noise assessment.

The closest sensitive residential premises have been identified and
summarised within the report. These receptors have been selected to
represent worst-case locations with respect to direct noise from the site
(based on distance to the sources in different directions) to represent
both ground floor living spaces and first floor bedrooms of nearby
properties.

Three-dimension noise modelling has been undertaken to predict the
effects of multiple noise sources operating simultaneously at locations
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surrounding the site, taking into account the relative distances and
heights of the surrounding properties.

The first element of the noise assessment takes into account the noise
limits set out within Condition 8 of the planning condition. The
assessment considers the proposed operations of the railheads,
including the movement of a diesel locomotive including sources such
as horns etc, the operation of two Rail Mounted Gantries (RMG) and
the quiet railhead warning system. The assessment has shown that
predicted operational noise levels are below both the average LAeq
criterion of 40 dB and LAmax criterion of 60 dB at the facades of all
closest sensitive receptor locations.

An additional assessment of yard activity associated with the proposed
site extension was undertaken (including the movements and loading
of HGVS, stacking of containers, jet wash and all other sources).

The initial assessment identified that, in the absence of additional
acoustic mitigation, site operations to the north of the site would have
the potential to adversely affect the closest properties.

Therefore, in accordance with the requirements of Condition 5, a
scheme of mitigation has been designed to reduce the potential for
adverse effects at the closest properties by providing 3.0m high
acoustic barriers around the perimeter of the proposed trailer parking
area to the north of the site, adjacent to the receptors along Rumer Hill
Road.

With the inclusion of this mitigation, operational noise levels are
predicted to below the existing background noise levels and cumulative
noise levels (including railhead and site extension) would meet the
requirements of Condition 8. Nevertheless, an operational noise
management has also been produced which outlines a number of
physical and best practice measures to reduce noise within the site and
includes provision for noise monitoring of the operational site.”

4.4.12 The Environmental Health Officer has reviewed the noise issue in the light of
the comments made by the residents association and the WYG statement
(above) and has stated

“Although the WYG statement lacks the supporting data, it should be
treated as reliable as it in no way detracts from the developer’s
responsibilities. 1t proses 3.0m high acoustic barriers around the
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perimeter of the proposed trailer parking area to the north of the site,
adjacent to the receptors along Rumer Hill Road together with an
operational noise management outlining a number of physical and best
practice measures to reduce noise within the site and includes
provision for noise monitoring of the operational site. This document
does not appear to have been included, but | anticipate will address the
relevant noises.

| understand that Rumer Hill Road will not be used for commercial
vehicle movements. As such, | do not consider that vehicle noise and
air quality issues on Rumer Hill Road to be a constraint to development
in this instance.”

4.4.13 The comments of the Environmental Health Officer are accepted and it is
concluded that, subject to the attached conditions, the noise levels
associated with the proposal would maintain a high quality of residential
amenity.

4.4.14 Having had regard to all of the above that subject to the attached conditions it
is considered that the proposal would safeguard the high standard of amenity
of existing and future occupiers of neighbouring residential properties in
accordance with policy CP3 of the Cannock Chase Local Plan and Paragraph
127(f) of the NPPF.

45 Impact on Highway Safety

4.5.1 Paragraph 109 of NPPF states that development should only be prevented or
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 adding at paragraph 110: -

Within this context, applications for development should:

a) give priority first to pedestrian and cycle movements, both within the
scheme and with neighbouring areas; and second — so far as possible
to facilitating access to high quality public transport, with layouts that
maximise the catchment area for bus or other public transport services,
and appropriate facilities that encourage public transport use;

b) address the needs of people with disabilities and reduced mobility in
relation to all modes of transport;

C) create places that are safe, secure and attractive — which minimise the
scope for conflicts between pedestrians, cyclists and vehicles, avoid
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unnecessary street clutter, and respond to local character and design
standards;

d) allow for the efficient delivery of goods, and access by service and
emergency vehicles; and

e) be designed to enable charging of plug-in and other ultra-low emission
vehicles in safe, accessible and convenient locations.

