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Planning Committee 
 

Time and Date 
2.00 pm on Thursday, 5th March, 2026 
 
Place 
Committee Room 3 - Council House 
 

 

 
 
1. Apologies for Absence   

 
2. Declarations of Interest   

 
3. Members Declarations of Contact on Planning Applications   
 

 Members are reminded that contacts about any planning applications on this 
agenda must, unless reported to this meeting by the Strategic Lead for 
Planning, be declared before the application is considered. 
 

4. Minutes of the Meeting held on 18 December 2025  (Pages 3 - 6) 
 

5. Late Representations   
 

 To be circulated at the meeting. 
 

6. Application PL/2024/0002270/FULM -  Allesley Hotel, Birmingham Road  
(Pages 7 - 100) 

 

 Report of the Strategic Lead for Planning  
 

7. Application PL/2025/0000037/FULM - 46 Algate Close  (Pages 101 - 130) 
 

 Report of the Strategic Lead for Planning 
 

8. Application PL/2025/0001987/OUT - 260a Hawkes Mill Lane  (Pages 131 - 
152) 

 

 Report of the Strategic Lead for Planning  
 

9. Outstanding Issues   
 

 There are no outstanding issues. 
 

10. Any other items of public business which the Chair decides to take as 
matters of urgency because of the special circumstances involved   
 

 

Julie Newman, Director of Law, Governance and Safer Communities, Council House, 

Public Document Pack



Page 2 

Coventry 
 
Wednesday, 25 February 2026 
 
Note: The person to contact about the agenda and documents for this meeting is 
Carolyn Sinclair / Tom Robinson carolyn.sinclair@coventry.gov.uk / 
tom.robinson@coventry.gov.uk 
 
 
Membership: Councillors  P Akhtar, R Bailey, L Harvard (Chair), T Jandu, R Lakha, 
G Lloyd, K Maton (Deputy Chair), J McNicholas and M Mutton 
 
By invitation: Councillor N Akhtar 
 
 
 

Carolyn Sinclair / Tom Robinson  
carolyn.sinclair@coventry.gov.uk / tom.robinson@coventry.gov.uk 
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Coventry City Council 
Minutes of the Meeting of Planning Committee held at 2.00 pm on Thursday, 18 

December 2025 
 

Present:  

Members: Councillor L Harvard (Chair) 

 Councillor P Akhtar 
Councillor R Bailey 
Councillor R Lakha 
Councillor G Lloyd 
Councillor K Maton 
Councillor J McNicholas 
Councillor M Mutton 
 

Other Members: Councillor N Akhtar (Cabinet Member for Housing and 
Communities)   

 
Employees (by Service Area):  

 
Highways and Transport 
 
Innovation 
 
Law and Governance 
 
Planning and Regulation 
 

  
N Benison, L Forward, A Le Marinel, B Malin 
 
C Knight (Director) 
 
O Aremu, T Robinson, C Sinclair 
 
L D’Onofrio, G Goodman, A Lynch, E Spandley, O Williams 

Apologies: Councillor T Jandu  
  

 
Public Business 
 
44. Declarations of Interest  

 
There were no declarations of interest. 
 

45. Members Declarations of Contact on Planning Applications  
 
The Members named declared contacts on the following application as indicated:  
 

Application No.  Councillor  From 

Application 
PL/2025/0001922/FULM - Land 
Southeast of Shilton Lane, South 
and Southeast of Lentons Lane 

All 
Members 

Applicants and local 
residents 

Application 
PL/2025/0001852/PAEC – 1 – 65 
Ferrers Close 

Councillor 
L Harvard 

Objectors 

 
46. Minutes of the meeting held on 16 October 2025  
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The Minutes of the meeting held on 16 October 2025 were agreed and signed as a 
true record. 
 

47. Late Representations  
 
The Committee noted a tabled report which summarised late representations and 
responses on the following:  
 

Application Site Minute 

PL/2025/0001922/FULM Land South East of Shilton Lane and 
South and South East of Lentons Lane 

48 

PL/2025/0001978/FUL 118 Alpine Rise 49 

PL/2025/0001852/PAEC 1-65 Ferrers Close 51 

 
48. PL/2025/0001922/FULM - Land South East of Shilton Lane, South And South 
East of Lentons Lane  

 
The Committee considered a report of the Strategic Lead for Planning for a solar 
farm development including solar arrays, control buildings and associated 
infrastructure, internal access roads, landscaping and associated development. 
The application was recommended for approval. 
 
The Late Representation report included updates to consultee and neighbourhood 
responses, clarifications to the application proposal section of the report, and an 
additional two conditions: one from the Canal and River Trust relating to the 
landscape planting scheme and another to the transformer station relating to its 
location. Lastly, the recommendation was amended to include granting delegated 
authority to the Strategic Lead for Planning in consultation with the Chair of the 
Planning Committee. 
 
Nine registered speakers, including Councillor E Ruane, a Henley Ward Councillor 
who sent in a statement, Councillor J Gardiner, and Councillor M Lapsa spoke in 
respect of their objections. The agent attended the meeting and spoke in support 
of the application. 
 
RESOLVED:  
 

1) That planning permission be granted in respect of Application 
PL/2025/0001922/FULM for the part of the scheme within Coventry’s 
administrative boundary, subject to conditions; including the 
amended conditions (relating to the Canal and River Trust and the 
Transformer Station) as set out in the Late Representations; and 
delegates authority to the Strategic Lead for Planning, following 
consultation with the Chair of Planning Committee, to approve any 
additional conditions or any amendments to these conditions, which 
are considered necessary. 
 

2) That, following consultation with the Chair of Planning Committee, the 
following additional conditions be included: 

 

 The community benefit fund has a managed delivery. 
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 Site security measures be regularly reviewed. 
 

49. PL/2025/0001978/FUL - 118 Alpine Rise  
 
The Committee considered a report of the Strategic Lead for Planning for the 
conversion of residential property (Use Class C3a) to children's residential care 
home (Use Class C2) for up to three children. The application was recommended 
for approval. 
 
The Late Representation report included an update to Children’s Services 
consultee response to the application stating they had no objection. Secondly, it 
highlighted the raising of a petition expressing residents’ concerns. 
 
The Committee considered the petition objecting to the application bearing 64 
signatures sponsored by Councillor J Blundell, a Wainbody Ward Councillor. 
Councillor Blundell spoke in respect of the petition and his own objections 
alongside Councillor M Heaven, a Wainbody Ward Councillor, and 1 other 
registered speaker. The applicant had been invited to the meeting but was not in 
attendance. 
 
Following discussion, Members agreed that, in light of a Member's question about 
the operation of the site, the application be deferred to a later meeting. 
 
RESOLVED that planning permission for Application PL/2025/0001978/FUL 
be deferred for the reason stated.  
 

50. PL/2024/0000976/FUL - Loop Line Humber Avenue  
 
The Committee considered a report of the Strategic Lead for Planning for the 
erection of 4 dwellings within the former railway land/disused Coventry Loop Line 
to the south of Humber Avenue including associated access and landscaping 
works. The application was recommended for approval. 
 
RESOLVED that planning permission be granted in respect of Application 
PL/2024/0000976/FUL subject to conditions. 
 

51. PL/2025/0001852/PAEC - 1 - 65 Ferrers Close  
 
The Committee considered a report of the Strategic Lead for Planning for a prior 
approval application for proposed installation of telecommunications base station 
comprising 20m monopole supporting 9no. antennas and 2no. dishes with wrap-
around cabinet at the base, together with 6no. equipment cabinets and ancillary 
development hereto. The application was recommended for approval. 
 
The Late Representation report included an amendment to condition 2 to include 
anti-graffiti paint. 
 
Three registered speakers, including Councillor G Ridley, a Westwood Ward 
Councillor, spoke in respect of their objections. The agent sent in a statement in 
support of the application. 
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Following consideration of the report, the Late Representations report and matters 
raised at the meeting, Members considered that the application site was 
unsuitable and the streetscene would be negatively impacted.  
 
RESOLVED that planning permission be refused in respect of Application 
PL/2025/0001852/PAEC for the reasons stated. 
 

52. Outstanding Issues  
 
There were no outstanding issues. 
 

53. Any other items of public business which the Chair decides to take as 
matters of urgency because of the special circumstances involved  
 
 
 
 

(Meeting closed at 6.25 pm)  
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2.
4m

Acoustic barrier to be 2.4m high close
board timber construction with a
minimum density of 15 kg/m² and free
of perforations.

If necessary due to gaps in hedgeline,
it can be supplemented with native
species: Yew, Holly and Hazel and/or
clad in ivy and left to mature.

Fence line to generally follow the top
of embankment before highway land
as shown, but meander through tree
line as best fits.
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Groundworks Schedule

Grass

Abb Name Common Name Form Age Girth Height Root Brks Cntr Qty

Fes Gla Festuca ovina 'Glauca' C 5-7.5L 77

77

Herbaceous

Abb Name Common Name Form Age Girth Height Root Brks Cntr Qty

Cor can Cornus canadensis Creeping dogwood 30-40cm C 5L 7

Mis Gra Miscanthus sinensis 'Gracillimus' Maiden grass C 5-7.5L 30

Phl fru Phlomis fruticosa Jerusalem sage 40-60cm C 5L 29

66

Shrub

Abb Name Common Name Form Age Girth Height Root Brks Cntr Qty

Hypericum patulum 'Hidcote' 40-60cm C 7 10L 11

Auc Var Aucuba japonica 'Variegata' 60-80cm C 7 10L 8

Ber Nan Berberis thunbergii 'Atropurpurea Nana' Barberry 30-40cm C 4 5L 91

Bux sem Buxus sempervirens Common box 40-50cm C 5L 22

Cho Sun Choisya ternata 'Sundance' Mexican orange blossom 40-60cm C 7 10L 11

Cho ter Choisya ternata Mexican orange blossom 40-60cm C 7 10L 7

Cor alb Cornus alba Red barked dogwood 1/2 60-80cm B 102

Cor ave Corylus avellana Hazel, Cobnut 40-60cm C 2 2L 16

Cor ave Corylus avellana Hazel, Cobnut 1/1 60-80cm B 134

Cor Ele Cornus alba 'Elegantissima' Red barked dogwood 60-80cm C 7 10L 3

Cor Sib Cornus alba 'Sibirica' Westonbirt dogwood 60-80cm C 7 10L 11

Cryls av Corylus avellana Hazel, Cobnut 1/0 40-60cm B 163

Euo Eme Euonymus fortunei 'Emerald Gaiety' Spindle 'Emerald Gaiety 30-40cm(D) C 5L 35

Euo Eme Euonymus fortunei 'Emerald Gaiety' Spindle 'Emerald Gaiety 30-40cm(D) C 3 5L 7

Euo Gol Euonymus fortunei 'Emerald n Gold' Euonymus 'Emerald and Gold' 30-40cm(D) C 3 5L 16

Euo Que Euonymus fortunei 'Silver Queen' Spindle Silver Queen 40-60cm C 10L 3

Fat liz Fatshedera lizei 60-80cm C 10L 3

Heb Mid Hebe 'Midsummer Beauty' Hebe 40-60cm C 11 10L 11
Heb Pag Hebe pinguifolia 'Pagei' Hebe 30-40cm(D) C 5 5L 74
Hyp cal Hypericum calycinum Rose of sharon 20-25cm C 5L 15

Hyp Hid Hypericum patulum 'Hidcote' 40-60cm C 6 10L 11

Ile aqu Ilex aquifolium Holly 30-40cm C 2L 630

Ile aqu Ilex aquifolium Holly 80-100cm C 10L 32

Lav Hid Lavandula angustifolia 'Hidcote' English lavender 30-40cm C 5L 213

Pho Red Photinia x fraserii 'Red Robin' Red-tipped photinia 0/1 60-80cm B 5L 137

Pot Eli Potentilla fruticosa 'Elizabeth' Cinquefoil 40-60cm(D) C 4 5L 16

Pru lus Prunus lusitanica Portugal laurel 60-80cm C 4 5-7.5L 190

Pru Ott Prunus laurocerasus 'Otto Luyken' Cherry laurel var. 40-60cm C 4 5L 88

Pru spi Prunus spinosa Blackthorn 40-60cm C 3 2L 16

Rib san Ribes sanguineum Flowering currant 60-80cm C 3L 102

Ros can Rosa canina Dog rose C 3 2L 16

Ros off Rosmarinus officinalis 'Miss Jessopp's Upright' Rosemary 40-60cm C 7 10L 9

Rub fru Rubus fruticosa Bramble 40-60cm C 3 2L 16

Sal lan Salix lanata Woolly willow 40-50cm C 4 5L 16

Sam nig Sambucus nigra Common elder 60-80cm B 102

Ski Rub Skimmia japonica 'Rubella' Japanese Skimmia 40-60cm C 6 5L 16

Spi Wat Spiraea bumalda 'Anthony Waterer' 40-60cm C 5L 46

Vb op Viburnum opulus Guelder rose 1/1 40-60cm B 14

Vib dav Viburnum davidii David viburnum 30-40cm C 4 5L 187

Vib dav Viburnum davidii David viburnum 30-40cm C 8 5L 16

Vib opu Viburnum opulus Guelder rose 1/1 60-80cm B 102

Vin Var Vinca major 'Variegata' Greater periwinkle var. 10-15cm C 5L 10

Vin Var Vinca major 'Variegata' Greater periwinkle var. 30-40cm C 5L 34

Vin Var Vinca major 'Variegata' Greater periwinkle var. 30-40cm(D) C 5L 5

2767

Tree

Abb Name Common Name Form Age Girth Height Root Brks Cntr Qty

Ace cam Acer campestre Field maple Transplant - seed raised 1/1 60-80cm B 134

Bet Dal Betula pendula 'Dalecarlica' Swedish birch Standard (Heavy) 3x 12-14cm 350-425cm RB 76 2

Bet jac Betula jacquemontii Standard (Heavy) 12-14cm 350-425cm B 2

Car Fra Carpinus betulus 'Frans Fontaine Hornbeam Standard (Extra heavy) 3x 12-14cm 350-425cm RB 65 3

Car Fra Carpinus betulus 'Frans Fontaine Hornbeam Standard (Extra heavy) 3x 16-18cm min 600cm RB 65 2

Cra mon Crataegus monogyna Common hawthorn Seedling (undercut) 1u1 60-80cm B 95
Mls sy Malus sylvestris Crab apple Standard (Half) 175-200cm B 14

Prns pd Prunus padus Bird cherry Feathered 3x 175-200cm B 27

Pru pad Prunus padus Bird cherry Standard 3x 16-18cm 450-500cm RB 5

Pru Sub Prunus subhirtella 'Autumnalis' Autumn cherry Standard (Heavy) 3x 12-14cm 350-425cm RB 56 1

Slx cnr Salix cinerea Grey sallow 40-60cm B 14

Sor Lut Sorbus aria 'Lutescens' Whitebeam Standard (Selected) 2x 12-14cm 350-425cm RB 37 2

Srbs ac Sorbus aucuparia Mountain ash or Rowan Feathered/Maiden 175-200cm B 27

Tax bac Taxus baccata Yew 50-60cm C 3L 210

Ulm gl Ulmus glabra Wych elm 40-60cm B 14
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Heavy standard tree planting in grassed or planted
areas. Tree pits as per BS 8545:2014. To include
single 1.6m timber stake, 600mm above ground,
spacer and biodegradable tie.

Areas of N14F Flowering Lawn seed mix, managed to
allow annual flowering.

Ornamental shrub planting, including 50mm depth
no-fines bark mulch. Individual species to be planted
in groups of no more than 7 plants.
Ornamental hedge planting, including 50mm depth
no-fine bark mulch.

Areas to be turfed.

Areas of N8F Water's Edge Flowers Mix seeding.

Specification for Soft and Hard Landscape Works.

All landscape works shall comply with BS 4428:1989.

Unless where otherwise specified:-

A. Setting Out
1. Planting shall be set out exactly as shown on the drawing and measured from existing fixed points.  Curved beds shall be
set out using radii scribed on the ground using two pointed stakes and a line between, or with site marker paint. The junction
between convex and concave curves shall be cut to form a smooth and even flowing line. Check that all setting out conforms
to the plan before cultivation and planting works are carried out. Failure to do so may result in rejection of the work by the
landscape architect and may require amendment at the contractor's expense.

2. All planting beds shall be a minimum of 1 metre wide, except where there is insufficient space, due to the constraints of
walls and path edgings and their foundations. With narrow beds between walls/fences and path edgings, ensure that the bed
has space free from concrete footings before planting. If the bed is sealed with concrete, then the landscape contractor shall
contact the site manager or landscape architect to determine if footings are excessive and can be reduced or else, the bed can
be paved. The width of all beds will be checked by the inspecting landscape architect and where the width is not as drawn, the
contractor shall re-cultivate them to the specified width at his own expense.

B. Ground Preparation.
1. Pre-planting herbicide application shall be applied by suitable spraying apparatus using an approved translocated systemic
herbicide to manufacturer's instructions and to 1997 Control of Pesticides Regulations and 2003 COSHH regulations on all
beds, except those which are both weed free and are to receive geotextile sheet mulch. Spray immediately if any weeds are
present. If none are showing, but there may be a delay before planting, or the area is to be seeded, spray after one month
following cultivation, to allow dormant seed to germinate. All spraying shall be carried out by skilled and qualified operatives,
using protective clothing, in suitable weather (no wind) and any damage caused by spray drift, from incorrect usage or
spillage, shall be rectified at the contractor's own cost. Repeat as necessary to ensure complete kill and rake off all dead
material from site.

2. Carry out the following works to the existing topsoil on site to ensure it conforms to BS 3882:2015, being free from rocks
larger than 50m diameter, concrete, all  roots, wire, brick, and have less than 20% clay.   Allow for pre-application of
herbicide as above. Fertilise with 100g per metre square of Fisons "Neutrocote" slow release fertilizer, in accordance with the
manufacturer's instructions.  For beds less than 5 meters in width, fork over thoroughly or machine rotovate soil to a depth of
300mm, ensuring that the subgrade and topsoil are completely broken up and free draining, relieving any compaction. For
beds greater than 5 metres in width, break up the subgrade and topsoil using a tractor mounted subsoiler or ripper at 500mm
centres to a depth of 500mm, except where there are services, or within 10 meters of tree stems or 3 meters of existing
hedges. Do not rip areas where roots greater than 10mm diameter are encountered. Do not break up soil within the root
protection zone of any retained tree. Refer to All About Trees Arboricultural Implications Assessment for further information.

3. Determine before submitting a tender, the extent of support from the site manager with ground preparation: ensure soil
of all planting beds is graded to a level 65mm below adjacent grass or paved surfaces, (90mm below where agro-textile set
mulch is not specified), within 400-600mm of edges to ensure bark or wood chip mulches are retained. Where grass is
proposed, then the soil level shall be flush (maximum 10mm below - but never proud) of adjacent paved surfaces, to receive
rain water run-off. The landscape contractor is responsible for ensuring that the final product conforms to the specification
even where the developer and/or main contractor have failed to supply and spread topsoil to the recessed level. The
landscape contractor shall allow for adjustment of levels, as specified above, including for re-grading subsoil and topsoil.
Where beds are sloping, ensure that topsoil is graded to the specified levels below pavement & grass surfaces within 400mm
of the edges of the bed. This is to allow for sheet mulch and bark or wood chip mulch so that mulch does not spill out on to
pavements and also to allow surface water to drain from paths on to planted areas.

4. For sloping areas to be turfed adjacent to paved areas, topsoil levels shall be graded flush with the finished pavement
level (or up to 10mm below), to allow surface water to drain from pavements to soft areas. Soil of grass   areas should
therefore never be proud of paved areas. Soil levels more than 10 mm below pavement edges will cause mower damage on
cutting.

5. Imported topsoil (where specified and sanctioned by the employer) for  making up ground, shall conform to BS 3882:
2007, and be free from rocks (over 50mm diameter), concrete, roots, wire and brick, and have less than  greater than 20%
clay. Such soil shall be cultivated as set out   above. Representative samples shall first be approved by the landscape
architect before being supplied to site. No imported soil shall be supplied to site without a written instruction.

C. Planting
1. All planting must be carried out in accordance to the specification and schedule of quantities accompanying these
drawings. Refer to the specification for the preparation of existing topsoil and required depths for planting, turfing, and
standard trees, and also for maintenance requirements.

2. No substitutions will be accepted without the prior agreement of the inspecting landscape architect. The contractor shall
replace at once at his own cost any stock size, species or variety of plant which has not been specified on the planting plan
and schedule, unless prior agreement to a substitution by the landscape architect has been received. All plants shall be true
to size specified in the schedule of plants and associated notes, (3L pots are 19cm diameter and 15cm deep).  All shrubs,
(other than ground cover), shall be 400-600mm height and spread, or otherwise specified for the pot size by the HTA National
Plant Specification and be bushy, healthy, disease free stock, not pot bound, leggy or spindly. There should be a minimum of
5 breaks per shrub.  This specification is the minimum standard required and any stock falling below this standard, in the sole
opinion of the inspecting landscape architect, shall be lifted and replaced at the contractor's expense.

