
STAFFORDSHIRE MOORLANDS DISTRICT COUNCIL
PLANNING APPLICATIONS COMMITTEE

25 October 2018

Application 
No:

SMD/2018/0371

Location The Woodlands, Leek Road, Leekbrook, Staffordshire, ST13 
7AU

Proposal Outline application for a proposed two and a half storey 
dwelling and associated access with all other matters 
reserved

Applicant Mr & Mrs Cordon
Agent Ms Billie Chell – Hewitt & Carr
Parish/Ward Leek South Date registered: 04/07/2018
If you have a question about this report please contact: Mrs Laura Barnes 
laura.barnes@staffsmoorlands.gov.uk 

REFERRAL

The application site includes some land which is owned by Staffordshire Moorlands 
District Council

SUMMARY OF RECOMMENDATION 

Approve

1. DESCRIPTION OF THE SITE AND ITS SURROUNDINGS
   
1.1 The application site relates to land adjacent to The Woodlands, Leek Road, 
Leekbrook. The Woodlands is a large detached dwelling set within a generous plot 
which takes an elevated position above the access road. 

1.2 The application site is located within the development boundary.

2 DESCRIPTION OF THE PROPOSAL
  
2.1 The application seeks outline planning permission for a two and a half storey 
dwelling with all matters reserved. 

2.2 The application, the details attached to it, including the plans, comments 
made by residents and any other responses of consultees can be found on the 
Council’s website at:-

http://publicaccess.staffsmoorlands.gov.uk/portal/servlets/ApplicationSearchServlet?
PKID=123776 

mailto:laura.barnes@staffsmoorlands.gov.uk
http://publicaccess.staffsmoorlands.gov.uk/portal/servlets/ApplicationSearchServlet?PKID=123776
http://publicaccess.staffsmoorlands.gov.uk/portal/servlets/ApplicationSearchServlet?PKID=123776


3 RELEVANT PLANNING HISTORY (APPLICATION SITE AND SURROUNDING 
AREA)

SMD/1988/0927 Twin dormers APROVED 31/03/1989

SMD/1989/1641 Extension to form workshop in connection with pre-cast concrete 
factory APPROVED 19/09/1989

SMD/1998/0345 Outline application for residential development (one dwelling) 
revised submission APPROVED 08/04/1998

SMD/2000/0344 Swimming pool enclosure APPROVED 05/06/2000

SMD/2003/1415 Extension to form garage with store room over APPROVED 
30/01/2004

4 PLANNING POLICIES RELEVANT TO THE DECISION

Staffordshire Moorlands Core Strategy Development Plan Document (Adopted 
March 2014)

4.1 The following Core Strategy policies are relevant to the application:-

 SS1 Development Principles
 SS1a Presumption in Favour of Sustainable Development
 SS2 Future Provision of Development
 SD1 Sustainable Use of Resources
 SD3 Distribution of Development
 H1 New Housing Development
 H2 Affordable and Local Housing Needs
 DC1 Design Considerations
 DC3 Landscape and Settlement Setting
 NE1 Biodiversity and Geological Resources
 T1 Development and Sustainable Transport

SPD – Design Guide 
SPD – Space About Dwellings
SPD – Design Principles for Development

National Planning Policy Framework (NPPF)

4.2 The following NPPF sections are relevant;

Paragraphs 1-14
Section 5, 6, 8, 9 and 12

Emerging Staffordshire Moorlands Local Plan

National Policy Guidance



4.3 Paragraph 48 of the newly adopted NPPF states that:

“…decision-takers may also give weight to relevant policies in emerging plans 
according to:
 the stage of preparation of the emerging plan (the more advanced the 

preparation, the greater the weight that may be given);
 the extent to which there are unresolved objections to relevant policies (the 

less significant the unresolved objections, the greater the weight that may be 
given); and

 the degree of consistency of the relevant policies in the emerging plan to the 
policies in this Framework (the closer the policies in the emerging plan to the 
policies in the Framework, the greater the weight that may be given).

Local Plan process

4.4 The Council agreed to publish the Local Plan Submission Version for 
representations in February 2018. At this point, the Council agreed that the Local 
Plan was “sound”. Formal representations were then invited from residents, 
businesses and other stakeholders to provide them with the opportunity to support or 
challenge the soundness or legal compliance of the Local Plan. This stage in the 
process followed three previous public consultations since 2015 which had informed 
the preparation of the Local Plan alongside a comprehensive evidence base. 