4.5.2 In order to achieve the above requirements paragraph 111 of the NPPF goes
on to state: -

‘All developments that will generate significant amounts of movement
should be required to provide a travel plan, and the application should
be supported by a transport statement or transport assessment so that
the likely impacts of the proposal can be assessed.’

4.5.3 In order to support the application the applicant has submitted: -

0] Proposed Layout Plan
(i) Framework Travel Plan
(i)  Transport Statement

454 The proposed layout shows that access for all cars and pedestrians
associated with the HGV workers and the office would be accessed via
Rumer Hill Road. However, all HGVs using the site would access and egress
via Pentalver Way onto the Eastern Bypass.

455 The Highway Agency and the County Highway Authority have no objections
subject to the attached conditions.

4.5.6 In response to the issues raised by local residents in respect to traffic the
Highway officer has stated

“In highway terms it appears that the main concern is a residential
housing estate being used for industrial access.

In determining the application the Highway Authority noted that the
Rumer Hill Road access will be used to service the proposed new
office and will not provide access for HGV’s associated with the site.
With reference to the submitted Transport Assessment, Paragraphs 3.2
& 3.3 confirm this arrangement. | note there is also concern that Rumer
Hill Road was not being ruled out for HGV access in the future. If this
proposal did come forward then the merits of such a proposal would be
considered and determined at that time.
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Rumer Hill Road previously served Rumer Hill Industrial Estate and
with reference to planning application CH/10/0364 received Outline
Planning Permission for a maximum of 70No.dwellings. 70No.dwellings
would generate between 560 and 700 vehicle movements per day.

Taking the above into account the Highway Authority would not be able
to defend a recommendation of refusal to the Local Planning Authority
at any Appeal.”

45.7 The comments made by the Highway Authority are accepted. Therefore
subject to the conditions recommended by the County Highway Authority and
the completion of a Section 106 agreement in respect to the implementation
of the Travel Plan it is considered that the residual cumulative impacts on the
road network would not be severe and that the proposal would not lead to
unacceptable problems on the highway network and as such the proposal is
not contrary to Paragraph 109 of the NPPF.

4.6 Impact on Nature Conservation Interests

4.6.1 Policy and guidance in respect to development and nature  conservation is
provided by Policy CP12 of the Local Plan and paragraphs 170, 174, 177, 179
of the NPPF.

4.6.2 Policy CP12 of the Local Plan states that the District's biodiversity and
geodiversity assets will be protected, conserved and enhanced via

'the safeguarding from damaging development of ecological and
geological sites, priority habitats and species and areas of importance for
enhancing biodiversity, including appropriate buffer zones, according to
their international, national and local status. Development will not be
permitted where significant harm from development cannot be avoided,
adequately mitigated or compensated for;

= support for the protection, conservation and enhancement of existing
green infrastructure to facilitate robust wildlife habitats and corridors at
a local and regional scale (particularly to complement Policy CP16);

= supporting and promoting initiatives for the restoration and creation of
priority habitats and recovery of priority species and the provision of
new spaces and networks to extend existing green infrastructure;

= supporting development proposals that assist the delivery of national,
regional and local Biodiversity and geodiversity Action plan
(LBAP/GAP) targets by the appropriate protection, incorporation and
management of natural features and priority species;
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= the promotion of effective stewardship and management across the
district to contribute to ecological and geological enhancements.