3. Refer to accompanying Landscape Management Plan for watering details.
4. Proposed   large   feathered    or standard trees  to  be  true  to   the species, variety and size as  specified on the planting
plan, to  include  1.6m chestnut stake 600mm above  ground  and 1000mm below  ground) and 1No.tie with spacing device
positioned 25mm  maximum from the top of the post.

5. Turf to be of cultivated grade such as Rowlawn "Medalion", or other of similar quality and source, approved by the
landscape architect. The contractor shall replace at once any turf rejected by the landscape architect at his own cost.

6. Self-clinging climbing shrubs or wall shrubs shall be trained to the wall/fence with heavy duty, plastic coated garden wire.
Training wires shall be attached vertically to the wall/fence by means of 125mm long stainless steel eye screw fittings.
Position 1No. at 250mm from ground, and 1No. 250mm from top of the wall/fence, and string the wire tightly between the
fixings. Train the climber to the wire with plastic coated garden wire tags.

7. Twining varieties of climber shall be trained to walls/fences by mounting ready-made trellis panels 1.8 x 1.8m generally
(but 1.8 x 0.6m for corners or where space is restricted). Include for adapting any panels for locations where walls or fences
are lower than 1.8m. Fix trellis panels to the walls/fences using non rusting  screws 125mm long (to be approved),
incorporating 50mm cube wood spacing blocks to ensure that the panel is  mounted sufficiently  far  from the wall/ fence to
allow twining of stems. Ensure that all timber is pressure impregnated with a non phyto-toxic preservative and then painted
with a dark brown non phyto-toxic preservative wood stain such as Sadolin "Classic" walnut or similar and approved.  Ensure
that the trellis is not in contact with the ground. Train the climbing shrub to the trellis with plastic coated garden wire tags.

8. Climbers specified outside proposed shrub beds shall have specially prepared climber pits. Climber pits shall be 400mm x
400mm and 600mm deep (minimum size), and be backfilled with topsoil (from site - unless otherwise agreed).  Ensure the
base of the pit is thoroughly broken up and free draining before back filling with topsoil. Ensure no damage to foundations and
services, and make good all structures and surfaces disturbed. Fertilise with 50g of Fisons "Neutrocote" slow release fertiliser.
Water with 15 litres of water per climber pit.

D. Mulch
1. When specified by the additional specification notes on this plan, supply and spread agrotextile "Weedstop Fabric" sheet
mulch over planting  beds, previously, cultivated, graded and fertilized topsoil before planting, and peg down with Weedstop
pegs at a minimum of 500mm centres,  (300mm at edges) and beds less than 1m wide. Pegging this densely is essential to
prevent flaps of material becoming exposed. Refer to the specification for "Weedstop Fabric" sheet mulch on plan.

2. Following planting supply and spread evenly Melcourt Industries "Rustic Biomulch" to a depth of 50mm, (75mm if no sheet
mulch specified), over all planted areas. Finished mulch levels shall be no higher than 15mm below pavement or grass levels
to avoid any spillage onto pavements or lawns. N.B. no substitution of mulch type will be acceptable. It is essential to have a
no-fines, large particled, brown wood chip to reduce weed growth, reduce wind blow and prevent rapid break down.

E. BS Codes
1. All workmanship and materials shall conform to the following codes:-

· General landscape operations (excluding hard surfaces) - BS 4428:1989.
· Trees in relation to construction- BS 5837:2012.
· BS 3998:2010 (recommendations for tree works) unless otherwise   specified.
· Arboricultural Association - GN 8 Framework for tree work contracts - standard conditions of contract and specification

for tree works 2008.
· BS 8545:2014 Trees: from nursery to independence in the landscape. Recommendations
· Nursery stock in accordance with latest horticultural trade association nursery stock specification entitled "National
Plant  Specification 2001 ".

· Turf - BS 3969:1998- recommendations for turf    for    general    purposes.
· Seeding - EEC Regulations 1974.  Use blue labelled certified varieties to EC purity and germination regulations. When
requested, submit an official seed Testing Station Certificate of germination, purity and composition.

· Topsoil  - BS 3882:2007
· Pesticides:  Control of Pesticides Regulations 1997; The Health and  Safety at Work Act 1974; the COSHH Regulation
2003, the product  COSHH sheet Water Supply (Water Quality) Regulations amended 1991;Control of Pollution Act
1974; Hedgerow ACT 1997;  Wildlife  and Countryside Act 1981.

F. General Notes for the Developer.
1. Tree Protection

· Please refer to All About Trees' tree protection information. No digging to take place within the root protection zones
of protected trees.

2. Ground Work
· Soil levels for  shrub beds  and  grass areas should  have any compacted subgrade thoroughly broken up by   machine
before  instructing  the ground worker to spread topsoil or  the landscape contractor  to  commence work or the beds
will become waterlogged  in wet weather  and  the  plants  and turf.

· Top soil spread from on site should be to the following minimum depths:-  Shrub beds: 350mm.  Grass areas 150mm.
allow for excavation of 415mm  of the subgrade for  shrub  beds to leave beds 65mm below  finished  pavement or
grass areas in  order  to  receive  sheet and bark mulch, (90mm  below   where  sheet mulch is not to be used).  Tree
pits will be as per BS 8545:2014.  Top soil shall  be spread for grass areas flush with any areas of paving and after
settlement,  the soil level should  be  no  greater than 10mm below  paved  areas to  allow for turf. For areas to be
grass seeded, the soil level shall be flush with any  finished paved surfaces after settlement  (or to a maximum of
5mm below)  to allow  for rain water to drain onto soft surfaces. Settlement shall be no greater than the tolerances
given  or  problems will be encountered with mowing (the blades  in danger of touching concrete edgings) or where
soil is proud of pavements,  then drainage problems will be encountered.

· Existing topsoil and imported soil shall conform to BS 3882:2007,  and  be free  from   compaction,   rocks/bricks
greater than  50mm diameter,  concrete, wire, roots,  debris, oil,  cement  and builders rubble. Soil shall have a clay
content of less than 20%.

3. Hardworks
· Hard works, unless otherwise agreed, shall be carried out by the developer or main contractor. All materials and

workmanship shall be in accordance with the construction details and the layout plan.
· All paths and edgings shall be set out properly to lines and radii, with all curves scribed on the ground using pointed
pegs and string or site marker paint, achieving flowing natural arcs. Setting out shall be agreed with the landscape
contractor and subsequently the landscape architect.

· Hard surfaces shall be constructed after suitable base courses have been laid, taking full account of local site
conditions, soft spots and substrate. The indicative depths of base courses are minimum depths assuming suitable
substrate conditions.

· All metalwork shall be finished hot dipped galvanized in accordance with BS EN ISO1460.  The galvanizer shall be
responsible for the thorough removal of all galvanizing smuts (fettling) to the complete satisfaction of the Landscape
Architect.  The decorating contractor shall prepare the galvanized surface by washing with detergent and water and
scrubbing with a scouring pad until all dirt, grease, white rust & sulphates have been removed & then allowed to dry
thoroughly.  Supply and paint 'Icosit 6630' from Sika Ltd (tel. 01707 374444) applied with a turkhead  brush strictly in
accordance with the manufacturer's instructions, COSHH regulations and the product COSHH sheet. Apply 2No. coats
of paint with a dry film  thickness  of 100 microns per coat.  Apply paint only when galvanized surface is thoroughly
dry at temperatures above five degrees Celsius and in  any  event  above the current  dew point temperature. Paint
work will be subject to inspection by experts and if found wanting, shall be stripped off, re-prepared and applied
entirely at the decorating contractors own cost.

· All wood work to use ACQ water based wood preservative applied by vacuum pressure by Permawood or other similar
and approved company.  The timber shall then be stained with 3No. coats of Sadolin 'Classic,' colour 'Walnut' strictly
in accordance with the manufacturer's instructions, COSHH Regulations 2003 and product  COSHH sheet.

New native scrub planting, at 1m centres, including
biodegradable shrub guards and stakes.

Native hedge planting. Plants to be pit planted at
0.33m spacing in a double staggered row (6 plants
per linear metre). Shelters to all plants. Species to
be planted in random, single species groups of no
more than 5 plants.

Coventry

Revision A: Updated to replanned layout. PDP. 06.05.25
Revision B: Updated to layout revision J from client. PDP. 16.07.25

Areas of Emorsgate EH1 seed mix.

Revision C: Enhanced biodiversity proposals in liaison with ecology consultants. PDP. 08.08.25
Revision D: Updated to reflect layout changes around plots 25-28. PDP. 17.02.26
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Notes
1. Do not scale from this drawing.

2. All dimensions in metres unless stated otherwise.

3. This drawing is based on topographical survey (10.01.21 Subject: 0247
unknown company) and OS mapping (OS license number 100022432)
information.

OS background is shown indicatively to cover un-surveyed areas in the
topographical survey provided.

4. This drawing is not to be reproduced in any part or form without consent of
PJA Civil Engineering Ltd. All copyright reserved.

5. The design details presented must be reviewed in conjunction with the
wider site information and site constraints.

6. No liability will be accepted by PJA for neglegence or otherwise in relation
to the accuracy of the topographical survey / OS mapping  which have been
received by Third parties and it's contents.

7. Reproduction from the Ordnance Survey map with permission of the
controller of His Majesty's Stationary Office.

8. The purpose of this drawing is to show the location of the proposed access
junction design providing access to the proposed residential development
on the site of the Allesley Hotel.

The drawing has been produced to support outline planning application.

From a planning perspective, the purpose is to show where access is to be
formed and indicate an engineering solution for the road and pedestrian
link arrangements. The alignment and technical details of those
arrangements are not fixed at this stage and will be resolved via condition.

9. The design is Preliminary and subject to discussions with the local planning
and highway authorities (Coventry City Council ).  The drawing should not
be used for tendering or construction purposes and requires further
development as part of the detailed design and understanding of highway
authority preferences, which vary between authority.

10. All works are proposed to be within the highway boundary or Developer
owned land. It is assumed that the highway and site boundary abut each
other.

11. Site specific detailed surveys need to be carried out to confirm design
information, which may impact the outline design proposals.  These include,
but are not limited to, ground conditions, groundwater levels, utilities,
ecology, tree protection etc. Impacts related to other civils features have
not been detailed and are subject to detailed design.

12. Any existing details which are shown on this drawing are for guidance only
and are to be checked on site.

13. The existing road widths are based upon topographical survey data.

14. Stopping Sight Distances (SSDs) have been calculated using 85th percentile
speeds recorded by an ATC survey on Birmingham Road between 3rd - 9th

February 2022:
Eastbound - 30.9mph
Westbound - 29.8mph

Based upon the parameters in Manual for Streets 2, with no adjustment for
weather or gradient, the following Stopping Sight Distances have been 
calculated:

To the West from site access - 45m
To the East from site access - 42m

15. The Stopping Sight Distance (SSD) for the proposed junction has been
calculated based on the recommendations of Coventry City Council
Highways Design Guide for Local Residential Road.

16. The proposals outlined are subject to Road Safety Audits.

17. The junction has been designed in accordance with Coventry City Council
Design Guide - Highway Design and Manual for Streets 2.

18. The geometry layout is presented on the supporting plan with reference
07905-CI-A-0002.

19. The vehicle turning manoeuvres are presented on the supporting vehicle
swept paths plan with reference 07905-CI-A-0003.

20. Reference of source data:

· Topographical survey (Dated: Jan 2022, Drawing reference: U0244,
provided by Safe Dig Surveys and File Name:U0244 - Sheet 1)

· OS mapping (OS license number 100022432)
· Masterplan (Dated: 20.09.24, Drawing reference: 1310-24-200-C, provided

by Avant Homes and file name: 1310-24-200rev.C - Planning Layout)
· Highway boundary - produced from pdf plans dated 07.03.24 from

Coventry Highways Adoptions. The boundary produced follows features
lines on the topographical survey and OS mapping where the survey is
limited.

22. Design approach/summary/assumptions;
· The location of the junction is formed on the existing access point to

Allesley Hotel.
· The location of the existing bus stop opposite the access junction has been

assessed and proposed to stay in its existing location. To the east, the
highway is fronted directly with overlooking properties, until such a point
where the footway narrows. To  the west, Butchers Lane junction is
positioned with fronted houses for a further 50m.

· Following a desktop study, there is evidence of a bus stop directly west of
the access junction, however, there is no physical infrastructure identified.
Further investigation is required to determine any impact to the bus stop /
access junction.

23. The design criteria and philosophy is subject to local authority agreement.

For Planning

CDM Note

These drawings have been produced with reference to the
CDM Regulations 2015.
Please note that these are pre-construction phase drawings
and should be subject to further design risk management
as required in accordance with Regulation 9.

Until Technical Approval has been obtained from the relevant Local
Authorities or Statutory Bodies, it should be understood that all
drawings are issued as preliminary and NOT for Construction.  Should
the Contractor and / or Employer commence work prior to approval
being given, it is entirely at their own Risk

PRELIMINARY DESIGN
For comment and review only.
Design is based upon information available at the time.
Design is subject to full review as additional information becomes
available.
Design is subject to full review upon receipt of comments from;
· Development Control
· LA Planning Authority
· Environment Agency
· LA Highways Department
· Sewerage Undertaker

The residual risks identified on the DRA / drawings are based on the
information available at the time of design. Any services information
indicated on PJA drawings is obtained from third parties, and is given
for guidance purposes only. The exact location of any services will
need to be verified by the client / contractor before commencing
works on site.

Key
Highway Boundary
Site Boundary
Junction Visibility (2.4 x 43m MfS)
Tactile Paving (Buff, Uncontrolled)
Carriageway
Footway
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For Planning

CDM Note

These drawings have been produced with reference to the
CDM Regulations 2015.
Please note that these are pre-construction phase drawings
and should be subject to further design risk management
as required in accordance with Regulation 9.

Notes
1. Do not scale from this drawing.

2. All dimensions in metres unless stated otherwise.

3. The layout for the junction and associated notes are presented on
the supporting general arrangement plan with drawing reference
07905-CI-A-0001.

4. This drawing is not to be reproduced in any part or form without
consent of PJA Civil Engineering Ltd. All copyright reserved.

5. Reproduction from the Ordnance Survey map with permission of
the controller of His Majesty's Stationary Office.

8. The purpose of this drawing is to show the location of the proposed
access junction design providing access to the proposed residential
development on the site of the Allesley Hotel.

9. The vertical alignment  have not been considered and will be
assessed at future stages of design when further information is
available.

10. The design criteria and philosophy is subject to local authority
agreement.

Design Parameters

Minor Road - Site Access

· Design standard applied - Coventry City Council Design Guide -
Highway Design , Manual for Streets

· Road classification - Local Residential Road
· Speed limit of road - 20 mph
· Design speed - 32 kph  (table 7.1 MfS)
· Visibility - 25m SSD (table 7.1 MfS)
· Visibility setback - 2.4m
· Horizontal alignment at junction- 4.5m desirable minimum

(CCC Design Criteria for LRR serving up to 150 dwellings).
· Vertical alignment - to be assessed at future stages of design
· Carriageway width - 5.5m (may be reduced to 4.8m where

serves up to 50 dwellings) (CCC Design Criteria for LRR)
· Lane widths - not considered
· Footway - 2m (CCC Design Criteria for LRR)
· Verge - 1m (CCC Design Criteria for LRR)

Major Road - Birmingham Road

· Speed limit of road - 30 mph
· Visibility - westbound 42m, eastbound 45m

Calculation based on 85th percentile speeds (with no 
adjustment for weather or gradient)

Eastbound - 30.9mph
Westbound - 29.8mph

Until Technical Approval has been obtained from the relevant Local
Authorities or Statutory Bodies, it should be understood that all
drawings are issued as preliminary and NOT for Construction.  Should
the Contractor and / or Employer commence work prior to approval
being given, it is entirely at their own Risk

PRELIMINARY DESIGN
For comment and review only.
Design is based upon information available at the time.
Design is subject to full review as additional information becomes
available.
Design is subject to full review upon receipt of comments from;
· Development Control
· LA Planning Authority
· Environment Agency
· LA Highways Department
· Sewerage Undertaker

The residual risks identified on the DRA / drawings are based on the
information available at the time of design. Any services information
indicated on PJA drawings is obtained from third parties, and is given
for guidance purposes only. The exact location of any services will
need to be verified by the client / contractor before commencing
works on site.
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Until Technical Approval has been obtained from the relevant Local
Authorities or Statutory Bodies, it should be understood that all
drawings are issued as preliminary and NOT for Construction.  Should
the Contractor and / or Employer commence work prior to approval
being given, it is entirely at their own Risk

Key
Highway Boundary
Site Boundary

Notes
1. Do not scale from this drawing.

2. All dimensions in metres unless stated otherwise.

3. This drawing is based on topographical survey (10.01.21 Subject:
0247 unknown company) and OS mapping (OS license number
100022432) information.

OS background is shown indicatively to cover un-surveyed areas in
the topographical survey provided.

4. The layout for the junction and associated notes are presented on
the supporting general arrangement plan with drawing reference
07905-CI-A-0001.

5. This drawing is not to be reproduced in any part or form without
consent of PJA Civil Engineering Ltd. All copyright reserved.

6. Reproduction from the Ordnance Survey map with permission of
the controller of His Majesty's Stationary Office.

7. The purpose of this drawing is to display the various design vehicle
swept paths manoeuvring through the proposed junction.

The drawing has been produced to support outline planning
application.

8. The vehicle swept paths presented have informed/validated the
proposed geometry of the junction.

9. The design vehicles that have been considered in the swept path
analysis have been listed below (based on Vehicle Tracking
software) and the relevant vehicle profiles are included to highlight
the vehicle dimensions. The vehicle profiles selected are considered
to have the most onerous swept path criteria for both British and
European standards. Therefore, the swept paths presented are
robust and provide comfort that the junction manoeuvres for the
typical vehicles below can be satisfied.

European Design Vehicles
Small Sized Vehicles

· Large Car (2006)

Large Size Vehicles
· Refuse vehicle - Phoenix Duo 2 Recycler (P2-15W with Elite 6x4

chassis) *

British Design Vehicles
Medium Sized Vehicles

· Emergency vehicle - DB32 Fire Appliance *

* design vehicles to be confirmed with the client, local authority,
emergency services etc and alternative vehicles may need to be
used.

10. Vehicles have been assessed at 5mph for turning movements
through the junction. The assessment aims to achieve a minimum of
0.25m from kerb / channel lines and 0.25m either side of centre or
lane line markings for car manoeuvring.

11. Design approach/summary/assumptions;
· The access strategy is based on cars and refuse vehicle

assumed  as most onerous simultaneous movement required
· Vehicles to wait to give way off major road before intruding to

opposing lane on entry and committing to turns
· 100mm offset from channel has been achieved for the refuse

vehicle, whereby the large car is able to manoeuvre through
the junction with the desired 250mm clearance.

· It is acknowledged that due to the infrequent nature of the
refuse vehicle manoeuvring the junction, overhang onto the
opposing carriageway is acceptable.

·  It is assumed that a combination of most onerous vehicles
and likely worst case combination of vehicles requiring access
simultaneously is limited.

· Due to the presence of the bus stop directly opposite the
junction, it is assumed that reasonable care will be taken by
drivers exiting onto Birmingham Road when a bus is stationary
at the stop to wait as necessary to undertake the turn.

· The highway authority has not confirmed vehicle profiles to be
used

· vehicular flows anticipated to be relatively modest due to the
quantum of development

12. The design criteria and philosophy is subject to highway authority
agreement.

Swept Paths - Large Car - Left In, Left out Swept Paths - Large Car - Right In, Right Out

Swept Paths - Refuse Vehicle - Left In  Swept Paths - Refuse Vehicle - Left Out

 Swept Paths - Refuse Vehicle - Right In  Swept Paths - Refuse Vehicle - Right Out

Swept Paths - Fire Tender - Left In  Swept Paths - Fire Tender - Left Out

 Swept Paths - Fire Tender - Right In  Swept Path - Fire Tender - Right Out
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CDM Note

These drawings have been produced with reference to the
CDM Regulations 2015.
Please note that these are pre-construction phase drawings
and should be subject to further design risk management
as required in accordance with Regulation 9.
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Travel Direction

Wheel Track
(red)

Body Overhang
(green)

Typical Vehicle Track

P01 22.04.24 FIRST ISSUE AS AN JW

P02 17.10.24 Updated Masterplan FA RH AS

Vehicle Profile

DB32 Fire ApplianceDB32 Fire Appliance
8.68

1.52 3.81

DB32 Fire Appliance
Overall Length 8.680m
Overall Width 2.180m
Overall Body Height 3.452m
Min Body Ground Clearance 0.337m
Max Track Width 2.121m
Lock to lock time 6.00s
Kerb to Kerb Turning Radius 7.910m

Large Car (2006)Large Car (2006)
5.079

0.816 3.035

Large Car (2006)
Overall Length 5.079m
Overall Width 1.872m
Overall Body Height 1.525m
Min Body Ground Clearance 0.310m
Max Track Width 1.831m
Lock to lock time 4.00s
Kerb to Kerb Turning Radius 5.900m

Phoenix 2 Duo Recycler (P2-15W with Elite 6x4 chassis)Phoenix 2 Duo Recycler (P2-15W with Elite 6x4 chassis)
11.22

1.665 5.014 1.385
5.706

Overall Length 11.220m
Overall Width 2.530m
Overall Body Height 3.756m
Min Body Ground Clearance 0.309m
Track Width 2.530m
Lock to lock time 4.00s
Kerb to Kerb Turning Radius 11.550m

Refuse Vehicle (Phoenix 2 Duo Recycler)
(P2-15W with Elite 6x4 chassis)
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Notes
1. Do not scale from this drawing.