4.5 In June 2018, the Council subsequently agreed to submit the Local Plan 
Submission Version to the Secretary of State for examination. An examination in 
public has been held in October 2018 in order to determine whether the Local Plan is 
sound and legally compliant. Subject to the findings of the appointed inspector, the 
Local Plan is expected to be adopted in the Spring of 2019. At his point, it will 
supersede the adopted Core Strategy and become part of the statutory development 
plan for the District.  

4.6 In this context, the Council’s position on the weight to be given to the policies 
contained in the Local Plan Submission Version in terms of the three criteria set out 
in Paragraph 48 of the NPPF is as follows:

 The stage of preparation – the Local Plan is now at an advanced stage of 
preparation as the Council has submitted it to the SoS for examination

 The extent to which there are unresolved objections to relevant policies – this 
varies depending on the policy in question. The Officer Comments section of 
this report identifies the level of outstanding objections to each policy and 
recommends the amount of weight to be given to them at this stage in the 
process

 The degree of consistency of policies with the NPPF – given that the Council 
has submitted a Local Plan that it considers to be sound, all policies are 
deemed to be consistent with the NPPF.

Emerging Policies

4.7 The following policies are considered to be relevant to this application:



 SS1 - Development Principles
 SS1a - Presumption in favour of sustainable development
 SS2 - Settlement Hierarchy
 SS10 -  Other Rural Areas Strategy
 DC1 - Design Considerations
 T1 - Development and Sustainable Transport

5 CONSULTATIONS CARRIED OUT

Site Notice Expires: 09/08/2018

Neighbour Notification: Expires 31/07/2018 

Press Notice: N/A

5.1 A Site notice has been displayed and letters sent to neighbours. 

Neighbour comments

5.2 Two objections have been received from members of the public including one 
from the occupiers at Nos. 5 and 6 Railway Cottages, the salient points include:

 The access is not sufficient for an additional dwelling, it is in a very poor state 
of repair

 The road is unadopted and no one takes responsibility for its maintenance
 Loss of light from first floor bedrooms during the morning
 The public right of way to the side of the application site is dangerous

Consultee Responses
Leek Town Council
Not unneighbourly

Staffordshire County Council – Minerals and Waste
The development is not within or near any waste management facility or within a 
Mineral Safeguarding Area

Staffordshire County Council – Highways 
There are no objections on highway grounds. However, the access road would 
benefit from maintenance. The applicant should ensure that they have the 
appropriate rights to carry out this development.

Ecology
The Council’s ecologist has assessed the proposals and recommends that a 
condition is placed on any grant of planning permission to ensure that any ecological 
issues relating to protected species are appropriately surveyed at the Reserved 
Matters stage of any future development.



Severn Trent Water
No objection

Environmental Health
Potential Areas Of Environmental Concern.

1. Noise (During construction)
2. Dust during construction 
3. Potential Contamination / soil tests
4. Asbestos (Advisory)
5. Waste

General Comments 
Contamination: The site is unlikely to be significantly contaminated but  does contain 
made ground from former properties and   is near  to some former historic landfills. 
Much of the lower are is also former marsh and so may contain peat – which could be 
another source of ground gas. 

As a precaution a simplified contaminated land investigation is recommended, to 
ensure the property is suitable 
Nuisance: The proposed development is near to existing properties so care needs to 
be taken during the construction phase to ensure these activities do not cause 
unreasonably disruption to the neighbour’s enjoyment of their properties.
If consent is granted the following conditions are recommended:

Recommended Conditions
The Environmental Health Department have no objection subject to the following 
conditions being applied to any permission granted.
Construction & Demolition  works: Time of operations
1. Unless prior permission has been obtained in writing from the Local Planning 

Authority, all noisy activities shall be restricted to the following times of 
operations. 

 08:00 - 18:00 hours (Monday to Friday);
 08:00 - 13:00 hours (Saturday) 



 No working is permitted on Sundays or Bank Holidays.
In this instance a noisy activity is defined as any activity (for instance, but not 
restricted to, building construction/demolition operations, refurbishing and 
landscaping) which generates noise that is audible at the site boundary.   