4.6.3 Paragraph 170 of the NPPF states [amongst other things] that

= 'Planning policies and decisions should contribute to and enhance the
natural and local environment by:

= protecting and enhancing valued landscapes, sites of biodiversity or
geological value and soils (in a manner commensurate with their
statutory status or identified quality in the development plan); [and]

= minimising impacts on and providing net gains for biodiversity, including
by establishing coherent ecological networks that are more resilient to
current and future pressures;’

4.6.4 Paragraph 174 goes on to state

When determining planning applications, local planning authorities
should apply the following principles:

a) if significant harm to biodiversity resulting from a development
cannot be avoided (through locating on an alternative site with
less harmful impacts), adequately mitigated, or, as a last resort,
compensated for, then planning permission should be refused,;

b) development on land within or outside a Site of Special Scientific
Interest, and which is likely to have an adverse effect on it
(either individually or in combination with other developments),
should not normally be permitted. The only exception is where
the benefits of the development in the location proposed clearly
outweigh both its likely impact on the features of the site that
make it of special scientific interest, and any broader impacts on
the national network of Sites of Special Scientific Interest;

C) development resulting in the loss or deterioration of
irreplaceable habitats (such as ancient woodland and ancient or
veteran trees) should be refused, unless there are wholly
exceptional reasons and a suitable compensation strategy
exists; and

d) development whose primary objective is to conserve or enhance
biodiversity should be supported; while opportunities to
incorporate  biodiversity improvements in and around
developments should be encouraged, especially where this can
secure measurable net gains for biodiversity.

Site Specific Impacts on Ecology
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4.6.5 The applicant has submitted: -

0] Ecological Management Plan,
(i) Bat survey, October 2019

4.6.6 The bat report concludes: -

“Given the absence of trees with potential roosting features and the
absence of bats recorded during the internal/ external building
assessment, and nocturnal building survey, the presence of an on-site
bat roost can be ruled out and no further surveys are required.

4.6.7 The report goes onto provide details of mitigation and enhancement through
the provision of bat boxes and control of external lighting.

4.6.8 The Ecological Management Plan sets out measures to maximise the future
biodiversity of the site and where possible compensate for loss of habitats.
Proposals entail the retention of all semi-natural habitats located at the
periphery of the Pentalver Depot although it recognises that approximately
0.766ha of Open Mosaic Habitat and scattered tree will be lost.

4..6.9 Habitat enhancement will include some element of new panting with native
species, bat and bird boxes and management of grass land areas which
without intervention would succumb to scrub.

4.6.10The Council's Ecologist has stated that the “submitted Ecological Management
Plan dated October 2019 contains measures to upgrade and maintain
remaining areas of semi- natural vegetation around the development which
are likely to be sufficient in scale to offset ecological damage resulting from
the development proposals” and that “full implementation of these measures
will be sufficient to meet the requirements of CP12".

4.6.11 In respect to the issues raised by local objectors the Council’'s Ecologist has
stated

0] In respect to bats there is low level foraging activity on the site
but no evidence of a roost. Foraging areas are not legally
protected only places of shelter and protection. The
development is likely to result in reduced feeding opportunities
but there is no evidence to suggest that this would significantly
impact upon the status of the species concerned at the local
level.

(i) In respect to badgers recent surveys have not identified any
current badger activity on the site. Whilst badgers were certainly
present when the container depot was first developed it is likely
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that they are no longer present or use the site on a less frequent
basis. In the absence of current records badgers are not a
principle factor in determining the application.

(i) In respect to newts there is no evidence of great crested newt
on the site. Smoot newts may be present in the pond but these
are not legally protected.

4.6.12 As such the Council’'s Ecologist has no objection to the proposals subject to a
condition being imposed requiring full implementation of the measures
contained within the submitted ecological management plan which will need to
remain in place for the duration of the development. This is accepted by
officers as a reasonable and proportionate response to the development and
its impact on ecology.

4.6.13 1t is therefore considered that the proposal, subject to the attached conditions,
meets the requirements of Policy CP12 of the Local Plan and paragraphs 170,
174, 177, 179 of the NPPF.

4.7 Drainage and Flood Risk

4.7.1 The site is located in Flood Zone 1 on the Environment Agency's Flood Zone
Maps, and therefore is in the zone of least risk from flooding.