2. All dimensions in metres unless stated otherwise.

3. This drawing is based on topographical survey (Dated: Jan 2022,
Drawing reference: U0244, provided by Safe Dig Surveys and File
Name:U0244 - Sheet 1) and OS mapping (OS license number
100022432) information.

4. OS background is shown indicatively to cover un-surveyed areas in
the topographical survey provided.

5. This drawing is not to be reproduced in any part or form without
consent of PJA Civil Engineering Ltd. All copyright reserved.

6. The design details presented must be reviewed in conjunction with
the wider site information and site constraints.

7. No liability will be accepted by PJA for neglegence or otherwise in
relation to the accuracy of the topographical survey / OS mapping
which have been received by Third parties and it's contents.

8. Reproduction from the Ordnance Survey map with permission of
the controller of His Majesty's Stationary Office.

9. The purpose of this drawing is to present vehicle visibilities within
the internal development layout.

10. The drawing has been produced to support outline planning
application.

11. Site specific detailed surveys need to be carried out to confirm
design information, which may impact the outline design proposals.
These include, but are not limited to, ground conditions,
groundwater levels, utilities, ecology, tree protection etc. Impacts
related to other civils features have not been detailed and are
subject to detailed design.

12. Any existing details which are shown on this drawing are for
guidance only and are to be checked on site.

13. The design speeds of the proposed internal roads are 20mph on
local residential street and 15mph for shared use street based upon
a Coventry City Council Design Guide - Highway Design.

14. The internal road has been reviewed against Coventry City Council
Design Guide - Highway Design and Manual for Streets.

15. Reference of source data:

· Topographical survey (Dated: Jan 2022, Drawing reference:
U0244, provided by Safe Dig Surveys and File Name:U0244 -
Sheet 1)

· OS mapping (OS license number 100022432)
· Masterplan (Dated: 20.09.24, Drawing reference:

1310-24-200-C, provided by Avant Homes and file name:
1310-24-200rev.C - Planning Layout)

· Highway boundary - produced from pdf plans dated 07.03.24
from Coventry Highways Adoptions. The boundary produced
follows features lines on the topographical survey and OS
mapping where the survey is limited.

17. The design criteria and philosophy are subject to local authority
agreement.

Until Technical Approval has been obtained from the relevant Local
Authorities or Statutory Bodies, it should be understood that all
drawings are issued as preliminary and NOT for Construction.  Should
the Contractor and / or Employer commence work prior to approval
being given, it is entirely at their own Risk

PRELIMINARY DESIGN
For comment and review only.
Design is based upon information available at the time.
Design is subject to full review as additional information becomes
available.
Design is subject to full review upon receipt of comments from;
· Development Control
· LA Planning Authority
· Environment Agency
· LA Highways Department
· Sewerage Undertaker

The residual risks identified on the DRA / drawings are based on the
information available at the time of design. Any services information
indicated on PJA drawings is obtained from third parties, and is given
for guidance purposes only. The exact location of any services will
need to be verified by the client / contractor before commencing
works on site.

Key

Site Boundary
Shared Drive Visibility (2.4 x 25m Coventry
City Highway Design Guide)
Tangential Visibility
Forward Visibility (25m)
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C 01/11/2024 GK W05 (Bed 2) on front elevation and W08 (Bed 01) window
on rear elevation amended to floating mullion and fixed
dummy sash. Scale bar amended from millimeters to
meters. “Standard” elevation style renamed “Traditional
Brick”.

D 17/01/2025 GK Bedroom 1 and kitchen window on rear elevation relocated.
Brick band course now shown porch. HWB waste now
shown to left side elevation.

NOTE: Dashed lines on roof denote PV panel location.
Size and amount dependant on site location/orientation
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B 01/11/2024 GK Windows W05 (Bed 2) on front elevation and W06 (Bed 01)
window on rear elevation amended to floating mullion and
fixed dummy sash. Scale bar amended from millimeters to
meters. “Standard” elevation style renamed “Traditional
Brick”.

C 17/01/2025 GK Bedroom 1 and kitchen window on rear elevation relocated.
Brick band course now shown porch. HWB waste now
shown to left side elevation.
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A 17/07/2023 BLK First Issue

B 14/02/2025 GK “Standard” elevation style renamed “Traditional Brick”.
Scale bar amended to show meters.
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NOTES:

1. TREE CANOPIES HAVE BEEN MEASURED AND PLOTTED AT THEIR
CARDINAL POINTS FOR CLARITY AND PRESENTATION PURPOSES.

2. THE LOCATION AND ATTRIBUTES OF OFF-SITE TREES HAVE BEEN
APPROXIMATED UNLESS OTHERWISE STATED.

3. THE ROOT PROTECTION AREA (RPA) IS A LAYOUT DESIGN TOOL
INDICATING THE MINIMUM AREA AROUND A TREE DEEMED TO CONTAIN
SUFFICIENT ROOTS AND ROOTING VOLUME TO MAINTAIN THE TREE'S
VIABILITY AND WHERE PROTECTION OF THE ROOTS AND SOIL STRUCTURE
IS TO BE TREATED AS A PRIORITY.  (REFER TO MAIN REPORT FOR
FURTHER DETAILS)

4. SITE TRAFFIC OR OBSTRUCTIONS ENCOUNTERED AT THE TIME OF THE
SURVEY MAY HAVE RESULTED IN ARBOREAL FEATURES BEING OMITTED
OR THEIR ATTRIBUTES BEING APPROXIMATED.

5. TREE WORKS ARE TO BE UNDERTAKEN BY QUALIFIED CONTRACTORS TO
BS3998:2010.

6. TREES ARE TO BE RISK ASSESSED FOR NESTING BIRDS AND BATS.
7. THE ARBORICULTURAL SURVEY IS BASED ON THE SUPPLIED

TOPOGRAPHICAL SURVEY.  THE LOCATION OF FEATURES SHOWN HAS
NOT BEEN CHECKED.

8. DO NOT SCALE FROM THIS DRAWING.
9. ALL DIMENSIONS ARE IN COORDINATES UNLESS STATED OTHERWISE.
10. THIS DRAWING IS TO BE READ IN CONJUNCTION WITH THE

ARBORICULTURAL METHOD STATEMENT BY ACS CONSULTING.
11. THESE DRAWINGS ARE FOR PLANNING PURPOSES ONLY.
12. TREE PROTECTION FENCING TO BE IN ACCORDANCE WITH THE

ARBORICULTURAL METHOD STATEMENT BY ACS CONSULTING.
13. TREE PROTECTION MEASURES TO BE INSTALLED PRIOR TO WORKS

COMMENCING.
14. WHERE THE POTENTIAL FOR ENCROACHMENT INTO A TREE'S ROOT

PROTECTION AREA (RPAS) EXISTS OR IS NECESSARY; WORKS WITHIN THE
RPA ARE TO BE UNDERTAKEN, MUST BE IN ACCORDANCE WITH THE
APPROVED METHOD STATEMENT BY ACS CONSULTING.

15. ALL SITE OPERATIVES SHOULD BE MADE AWARE, THROUGH A SITE
BRIEFING OR INDUCTION AS TO THE PURPOSE OF THE TREE PROTECTION
FENCING, AND OF THE FACT THAT IT IS NOT TO BE DISTURBED OR MOVED.

THIS DRAWING SHOULD BE READ IN CONJUNCTION WITH ACS CONSULTING
ARBORICULTURAL METHOD STATEMENT

TREE CANOPIES
Tree canopies have been measured and plotted at their cardinal
points for clarity and presentation purposes.

ROOT PROTECTION AREA (RPA)
Root Protection Areas are calculated in accordance with BS5837:
2012. The Root Protection Area (RPA) is a layout design tool
indicating the minimum area around a tree deemed to contain
sufficient roots and rooting volume to maintain the tree's viability
and where protection of the roots and soil structure is to be
treated as a priority.  (Refer to main report for further details).

RPA

RPA

ROOT PROTECTION AREAS (RPA)

CATEGORY GRADE U
Trees unsuitable for retention

CATEGORY GRADE C
Trees of low quality

CATEGORY GRADE B
Trees of moderate quality

CATEGORY GRADE A
Trees of high quality

INDICATIVE EXTENT OF GROUPED FEATURE
RETAINED

SITE BOUNDARY

INDIVIDUAL TREE RETAINED

Tree subject to TPO*

Shade arc (BS5837)

OFF SITE TREES AS RECORDED ON
TOPOGRAPHICAL SURVEY.

CATEGORY GRADE U
Group/Hegde unsuitable for
retention

CATEGORY GRADE C
Group/Hedge of low
quality

CATEGORY GRADE B
Group/Hedge of moderate
quality

CATEGORY GRADE A
Group/Hedge of high
quality

Ancient Woodland

© ACS Consulting
This survey has been produced at the survey scale detailed below with its accuracy commensurate with the indicated scale and should only be
used for its original intended purpose.  Any scaling should only be undertaken using a stable media print produced using the original data  The
plotted scale may differ (for presentation purposes) from the survey scale.

It is for the use only of the party to whom it has been addressed and no responsibility is accepted to any third party for the whole or part of its
contents.  This survey has been prepared on the basis that all information and facts, which may affect the survey, have been disclosed to ACS
Consulting by all parties concerned and no liability, nor responsibility can be accepted, unless full disclosure has been made.

All tree features that were visible at the time of the survey have been located, however there may have been items obscured.

All data remains in the ownership of ACS Consulting and any discrepancies between this survey and any other information should be reported to
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TREE CANOPIES
Tree canopies have been measured and plotted at their cardinal
points for clarity and presentation purposes.

ROOT PROTECTION AREA (RPA)
Root Protection Areas are calculated in accordance with BS5837:
2012. The Root Protection Area (RPA) is a layout design tool
indicating the minimum area around a tree deemed to contain
sufficient roots and rooting volume to maintain the tree's viability
and where protection of the roots and soil structure is to be
treated as a priority.  (Refer to main report for further details).
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RETAINED

SITE BOUNDARY
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Shade arc (BS5837)

OFF SITE TREES AS RECORDED ON
TOPOGRAPHICAL SURVEY.
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retention
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quality

CATEGORY GRADE B
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quality

CATEGORY GRADE A
Group/Hedge of high
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1. The arboricultural survey is based on the supplied OSMM/topographical survey.
This may contain inaccurate information.

2. The accuracy of the tree/feature location cannot be guaranteed.

3. All arrows on steps / ramps etc indicate an UP direction unless otherwise stated.

4. Contours are shown on soft detail areas only (where applicable) and annotated at
the interval identified above.  Hard detail areas may be contoured if specifically
requested.

5. Site traffic or obstructions encountered at the time of the survey may have resulted
in tree/shrub features being omitted.

Tree Protection Plan
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Allesley 
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TREES, GROUPS OR HEDGES TO BE REMOVED

NOTES:

1. TREE CANOPIES HAVE BEEN MEASURED AND PLOTTED AT THEIR
CARDINAL POINTS FOR CLARITY AND PRESENTATION PURPOSES.

2. THE LOCATION AND ATTRIBUTES OF OFF-SITE TREES HAVE BEEN
APPROXIMATED UNLESS OTHERWISE STATED.

3. THE ROOT PROTECTION AREA (RPA) IS A LAYOUT DESIGN TOOL
INDICATING THE MINIMUM AREA AROUND A TREE DEEMED TO CONTAIN
SUFFICIENT ROOTS AND ROOTING VOLUME TO MAINTAIN THE TREE'S
VIABILITY AND WHERE PROTECTION OF THE ROOTS AND SOIL STRUCTURE
IS TO BE TREATED AS A PRIORITY.  (REFER TO MAIN REPORT FOR
FURTHER DETAILS)

4. SITE TRAFFIC OR OBSTRUCTIONS ENCOUNTERED AT THE TIME OF THE
SURVEY MAY HAVE RESULTED IN ARBOREAL FEATURES BEING OMITTED
OR THEIR ATTRIBUTES BEING APPROXIMATED.

5. TREE WORKS ARE TO BE UNDERTAKEN BY QUALIFIED CONTRACTORS TO
BS3998:2010.

6. TREES ARE TO BE RISK ASSESSED FOR NESTING BIRDS AND BATS.
7. THE ARBORICULTURAL SURVEY IS BASED ON THE SUPPLIED

TOPOGRAPHICAL SURVEY.  THE LOCATION OF FEATURES SHOWN HAS
NOT BEEN CHECKED.

8. DO NOT SCALE FROM THIS DRAWING.
9. ALL DIMENSIONS ARE IN COORDINATES UNLESS STATED OTHERWISE.
10. THIS DRAWING IS TO BE READ IN CONJUNCTION WITH THE

ARBORICULTURAL METHOD STATEMENT BY ACS CONSULTING.
11. THESE DRAWINGS ARE FOR PLANNING PURPOSES ONLY.
12. TREE PROTECTION FENCING TO BE IN ACCORDANCE WITH THE

ARBORICULTURAL METHOD STATEMENT BY ACS CONSULTING.
13. TREE PROTECTION MEASURES TO BE INSTALLED PRIOR TO WORKS

COMMENCING.
14. WHERE THE POTENTIAL FOR ENCROACHMENT INTO A TREE'S ROOT

PROTECTION AREA (RPAS) EXISTS OR IS NECESSARY; WORKS WITHIN THE
RPA ARE TO BE UNDERTAKEN, MUST BE IN ACCORDANCE WITH THE
APPROVED METHOD STATEMENT BY ACS CONSULTING.

15. ALL SITE OPERATIVES SHOULD BE MADE AWARE, THROUGH A SITE
BRIEFING OR INDUCTION AS TO THE PURPOSE OF THE TREE PROTECTION
FENCING, AND OF THE FACT THAT IT IS NOT TO BE DISTURBED OR MOVED.

THIS DRAWING SHOULD BE READ IN CONJUNCTION WITH ACS CONSULTING
ARBORICULTURAL METHOD STATEMENT

TREE PROTECTION FENCING
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F
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F
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Planning Committee Report 
Planning Ref:  PL/2025/0000037/FULM 
Site:  Land at Algate Close Coventry, CV6 4NB 
Ward: Holbrooks 
Proposal: Erection of 9no dwellings (Use Class C3) and associated 

works 
Case Officer: Emma Spandley 

 
INTRODUCTION 
An application was approved in 2008 by Planning Committee for 12 houses under Cov 
Ref.53159, however, this application has expired and was not implemented and therefore 
the current application is assessed against the policies that are relevant today contained 
within the Coventry Local Plan 2017 and the emerging Coventry Local Plan; the NPPF 
and NPPG and adopted Supplementary Planning Guidance / Documents (SPG / SPD). 
 
On submission the application proposed 12no houses, however, the subsequent layout 
was not considered acceptable now due to the change in policies relating to off road 
parking.  The resultant residential environment was very vehicle orientated, and therefore 
hard standing dominated. The application was subsequently amended which reduced the 
number of houses to nine. This enabled the layout to provide more informal green space 
alongside all other requirements. 
 
RECOMMENDATION  
Planning Committee are recommended to grant planning permission subject to 
conditions. 
 
REASON FOR DECISION 
The proposed development is considered to be acceptable in principle and will not result 
in any significant impact upon neighbour amenity, highway safety, ecology, flooding, 
drainage or infrastructure and will provide a satisfactory residential environment, subject 
to relevant conditions. 
 
SITE DESCRIPTION 
The site is a rectangular piece of land measuring 64m x 55m. It is located to the south 
and rear of existing dwellings fronting Parkgate Road, east of more recent detached 
dwellings forming Algate Close, west of a supermarket within the Holbrook Lane local 
centre and north of a private sports ground. 
 
The site until recently (mid 2023) was covered by overgrown vegetation, with mainly poor-
quality boundary trees and grass elsewhere. Palisade fencing separates the site from the 
sports pitch and close boarded fencing is situated beyond the boundary vegetation to the 
rear of the houses which front Parkgate Road. 
 
The site is relatively flat although the ground does slope upwards towards Parkgate Road.  
The is also a known culvert to the southern boundary of the site, which runs east to west. 
 
APPLICATION PROPOSAL 
The original application as submitted sought permission for the erection of 12no, 3no 
bedroomed dwellings accessed via Algate Close. 
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After negotiations, the proposal has been reduced to 9no dwellings.  There will be 3 sets 
of semi-detached dwellings all with 3 bedrooms and 3 detached dwellings with 4 
bedrooms. 
 
Six of the houses proposed will be three bedroomed semi-detached with three of the 
houses being four bedroomed detached. All the properties will be in accordance with the 
Nationally Described Space Standards (NDSS); have the required amount of outside 
amenity space and two car parking spaces each. The overall site also provides two visitor 
spaces. 
 
The houses proposed all meet or exceed the required separation distances to the existing 
houses, and the culvert to the south of the site is left within open space managed by a 
management company. 
 
Noise assessments have been submitted which illustrate how the properties meet the 
required guidelines. 
 
RELEVANT PLANNING HISTORY 
 
Application Number Description of Development Decision and Date 
R/2005/7986 (Cov Ref. 
53159) 

Erection of 12 dwellings and 
landscaped area. 

APPROVED 16th May 
2008 – expired, not 
implemented. 

PL/2023/0001672/LDCE Application for a Lawful 
Development Certificate for 
existing building works 
commenced on site in connection 
with approval reference 53159 for 
the erection of 12no. dwellings and 
landscaped area 

REFUSED 20th 
November 2023. 
 

 
POLICY 
 
National Policy Guidance 
National Planning Policy Framework (NPPF) December 2024.  
  
The National Planning Practice Guidance (NPPG) adds further context to the NPPF and 
it is intended that the two documents are read together. 
 
Local Policy Guidance 
The current local policy is provided within the Coventry Local Plan 2017, which was 
adopted by Coventry City Council on 6th December 2017.  Relevant policy relating to this 
application is: 
 
Policy DS1: Overall Development Needs 
Policy DS3: Sustainable Development Policy 
Policy DS4: (Part A) – General Masterplan Principles 
Policy H3: Provision of New Housing 
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Policy H4: Securing a Mix of Housing 
Policy H9: Residential Density 
Policy GE1 Green Infrastructure 
Policy GE2: Green Space 
Policy GE3: Biodiversity, Geological, Landscape and Archaeological Conservation 
Policy GE4: Tree Protection 
Policy DE1 Ensuring High Quality Design 
Policy AC1: Accessible Transport Network 
Policy AC2: Road Network 
Policy AC3: Demand Management 
Policy AC4: Walking and Cycling 
Policy EM1: Planning for Climate Change Adaptation 
Policy EM2: Building Standards 
Policy EM3 Renewable Energy Generation 
Policy EM5 Sustainable Drainage Systems (SuDS) 
Policy EM6: Redevelopment of Previously Developed Land 
 
Emerging Local Policy Guidance – Local Plan Review submitted to Planning 
Inspectorate for examination on 9th September 2025 
 
Local Plan review is currently at Examination.  Relevant emerging policy relating to this 
application is: 
Policy DS1: Overall Development Needs 
Policy DS3: Sustainable Development Policy 
Policy DS4: (Part A) – General Masterplan Principles 
Policy H3: Provision of New Housing 
Policy H4: Securing a Mix of Housing 
Policy H9: Residential Density 
Policy GB3: Local Green Space 
Policy GE3: Biodiversity, Geological, and Landscape Conservation 
Policy GE4: Tree Protection 
Policy DE1: Ensuring High Quality Design 
Policy DE2: Delivering High Quality Places 
Policy AC1: Accessible Transport Network 
Policy AC2: Road Network 
Policy AC3: Demand Management 
Policy AC4: Active Transport Provision including Walking, Cycling and Micro Mobility 
Policy EM1: Planning for Climate Change Adaptation 
Policy EM2: Building Standards  
Policy EM4: Flood Risk Management 
Policy EM5: Sustainable Drainage Systems (SuDS) 
Policy EM6: Redevelopment of Previously Developed Land 
Policy EM11: Energy Infrastructure 
Policy EM13: Overheating in new buildings 
Policy EM15: Noise 
 
Supplementary Planning Guidance/ Documents (SPG/ SPD): 
 
SPD Design Guidelines for New Residential Development 
SPD Delivering a More Sustainable City 
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SPD Coventry Connected 
SPD Energy 
SPD Householder Design Guide 
 
CONSULTATION 
No objections subject to conditions/contributions have been received from: 

 Ecology 
 Environmental Protection 
 Local Highway Authority 
 Urban Design 

Neighbour consultation 
Immediate neighbours and local councillors have been notified; a site notice was posted 
on 10th April 2025.  
 
7no letters of objection have been received, raising the following material planning 
considerations: 
a) Impact on Highway Safety 
b) Access for emergency services 
c) Pollution from the building work 
d) Overdevelopment 
e) Impact on parking 
f) Impact on local services 
g) Loss of green space 
h) Impact on ecology / wildlife 
i) Flooding issues 
j) Disruption during construction 

After negotiations with the applicant, the proposals have been reduced to 9no houses, 
instead of the original 12no houses.  Further consultation was undertaken which attracted 
3no objections raising the following additional material planning considerations: 
k) Increased noise 
l) Impact on air quality 
m) Loss of privacy 

Within the letters received the following non-material planning considerations were 
raised, these cannot be given due consideration in the planning process: 

 
n) Property values 
o) Fly Tipping 
p) Existing indiscriminate parking 
q) Inaccurate application address. 

With regards to these representations, 6no were received from addresses within Algate 
Close, with the location of 1no unknown as it did not contain the objector’s address.  
 
Any further comments received will be reported within late representations. 
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APPRAISAL 
The main issues in determining this application are the principle of development, highway 
considerations, impact on the character and appearance of the area, impact on existing 
residential amenity, impact on proposed residential amenity, noise, ecology/biodiversity, 
flood risk & drainage, contaminated land and air quality. 
 
The relevant policy text(s) for each issue are included in the Policy Appendix at the end 
of the report. 
 
Principle of development 
 
Principle of the loss of the Green Space 
A number of objections have been received which centre on the loss of this area for open 
space. The site is private land which has no public access over it.  Therefore, this area is 
not included as a green space within the Green Space Standards (GSS). If members of 
the public have been accessing the site, they have in effect been trespassing upon it. 
 
Whilst the site may offer some visual amenity benefit to neighbouring residents, this 
benefit is limited. The loss of this area is accepted and in accordance with Policy GE2 of 
the Coventry Local Plan 2017 and the emerging Coventry Local Plan 2025, the NPPF 
and NPPG. 
 
Principle of Residential  
An application was approved in 2008 by Planning Committee for 12 houses; however, 
this application has expired and was not implemented. Therefore, the current application 
is assessed against the Coventry Local Plan adopted in December 2017. 
 
The proposal would be compatible with existing nearby uses and has reasonably 
convenient access to local facilities. Furthermore, it is considered that the scheme would 
create a high-quality residential environment for future occupiers and therefore the 
proposed development would be in accordance with these aspects of Policy H3 of the 
Coventry Local Plan thus far. 
 
Creating sustainable communities and therefore sustainable developments requires the 
proposals to also include safe and appropriate access have adequate amenity space and 
parking provision and be safe from environmental pollutants such as land contamination, 
excessive noise and air quality issues. 
 
These issues are discussed in further below. 
 
Highway Considerations 
 
Access 
As originally submitted the Local Highway Authority (LHA) objected to the proposal due 
to the transition between the existing road and the development street being 
unacceptable. Over the course of the application several amendments have been tabled 
which has seen the scheme reduce from 12no dwellings to nine dwellings. 
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The revised Site Layout - Drawing No.1611-PA 08 Rev D, shows a suitable transition with 
a turning head into the site which will enable a refuse vehicle to enter the site, turn around 
and be able to leave in a forward gear. 
 
A Road Safety Audit has also been submitted which has been agreed upon; however, 
the site is remaining private just the turning head constructed to an adoptable standard 
to be able to take the weight of the refuse vehicle and fire tender. 
 
The Local Highway Authority (LHA) raises no objection to the proposed access. 
 
Layout 
The road serving the dwellings will remain private. For a private road of this nature to be 
acceptable to enable a refuse vehicle to serve the properties, it must be designed to 
adoptable standards and be capable of supporting a 26T refuse freighter (and by 
association a fire appliance in the range of 18-20T). This would allow the Council’s Waste 
Service vehicles to enter the site, by agreement with the developer. 
 
The revised site layout drawing shows a suitable transition with a turning head into the 
site which will enable a refuse vehicle to enter the site, turn around and be able to leave 
in a forward gear. 
 
The Local Highway Authority (LHA) raises no objection to the proposed layout, subject to 
conditions securing the engineering and construction details of the proposed turning 
head. 
 
Parking 
The application as amended proposes 9no, properties which all require two dedicated 
parking spaces per plot and 2no visitor parking spaces. 
 
The revised site layout drawing shows two car parking spaces per property, and as 
amended now shows two visitor spaces. 
 
The Local Highway Authority (LHA) raises no objection to the quantum and location of 
the parking spaces. 
 
It is considered that the proposal will provide safe and appropriate access, a suitable 
layout and the quantum of parking in accordance with Policy H3, Policy AC2 and Policy 
AC3 of the Coventry Local Plan 2017 and the emerging Coventry Local Plan 2025. 
 
Impact on the character and appearance of the area 
As originally submitted, there were issues with the design of the site.  The parking spaces 
for Plot No.1 were considered to be too remote from the plot, and too many parking 
spaces were proposed in a row without any breaks creating a visually jarring form of 
development. 
 
As shown on revised site layout drawing, the site has lost 3no properties which has 
enabled the semi-detached properties to have tandem parking to the side (apart from Plot 
No.1, which has the parking to the front), and the detached properties have their parking 
to the front.  This has enabled significantly more soft landscaping to be shown within the 
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public area and together with tree planting it will help assimilate the estate within the area.  
The details of which will be secured by condition. 
 
The house types are modest, with a small double fronted apex with the brick work to be 
red multi wirecut brick similar to the surrounding area with grey roof tiles. The house type 
design is considered acceptable and will not cause harm to the character or appearance 
of the locality in accordance with Policy DE1 of the Coventry Local Plan 2017 and the 
emerging Coventry Local Plan 2025. 
 
Bin storage 
The maximum bin dragging distance is 25m to the Bin Collection Point. As originally 
submitted the nearest Bin Collection Point will be the nearest adopted carriageway, which 
is to the west of the red line site boundary, outside No.23 Algate Close.  
 
After conversations with the Local Highway Authority, the proposal was amended which 
showed a large enough turning head that could accommodate a Coventry City Council 
refuse vehicle to enter the site, collect the bins, turn around and leave the site within a 
forward gear. 
 
As mentioned above for a private road to be acceptable to enable the bin truck to serve 
the properties, it must be designed to adoptable standards and be capable of supporting 
a 26T refuse freighter (and by association a fire appliance in the range of 18-20T).  
 
This would allow the Council’s Waste Service vehicles to enter the site, by agreement 
with the developer. 
 
Cycle Storage 
Cycle storage is not shown on the plans, but a suitably worded condition can be added 
which requires the details of the cycle storage to be submitted and approved prior to 
occupation of the dwellings, as there is sufficient space within the rear gardens to 
accommodate this request. 
 
Impact on existing residential amenity 
Properties at No.65-83 (odds) Parkgate Road are to the north of the site.  There is an 
existing entryway to the rear of these properties that serves as a vehicular access.  This 
separates the site from the rear gardens of the aforementioned properties. The distance 
from the rear of these properties is in excess of 20m. 
 
The amended proposed site layout has Plots No.1 – 7, with their rear gardens backing 
onto No.65 – No.83 (odd) Parkgate Road.  Plot No.1 & No.2 have rear gardens of 12m; 
Plots No.3 – No.7 (inclusive) have rear gardens of 11m, therefore the resulting back-to-
back separation distance from No.65 – No.83 (odd) Parkgate Road to Plots No.1 – No.7 
is in excess of 30m and therefore is greater than the minimum requirement of 20m. 
 
The next nearest properties are to the west of the application site, No.17 & No.19 Algate 
Close, have their gardens backing onto the site, with No.23 side onto the application site. 
Plot No.1 is the nearest property to the existing houses located within Algate Close. No.17 
Algate Close is backs onto the side fence of Plot No.1 towards the top of the garden, 
therefore there are no building directly behind this house. 
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No.19 Algate Close has a rear elevation which faces the side of Plot No.1.  No.19 has an 
existing 11m deep rear garden.  Plot No.1 is set 3.6m off this shared boundary making 
the rear to side separation distance 14.6m which is greater than the minimum 12m that 
is required. It is also noted that Plot No.1 only has a small obscured glazed window 
serving a bathroom within this side facing elevation. 
 
No.23 Algate Close sits fronting onto the existing turning ahead which will be used to 
connect to the proposed development.  As amended the two car parking spaces for Plot 
No.1 are set towards the rear of the house adjacent to the shared side boundary, with 
Plot No.1 being set 7.4m off the shared boundary at a distance of 9.1m away.  This 
relationship is similar to the previous approval and is considered an acceptable 
compromise in retaining privacy to each property. 
 
Impact on proposed residential amenity 
Private amenity space 
As amended the site now provides the required gardens, as set out below.  
 
Plot No of 

Bedrooms 
Garden Size 
required (sqm) (Min) 

Garden Size (sqm) 

Plot No.1 3 65 143 
Plot No.2 3 65 104 
Plot No.3 3 65 100 
Plot No.4 3 65 94 
Plot No.5 3 65 96 
Plot No.6 3 65 94 
Plot No.7 4 85 179 
Plot No.8 4 70 - 85 112 
Plot No.9 4 70 - 85 166 

 
Space Standards 
Plots No.1 – No.6 are to be three bedroomed.  With two double bedrooms and one single 
bedroom.  Therefore, the property can accommodate five persons (3B5P).  The property 
is required to be 93sqm gross internal floor area with 2.5sqm of built in storage and are 
proposed to be 93sqm with a utility area and airing cupboard as the 2.5sqm of built in 
storage. 
 
Plots No.7 – No.9 are to be four bedroomed.  With four double bedrooms. Therefore, the 
property can accommodate eight persons (4B8P). The property is required to be 124sqm 
with a utility area and airing cupboard as the 2.5sqm of built in storage and are proposed 
to be 124.74sqm with a utility area and airing cupboard as the 2.5sqm of built in storage. 
 
The houses therefore in accordance with NDSS; Policy H3 of the Coventry Local Plan 
and the emerging Local Plan and the Supplementary Planning Documents (SPD) 
 
Noise 
On submission a noise report was submitted, however it had no specific assessment of 
delivery noise and the impact this would have had on the proposed houses. A subsequent 
noise report was submitted, however, the noise report still only addressed the noise 
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impact using BS8233. This was incorrect.  The noise report was required to use BS4142 
'Method for Rating and Assessing Industrial and Commercial Sound'. 
 
Subsequently further revisions to the noise report were submitted and also found to be 
deficient. Further discussions and revised noise surveys were submitted which were still 
inadequate, the request for survey to use BS4142 was therefore reiterated.  The contents 
of which is required to include a specific survey on the number and hours of deliveries to 
the service yard; to help to determine the LAmax level. 
 
An updated noise survey was submitted, Noise Assessment Update, dated 22nd 
December 2025 - Report Ref.Rev3, on 5th January 2026. The adjacent service yard was 
in full operation during the additional survey contained within the noise survey. This report 
shows the main noise sources adjacent to the site are the activities taking place in the 
Morrisons service yard such as deliveries, pallets handling with forklifts with the general 
background noise being identified as road traffic from the surrounding roads as well as 
noise from the nearby primary school. 
 
The noise report shows that the internal noise criteria can be achieved with double glazing 
and trickle vents. With regards to the garden area for Plot No.7 the noise report shows a 
level of 50dB can be achieved which is fully compliant with guidance. Notwithstanding 
the above, to minimise the noise levels from the Morrisons service yard further a 2.4m 
high close board fence is proposed along the eastern boundary adjacent to Plot No.7.    
This will offer a noise reduction of a 10dBA, which means the daytime noise levels in the 
garden will be approximately 40-45dBA. 
 
The findings of this report are accepted subject to a condition requiring the noise 
mitigation measures stated in the report to be implemented prior to occupation. The 
application is considered to be acceptable; will provide for a suitable standard of 
accommodation and a satisfactory residential environment. 
 
Ecology/Biodiversity 
The application was supported by a Biodiversity Net Gain (BNG) Assessment, however 
further information was required regarding the BNG metric and Preliminary Ecological 
Appraisal (PEA), which were both missing. Subsequently a BNG metric and revised 
Ecological Impact Assessment were submitted which included the required PEA. 
  
Based on the submitted information, Ecology do not raise any objections to the 
application, subject to the imposition of conditions which required bat and bird boxes; 
hedgehog mitigation and a condition requiring the details of the street lighting to ensure 
they are bat sensitive. 
 
Flood Risk and Drainage 
Due to the constraints of the site, the site will not include a SuDs feature within the site, 
the site will be drained by underground storage which is located within the informal area 
to the front of the site. 
 
A culvert is located to the south of the site.  This will require a separate agreement by the 
applicant to be able to build over this culvert, this is controlled by other legislation outside 
of the planning process. 
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On submission Plot No.9 was shown as to have their garden area within the culvert area, 
this was considered unacceptable from a liability and maintenance point of view.  This 
area was required to be located within the general area managed and maintained by a 
management company and not conveyed to the plot. The amended layout shows this to 
now be an acceptable arrangement. 
 
 
Contaminated land 
The application was supported by a Geo Technical and Geo Environmental Desk Study 
Report, in which it is stated that ‘Given the past usage of the site, the potential type of 
contamination includes heavy metals.  It is therefore recommended that a Phase 2 site 
investigation is undertaken prior to commencement on site’. This can be controlled by 
suitable worded conditions. 
 
On this basis, Environmental Protection raise no objections to the application. 
 
Air quality 
Environmental Health have raised no objections subject to a conditioning requiring the 
following: - 

 Any gas boilers installed must have a maximum dry NOx emissions rate of 
40mg/kWh 

 Provision of at least one electric vehicle recharging point per property. 
 A method statement detailing the control of emissions to air during the construction 

phase should be submitted to and approved in writing by the Local Planning 
Authority prior to the commencement of works. Such a method statement should 
be in-line with the Best Practice Guidance entitled ‘The control of dust and 
emissions from construction and demolition’. 

These can be ensured through suitably worded conditions. 
 
Equality Implications  
Section 149 of the Equality Act 2010 created the public sector equality duty. Section 149 
states:-  
 
(1) A public authority must, in the exercise of its functions, have due regard to the need 
to:  

a) eliminate discrimination, harassment, victimisation and any other conduct that is 
prohibited by or under this Act;  

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

c) foster good relations between persons who share a relevant protected 
characteristic and persons who do not share it.  

 
Officers have taken this into account and given due regard to this statutory duty, and the 
matters specified in Section 149 of the Equality Act 2010 in the determination of this 
application.  
 
There are no known equality implications arising directly from this development. 
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Conclusion 
The proposal seeks as amended to erect 9no houses.   
 
The proposed development is considered to be acceptable in principle and will not result 
in any significant impact upon neighbour amenity, highway safety, ecology, flooding, 
drainage or infrastructure and will provides a satisfactory residential environment., 
subject to relevant conditions. The reason for Coventry City Council granting planning 
permission is because the development is in accordance with: Policies: DS3, DS4 (Part 
A), H3, H4, H9, GE1, GE2, GE3, DE1, AC1. AC2. AC3, AC4, EM5 and EM6 of the 
Coventry Local Plan 2017 and Policies:  DS3, DS4 (Part A), H3, H4, H9, GB3, GE1, GE2, 
GE3, DE1, DE2, AC1, AC2, AC3, AC4, EM5, EM6 and EM15 of the emerging Local Plan, 
together with the aims of the NPPF. 
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POLICY APPENDIX  
National Planning Policy Framework (NPPF) December 2024.  
Coventry Local Plan 2017 & Emerging Local Policy 
Supplementary Planning Guidance/ Documents (SPG/ SPD): 
 
The National Planning Policy Framework (NPPF) sets out the Government’s planning 
policies for England and how these are expected to be applied. It sets out the 
Government’s requirements for the planning system only to the extent that is relevant, 
proportionate and necessary to do so.  The NPPF increases the focus on achieving high 
quality design and states that it is “fundamental to what the planning and development 
process should achieve”. 
 
Policy Background 
The Coventry Local Plan was adopted in December 2017 and, as such, is now more than 
five years old. Consequently, until the Local Plan Review is complete and has been 
approved by an Inspector appointed by the Secretary of State, the housing requirement 
established at the time of the Local Plan’s adoption in December 2017 is out of date. 
Instead, Coventry’s minimum annual housing need must be calculated using the 
Government’s standard method calculation. 
 
The Council is able to demonstrate a 5.91- year housing land supply as published in the 
Authority Monitoring Report 2024/25 published December 2025.  Due to the council being 
able to demonstrate a five-year Housing Land Supply (HLS) the tilted balance is not 
engaged. 
 
Principle of development 
The NPPF 2024, paragraph 11, states that “Plans and decisions should apply a 
presumption in favour of sustainable development.  For Decision Making, this means:- 
 
c) approving development proposals that accord with an up-to-date development plan 
without delay; or 
d) where there are no relevant development plan policies, or the policies which are most 
important for determining the application are out-of-date , granting permission unless: i. 
the application of policies in this Framework that protect areas or assets of particular 
importance provides a strong reason for refusing the development proposed; or ii. any 
adverse impacts of doing so would significantly and demonstrably outweigh the benefits, 
when assessed against the policies in this Framework taken as a whole, having particular 
regard to key policies for directing development to sustainable locations, making effective 
use of land, securing well-designed places and providing affordable homes, individually 
or in combination. 
 
Footnote 8 to paragraph 11 confirms that this includes situations where the local authority 
cannot demonstrate a five-year supply of deliverable housing sites (with the appropriate 
buffer set out in paragraph 78). 
 
Principle of the loss of the Green Space 
Policy GE1 of the Coventry Local Plan 2017 and the emerging Coventry Local Plan 2025 
states the council will protect green infrastructure based on an analysis of existing assets 
and requires development to maintain the quantity, quality and functionality of existing 
green infrastructure. 
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Policy GE2 of the Coventry Local Plan 2017 and the emerging Coventry Local Plan 2025 
states development involving the loss of green space that is of value for amenity, 
recreation, outdoor sports and/or community use will not be permitted and then there is 
a list of exceptions where it may be permitted. 
 
Principle of Residential  
Policy H3 of the Coventry Local Plan 2017 and the emerging Coventry Local Plan 2025 
states that new development must provide a high-quality residential environment which 
assists in delivering urban regeneration or creating sustainable communities and which 
overall enhances the built environment.  
 
Highway Considerations 
Policy H3 of the Coventry Local Plan 2017 and the emerging Coventry Local Plan 2025, 
as mentioned above, requires, amongst other items, to provide safe and appropriate 
access. 
 
Policy AC2 of the Coventry Local Plan 2017 and the emerging Coventry Local Plan 2025 
states new development proposals which are predicted to have a negative impact on the 
capacity and/or safety of the highway network should mitigate and manage the traffic 
growth which they are predicted to generate to ensure that they do not cause 
unacceptable levels of traffic congestion, highway safety problems and poor air quality. 
 
Parking 
Policy AC3 of the Coventry Local Plan 2017 and the emerging Coventry Local Plan 2025 
states proposals for the provision of car parking associated with new development will be 
assessed on the basis of parking standards set out in Appendix 5 (Appendix 6). 
 
 
Impact on the character and appearance of the area 
Policy DE1 of the Local Plan seeks to ensure high quality design and development 
proposals must respect and enhance their surroundings and positively contribute towards 
the local identity and character of an area. 
 
Paragraph 131 of the NPPF states the creation of high-quality, beautiful and sustainable 
buildings and places is fundamental to what the planning and development process 
should achieve. Good design is a key aspect of sustainable development, creates better 
places in which to live and work and helps make development acceptable to communities. 
 
The National Planning Policy Framework, paragraph 135 states that “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); 
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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. 

e) optimise the potential of the site to accommodate and sustain an appropriate 
amount and mix of development (including green and other public space) and 
support local facilities and transport networks; and 

f) create places that are safe, inclusive and accessible and which promote health 
and well-being, with a high standard of amenity for existing and future users; and 
where crime and disorder, and the fear of crime, do not undermine the quality of 
life or community cohesion and resilience. 

 
The NPPF further states (at paragraph 139) “Development that is not well designed 
should be refused, especially where it fails to reflect local design policies and government 
guidance on design, taking into account any local design guidance and supplementary 
planning documents such as design guides and codes”. 
 
Principle 8 of the Design Guidance for New Residential Development SPD states that 
“new residential development will be expected to respond to the size, shape and rhythm 
of surrounding plot layouts”. 
 
Paragraph 6.17 of the Design Guidance for New Residential Development SPD states 
that “space to park cars can place a significant burden on the design of residential layouts. 
Balancing the expectations of residents and visitors for adequate parking spaces near to 
properties with the need to ensure parking does not unduly impact on the street scene 
and safety and amenity of people is a key consideration”. 
 
Principle 9 of the Design Guidance for New Residential Development SPD states that, 
“Parking layouts should be high quality and designed to: 

 Reflect the strong urban fabric and Ancient Arden identity of the city. All parking 
arrangements should be softened with generous soft landscaping and no design 
should group more than 3 linear parking spaces together, without intervening 
landscaping. 