4.7.2 In this respect it is noted that paragraph 155 of the NPPF states
'inappropriate development in areas at risk of flooding should be avoided by
directing development away from areas at highest risk (whether existing or
future)' adding ‘'where development is necessary in such areas, the
development should be made safe for its lifetime without increasing flood risk
elsewhere'.

4.7.3 In addition to the above it is paragraph 165 of the NPPF states 'Major
developments should incorporate sustainable drainage systems unless there
is clear evidence that this would be inappropriate. The systems used should:

a) take account of advice from the lead local flood authority;

b) have appropriate proposed minimum operational standards;

C) have maintenance arrangements in place to ensure an
acceptable standard of operation for the lifetime of the
development;

4.7.4 The application is supported by a Flood Risk Assessment and Drainage
Strategy prepared by Amey Consulting. This concludes: -

“The site is entirely sited within Flood Zone 1 by the Environment
Agency. On review of Table 2 of they Flood Risk and Coastal Change
Guidance, the flood risk vulnerability classification of the proposed
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development is assessed to ne Less Vulnerable. In accordance with
Table 3 of the Flood Risk and Coastal Change Guidance, the proposed
development is assessed to be appropriate for the site.

The principle source of flood risk to the proposed development is
considered to be the increase in surface water run-off generated by
creating impermeable areas within the boundary of the site. To
mitigate the risk of surface water flooding the detailed design of the
proposed drainage networks will be in accordance with current
standards and follow the principles set out in the drainage strategy.
The detailed design shall include above and below ground SUDs
where possible to store flood water during extreme storm events.
Attenuation features shall be designed to allow for increase in rainfall
intensity over the design life of the [proposed development.

The detailed drainage design shall include suitably sized oil interceptor
units to provide treatment to all runoff generated by the propose
development.”

475 The Lead Local Flood Authority and Severn Trent Water Authority after
considering the documents have stated that they have no objections subject
to the attached conditions.

4.7.6 1t is therefore concluded that subject to the attached conditions the proposal
would be acceptable in respect to drainage and flood risk

4.8  Air Quality

4.8.1 The proposal by its very nature together with the traffic that it would generate
has the potential to impact on air quality. In this respect it should be noted
that Paragraph 181 of the NPPF states: -

'Planning policies and decisions should sustain and contribute towards
compliance with relevant limit values or national objectives for
pollutants, taking into account the presence of Air Quality Management
Areas and Clean Air Zones, and the cumulative impacts from individual
sites in local areas. Opportunities to improve air quality or mitigate
impacts should be identified, such as through traffic and travel
management, and green infrastructure provision and enhancement. So
far as possible these opportunities should be considered at the plan-
making stage, to ensure a strategic approach and limit the need for
issues to be reconsidered when determining individual applications.
Planning decisions should ensure that any new development in Air
Quality Management Areas and Clean Air Zones is consistent with the
local air quality action plan.’

4.8.2 The application is accompanied by an Air Quality Assessment (dated
September 2019, and prepared by Lambert Smith Hampton. The report looks
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at impacts both at the ‘Construction Phase’ and the ‘Operational Phase’. In
respect of the operational phase the report concludes

Prior to the implementation of appropriate mitigation measures, the
potential impact description of dust emissions associated with the
construction phase of the proposed development has potential as
‘high’ at some worst affected receptors without mitigation. However,
appropriate site specific mitigation measures have been recommended
based on Section 8.2 of the IAQM [Institute of Air Quality Management]
Guidance on the Assessment of Dust from Demolition, Earthworks,
Construction and Trackout. It is anticipated that with these appropriate
mitigation measures in place, the risk of adverse effects due to
emissions from the construction phase will not be significant.”

4.8.3 In respect to the operational phase the report concludes: -

“For the operational phase, a design year assessment of 2022 traffic
emissions have undertaken to assess the effects of the proposed new
railhead.

During the design year with the development in place, the assessment
of the impact description of the effects associated with both the
committed and proposed development, with respect to NO, the impact
description of the proposed development is determined to be negligible
at all identified existing receptors.

With respect to PM3p and PM; s exposure, the impact description of the
proposed development is determined to be negligible for the all
identified existing sensitive receptors.

The Damage Cost total provides an indication of the potential air
guality effect associated with the proposed development of comparison
with other schemes. The damage Cost Calculation will be offset by the
mitigation measures detailed in section 8”

namely to promote sustainable travel and minimise the traffic impact of staff
related travel via the production of a Travel Plan.

4.8.4 The Travel Plan will entalil

Appointment of a Travel Plan Coordinator.

Car sharing promotion.

Identification of suitable / safer routes.

A shelter providing 16 secure cycle parking.

Provision of 16 cycle lockers and showers and changing rooms.
Bike to work and other promotional schemes.

Notice boards with bus time-tables

Reception information point.
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4.8.5 The Environmental Health Officer (EHO) has stated that he agrees with the
conclusion in the report that the operational impact at specific locations would
be ‘negligible’ and accepts that the mitigation measures proposed would meet
the total damage costs of £25,776. As such the EHO has no objections
subject to a mechanism is put in place to ensure implementation of the Travel
Plan. Officers confirm that this could be secured via a section 106 agreement
and, or, conditions.

4.8.6 Therefore subject to the attached conditions/ section 106 agreement it is
considered that the proposal woud be acceptable in respect of air quality.

4.9 Mineral Safequarding

4.9.1 The site falls within a Mineral Safeguarding Area (MSAs) for Coal and
Fireclay. Paragraph 206, of the National Planning Policy Framework (NPPF)
and Policy 3 of the Minerals Local Plan for Staffordshire (2015 — 2030), both
aims to protect mineral resources from sterilisation by other forms of
development.

4.9.2 Policy 3.2 of the new Minerals Local Plan states that:

‘Within a Mineral Safeguarding Area, non-mineral development except
for those types of development set out in Appendix 6, should not be
permitted until the prospective developer has produced evidence prior
to determination of the planning application to demonstrate:

a) the existence, the quantity, the quality and the value of the
underlying or adjacent mineral resource; and

b) that proposals for non-mineral development in the vicinity of
permitted mineral sites or mineral site allocations would not
unduly restrict the mineral operations.

4.9.3 In this respect it is noted that the site falls within a Mineral Safeguarding Area
(MSA) for shallow coal and fireclay, and for superficial sand and gravel.
However the comments from Staffordshire County Council Mineral Planning
Authority that the site falls within the boundary of the former Poplars (‘Merry
England’ Authorisation) opencast coal mine, so it is unlikely that any
significant mineral resources remain and that they have no objection are
noted.

4.9.4 1t is therefore considered that the proposal would not unduly restrict the
mineral operations and therefore is acceptable having have regard to the
requirement of Policy 3.2 of the Minerals Plan and Paragraph 206, of the
National Planning Policy Framework.

4.10 Crime and the Fear of Crime
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4.10.1 Section 17 of the Crime and Disorder Act 1998 places a duty on each local
authority 'to exercise its various functions with due regard to the likely effect of
the exercise of those functions on, and the need to do all that it reasonably
can do to prevent crime and disorder in its area to include anti-social
behaviour, substance misuse and behaviour which adversely affects the
environment'.

4.11.2 In addition to the above paragraph 127(f) of the NPPF states planning policies
and decisions should ensure that development create places which [amongst
other things] create places that are safe and where crime and disorder, and
the fear of crime, do not undermine quality of life, social cohesion and
resilience.

4.11.3 The comments of Staffordshire Police are noted Given the nature of the
comments and the issues that they raise it is considered that the most
appropriate way of dealing with this is by way of an informative attached to
any permission granted.