 Ensure developments are not functionally and visually dominated by cars; 
 Maintain activity in the street without adversely affecting the attractiveness of the 

streetscene; 
 Minimise impact on the amenity of residents; 
 Unobstructed and inclusive access to front and rear of a property by 1.2m to 

provide futureproofing for all users 
 Be safe, overlooked and convenient for users; and 
 Be spaces that are visually and functionally attractive in the street scene”. 

Paragraph 6.26 of the ‘Design Guidance for New Residential Development SPD’ sets out 
that the Council’s preference is for parking to be to the side or rear where adverse impacts 
on the street scene and amenities can be more effectively managed. Where parking has 
to be provided to the front it is important that the visual impacts are mitigated as far as 
possible. Potential solutions include landscaping, staggered buildings, separation and 
use of boundary treatments. It is also important that buildings are set back far enough 
from the road to enable cars to be comfortably parked in front. Enclosure of front on plot 
parking areas with vegetation will be strongly encouraged. 
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Principle 10 of the Design Guidance for New Residential Development SPD states: “On-
plot parking should not be dominated by excessive frontage parking arrangements. 
Where front of plot parking is proposed this should be enclosed with soft landscaping and 
not dominate the appearance of the plot or the street scene with extensive hard surfacing 
or multiple or over wide vehicle cross overs”. 
 
Bin storage 
Paragraph 9.11 of the Design Guidance for New Residential Development SPD states “It 
is important that the waste storage requirements are handled in purpose-built spaces that 
are sufficient in size, easily accessible and which do not generate offensive smells or 
negatively impact on a street scene’s character and quality”. 
 
Paragraph 9.12 of the Design Guidance for New Residential Development SPD states: 
“the Council’s strong preference is for refuse storage areas to be located to the rear or 
side of dwellings where they are invisible in the public realm”. 
 
Cycle Storage 
Paragraph 9.15 of the Design Guidance for New Residential Development SPD states: 
“Cycle storage facilities should be easily accessible to occupiers and wherever possible, 
be integral to the design of the residential development. Where external cycle facilities 
are provided, they should be constructed of durable materials, relate to the design of the 
main residential building, be easily accessible and not have a detrimental impact on the 
street scene”. 
 
Impact on existing residential amenity 
Policy DS3 of the Coventry Local Plan 2017 and the emerging Coventry Local Plan 2025 
is concerned with creating sustainable development, sustainable development is meeting 
the needs of the present without compromising the ability of future generations to meet 
their own needs, Policy H3 of the Coventry Local Plan 2017 and the emerging Coventry 
Local Plan 2025 states that new development must provide a high-quality residential 
environment.   
 
All built form is assessed against Policy DE1 of the Coventry Local Plan 2017 and the 
emerging Coventry Local Plan 2025 and the Design Guidance for New Residential 
Development SPD and Householder Design Guide SPD. 
 
Principle 1 of the Householder Design Guide SPD states “extensions should not result in 
a material loss of amenity to neighbouring properties as a result of overshadowing, loss 
of outlook, visual intrusion, eroding privacy or being overbearing”. 
 
Principle 3 of the Householder Design Guide SPD states: 

 “Where a neighbouring dwellinghouse has a side facing window which provides 
the primary source of light and / or outlook to a habitable room (e.g. kitchen, living 
room, bedroom), a side extension which adversely impacts on such a window 
would not normally be acceptable. (Using the 25-degree rule below can help 
assess acceptability) 

 Where the side of a dwellinghouse is at a right-angle to the front or rear of an 
adjoining dwellinghouse a minimum distance of 12m should be retained between 
the side of your extension and the front or rear of the neighbouring dwellinghouse. 
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This distance may need to be increased if the ground level of your property is 
elevated in relation to your neighbours”. 

Principle 5 of the Householder Design Guide SPD states: “For two storey rear extensions 
the following principles should be followed: 

 The depth of the extension should not exceed an imaginary 45-degree line taken 
from the centre of the neighbour’s closest habitable rear facing window (ground or 
first floor) 

 A minimum rear to rear windows distance of at least 20m should be retained 
 A minimum distance of at least 10m should usually be retained between first floor 

windows and the rear site boundary 
 Any side facing windows above ground level should be obscure glazed to prevent 

overlooking”. 

Impact on proposed residential amenity 
Policy DS3 of the Coventry Local Plan 2017 and the emerging Coventry Local Plan2025 
is concerned with creating sustainable development, sustainable development is meeting 
the needs of the present without compromising the ability of future generations to meet 
their own needs, Policy H3 of the Coventry Local Plan 2017 and the emerging Coventry 
Local Plan 2025 states that new development must provide a high-quality residential 
environment.  A suitable residential environment includes amongst other requirements, 
adequate amenity space.  Emerging Policy DE2 requires all new houses to be Nationally 
Described Space Standards (NDSS). 

 

The Design Guidance for New Residential Development SPD sets out guidance and 
principles on how development should come forward in accordance with. 

 

Private Amenity Space 
The Design Guidance for New Residential Development SPD, at Section 8.20 states: 
“The minimum amount may vary depending on the context of the house.  Homes with 
private amenity spaces facing predominantly north may need to provide larger private 
gardens than those facing the sun with a predominantly southern orientation”. 

 
House Size Minimum standard/unit for 

outdoor amenity spaces 
facing 
predominantly south (sqm) 
 

Minimum standard/unit for 
outdoor amenity spaces 
facing 
predominantly north (sqm) 
 

1 bed 40 50 
2/3 beds 55 65 
4+ beds 70 85 

 

Space Standards 
The Design Guidance for New Residential Development SPD, at Principle 19 states 
new dwellings must be of Nationally Described Space Standards (NDSS). 
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Noise 
Policy DS3 of the Coventry Local Plan 2017 and the emerging Coventry Local Plan 2025 
is concerned with creating sustainable development, sustainable development is meeting 
the needs of the present without compromising the ability of future generations to meet 
their own needs, Policy H3 of the Coventry Local Plan 2017 and the emerging Coventry 
Local Plan 2025 states that new development must provide a high-quality residential 
environment.  A suitable residential environment includes amongst other requirements 
free from excessive noise. 
 
Emerging Policy EM15 states Proposals for uses which are sensitive to noise will not be 
permitted close to existing or proposed potentially noise polluting uses unless it can be 
demonstrated that adequate mitigation measures can be provided to ensure adequate 
levels of amenity can be provided for future occupiers and the existing potentially noise 
polluting uses will not be prejudiced by the development proposed.  Furthermore, 
development will not be permitted if mitigation cannot be provided to an appropriate 
standard with an acceptable design. 
 
Ecology/Biodiversity 
Policy GE3 of the Coventry Local Plan and the emerging Coventry Local Plan states that 
Sites of Special Scientific Interest (SSSIs), Local Nature Reserves (LNRs), Ancient 
Woodlands, Local Wildlife and Geological Sites will be protected and enhanced. Policy 
GE3 establishes that developments should provide a net gain and where this is not 
possible provide some form of offsetting. 
 
Flood Risk & drainage 
Paragraph 162 of the NPPF states plans should take a proactive approach to mitigating 
and adapting to climate change, taking into account the long-term implications for flood 
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risk, coastal change, water supply, biodiversity and landscapes, and the risk of 
overheating and drought from rising temperatures. 
 
Paragraph 164 of the NPPF states new development should be planned for in ways that: 

a) avoid increased vulnerability to the range of impacts arising from climate change. 
When new development is brought forward in areas which are vulnerable, care 
should be taken to ensure that risks can be managed through suitable adaptation 
measures, including through incorporating green infrastructure and sustainable 
drainage systems. 

Paragraph 170 of the NPPF states ‘Inappropriate development in areas at risk of flooding 
should be avoided by directing development away from areas at highest risk (whether 
existing or future). Where development is necessary in such areas, the development 
should be made safe for its lifetime without increasing flood risk elsewhere. 
 
Paragraph 171 of the NPPF states “Strategic policies should be informed by a strategic 
flood risk assessment and should manage flood risk from all sources. They should 
consider cumulative impacts in, or affecting, local areas susceptible to flooding, and take 
account of advice from the Environment Agency and other relevant flood risk 
management authorities, such as lead local flood authorities and internal drainage boards 
 
Policy EM5 of the Coventry Local Plan and the emerging Coventry Local Plan 2025 states 
all development must apply SuDS and should ensure that surface water runoff is 
managed as close to its source as possible. 
 
Contaminated land 
Policy EM6 seeks to ensure that redevelopment of previously developed land does not 
have a negative impact on water quality, either directly through pollution of surface or 
ground water or indirectly through the treatment of waste water by whatever means. 
 
Air quality 
Policy EM7 states that major development schemes should promote a shift to the use of 
sustainable low emission transport to minimise the impact of vehicle emissions on air 
quality. 
 

CONDITIONS / REASONS 

1. The development hereby permitted shall begin not later than 3 years from 
the date of this decision. 

Reason: 
To conform with Section 91 of the Town and Country Planning Act 1990 
(as amended) 
  

2. The development hereby permitted shall be carried out in accordance with 
the following approved plans:  
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 AMENDED DRAWING - Site Location Plan, as submitted 28th 
March 2025 

 AMENDED DRAWING - Site Layout - Drawing No.1611-PA 08 Rev 
D 

 DRAWING - Boundary Treatments - Drawing No.1611-PA 21 
 AMENDED DRAWING - Floor Plans and Front Elevations - Plots 1-

9 - Drawing No.1611-PA 09 Rev A 
 AMENDED REPORT - Noise Assessment Update, dated 22nd 

December 2025 - Report Ref. Rev3  
 

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

3. 

An investigation and risk assessment (in addition to any assessment 
provided with the planning application), must be completed in accordance 
with a scheme to assess the nature and extent of any contamination on the 
site; whether or not it originates on the site; and any report of the findings 
must be submitted to and approved in writing by the local planning authority 
prior to the commencement of development (including any demolition). The 
report of the findings, to be conducted in accordance with Environment 
Agency Guidance Land Contamination: Risk Management (2021) and must 
include (i) a survey of the extent, scale and nature of contamination; (ii) an 
assessment of the potential risk to; human health, property (existing or 
proposed) including buildings, crops, livestock, pets, woodland and service 
lines and pipes, adjoining land, groundwaters and surface waters, ecological 
systems, archaeological sites and ancient monuments; (iii) an appraisal of 
remedial options and proposal of the preferred option(s) 

Reason: 
To safeguard health, safety and the environment in accordance with Policy 
EM6 of the Coventry Local Plan 2017, the emerging Local Plan and the 
aims and objectives of the NPPF 
  

4. 

The development shall only be undertaken in accordance with a detailed 
remediation scheme to bring the site to a condition suitable for the intended 
use by removing unacceptable risks to human health, buildings and other 
property and the natural and historical environment, which shall be 
submitted to and approved in writing by the local planning authority. The 
scheme must include all works to be undertaken, proposed remediation 
objectives and remediation criteria, timetable of works and site management 
procedures. The scheme must ensure that the site will not qualify as 
contaminated land under Part 2A of the Environmental Protection Act 1990 
in relation to the intended use of the land after remediation. 

Reason: 
To safeguard health, safety and the environment in accordance with Policy 
EM6 of the Coventry Local Plan 2017, the emerging Local Plan and the 
aims and objectives of the NPPF 
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5. 

The approved remediation scheme must be carried out in accordance with 
its terms prior to the commencement of development other than that 
required to carry out the remediation. The Local Planning Authority must be 
given two weeks written notification of commencement of the remediation 
scheme works.  

Reason: 
To safeguard health, safety and the environment in accordance with Policy 
EM6 of the Coventry Local Plan 2017, the emerging Local Plan and the 
aims and objectives of the NPPF 
  

6. 

Prior to occupation of the development hereby permitted and following 
completion of the measures identified within the remediation scheme 
approved under condition No. 4 a verification report that demonstrates the 
effectiveness of the remediation carried out must be produced and 
submitted to the Local Planning Authority for approval in writing 

Reason: 
To safeguard health, safety and the environment in accordance with Policy 
EM6 of the Coventry Local Plan 2017, the emerging Local Plan and the 
aims and objectives of the NPPF 
  

7. 

In the event that contamination is found at any time when carrying out the 
approved development, that was not previously identified, it must be 
reported in writing immediately to the Local Planning Authority. An 
investigation and risk assessment must be undertaken in accordance with 
the requirements of condition No.3, and where remediation is necessary a 
remediation scheme must be prepared in accordance with the requirements 
of condition No.4, which shall be submitted to and approved in writing by the 
Local Planning Authority. Following completion of measures identified in the 
approved remediation scheme a verification report must be prepared, which 
is subject to the approval in writing of the Local Planning Authority in 
accordance with condition No.6. 

Reason: 
To safeguard health, safety and the environment in accordance with Policy 
EM6 of the Coventry Local Plan 2017, the emerging Local Plan and the 
aims and objectives of the NPPF 
  

8. 

No development (including any demolition) shall take place unless and until 
a Construction Management Plan (CMP) has been submitted to and 
approved in writing by the Local Planning Authority. The CMP shall include 
details of: - hours of work; - hours of deliveries to the site; - the parking of 
vehicles of site operatives and visitors during the demolition/construction 
phase; - the delivery access point; - the loading and unloading of plant and 
materials; - anticipated size and frequency of vehicles moving to/from the 
site; - the storage of plant and materials used in constructing the 
development; - the erection and maintenance of a security hoarding 
including decorative displays and facilities for public viewing where 
appropriate; - wheel washing facilities and other measures to ensure that 
any vehicle, plant or equipment leaving the application site does not carry 
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mud or deposit other materials onto the public highway; - measures to 
control the emission of dust and dirt during demolition and construction; - 
measures to control the presence of asbestos; - measures to minimise noise 
disturbance to neighbouring properties during demolition and construction; - 
details of any piling together with details of how any associated vibration will 
be monitored and controlled; and - a scheme for recycling / disposing of 
waste resulting from demolition and construction works. Thereafter, the 
approved details within the CMP shall be strictly adhered to throughout the 
construction period and shall not be amended in any way. 

Reason: 

The agreement of a Construction Management Plan prior to the 
commencement of development is fundamental to ensure a satisfactory 
level of environmental protection; to minimise disturbance to local residents 
and in the interests of highway safety during the construction process in 
accordance with Policies [EM7], AC1 and AC2 of the Coventry Local Plan 
2017 and the emerging Local Plan. 
  

9. 

Prior to their incorporation into the development hereby permitted, sample 
details of all facing and roofing materials shall be submitted to and approved 
in writing by the Local Planning Authority. These details shall be installed 
only in full accordance with the approved details prior to the first occupation 
of the development and thereafter shall be retained and shall not be 
removed or altered in any way. 

Reason: 

To ensure that the proposed development has a satisfactory external 
appearance in the interests of the visual amenities of the area in 
accordance with Policy DE1 of the Coventry Local Plan 2017 and the 
emerging Local Plan. 
  

10. 

Prior to the first occupation of the development hereby permitted, details of 
both hard and soft landscaping works shall be submitted to and approved in 
writing by the Local Planning Authority. Details of hard landscaping works 
shall include full details of the footpaths; and hard surfacing (which shall be 
made of porous materials or provision shall be made to direct run-off water 
from the hard surface to a permeable or porous area). The hard landscaping 
works shall be completed in strict accordance with the approved details 
within three months of the first occupation of the dwelling(s) hereby 
permitted; and all planting shall be carried out in accordance with the 
approved details within the first planting and seeding seasons following the 
first occupation. Any tree(s) or shrub(s) which within a period of five years 
from the completion of the development dies, is removed or becomes; in the 
opinion of the Local Planning Authority; seriously damaged, defective or 
diseased shall be replaced in the next planting season with another of similar 
size and species. All hedging, tree(s) and shrub(s) shall be planted in 
accordance with British Standard BS 8545:2014 Trees: from nursery to 
independence in the landscape - Recommendations and BS4428 - Code of 
Practice for General Landscape Operations. 
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Reason: 

To ensure a satisfactory standard of appearance of the development in the 
interests of the visual amenities of the area in accordance with Policies 
GE1 and DE1 of the Coventry Local Plan 2017 and the emerging Local 
Plan. 
  

11. 

Prior to the first occupation of the development hereby permitted, details of 
bin storage areas shall be submitted to and approved in writing by the Local 
Planning Authority. The bin storage areas shall be provided in full 
accordance with the approved details prior to first occupation of the 
development and thereafter they shall remain available for use at all times 
and shall not be removed or altered in any way.  

Reason: 
In the interests of the amenities of future occupants of the residential 
accommodation and neighbouring occupiers in accordance with Policy 
DE1 of the Coventry Local Plan 2017 and the emerging Local Plan. 
  

12. 

Prior to occupation of the dwelling(s) hereby permitted, details of cycle 
parking facilities shall be submitted to and approved in writing by the Local 
Planning Authority. The cycle parking facilities shall be provided in full 
accordance with the approved details prior to first occupation of the building 
and thereafter those facilities shall remain available for use at all times and 
shall not be removed or altered in any way. 

Reason: 

In the interests of encouraging the use of alternative modes of transport 
with the aim of creating a more sustainable city in accordance with Policies 
DS3, AC3 and AC4 of the Coventry Local 2017 and the emerging Local 
Plan. 
  

13. 

Prior to the first occupation of the development hereby permitted, details of 
general ecological habitat enhancement measures and hedgehog mitigation 
measures shall be submitted to and approved in writing by the Local 
Planning Authority. Such measures shall include; retention and 
management of boundary vegetation, and hedgehog friendly boundary 
fencing and gates. The habitat enhancement measures shall be undertaken 
in strict accordance with the approved details prior to the first occupation of 
the development and thereafter shall be retained and shall not be removed 
or altered in any way. 

Reason: 
To ensure that protected species are not harmed by the development in 
accordance with Policy GE3 of the Coventry Local Plan 2017, the 
emerging Local Plan and the advice contained within the NPPF. 
  

14. 

Prior to the first occupation of the development hereby permitted details of 
the location and type of bird and bat boxes shall be submitted to and 
approved in writing by the Local Planning Authority.  Details shall include a 
minimum of 8 bird boxes and 4 bat boxes to be installed on mature trees 
around the site boundaries or on the / incorporated into the fabric of the new 
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dwellings.  Once installed they shall be retained and shall not be removed 
or altered in any way. 

Reason: 
To ensure that protected species are not harmed by the development in 
accordance with Policy GE3 of the Coventry Local Plan 2017, the 
emerging Local Plan and the advice contained within the NPPF. 
  

15. 

Prior to the first occupation of the dwellings hereby permitted the mitigation 
measures as set out within: 

 Table 5.2 of AMENDED REPORT - Noise Assessment Update, 
dated 22nd December 2025 - Report Ref.Rev3, namely: 

o External Wall - Traditional masonry wall (e.g. 100mm 
plastered brick; 

o Roof - Tiled/slate roof and plasterboard ceiling; 
o Glazing - Double glazing 6/12/4; 
o Trickle Ventilator - Basic trickle ventilator, and 
 

 Section 5.3 of AMENDED REPORT - Noise Assessment Update, 
dated 22nd December 2025 - Report Ref.Rev3, namely,  

o a 2.4m high fully solid, fence with a surface mass of at least 
8 kg/m2 along the eastern boundary of the site as shown 
on DRAWING - Boundary Treatments - Drawing No.1611-
PA 21 

 
shall have been implemented in full accordance with the recommendations 
of the noise assessment and thereafter shall not be removed or altered in 
any way.  

Reason: 
To protect the amenities of future occupiers from road traffic noise, the 
service delivery yard and general disturbance in accordance with Policy H3 
of the Coventry Local Plan 2017 and the emerging Local Plan. 
  

16. 

Prior to the installation of any street lighting or any external lighting to be 
fixed to any building(s), an external lighting strategy (including a plan) shall 
be submitted to and approved in writing by the Local Planning Authority. The 
strategy shall demonstrate that lighting shall be kept to a minimum at night 
in order to minimise impact on emerging and foraging bats, and to restrict 
light spillage onto foraging corridors. The lighting shall be installed in full 
accordance with the approved strategy and all lighting thereafter shall be 
subsequently maintained in strict accordance with the approved details. 

Reason: 
To ensure that protected species are not harmed by the development in 
accordance with Policy GE3 of the Coventry Local Plan 2017, and the 
emerging Local Plan and the advice contained within the NPPF. 
  

17. No part of the residential accommodation hereby permitted shall be 
occupied unless and until the external amenity space has been laid out and 

Page 123



 
 

provided in full accordance with the details shown on the approved plans 
and thereafter shall remain available for use at all times. 

Reason: 
In the interests of the amenities of the future occupants of the residential 
accommodation in accordance with Policy DE1 of the Coventry Local Plan 
2017 and the emerging Local Plan. 
  

18. 

None of the dwellings hereby permitted shall be occupied unless and until 
the car parking provision for that dwelling has been constructed or laid out 
and made available for use by the occupants and / or visitors to the dwellings 
and thereafter those spaces shall be retained for parking purposes at all time 
and shall not be removed or altered in any way. 

Reason: 

To ensure the satisfactory provision of off-street vehicle parking facilities in 
accordance with the Council's standards and in the interests of highway 
safety and the satisfactory development of the site in accordance with 
Policies AC1,AC2 and AC3 of the Coventry Local Plan 2017 and the 
emerging Local Plan. 
  