4.11.4 As such it is considered that the proposal is acceptable and would create a
place which is safe and where crime and disorder, and the fear of crime,
would not undermine quality of life, social cohesion and resilience.

4.12 Waste and Recycling Facilities

4.12.1 Policy CP16(1) (e) 'Climate Change and Sustainable Resource Use' of the
Cannock Chase Local Plan states that development should contribute to
national and local waste reduction and recycling targets according to the
waste hierarchy'. One of the ways of achieving this is by ensuring
development can be adequately serviced by waste collection services and
that appropriate facilities are incorporated for bin collection points (where
required).

4.12.2 In this respect the Pentalver site would make its own arrangements for the
disposal of waste and there is sufficient land available to ensure adequate
provision is made for storage and collection. As such Waste and Recycling
Services have no objections to the proposal.

4.12.3 As such the proposal would not be contrary to Policy CP16(1) (e).

4.13.2 Ground Conditions and Contamination

4.13.1 The site is located in a general area in which coal mining has been a
significant factor and therefore there are potential issues in respect to land
stability.
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4.13.2 In this respect paragraph 170 of the NPPF states: -

“Planning policies and decisions should contribute to and enhance the
natural and local environment by [amongst other things]:

e) preventing new and existing development from contributing to, being
put at unacceptable risk from, or being adversely affected by,
unacceptable levels of soil, air, water or noise pollution or land
instability. Development should, wherever possible, help to improve
local environmental conditions such as air and water quality, taking into
account relevant information such as river basin management plans;
and

f) remediating and mitigating despoiled, degraded, derelict, contaminated
and unstable land, where appropriate.

4.13.3 In addition to the above paragraph 178 of the NPPF states: -

Planning policies and decisions should ensure that:

a) a site is suitable for its proposed use taking account of ground
conditions and any risks arising from land instability and contamination.
This includes risks arising from natural hazards or former activities
such as mining, and any proposals for mitigation including land
remediation (as well as potential impacts on the natural environment
arising from that remediation);

b) after remediation, as a minimum, land should not be capable of being
determined as contaminated land under Part IIA of the Environmental
Protection Act 1990; and

c) adequate site investigation information, prepared by a competent
person, is available to inform these assessments.

4.13.4 Finally paragraph 179 of the NPPF makes it clear that where 'a site is
affected by contamination or land stability issues, responsibility for securing
a safe development rests with the developer and/or landowner".

4.13.5 In this respect it is noted that the applicant has provided

0] Geoenvironmental Site Investigation report prepared by Geocon
Site Investigations Ltd
(i) Coal Mining Risk Assessment

4.13.6 The mains issues in respect to the above are: -

() Ground Contamination.
(i) Ground Water Contamination.
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(i)  Ground Gas.
(iv)  Land Stability.

Ground Contamination

4.13.7In respect to ground contamination the Environmental Health Officer has
stated that chemical contamination of significance has not been found on the
site but has advised that a watching brief should be kept during development,
and contingency plans made for dealing with erroneous materials if
encountered.

Groundwater and Surface Water

4.13.8 The Environment Agency has stated

Reference to the 1:50,000 scale geological map indicates that the site
is located on Devensian Till. This is designated as a secondary,
undifferentiated aquifer. This means that these deposits could have
properties of either a Secondary A or Secondary B aquifer. The
definitions of each of these aquifer types are given below.

. Secondary A aquifers. These are permeable strata capable of
supporting water supplies at a local rather than strategic scale
and in some cases forming an important source of base flow to
rivers.

. Secondary B aquifers. These are predominantly lower
permeability strata which may in part have the ability to store
and yield limited amounts of groundwater by virtue of localised
features such as fissures, thin permeable horizons and
weathering.

The bedrock geology beneath the above superficial deposits is the
Pennine Middle Coal Measures Formation. This is designated as a
secondary A aquifer as described above.