19. 
Any gas boilers installed on site shall have a dry NOx emission rate of no 
more than 40mg/kWh. One electric vehicle recharging point per dwelling 
shall be provided prior to occupation and shall not be removed or altered in 
any way and shall be kept available for such use by residents at all times. 

Reason: 
To mitigate the impacts of development on air quality in accordance with 
Policy DS3 of the Coventry Local Plan 2017, the emerging Local Plan and 
the aims and objectives of the NPPF. 
  

20. 

Notwithstanding the provisions of the Town and Country Planning (General 
Permitted Development) (England) Order 2015 (as amended), or any 
statutory instrument amending, revoking and/or replacing that Order, no 
gate, fence, wall or other means of enclosure shall be erected, constructed 
or improved or altered such as to place the structure in front of the 
forwardmost part of any dwellinghouses relating to Plots No.1 - No.7 and no 
gate, fence, wall or other means of enclosure shall be erected, constructed 
or improved or altered such as to place the structure to the front (north 
elevation) and western side elevation of the Plot No.8 and no gate, fence, 
wall or other means of enclosure shall be erected, constructed or improved 
or altered such as to place the structure to the front (south elevation) and 
western side elevation of Plot No.9 without the prior grant of planning 
permission by the Local Planning Authority. 

Reason: 

Having regard to the open plan layout and general nature of the proposed 
development it is important to ensure that no development is carried out 
except with the permission of the Local Planning Authority, which would 
detract from the appearance of the area and affect the amenities of 
adjacent properties in accordance with Policies H3 and DE1 of the 
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Coventry Local Plan 2017 and the emerging Local Plan. 
  

21. 

Notwithstanding the provisions of the Town and Country Planning (General 
Permitted Development) (England) Order 2015 (as amended), or any 
statutory instrument amending, revoking and/or replacing that Order, no 
development to form hard surfaces shall be carried out within the curtilage 
of any dwellinghouse[S] hereby permitted without the prior grant of planning 
permission by the Local Planning Authority. 

Reason: 

Having regard to the open plan layout and general nature of the proposed 
development it is important to ensure that no development is carried out 
except with the permission of the Local Planning Authority, which would 
detract from the appearance of the area and affect the amenities of 
adjacent properties in accordance with Policy DE1 of the Coventry Local 
Plan 2017 and the emerging Local Plan. 
  

Page 125



This page is intentionally left blank



101

2a

ALG
ATE C

LO
SE

4
12

105

17

Path (um)

3

1

2

11

9

6779

101.2m

PARKGATE ROAD

91

53

100.0m

23

463422

15
14

47

50

433100
433100

433150
433150

433200
433200

433250
433250

283100 283100

283150 283150

283200 283200

metres

0 20 40 60 80 100

433069

283056

433069

283209

433276

283209

433276

283056

SP3383 SP3383

SP3383SP3383

MapServe®

© Crown copyright 2023 Ordnance Survey 100053143

3m  FROM CENTRE
MORRISIONS BUILT

SITE  

P
age 127

AutoCAD SHX Text_600
3000

AutoCAD SHX Text_601
1:1250 at A4

AutoCAD SHX Text_602
40M

AutoCAD SHX Text_603
20M

AutoCAD SHX Text_604
10M

AutoCAD SHX Text_605
0



9

C
ulvert

H
o

u
s

e
 3

m
  F

ro
m

 C
u

lvert

SW
S in 

M
O

RRISIO
NS Staff Car Park

98.93

98.8
8

98.75
99.0

5
98.70

98
.52

98.38
98.21

97.62

97.92

97.56

97.53

97.56

97.54

97.53

97.55

97.8
0

98.17
98.12

98.16
98

.15
98.29

98.46
98

.55
98.8

5

98.63

98
.55

98
.50

98.69

98.66

98.75

98.64

98.59

98.74

98.78

98.99

99.0
0

98.99

98.58

97.8
9

CL 97.54

CL 97.95

CL 98
.28

LP

FH
SV

GU
GU

98.71

98.76

98
.34

98.28

98
.0

5

98
.0

5

97.72

98.10

97.76

97.71

97.68
97.67

97.92
97.66

97.68

97.79

97.63

97.77

98
.20

97.93

9
8

.50

9
8

.55

9
8

.40

9
8

.00

9
8

.00

9
8

.35

9
8

.35

9
8

.35

9
8

.35

9
8

.00

9
8

.30

9
8

.25

S
P

A
C

E
 F

O
R

 S
H

E
D

 / C
O

V
E

R
 F

O
R

 C
Y

C
L

E

S
T

O
R

A
G

E
 IN

 R
E

A
R

 G
A

R
D

E
N

S

1
2

3
4

5
6

7

8

5

1
1

3

3

44

5
66

7 7

9
8

.50

9
8

.50
9

8
.50

9
8

.50

9
8

.50

9
8

.50

9
8

.25
9

8
.25

9
8

.25

9
8

.20

9
8

.35

9
8

.35

9
8

.35

9
8

.35

9
8

.35

9
8

.35

2
m

 F
O

O
T

 P
A

T
H

R
E

F
U

S
E

 B
IN

S
 IN

 R
E

A
R

 G
A

R
D

E
N

S

S
to

rm
 w

a
ter s

to
ra

g
e

c
ra

tes
 5

0
 m

3

F
O

U
L

 D
R

A
IN

S

S
T

O
R

M
 D

R
A

IN
S

F
O

U
L

 D
R

A
IN

S
S

T
O

R
M

 D
R

A
IN

S

F
O

U
L

 D
R

A
IN

S
S

T
O

R
M

 D
R

A
IN

S

S
to

rm
 O

u
t F

all P
R

IV
A

T
E

 S
H

A
R

E
D

 D
R

IV
E

2
3

2
8

31
00

2
8

31
50

3m  FRO
M

 CENTER
M

O
RRISIO

NS BUILT

S
P

O
R

T
S

 F
IE

L
D

T
E

 C
L

O
S

E

8

8

C
o

n
tro

lle
d

 to
 s

u
it L

A
 

S
to

rm
 D

is
c

h
arg

e
S

e
v

ern
 T

re
n

t

S
ID

E
  F

E
N

C
E

 T
O

 G
A

R
D

E
N

2
M

 H
IG

H
 C

L
O

S
E

  B
O

A
R

D
E

D

E
X

IS
T

IN
G

 F
E

N
C

E

2
m

 H
IG

H
 B

R
IC

K
 W

A
L

L

L
ig

h
tin

g
 p

o
s

t 6
m

 h
ig

h
L

E
D

 S
T

R
E

E
T

 L
IG

H
T

IN
G

4
0

W
 lig

h
t s

p
re

a
d

 1
5

m
 rad

iu
s

R
A

IN
S

F
O

U
L

 D
R

A
IN

S

L
ig

h
tin

g
 p

o
s

t 6
m

 h
ig

h
L

E
D

 S
T

R
E

E
T

 L
IG

H
T

IN
G

4
0

W
 lig

h
t s

p
re

a
d

 1
5

m
 rad

iu
s

2
m

 F
O

O
T

 P
A

T
H

2
m

 F
O

O
T

 P
A

T
H

9
9

S
ID

E
  F

E
N

C
E

 T
O

 G
A

R
D

E
N

2
M

 H
IG

H
 C

L
O

S
E

 
B

O
A

R
D

E
D

 F
E

N
C

E

R
E

A
R

  F
E

N
C

E
 T

O
 G

A
R

D
E

N
2

M
 H

IG
H

 C
L

O
S

E
 

B
O

A
R

D
E

D
 F

E
N

C
E

R
E

A
R

  F
E

N
C

E
 T

O
 G

A
R

D
E

N
2

M
 H

IG
H

 C
L

O
S

E
 

B
O

A
R

D
E

D
 F

E
N

C
E

S
ID

E
  F

E
N

C
E

 T
O

 G
A

R
D

E
N

2
M

 H
IG

H
 C

L
O

S
E

 
B

O
A

R
D

E
D

 F
E

N
C

E
 T

O
 F

R
O

N
T

 O
F

 23

2
m

 F
O

O
T

 P
A

T
H

9
8

.20

9
8

.20

R
O

A
D

 E
X

T
E

N
S

IO
N

 T
O

A
D

O
P

T
A

B
L

E
 S

T
A

N
D

A
R

D

2
m

 F
O

O
T

 P
A

T
H

H
 &

 S
 R

IS
K

W
O

R
K

IN
G

 A
T

 H
E

IG
H

T
, F

A
L

L
S

 A
N

D
 F

A
L

L
IN

G
 IT

E
M

S

C
A

R
R

Y
 O

U
T

  E
X

C
A

V
A

T
IO

N
S

, F
A

L
L

S
 A

N
D

 C
O

L
L

A
P

S
E

M
A

T
E

R
IA

L
 H

A
N

D
L

IN
G

, L
IF

T
IN

G
 

M
A

C
H

IN
E

R
Y

 A
N

D
 P

L
A

N
T

 O
P

E
R

A
T

IO
N

S

C
H

E
M

IC
A

L
S

 U
S

E
D

 , C
O

S
H

H
 

S
C

A
F

F
O

L
D

 A
N

D
 W

O
R

K
IN

G
 P

L
A

T
F

O
R

M
S

F
IR

E
 R

IS
K

S
 A

S
S

E
S

S
M

E
N

T
S

 A
N

D
 C

O
N

T
R

O
L

S
E

C
U

R
E

 S
IT

E
 A

N
D

 P
R

O
T

E
C

T
 W

O
R

K
 A

R
E

A
S

 

M
E

T
H

O
D

 S
T

A
T

E
M

E
N

T
S

 A
N

D
 R

IS
K

 A
S

S
E

S
S

M
E

N
T

S
A

N
D

 C
.O

.S
.H

.H
 A

S
S

E
S

S
M

E
N

T
S

 T
O

 B
E

 P
R

E
P

A
R

E
D

   

2
 visitors

S
P

A
C

E
S

 2.5 X
 5M

S
P

A
C

E
S

 2.5 X
 5M

0

7
28

0

2
0

43
7

3
2

91
7

2
26

0

R
O

A
D

 C
E

N
TR

E

C
H

A
IN

 L
IN

E

9
8

.50 9
8

.50

9
8

.50

F
O

R
M

 T
W

O
 S

M
A

L
L

 T
R

E
E

 P
L

A
N

T
IN

G
B

O
X

E
S

 E
A

C
H

 E
N

D
 O

F
 P

A
R

K
IN

G

E
X

T
E

N
D

 F
O

O
T

P
A

T
H

 A
R

O
U

N
D

P
L

A
N

T
IN

G
 B

O
X

E
S

S
T

R
U

C
T

U
R

A
L

 E
N

G
IN

E
E

R
 T

O
 C

O
N

F
IR

M
 L

O
A

D
S

O
V

E
R

 C
U

L
V

E
R

 &
 W

A
T

E
R

 C
R

A
T

E
S

 S
U

IT
A

B
L

E
 F

O
R

 H
IG

H
W

A
Y

 F
O

O
T

P
A

T
H

A
R

E
A

 F
O

R
 W

IL
D

 F
L

O
W

E
R

S
 &

 G
R

A
S

S
 - E

C
O

L
O

G
IS

T
 T

O
 A

D
V

IS
E

 O
N

 A
N

Y
 P

L
A

N
T

IN
G

 ?
 

L
O

W
 L

E
V

E
L

 T
IM

B
E

R
 R

A
IL

 O
R

 F
E

N
C

E
 A

R
O

U
N

D

G
R

E
E

N
 L

IN
E

 IN
W

A
R

D
S

P
U

R
P

L
E

 L
IN

E
S

 O
U

T
W

A
R

D
S

D
O

T
T

E
D

 L
IN

E
 R

E
V

E
R

E
N

C
IN

G

T
U

R
N

IN
G

 C
IR

C
L

E
 2

0
.3M

  R
A

D
IU

S
 10.15M

W
A

L
L

 T
O

 W
A

L
L

2
 visitors

F
O

R
M

 T
W

O
 S

M
A

L
L

 T
R

E
E

 P
L

A
N

T
IN

G
B

O
X

E
S

 E
A

C
H

 E
N

D
 O

F
 P

A
R

K
IN

G

E
X

T
E

N
D

 F
O

O
T

P
A

T
H

 A
R

O
U

N
D

P
L

A
N

T
IN

G
 B

O
X

E
S

S
P

A
C

E
S

 2.5 X
 6M

S
P

A
C

E
S

 2.5 X
 6M

S
P

A
C

E
S

 2.5 X
 6M

LP

LP

F
ile

 in
fo

 o
n

 C
u

lv
e

rt s
h

o
w

s
 2

m
 x 1.2m

  
C

o
n

s
tru

c
tio

n
 R

C
 b

o
x

 a
p

p
ro

x
 2

.4m
 to

 ro
o

f 
C

u
lv

e
rt b

a
c

k
 fille

d
 to

 c
u

rre
n

t g
ro

u
n

d
 level 

S
E

T
 O

U
T

 O
F

 H
O

U
S

E
S

 IS
 S

U
B

J
E

C
T

 T
O

 
C

H
E

C
K

S
 O

N
 S

IT
E

 A
N

D
 D

IM
E

N
S

IO
N

S
 M

A
Y

 

V
A

R
Y

  S
L

IG
H

T
L

Y
 

1
M

 H
IG

H
 F

E
N

C
E

F
R

O
M

 F
R

O
N

T
 O

F
 23

2
2

R
E

A
R

 G
A

R
D

E
N

 m
in

 8
0m

2
R

E
A

R
 G

A
R

D
E

N
 m

in
 8

0m
2

fro
m

 b
a

c
k

 w
a

ll o
f h

o
u

se
fro

m
 b

a
c

k
 w

a
ll o

f h
o

u
se

1
M

 H
IG

H
 C

L
O

S
E

 B
O

A
R

D
E

D
 

T
O

 F
R

O
N

T
 G

A
R

D
E

N
 P

lo
t 9

1
M

 H
IG

H
 M

E
S

H
 F

E
N

C
E

  
T

O
 W

IL
D

 F
L

O
W

E
R

 A
R

E
A

E
m

ail:jo
h

n
.p

ryce
@

u
w

clu
b

.n
et

M
o

b
: 07

973
 38

2 084

C
A

D

J
o

h
n

 P
ry

c
e A

rch
itectu

ra
l

T
el: 01

21 572
 4078

B
91 2S

N
W

est M
id

la
n

d
s

S
O

L
IH

U
L

L
7

8 L
u

g
tro

u
t L

an
e

B
u

ild
in

g
 D

e
s

ig
n

 &
 P

ro
je

ct M
an

ag
em

e
n

t

D
IM

E
N

S
IO

N
S

. C
H

E
C

K
 D

IM
S

 P
R

IO
R

 T
O

 

P
R

A
C

T
IC

E
 A

N
D

 H
E

A
L

T
H

 A
N

D
 S

A
F

E
T

Y
 L

E
G

IS
L

A
T

IO
N

C
U

R
R

E
N

T
 B

U
IL

D
IN

G
 R

E
G

U
L

A
T

IO
N

S
, C

O
D

E
S

 O
F

 

M
A

IN
 C

O
N

T
R

A
C

T
O

R
 A

N
D

 S
U

B
 C

O
N

T
R

A
C

T
O

R
S

M
U

S
T

 C
O

M
P

L
Y

 W
IT

H
 A

L
L

 A
S

P
E

C
T

S
 O

F
 T

H
E

F
R

O
M

 T
H

IS
 D

R
A

W
IN

G
. O

N
L

Y
 U

S
E

 S
T

A
T

E
D

 
D

O
 N

O
T

 S
C

A
L

E
 O

R
 D

IG
IT

IS
E

 A
N

Y
 IN

F
O

R
M

A
T

IO
N

W
IT

H
O

U
T

 W
R

IT
T

E
N

 P
E

R
M

IS
S

IO
N

.

C
O

P
Y

R
IG

H
T

 O
F

 T
H

IS
 D

R
A

W
IN

G
 IS

 R
E

S
E

R
V

E
D

 B
Y

 
JO

H
N

  P
R

Y
C

E
 A

R
C

H
IT

E
C

T
U

R
A

L
. D

O
 N

O
T

 C
O

P
Y

      

W
IT

H
O

U
T

 E
X

P
R

E
S

S
E

D
 W

R
IT

T
E

N
 P

E
R

M
IS

S
IO

N
P

R
E

JU
D

IC
E

.  D
O

 N
O

T
 IS

S
U

E
 T

O
 T

H
IR

D
 P

A
R

T
Y

IN
F

O
R

M
A

T
IO

N
 O

N
L

Y
 A

N
D

 S
U

P
P

L
IE

D
 W

IT
H

O
U

T
D

R
A

W
IN

G
S

 IN
 E

L
E

C
T

R
O

N
IC

 F
O

R
M

A
T

 A
R

E
 F

O
R

C
O

N
S

T
R

U
C

T
IO

N
. IF

 IN
 D

O
U

B
T

 A
S

K

S
P

E
C

IF
IC

 R
IS

K
S

 R
E

L
A

T
IN

G
 T

O
 T

H
IS

 D
R

A
W

IN
G

 A
R

E
:

C
O

N
S

T
R

U
C

T
IO

N
 D

E
S

IG
N

 M
A

N
A

G
E

M
E

N
T

T
H

IS
 P

R
O

J
E

C
T

 IS
 T

O
 C

O
N

F
O

R
M

 T
O

 C
.D

.M
. R

E
Q

U
IR

E
M

E
N

T
S

P
lann

in
g D

raw
in

g
R

E
V

IS
IO

N
 T

O
 9 H

O
U

SE
S

S
IT

E
  L

A
Y

O
U

T

R
E

SID
E

N
T

IA
L

 D
E

V
E

L
O

P
M

E
N

T

C
V

6 4 N
B

C
O

V
E

N
T

R
Y

H
O

L
B

R
O

O
K

A
L

G
A

T
E

 C
L

O
SE

 

D
 P

A
  08

06-2025
jp

j
1/200A

1

1611

A    Layout altered to suit Planning          30
/

0
7/

25

B    Layout altered to suit Planning          21/
0

8
/

25
C    Layout altered to suit Planning          12/

0
9/

25
D    Layout altered to suit Planning          18

/
0

9/
25

Page 128



KITCHEN

utility 

LOUNGE

toilet

hall

stair

cupboardboiler combi

space for w/m dryer min 750 sq

WC

WB

elect. cupboard

under

UP

sink

hob
oven under hob

fridge/frezzer

dish washer under

SPdg

Elect Meter

Gas Meter

SVP

SVP

GROUND / FIRST
FLOOR PLAN  PLOTS 1 to 6

FRONT ELEVATION (South)
STREET SCENE

SIDE  ELEVATION
(East 7 North 8 South 9)

SIDE  ELEVATION
(West 7 South 8 North 9)

REAR  ELEVATION
(North 7 East 8 handed & 9 )

BED 2

en-suite

landing

BED 1

BED 3
BED 4

GROUND / FIRST
FLOOR PLAN  PLOTS 7 to 9

KITCHENLOUNGE

utility 

toilet

SVP

SVP

SVP

SVP

a/c

AREA 124.74 M2 (1342 SQFT)

AREA  93 M2 (1001 SQFT)

boiler combi

space for w/m dryer

sink

hob
oven under hob

fridge/frezzer

dish washer underIsland

SIDE  ELEVATION  (West)

SIDE  ELEVATION  (East)

REAR  ELEVATION  Plots 1 to 6

Solar panels on South or West Face

CROSS SECTIONPlots 1 to 6

Plots 1 to 6

PLOT 8 HANDED

Gas Meter

stair

BED 2

en-suite

wardrobe

landing

BED 1

BED 3

WC

WB

WC

WB Shower

Bath

SVP

UP

SVP

bath 

KITCHEN

utility 

LOUNGE

toilet

hall

stair

cupboard boiler combi

space for w/m dryermin 750 sq

WC

WB

elect. cupboard

under

UP

sink

hob
oven under hob

fridge/frezzer

dish washer under

SPdg

Elect Meter

Gas Meter

SVP

SVP

store store

stair

BED 2

en-suite

wardrobe

landing

BED 1

BED 3

WC

WB

WC

WBShower

Bath

SVP

UP

SVP

bath 

BED 2
en-suite

landing

BED 1

BED 3
BED 4

SVP

SVP

a/c

KITCHENLOUNGE

utility 

toilet

SVP

SVP

boiler combi

space for w/m dryer

sink

hob
oven under hob

fridge/frezzer

dish washer underIsland

Obscure and restricted  opening
windows to bathrooms

Obscure and restricted  opening
windows to bathrooms

Obscure and restricted  opening
windows to bathrooms

Obscure and restricted  opening
windows to WC

Obscure and restricted  opening
windows to bathrooms

Obscure and glass in door

Plots 1 to 6 Plot 7
(East 8 handed & 9 )

WALLS FAIR FACED BRICKWORK
ROOF GREY MODERN PLAIN CONCRETE ROOF TILES
WINDOWS WHITE UPVC DOUBLE GLAZED
GUTTERS, RWP, SVP, FASCIAS BLACK UPVC 
SOFFITS WHITE UPVC
FRONT DOORS COMPOSITE VARIOUS COLOURS

Feature brick solider headers
6 no Solar Panels on each
Property generating 1.6 Kw/h

6 no Solar Panels on each
Property generating 1.6 Kw/h

Feature brick solider headers

CANOPY ENTRANCE

CANOPY ENTRANCE
TREATED TIMBER CONSTRUCTION

CANOPY ENTRANCE
TREATED TIMBER 
CONSTRUCTION

FAIR FACED BRICKWORK RED MULTI WIRECUT
BRICK SIMILAR TO SURROUNDING AREA
ROOF TILES SMOOTH GREY (MARLEY MODERN
OR SIMILAR ) TO THE APPROVAL OF L.A.