The site investigation included with the application demonstrates that it
will be possible to manage the risk posed to controlled waters by this
development. However as with all site investigations it may be possible
that contamination exists that has not been discovered.

In light of the above, we would advise that a condition is included to
ensure any significant contamination discovered during development is
dealt with appropriately.”
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Ground Gas

4.13.9The EHO has noted that ground gas monitoring has demonstrated that the
site is at high risk from ground gas. As such, gas protection measures
evaluating to a score of 5.5 (as per BS8485:2015) should be incorporated into
new buildings on site. Suggested gas protection measures are described
within the report, but chosen measures should be agreed with this department
prior to commencing build.

Land Stability

4.13.10The Coal Authority after considering the original Mining Report expressed
concerns ion respect to the proposed two buildings along the eastern
boundary of the site. In response and in an effort to speed up the decision
making process the applicant has removed these two buildings from the
description of the development. The Coal Authority has now confirmed that
the proposal is acceptable in respect to risks from the mining legacy.

4.12.11 As such it is concluded that subject to the attached conditions the proposal
is acceptable in respect of the requirements of paragraphs 170, 178 and 179
of the NPPF-.

4.14 Economic Development

4.14.1 The applicant has stated that the proposed railhead would create a piece of
economic infrastructure with the potential to support the competitiveness of
business. The project would require an inward investment of £18 million
pounds and involve an input of £1.3 million from the Local Growth Fund from
the Birmingham and Solihull Local Enterprise Partnership.

4.14.2 The applicant’s Planning Statement also states Pentalver contributes to the
local economy through employment of approximately 330 local people and
that the proposals are expected to create approximately 50 new additional
jobs.

4.14.3 The Economic Development Officer has acknowledged the benefits of the
proposal and is supportive of the application.

4.14.4 1t is clear from the above that Pentalver currently makes a significant
contribution to the local economy. Furthermore, the current proposal would
safeguard the current jobs, involve a substantial investment in the district and
create a further 50 jobs. This investment would dovetail well with Objective 4
of the Employment Land Growth Requirements and Strategy to encourage a
vibrant local economy and workforce. As such the economic benefits arising
from the proposal are substantial not only to the district but also to the wider
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West Midlands area and accordingly substantial weight should be afforded to
them.

4.15 Health and Safety

4.15.1 In respect to issues of health and safety and the carrying out of the
development in a safe manner the comments of National Grid, Gas
distribution Plant Protection, Network Rail, Western Power Distribution and
Staffordsghire Fire and Rescue have been sought

4.15.2 National Grid, Gas Distribution Plant Protection have made no comments and
Network Rail's response was merely to forward a questionnaire for the
applicant to submit.

4.15.3 Staffordshire Fire and Rescue have stated that they have no objections and
have made general comments on issues which would be considered and
controlled under the Building Regulations suich as distance from mains and
hydrants and the ues of sprinklers. It is considered that these issues should
be appropriately addressed by way of an informatove attached to any
permission granted.

4.15.4 Western Power Distribution have objected to the proposal on the grounds that
it has Extra High Voltage (EHV) (132kV) network installed on thesite. WPD
has gobne on to state that they must be contacted in all instances for safety
guidance, proximity clearances and clear working methodologies related to
locating equipment and safe working practices prior to any physical (or
survey) works at this site and that any alteration, building or ground works
proposed within 50 meters of any network, apparatus or equipment that may
or may not directly affect cables or conductors, must be notified in detail to
Western Power Distribution. WPD has gone on to receommend minimum
distances

4.15.5 Notwithstanding the above the responsibility for ensuring that develpmenbt is
implemented safely lies primarily with the applicant. Western Power, although
objecting has not raised any issue fo detail that would preclude the
development and has recommended distances and has made the assertion
that the developer should contact them. As such it is consisdered that the
most appropriate manner of dealing with this issue is by placing an
informative on any permission granted bringing tio the attention oftehdevloper
the commetns made by Western Power.

4.16 Economic Benefits

4.16.1 The proposal has a number of positive economic benefits including: -
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. The overall project investment would result in a substantial internal
investment of £18minto the frastructure not only of the District but also
at regional level.

. The increase in scale, and administrative functions on the site would
mean an additional 50 jobs created.

. The shift to a modal site, would allow the business to become
increasingly efficient — and hopefully attract new clients on that basis
as well as enable Cannock Chase based business to consider further
territories.

4.16.2 It is considered that the above economic benefits are substantial and should
be granted substantial weightin the determination of this application.

|5 Human Rights Act 1998 and Equalities Act 2010 |

Human Rights Act 1998

5.1 The proposals set out in this report are considered to be compatible with the
Human Rights Act 1998. The recommendation to approve the application
accords with the adopted policies in the Development Plan which aims to
secure the proper planning of the area in the public interest.

Equalities Act 2010

5.2 It is acknowledged that age, disability, gender reassignment, pregnancy and
maternity, religion or belief, sex and sexual orientation are protected
characteristics under the Equality Act 2010.

By virtue of Section 149 of that Act in exercising its planning functions the
Council must have due regard to the need to:

Eliminate discrimination, harassment, victimisation and any other
conduct that is prohibited;

Advance equality of opportunity between persons who share a relevant
protected characteristic and persons who do not share it;

Foster good relations between persons who share a relevant protected
characteristic and persons who do not share it

It is therefore acknowledged that the Council needs to have due regard to the
effect of its decision on persons with protected characteristics mentioned.

Such consideration has been balanced along with other material planning
considerations and it is considered that the proposal is acceptable in respect
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to the requirements of the Act. Having had regard to the particulars of this
case officers consider that the proposal would not conflict with the aim of the
Equalities Act.

|6  Conclusion \

6.1 Full planning permission is sought for a new railhead and associated
development. The application proposes the nstallation railhead to comprise 5
line rail siding with two gantry cranes and alterations to existing site layout to
convert existing depot to a multi-modal container handling facility. Expansion
of depot site onto adjoining former Rumer Hill Industrial Estate to include
provision of trailer parking and car parking areas and erection of new 2 storey
office building.

6.2 The site is unallocated in the Local Plan and is located within a sustainable
location within the urban area of Cannock. As such the proposal is
considered to be acceptable in principle.

6.3 The impacts of the proposal in respect to landscape, residential amenity,
highway safety and capacity, ecology, social cohesion and drainage and flood
risk are, subject to the attached conditions, considered acceptable.

6.4 Having had regard to all local and national policy requirements the proposal is
considered acceptable, subject to the attached conditions and the completion
of a Section 106 agreement in respect to the implementation of a travel plan.

6.5 In addition to the above it is considered that the economic benefits of the
proposal are substantial and should be granted substantial weight in the
determination of this application. Therefore any residual harm resulting from
the poposal would be clearly outweighed by the economic benefits of the
proposal.

6.6 Approval is therefore recommended subject to the attached conditions and
the completion of a section106 agreement to secure monies for the monitoring
of a travel plan.

6.7 However, given the lateness of receipt of some of the amended details, the
length of the consultation period and the fact that the local paper is a weekly
paper, the consultation period for amendments is not due to expire until 28™
November 2019. Hence Planning Control Committee, if it is minded to
approve, can only at this stage give a minded to grant resolution at the
meeting. Such a resolution would enable the decision to be made with out the
need to wait until the next meeting of Planning Control Committee which is
scheduled to take place on 18" December 2019.

6.8 Hence it is recommended that Planning Control Committee resolves that
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) it is minded to approve the application subject to the conditions
attached to the report and the completion of a Section 106
agreement to secure funding for the implementation of a Travel
Plan; and that

(i) Provided no new material issues are received between the
meeting of Planning Control Committee and the expiration of the
publicity period on 28" November 2019; delegated powers are
granted to officers to issue the decision.
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