Email:john.pryce@uwclub.net Mob: 07973 382 084

CAD

John Pryce Architectural

Tel: 0121 572 4078
B91 2SN

West Midlands
SOLIHULL

78 Lugtrout Lane

Building Design & Project Management

DIMENSIONS. CHECK DIMS PRIOR TO 

PRACTICE AND HEALTH AND SAFETY LEGISLATION
CURRENT BUILDING REGULATIONS, CODES OF 

MAIN CONTRACTOR AND SUB CONTRACTORS
MUST COMPLY WITH ALL ASPECTS OF THE

FROM THIS DRAWING. ONLY USE STATED 
DO NOT SCALE OR DIGITISE ANY INFORMATION

WITHOUT WRITTEN PERMISSION.

COPYRIGHT OF THIS DRAWING IS RESERVED BY 
JOHN  PRYCE ARCHITECTURAL. DO NOT COPY

      

WITHOUT EXPRESSED WRITTEN PERMISSION
PREJUDICE.  DO NOT ISSUE TO THIRD PARTY
INFORMATION ONLY AND SUPPLIED WITHOUT
DRAWINGS IN ELECTRONIC FORMAT ARE FOR

CONSTRUCTION. IF IN DOUBT ASK

SPECIFIC RISKS RELATING TO THIS DRAWING ARE:

CONSTRUCTION DESIGN MANAGEMENT
THIS PROJECT IS TO CONFORM TO C.D.M. REQUIREMENTS

Planning Drawings
AND  ELEVATIONS

FLOOR PLANS Plots 1 -9

CV6 4 NB
COVENTRY
HOLBROOK
ALGATE CLOSE 

A PA  09

06-2025jp j 1/100 A1

1611

A    Notes added to drawing.       30/07/25

P
age 129

AutoCAD SHX Text_606
2300

AutoCAD SHX Text_607
2400

AutoCAD SHX Text_608
10340

AutoCAD SHX Text_609
10978

AutoCAD SHX Text_610
10600

AutoCAD SHX Text_611
7000

AutoCAD SHX Text_612
6300

AutoCAD SHX Text_613
3870

AutoCAD SHX Text_614
3708

AutoCAD SHX Text_615
3708

AutoCAD SHX Text_616
3196

AutoCAD SHX Text_617
3308

AutoCAD SHX Text_618
3004

AutoCAD SHX Text_619
2884

AutoCAD SHX Text_620
4139

AutoCAD SHX Text_621
2870

AutoCAD SHX Text_622
3316

AutoCAD SHX Text_623
4988

AutoCAD SHX Text_624
3045

AutoCAD SHX Text_625
4122

AutoCAD SHX Text_626
10978

AutoCAD SHX Text_627
2148

AutoCAD SHX Text_628
2742

AutoCAD SHX Text_629
3810

AutoCAD SHX Text_630
3044

AutoCAD SHX Text_631
3130

AutoCAD SHX Text_632
2150

AutoCAD SHX Text_633
1499

AutoCAD SHX Text_634
3045

AutoCAD SHX Text_635
4122

AutoCAD SHX Text_636
2148

AutoCAD SHX Text_637
2742

AutoCAD SHX Text_638
3810

AutoCAD SHX Text_639
3044

AutoCAD SHX Text_640
3130

AutoCAD SHX Text_641
2150

AutoCAD SHX Text_642
1499

AutoCAD SHX Text_643
3708

AutoCAD SHX Text_644
3196

AutoCAD SHX Text_645
3308

AutoCAD SHX Text_646
3004

AutoCAD SHX Text_647
2884

AutoCAD SHX Text_648
4139

AutoCAD SHX Text_649
2870

AutoCAD SHX Text_650
3316

AutoCAD SHX Text_651
7000

AutoCAD SHX Text_652
6300

AutoCAD SHX Text_653
3870

AutoCAD SHX Text_654
3708

AutoCAD SHX Text_655
10600

AutoCAD SHX Text_656
Date

AutoCAD SHX Text_657
Drawn by

AutoCAD SHX Text_658
Checked by

AutoCAD SHX Text_659
Scale

AutoCAD SHX Text_660
Job Number

AutoCAD SHX Text_661
Drawing Number

AutoCAD SHX Text_662
Revision

AutoCAD SHX Text_663
Drawing Title

AutoCAD SHX Text_664
Job Title

AutoCAD SHX Text_665
Rev

AutoCAD SHX Text_666
Description

AutoCAD SHX Text_667
Date

AutoCAD SHX Text_668
Action

AutoCAD SHX Text_669
Classification

AutoCAD SHX Text_670
Risk Description

AutoCAD SHX Text_671
A

AutoCAD SHX Text_672
14

AutoCAD SHX Text_673
16

AutoCAD SHX Text_674
15

AutoCAD SHX Text_675
B

AutoCAD SHX Text_676
C

AutoCAD SHX Text_677
D

AutoCAD SHX Text_678
12

AutoCAD SHX Text_679
13

AutoCAD SHX Text_680
9

AutoCAD SHX Text_681
10

AutoCAD SHX Text_682
11

AutoCAD SHX Text_683
E

AutoCAD SHX Text_684
F

AutoCAD SHX Text_685
G

AutoCAD SHX Text_686
H

AutoCAD SHX Text_687
16

AutoCAD SHX Text_688
15

AutoCAD SHX Text_689
14

AutoCAD SHX Text_690
13

AutoCAD SHX Text_691
12

AutoCAD SHX Text_692
11

AutoCAD SHX Text_693
10

AutoCAD SHX Text_694
6

AutoCAD SHX Text_695
7

AutoCAD SHX Text_696
8

AutoCAD SHX Text_697
4

AutoCAD SHX Text_698
5

AutoCAD SHX Text_699
2

AutoCAD SHX Text_700
1

AutoCAD SHX Text_701
3

AutoCAD SHX Text_702
A

AutoCAD SHX Text_703
B

AutoCAD SHX Text_704
C

AutoCAD SHX Text_705
D

AutoCAD SHX Text_706
7

AutoCAD SHX Text_707
6

AutoCAD SHX Text_708
5

AutoCAD SHX Text_709
4

AutoCAD SHX Text_710
E

AutoCAD SHX Text_711
F

AutoCAD SHX Text_712
G

AutoCAD SHX Text_713
3

AutoCAD SHX Text_714
2

AutoCAD SHX Text_715
1

AutoCAD SHX Text_716
H



T
his page is intentionally left blank



 
 

Planning Committee Report 
Planning Ref:  PL/2025/0001987/OUT 
Site:  Land adjacent 260a Hawkes Mill Lane, Coventry, CV5 9FJ 
Ward: Bablake 
Parish: Allesley 
Proposal: Outline planning application for the erection of two 

dwellings (all matters to be reserved, except for access) 
(Resubmission of OUT/2022/3157) 

Case Officer: Ayesha Saleem 
 
INTRODUCTION 
This application is a resubmission of OUT/2022/3157, which was refused on 6th January 
2023. The application was refused as it was considered to be inappropriate development 
within the Green Belt contrary to both the Coventry Local Plan 2017 and National 
Planning Policy Framework.  
 
This application is in outline form with all matters reserved except for access. This 
application has been referred to planning committee as 5 letters of support have been 
received. 
 
The adjacent site has had various consents to redevelop a former piggery site, with a 
total of four detached dwellings. The background of the applications is outlined below.  
 
The most recent outline approval, OUT/2020/2762, was initially recommended for refusal 
and was refused by Planning Committee on 11th February 2021 but was granted on 
appeal on 31st July 2021 (appeal reference number APP/U4610/W/21/3269710). The 
proposal was an outline application to erect four dwellings with access, scale and layout 
considered. Two houses would be located to the east of the access road and two to the 
west. The two pairs of dwellings would be separated by around a 2m gap. The houses 
would each have a footprint of approximately 9m x 7.5m, making a total floor area of 252 
square metres and a height of 9.6 metres.  
 
A further application was submitted under planning reference PL/2025/0000555/FUL, as 
the outline application OUT/2020/2762 permission timing had lapsed. Therefore, the 
applicant submitted a full application for two of the proposed dwellings, which was 
granted. 
 
RECOMMENDATION  
Planning Committee are recommended to refuse planning permission for the reasons set 
out within this report. 
 
REASON FOR DECISION 
The application site lies within the Green Belt where strict policies of restraint apply. The 
development of the site for two houses will cause serious harm to the Green Belt and is 
inappropriate development within the Green Belt. The very special circumstances that 
have been put forward to justify the proposal do not outweigh the harm which would be 
caused by the proposal.  
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The application site is not considered to be in an accessible location, and inadequate 
measures have been proposed to make the site sustainable. The existing walking and 
cycling routes to nearby local facilities and amenities are not considered to be appropriate 
to support walking and cycling.  
 
The proposed development would be contrary to Policies GB1, H3, AC1, AC4 and AC5 
of the Coventry Local Plan 2017 and the aims and objectives of the National Planning 
Policy Framework and the principles of good design and well-designed places as set out 
within the National Design Guide. 
 
SITE DESCRIPTION 
The application site is located within the Green Belt, accessed via a private access which 
is located between 244 and 248 Hawkes Mill Lane. 244 and 248 Hawkes Mill Lane are 
single storey dwellings. The site is currently grass land between new built dwellings to 
the west and Hogs End Farm to the east. The site is screened from the wider public to 
the point that one is not aware of the site when traversing Hawkes Mill Lane. 
 
APPLICATION PROPOSAL 
The application has been submitted in outline form with only the means of access 
provided. All other matters relating to layout, scale, appearance, and landscaping are 
matters reserved for later consideration. An indicative plan has been submitted that 
shows two detached, two storey dwellings with parking to the front and amenity space to 
the rear. The existing garage for Hogs End Farm will be demolished to allow for the 
access and will be replaced to the side of Hogs End Farm.  
 
PLANNING HISTORY 
 
The planning history for the application site is as follows: 
 
Application Number Description of Development Decision and 

Date 
OUT/2022/3157 Outline planning permission for the 

erection of two dwellings (all matters to 
be reserved, except for access) 
 

Refused 6th 
January 2023 

 
The main historic planning applications on the adjacent site to the west are as follows: 
 
Application Number Description of Development Decision and 

Date 
OUT/2018/2653 Outline application for demolition of 

existing agricultural buildings and 
erection of two dwellings (Use Class C3) 
(all matters except access, scale and 
layout reserved) 

Approved 27th 
February 2019.  

OUT/2019/1375 Demolition of existing buildings and 
erection of four dwellings 

Refused 7th 
August 
2019 
Appeal dismissed 
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(Outline application with access, scale, 
layout and appearance to be 
considered) 

OUT/2020/0577 Demolition of existing buildings and 
erection of three dwellings (Outline 
application with access, scale and 
layout to be considered) 

Approved 15th 
July 2020 

OUT/2020/2762 Demolition of existing buildings and 
erection of four dwellings (Outline 
application with access, scale and 
layout to be considered) 

Refused 11th 
February 2021 
and allowed at 
appeal 31st July 
2021 

RM/2021/3791 Application for approval of reserved 
matters (appearance and landscaping) 
pursuant to permission OUT/2020/2762 
(APP/U4610/W/21/3269710), granted 
on appeal, 31st July 2021 for the 
'Demolition of existing buildings and 
erection of four dwellings (Outline 
application with access, scale and 
layout to be considered)' 

Approved 4th April 
2022 

PL/2025/0000555/FUL Erection of two dwellings with 
associated development  

Approved 26th 
June 2025 

PL/2025/0001175/FUL Erection of double garage to existing 
approved house site 

Refused 4th 
August 2025 
(Current appeal 
being considered) 

PL/2025/0002380/FUL Erection of outbuildings to the rear of 
the two dwellings approved under 
application ref: PL/2025/0001388/RVC 

Refused 
21/01/2026 

PL/2026/0000082/FUL Erection of detached dwelling with 
associated development (Plot 2 
previously approved under reference 
OUT/2020/2762) 

Pending 
Determination 

 
 
POLICY 
National Policy Guidance 
National Planning Policy Framework (NPPF) December 2024.  
  
The National Planning Practice Guidance (NPPG) adds further context to the NPPF and 
it is intended that the two documents are read together. 
 
Local Policy Guidance 
The current local policy is provided within the Coventry Local Plan 2017, which was 
adopted by Coventry City Council on 6th December 2017.  Relevant policy relating to this 
application is: 
 
Policy DS1: Overall Development Needs 
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Policy DS3: Sustainable Development Policy 
Policy H3: Provision of New Housing 
Policy H4: Securing a Mix of Housing 
Policy H9: Residential Density 
Policy GB1: Green Belt and Local Green Space 
Policy GE3: Biodiversity, Geological, Landscape and Archaeological Conservation 
Policy GE4: Tree Protection 
Policy DE1 Ensuring High Quality Design 
Policy AC1: Accessible Transport Network 
Policy AC2: Road Network 
Policy AC3: Demand Management 
Policy AC4: Walking and Cycling 
Policy EM1: Planning for Climate Change Adaptation 
Policy EM2: Building Standards 
Policy EM3 Renewable Energy Generation 
Policy EM5 Sustainable Drainage Systems (SuDS) 
 
Emerging Local Policy Guidance – Local Plan Review was submitted to the 
Planning Inspectorate on 9th September 2025 for examination 
The Local Plan review is currently at Examination.  Relevant emerging policy relating to 
this application is:  
Policy DS1: Overall Development Needs 
Policy DS3: Sustainable Development Policy 
Policy H3: Provision of New Housing 
Policy H4: Securing a Mix of Housing 
Policy H9: Residential Density 
Policy GB1: Green Belt and Local Green Space 
Policy GE3: Biodiversity, Geological, and Landscape Conservation 
Policy GE4: Tree Protection 
Policy DE1: Ensuring High Quality Design 
Policy DE2: Delivering High Quality Places 
Policy AC1: Accessible Transport Network 
Policy AC2: Road Network 
Policy AC3: Demand Management 
Policy AC4: Active Transport Provision including Walking, Cycling and Micro Mobility 
Policy EM1: Planning for Climate Change Adaptation 
Policy EM4: Flood Risk Management 
Policy EM5: Sustainable Drainage Systems (SuDS) 
Policy EM11: Energy Infrastructure 
Policy EM13: Overheating in new buildings 
 
Supplementary Planning Guidance/ Documents (SPG/ SPD): 
SPG Design Guidelines for Development in Coventry’s Ancient Arden 
SPD Design Guidelines for New Residential Development 
SPD Delivering a More Sustainable City 
SPD Coventry Connected 
SPD Air Quality 
 
CONSULTATION 
No objections have been received from: 
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 Environmental Protection (CCC)- subject to conditions in relation to a CMP 
(construction management plan) and Low Nox boilers and EV (electric vehicle) 
charging points. 

 Ecology (CCC)- subject to conditions in relation to lighting, biodiversity features, and 
a LEMP (Landscape Ecological Management Plan) 

Objections have been received from: 
 Local Highway Authority (CCC)  

Neighbour consultation 
Immediate neighbours and local councillors have been notified, and a site notice was 
displayed on the 20th of October 2025. 
 
Six letters of objection have been received, raising the following material planning 
considerations: 

a) Increased traffic 
b) Concerns regarding suitability of access 
c) Parking provision concerns 
d) Loss of wildlife 
e) Loss of privacy to neighbours 
f) Overdevelopment  
g) Loss/ Impact upon Green Belt  
h) Increased noise concerns 
i) Lack of notification 

Within the letters received the following non-material planning considerations were 
raised, these cannot be given due consideration in the planning process: 

j) Damage to existing property boundaries 
k) Concerns regarding to structural damage/ subsidence  
l) Loss of view  

Five letters of support have been received, raising the following material planning 
considerations: 

m) The land is currently disused and vulnerable to people potentially using it for waste 
and or living on it.  

n) Improve and enhance the area 

Any further comments received will be reported within late representations. 
 
APPRAISAL 
The main issues in determining this application are principle of development, the impact 
upon the openness of the Green Belt and character, future residential environment, 
impact upon residential amenity, access and highway considerations, air quality and 
ecological impacts.  
 
Principle of Development 
The application site is located within Green Belt, which is, by definition, inappropriate 
development. Inappropriate development will not be permitted in the Coventry Green Belt 
unless very special circumstances exist. 
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The Agent has submitted a planning statement with their suggested very special 
circumstances summarised below: 
 Infilling a small gap- The situation from the previously refused application has 

changed in that the four houses permitted immediately to the west of the site are all 
under construction, with Plot 1 being finished and construction of Plots 3 and 4 being 
well advanced. A material start has also been made on Plot 2. The planning authority 
must therefore take these new houses into account when assessing whether the 
application site constitutes an acceptable infill plot. 

 Built up frontage- The site adjoins built development on all sides, most particularly to 
the west, east and south. Taking account of the recently consented four dwelling 
schemes within the adjoining land to the west, the application proposal would result 
in a continuous built-up frontage of seven properties within the physical confines of 
Hawkes End. The indicative site plan shows that the two new houses would form part 
of a continuous built-up. 

 Within the physical confines of a village- Although Hawkes End, and the adjacent 
larger village of Brownshill Green, do not have defined village or settlement 
boundaries, case law has determined that this is not necessary in order to conclude 
that a particular site lies within the physical confines of a village, and that a case-by-
case approach is required. This issue was clarified in the case of Julian Wood v 
Secretary of State for Communities and Local Government and Gravesham Borough 
Council (2015). The Court of Appeal held that sites outside designated village 
boundaries could still be considered as constituting ‘infill’ sites. 

 Suitability of the location- The permitted Hogs End Court scheme, which was 
endorsed by a Planning Inspector, the City Council has also previously accepted that 
Hawkes End is a sustainable location for new housing through a number of planning 
approvals.  

 Grey Belt- Government policy confirms that new homes on Grey Belt land is 
acceptable within the Green Belt where “there is a demonstrable need for the type of 
development proposed”. On the basis of the last published figures (to a base date of 
31st December 2024), we understand that Coventry City can demonstrate a housing 
land supply of 5.6 years, only marginally above the required minimum of 5 years. 
Therefore, given the on-going and increasing housing need for all authorities, we 
suggest that there is a demonstrable housing need. 

 Self-Build/ custom- build homes- There is a particular need for self-build and custom-
build housing, with planning authorities being required to grant sufficient planning 
permissions to meet the identified demand for such housebuilding in their area. The 
City Council’s website advises that the authority is still assessing what the level of 
need is. Therefore, in the absence of such an assessment, it is reasonable to assume 
that there is a demonstrable need for self-build and custom build housing within the 
authority’s area. 

 
Limited infill within a Village: 
This application seeks to gain permission for infill development in the Green Belt, given 
the context of this site, notably the fact that the approved dwellings under planning 
application (OUT/2020/2762) Appeal Reference (APP/U4610/W/21/3269710) have now 
been substantially built. Officers accept the dwellings could be infill development in the 
Green Belt given the commencement of the adjacent dwellings, albeit the site is not within 
a village. 
 

Page 136



 
 

With regards to Hawkes End being a village this does not a have a definitive definition or 
boundary to state this is a village and is not identified as such in the Development Plan. 
In our opinion the collection of buildings is more akin to a hamlet rather than a village. 
Villages normally have community facilities and services, and Hawkes End consists of a 
few houses and one or two farm buildings with no community facilities or services. 
 
The first test concerns whether the settlement in which the application is sited is a “village” 
or not. An appeal located in Staffordshire referenced APP/B3438/W/18/3211000 was 
dismissed and the inspector upheld that the proposal was judged to be sited within a 
hamlet rather than a village on the basis that it did not have church building. Within the 
application area; Hawkes End there is no church building, so Hawkes End cannot be 
classed as a village. 
 
The application site is located within Hawkes End, a small settlement along Hawkes Mill 
Lane. Hawkes End is located to the West of Brownhill Green, a larger residential 
settlement along the outskirts of Coventry and North of Allesley Village. Historic post war 
aerial photographs show a clearer separation between the Hawkes End, Brownshill 
Green Settlement and Allesley Village. However, over time the settlements have largely 
merged with one another and there is no defined administrative or map boundary defining 
the village boundaries. Notwithstanding this there are considered to be three historically 
distinct settlements present. 
 
Brownshill Green formerly had a church building at the Brownshill Green United 
Reformed Church however following the grant of permission FUL/2014/3615 this has 
since been demolished and replaced with housing. There are no significant community 
amenities, such as schools, doctors’ surgeries or shops etc. with the only and nearest 
public facility being the White Lion Pub. Having regard to appeal 
APP/B3438/W/18/3211000, the inspectors reasoned that “while a church may have once 
existed in Ridgeway, there is no church there now as it has been replaced by a dwelling 
known as Chapel House. There are also no other associated buildings in Ridgeway that 
would, in my judgement, mean that Ridgeway is anything more than a hamlet”. Therefore, 
it is concluded that Brownshill Green, is considered to be a hamlet. There is currently no 
church within Hawkes End or Brownshill Green with the nearest church now located at 
Saint Thomas’ Church on Tamworth Road and All Saints Church, Allesley. There are no 
local amenities along Hawkes Mill Lane or Ted Pitts Lane. Therefore, Hawkes End is not 
classed as a village.  
 
The development in our view is not classed as limited infill within an existing village, nor 
does it comply with any of the other criteria within Paragraph 154 of the NPPF. 
 
Limited infill within existing ribbon developments: 
The development is not classed as limited infill within existing ribbon developments; the 
proposed development is off an access track and not a main route/ road.  
 
The proposal does not comply with the self-build element of Policy H3 as the development 
is not considered to be limited infill within existing ribbon developments. Ribbon 
development consists of single rows of buildings along roads generally leading away from 
towns. In this situation, the development site is situated to the rear of what could 
potentially be considered a ribbon, however it does not and could not form part of the 
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ribbon itself. We do not accept that one ribbon could be positioned back-to-back with 
another. 
 
It is also noted that the Council is currently able to demonstrate a 5-year housing land 
supply figure of 5.91 years, as such, and in accordance with the NPPF, we would not 
consider there to be an unmet need of housing that would require residential development 
to occur in the Green Belt.  
 
Grey Belt: 
Having reviewed paragraph 155 of the NPPF, it is arguable that the site does not strongly 
contribute to purposes a) b) or d) in paragraph 143. However, we are at odds when it 
comes to there being demonstrable need for the development. Whilst the agent makes 
an interesting argument with regard to the specifics of self-build, there will be many 
dwellings approved every year within the City of Coventry which would be suitable for 
self-build, whether the applicant identifies themselves as a self-builder or not. A case in 
point would be the four dwellings adjacent to this site. 
 
Even if it could be argued that the site is Grey Belt Land, given that we can demonstrate 
a 5-year housing land supply of 5.91 years, in NPPF terms there is no demonstrable 
unmet need for housing in Coventry and as such the site is not considered to meet the 
tests for Grey Belt. 
 
With regard to the sustainability of the site, it would be a difficult place to live without 
running a private car due to the distances to basic facilities such as shops, primary school 
etc. Many other sites in the area which have been approved dwellings have been either 
conversions or redevelopment of previously used sites for which weight is generally 
afforded to the reuse of the site and the sustainability of the location has slightly less 
prominence. 
 
Therefore, the development is contrary to Paragraph 155 of the National Planning Policy 
Framework and does not constitute Grey Belt land.  
 
Notwithstanding the above, the proposal will result in the demolition of the existing garage 
to clear the access to allow the plots to be accessed. The submitted site plan indicates 
that the garage would be replaced utilising permitted development rights, however an 
assessment of whether this would be lawful falls outside the scope of this application.  
 
Therefore, in conclusion, the development is inappropriate development in the Green 
Belt, and it is considered that the very special circumstances do not outweigh the harm. 
The proposal is contrary to Policies H3 and GB1 of the Coventry Local Plan 2017, the 
emerging Coventry Local Plan 2025 and the aims of the National Planning Policy 
Framework.  
 
Openness of the Green Belt and character of the area 
The application site is located to the rear of the properties fronting onto Hawkes Mill Lane, 
is accessed via a private single track and is heavily screened from any public vantage 
points. 
 
The application site is just grassland with no previous development of the land. The 
provision of two dwellings and the associated domestic paraphernalia would result in a 
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form of development that when viewed from the surrounding area would be visible. Whilst 
some farmhouses are set back and sometimes behind existing linear development, the 
new buildings in their form would be considered out of character with the rural setting of 
the site and would result in harm to the openness of the green belt. In fact, even if the 
two houses could not be seen from any public vantage points, the erection of buildings 
on the land would reduce the openness of the Green Belt and is therefore harmful. 
 
The provision of two houses will add a suburban character to the area by their siting. 
Together with the associated domestic paraphernalia associated with residential uses, 
will harm the character of the area and the openness of the Green Belt and is therefore 
considered to be inappropriate development by definition and contrary to the 
aforementioned paragraphs of the NPPF. 
 
Whilst the provision of two market dwellings attracts some limited weight in favour of the 
proposal, no very special circumstances have been demonstrated to outweigh the harm 
identified above. 
 
Future residential environment 
An indicative site plan and street scene elevation has been submitted. Two dwellings can 
sit comfortably within the plot. The garden depths are to be around 30 metres which 
complies with the Residential Design Guidelines SPD. There is also sufficient space for 
bin storage and parking. Therefore, the amenity for the future occupants would be 
acceptable. 
 
Impact upon residential amenity 
The properties within Hawkes Mill Lane are set over 30m away from the boundary with 
the edge of the site. Plot A is located 4.5 metres from the closest residential property (plot 
4) on the approved PL/2025/0000555/FUL. Plot B is located 9.7 metres away from Hogs 
End Farm. There is separation distance of 3.6 metres between Plots A and B. 
 
Given the significant separation distances between the proposed houses and the existing 
properties, the proposed dwellings are not considered to have a detrimental impact in 
terms of overlooking, loss of privacy and loss of light in accordance with Policy DE1 of 
the Coventry Local Plan 2017, the emerging Coventry Local Plan 2025, and accords with 
the general principles of the SPG Design Guidance for New Residential Development. 
 
Access and highway considerations 
Having undertaken a full assessment of the development proposals. The existing access 
between Nos 244 and 248 Hawkes Mill Lane serves the dwellings within the grounds of 
246 Hawkes Mill Lane. The access has suitable visibility and would be considered 
acceptable to accommodate two further dwellings as proposed.  
 
Notwithstanding the above, the Local Highway Authority (LHA) currently have the 
following concerns: 
 
The application site is not considered to be in an accessible location. According to the 
CIHT’s ‘Planning for Walking’ (2015) publication, walking neighbourhoods are typically 
characterised as having a range of facilities within 10 minutes’ walking distance (around 
800m). This is also reflected in the National Design Guide (2019), which defines 
“Walkable: Local facilities are within walking distance, generally considered to be no more 
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than a 10 minute walk (800m radius)”, and also Active Travel England’s (ATE) ‘Standing 
Advice Note: Active travel and sustainable development’ which indicates that a mix of 
local amenities should be located within an 800m walking and wheeling distance (using 
well-designed routes) of all residential properties. 
 
The nearest bus stop to the site is located along Brown’s Lane, near to the junction with 
Hawkes Mill Lane, approximately 965m walking distance from the centre of the 
application site. The LHA requires bus stops to be located within 400m walking distance 
of dwellings. The nearest school to the site is Allesley Primary School, approximately 
2.6km walking distance from the site. The nearest medical services are Allesley Doctors 
Surgery and Allesley Pharmacy, located approximately 2.6km and 2.9km respectively 
from the site. The nearest retail store to the site is One Stop Coventry Park Hill, 
approximately 3.4km walking distance from the site, but the nearest supermarket is 
Morrisons / Aldi at Alvis Retail Park, approximately 5km walking distance from the site. 
The distance of the site to the nearest local facilities and amenities exceeds the required 
distances set out in Policy H3 of the Coventry Local Plan 2017, in addition to the guidance 
set out above. 
 
The LHA also has concerns that access to some of the facilities listed above will require 
future occupants of the development to travel to/from the west of the site. The existing 
footway along Hawkes Mill Lane terminates approximately 145m to the west of the site 
access, there is a lack of street lighting, and the speed limit increases to the National 
Speed Limit (60mph). This is also the case along Washbrook Lane. It is therefore unlikely 
that this route would be safe or suitable for use by pedestrians and cyclists, which 
conflicts with the NPPF which requires developments to prioritise walking and cycling. 
 
The agent has submitted a response to the highway objection dated 14th November 2025. 
The following points have been raised: 

- As there has been no change in circumstance since the 2022 application with the 
same Local Plan policies being on place there is no justification for reaching a 
different conclusion in relation to highways and accessibility matters.   

- There have been several other application in the immediate vicinity and 
sustainability and accessibility concerns have not been raised.  

- Policy H3 distances should be achieved wherever possible.  
- Hawkes End lies in a sustainable location on the outskirts of the City.  
- Policy H3 supports new self-build housing within ribbons of development within 

the Green Belt. It would be unacceptable for the council to apply the same 
accessibility criteria to ‘self-build housing within ribbons of development’ as those 
sites within the main built-up area of the City.  

 
The Local Highway Authority have reviewed the response and their comments still stand. 
The history of the site and nearby developments were taken into consideration when 
assessing the current planning application. Officers still consider the application site to 
be in an unsustainable and inaccessible location.  
 
Again, officers appreciate that there was a previous application at the site and nearby 
developments approved, however, the NPPF has been updated since then, which 
requires developments to adopt a vision-led approach to deliver sustainable places, 
which has not been achieved in this instance. 
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In respect of this application the Highway Authority objects to the current proposals.  
 
Air quality 
Environmental Protection officers have no objections subject to conditions in relation to 
a Construction Management Plan, Nox boilers and EV charging points. 
 
Ecological assessment  
Policy GE3 of the Local Plan states that Sites of Special Scientific Interest (SSSIs), Local 
Nature Reserves (LNRs), Ancient Woodlands, Local Wildlife and Geological Sites will be 
protected and enhanced. 
 
Ecology officers’ states that the non-native and ornamental hedgerow be amended to be 
a native hedgerow, non-native hedgerows are not as beneficial to UK wildlife. Ideally the 
species chosen should be common beech, hawthorn, alder buckthorn, blackthorn, and 
hazel. Ideally all of these species should be planted. The plans state that two ornamental 
ponds will be created. It is vital that a management plan is created for this, ponds offer 
great habitats for wildlife and is a habitat that is really needed in Coventry. 
 
Ecology officers have no objections subject to conditions in relation to lighting, 
biodiversity features, and a LEMP. No BNG is required given this development is classed 
as self-build.  
 
Equality Implications  
Section 149 of the Equality Act 2010 created the public sector equality duty. Section 149 
states:-  
 
(1) A public authority must, in the exercise of its functions, have due regard to the need 
to:  

a) eliminate discrimination, harassment, victimisation and any other conduct that is 
prohibited by or under this Act;  

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

c) foster good relations between persons who share a relevant protected 
characteristic and persons who do not share it.  

Officers have taken this into account and given due regard to this statutory duty, and the 
matters specified in Section 149 of the Equality Act 2010 in the determination of this 
application.  
 
There are no known equality implications arising directly from this development. 
 
Conclusion 
The proposed development is considered to be unacceptable in principle and would 
constitute inappropriate development within the Green Belt without demonstration that 
very special circumstances apply, contrary to Policies GB1 and H3 of the Coventry Local 
Plan, the emerging Coventry Local Plan 2025 and the aims of the National Planning 
Policy Framework. The application site is not considered to be in an accessible location, 
and inadequate measures have been proposed to make the site sustainable contrary to 
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Policies H3, AC1, AC4 and AC5 of the Coventry Local Plan. It is therefore recommended 
that planning permission is refused. 
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POLICY APPENDIX 
National Planning Policy Framework (NPPF) December 2024.  
Coventry Local Plan 2017 & Emerging Local Policy 
Supplementary Planning Guidance/ Documents (SPG/ SPD): 
 
The National Planning Policy Framework (NPPF) sets out the Government’s planning 
policies for England and how these are expected to be applied. It sets out the 
Government’s requirements for the planning system only to the extent that is relevant, 
proportionate and necessary to do so.  The NPPF increases the focus on achieving high 
quality design and states that it is “fundamental to what the planning and development 
process should achieve”. 
 
Principle of development 
The National Planning Policy Framework, paragraph 11, states that “Plans and decisions 
should apply a presumption in favour of sustainable development.  For Decision Making, 
this means:- 
c) approving development proposals that accord with an up-to-date development plan 
without delay; or 
d) where there are no relevant development plan policies, or the policies which are most 
important for determining the application are out-of-date, granting permission unless: i. 
the application of policies in this Framework that protect areas or assets of particular 
importance provides a strong reason for refusing the development proposed; or ii. any 
adverse impacts of doing so would significantly and demonstrably outweigh the benefits, 
when assessed against the policies in this Framework taken as a whole, having particular 
regard to key policies for directing development to sustainable locations, making effective 
use of land, securing well-designed places and providing affordable homes, individually 
or in combination. 
 
Footnote 8 to paragraph 11 confirms that this includes situations where the local authority 
cannot demonstrate a five-year supply of deliverable housing sites (with the appropriate 
buffer set out in paragraph 78). 
 
Based on the provisions of the NPPF 2024 the Council can demonstrate a 5.91- year 
housing land supply as of 31st March 2025.  
 
Impact upon the openness of the Green Belt and character of the area 
Policy GB1 within the Coventry Local Plan 2017 relevant points are as follows: 
‘2A: Inappropriate development will not be permitted in the Coventry Green Belt unless 
very special circumstances exist. Development proposals, including those involving 
previously developed land and buildings, in the Green Belt will be assessed in relation to 
the relevant national planning policy. 
7. In addition to appropriate development in the Green Belt identified in the NPPF, limited 
infill development would be considered appropriate. Any proposal in these locations will 
be expected to be of an appropriate density to reflect surrounding properties should not 
impact negatively on the openness and character of the wider Coventry Green Belt and 
will also need to accord with Policy H3.’ 
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Policy H3 within the Coventry Local Plan 2017 is as follows: 
‘1. New residential development, including opportunities for self-build homes and starter 
homes, must provide a high-quality residential environment which assists in delivering 
urban regeneration or contributes to creating sustainable communities and which overall 
enhances the built environment. 
 
2. In addition, opportunities to provide self-build homes and starter homes will be 
considered acceptable as part of limited infill within existing ribbon developments within 
the Green Belt where it is demonstrated that they do not have an adverse impact upon 
the openness and integrity of the wider Green Belt. 
 
3. A suitable residential environment will include safe and appropriate access, have 
adequate amenity space and parking provision and be safe from environmental pollutants 
such as land contamination, excessive noise and air quality issues. 
 
4. Wherever possible new developments should also be: 
a) within 2km radius of local medical services; 
b) within 1.5km of a designated centre within the city hierarchy (policy R3); 
c) within 1km radius of a primary school; 
d) within 1km of indoor and outdoor sports facilities; and 
e) within 400m of a bus stop 
f) within 400m of publicly accessible green space. 
5. Proposals should also be in conformity with all other relevant plan policies 
6. Sustainable transport provision and the infrastructure required to support housing 
development must be considered from the onset, to ensure all sites have easy access to 
high quality public transport and walking and cycling routes 
 
7. The delivery of self-build homes will be supported where they meet the criteria of this 
policy.’ 
 
For information both of the above policy points Policy GB1 (point 7) and Policy H3 (point  
2) have been removed from the emerging Local Plan and there is an ever increasing  
amount of weight attached to the emerging Local Plan. 
 
In terms of decision-taking in the context of NPPF para 143 (the five purposes of Green 
Belt) National Policy (Paragraph 153) confirms that development that is harmful to the 
Green Belt should not be approved except for situations of ‘very special circumstances. 
This is clearly a pertinent consideration in relation to this application.  
 
Paragraph 154 of the NPPF states Development in the Green Belt is inappropriate unless 
one of the following exceptions applies: 
a) buildings for agriculture and forestry; 
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b) the provision of appropriate facilities (in connection with the existing use of land or a 
change of use), including buildings, for outdoor sport, outdoor recreation, cemeteries and 
burial grounds and allotments as long as the facilities preserve the openness of the Green 
Belt and do not conflict with the purposes of including land within it; 
c) the extension or alteration of a building provided that it does not result in 
disproportionate additions over and above the size of the original building. 
d) the replacement of a building, provided the new building is in the same use and 
not materially larger than the one it replaces; 
e) limited infilling in villages; 
f) limited affordable housing for local community needs under policies set out in the 
development plan (including policies for rural exception sites); and 
g) limited infilling or the partial or complete redevelopment of previously developed land 
(including a material change of use to residential or mixed use including residential), 
whether redundant or in continuing use (excluding temporary buildings), which would not 
cause substantial harm to the openness of the Green Belt. 
h) Other forms of development provided they preserve its openness and do not conflict 
with the purposes of including land within it. These are: 
i. mineral extraction; 
ii. engineering operations; 
iii. local transport infrastructure which can demonstrate a requirement for a Green Belt 
location; 
iv. the re-use of buildings provided that the buildings are of permanent and substantial 
construction; 
v. material changes in the use of land (such as changes of use for outdoor sport or 
recreation, or for cemeteries and burial grounds); and 
vi. development, including buildings, brought forward under a Community Right to Build  
Order or Neighbourhood Development Order. 
 
In terms of Grey Belt, the NPPF definition of Grey Belt is as follows ‘for the purposes of 
plan-making and decision-making, ‘grey belt’ is defined as land in the Green Belt 
comprising previously developed land and/or any other land that, in either case, does not 
strongly contribute to any of purposes (a), (b), or (d) in paragraph 143. ‘Grey belt’ 
excludes land where the application of the policies relating to the areas or assets in 
footnote 7 (other than Green Belt) would provide a strong reason for refusing or restricting 
development. 
Paragraph 143 of the NPPF states ‘Green Belt serves five purposes: 
a) to check the unrestricted sprawl of large built-up areas; 
b) to prevent neighbouring towns merging into one another; 
c) to assist in safeguarding the countryside from encroachment; 
d) to preserve the setting and special character of historic towns; and 
e) to assist in urban regeneration, by encouraging the recycling of derelict and other urban 
land.’ 
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Paragraph 155 of the NPPF states ‘The development of homes, commercial and other 
development in the Green Belt should also not be regarded as inappropriate where: 
a. The development would utilise grey belt land and would not fundamentally undermine 
the purposes (taken together) of the remaining Green Belt across the area of the plan; 
b. There is a demonstrable unmet need for the type of development proposed; 
c. The development would be in a sustainable location, with particular reference to 
paragraphs 110 and 115 of this Framework; and 
d. Where applicable the development proposed meets the ‘Golden Rules’ requirements 
set out in paragraphs 156-157 below. 
 
Future residential environment 
Chapter 12 of the NPPF requires that planning should always seek to secure high quality 
design and a good standard of amenity for all existing and future occupants of land and 
buildings.   
 
Policy DE1 of the Coventry Local Plan 2017 seeks to ensure high quality design and 
development proposals must respect and enhance their surroundings and positively 
contribute towards the local identity and character of an area. 
 
Impact upon residential amenity 
Policies H3, H5 and DE1 of the adopted Local Plan seek to ensure that development 
proposals provide a suitable living environment for future occupiers, whilst also not 
resulting in a detrimental impact to existing/neighbouring residential occupiers, the NPPF 
reaffirms the importance of quality design. 
 
Access and highway considerations  
Policy AC2 of the Coventry Local Plan 2017 requires new developments to support and 
accommodate, where appropriate, measures which facilitate enhancements to the wider 
transport network. 
 
Air Quality 
Policy EM7 of the Coventry Local Plan 2017  requires new developments to ensure that 
there is not an increase in air quality issues, this is supported and consistent with 
Paragraph 199 of the NPPF (2024) which states that planning decisions will have due 
regard for Air Quality Management Areas, of which the site and the rest of the city lies 
within. 
 
Ecological assessment  
Policy GE3 of the Coventry Local Plan 2017 states that Sites of Special Scientific Interest 
(SSSIs), Local Nature Reserves (LNRs), Ancient Woodlands, Local Wildlife and 
Geological Sites will be protected and enhanced. 
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REASON FOR REFUSAL 

 

1. 

The application site lies within the Green Belt where strict policies of 
restraint apply. The development of the site for two houses will cause 
serious harm to the Green Belt because it: - 
i) is inappropriate; 
ii) diminishes openness; 
iv) conflicts with the purpose of including land in the Green Belt by 
encroaching upon the countryside, extending urban sprawl, and is harmful 
to the maintenance of its character; whilst failing to contribute to the 
achievement of any of the objectives for the use of land in the Green Belt. 
No very special circumstances have been put forward to justify the 
proposal in order to outweigh the harm which would be caused by the 
proposal. In consequence the application is contrary to Policies GB1 and 
H3 of the Coventry Local Plan 2017 and the aims and guidance contained 
within the National Planning Policy Framework and is not justified by any 
other material considerations.  

  
  

2. 

The application site is not considered to be in an accessible location, and 
inadequate measures have been proposed to make the site sustainable. 
The existing walking and cycling routes to nearby local facilities and 
amenities are not considered to be appropriate to support walking and 
cycling. It is therefore considered that the proposals fail to comply with 
Policies H3, AC1, AC4 and AC5 of the Coventry Local Plan 2017, and 
Paragraphs 115 and 117 of the National Planning Policy Framework 2024.  
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