Reason: To avoid the risk of disturbance to neighbouring dwellings from noise during 
unsocial hours.
Construction & Demolition:  Construction Method Statement
2. The development, including demolition hereby permitted shall take place until 

a Construction and Environmental Method Statement has been submitted to 
and approved in writing by the Local Planning Authority. The Construction 
Method statement should include the following details:-

I. A scheme to minimise dust emissions arising from demolition/construction 
activities on the site.  The scheme shall include details of all dust suppression 
measures and the methods to monitor emissions of dust arising from the 
development.  

II. Details of wheel washing facilities. All demolition/construction vehicles shall 
have their wheels cleaned before leaving the site;

III. a scheme for recycling/disposal of waste resulting from the 
demolition/construction works;

IV. the responsible person (e.g. site manager / office) who could be contacted in 
the event of complaint;

Once approved, all relevant activities on the site should be carried out in accordance 
with Construction and Environmental Method Statement throughout the course of the 
development. Any alteration to this Plan shall be approved in writing by the Local 
Planning Authority prior to commencement of the alteration. 

Reason: To protect the amenities of the area from dust

Contamination
3.

i. No development, shall take place until a site risk assessment has been 
undertaken to assess the nature and extent of any contamination on the site, 
in accordance with a scheme to be agreed with the Local Planning Authority.  
Once completed, a written report of the findings and recommendations shall 
be submitted and approved in writing by the Local Planning Authority.

ii. If the site risk assessment (i) indicates that potential risks exist, development 
shall not commence, until a detailed remediation strategy to mitigate the 
identified risks and ensure the site is remediated to a condition suitable for the 
intended use has been be submitted and approved in writing by the Local 
Planning Authority.

iii. The agreed remediation strategy (ii) shall be adhered to throughout the 
development.  



iv. Following completion of the site remediation and prior to bringing the 
development into first use, a verification report that demonstrates the 
effectiveness of the remediation carried out must be submitted and approved 
in writing by the Local Planning Authority.

Unexpected Contamination
4. In the event that contamination, including surface coal measures, is found at 

any time when carrying out the approved development it must be reported in 
writing immediately to the Local Planning Authority. Development should not 
commence further until an initial investigation and risk assessment has been 
completed in accordance with a scheme to be agreed by the Local Planning 
Authority to assess the nature and extent of any contamination on the site.  If 
the initial site risk assessment indicates that potential risks exists to any 
identified receptors, development shall not commence until 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 has been prepared, and 
is subject to the approval in writing of the local planning authority. Following 
completion of measures identified in the approved remediation scheme and 
prior to bringing the development into first use, a verification report that 
demonstrates the effectiveness of the remediation carried out must be 
produced, and is subject to the approval in writing of the Local Planning 
Authority.

Importation of Soil/Material
5. No top soil is to be imported to the site until it has been tested for 

contamination and assessed for its suitability for the proposed development, a 
suitable methodology for testing this material should be submitted to and 
agreed by the Local Planning Authority prior to the soils being imported onto 
site. The methodology should include the sampling frequency, testing 
schedules, criteria against which the analytical results will be assessed (as 
determined by the risk assessment) and source material information. The 
analysis shall then be carried out and validatory evidence submitted to and 
approved in writing to by the Local Planning Authority.

Reason (common to 4- 5): To ensure that the proposed development meets the 
requirements of the National Planning Policy Framework in that all potential risks to 
human health, controlled waters and wider environment are known and where 
necessary dealt with via remediation and or management of those risks.

Waste Management

5. Any waste material associated with the demolition or construction shall not be 
burnt on site but shall be kept securely for removal to prevent escape into the 
environment.



Reason: To protect the amenities of the area.

Advisory Note/ Informative:

Please be aware that the responsibility for safe development and secure occupancy 
of the site rests with the developer.

 A Demolition or refurbishment asbestos survey and risk assessment should 
be carried out prior to the demolition of the existing buildings. The enforcing 
authority for this type of work is the Health and Safety Executive (HSE) and it 
is recommended that you contact them directly to discuss their requirements: 
http://www.hse.gov.uk/

 Any approved noise scheme and measurements should pay due regard to 
British Standard BS8233: Sound insulation and noise reduction for buildings 
(Code of Practice), BS4142:2014 Methods for rating and assessing industrial 
or commercial sound and/or the Building Regulations 2010 Document E or 
other appropriate guidance. 

 Information on Coal Mining Risk Assessment can be found on the UK 
government Website:

https://www.gov.uk/guidance/planning-applications-coal-mining-risk-
assessments

 Any approved foul drainage system should meet the British Standard  
6297:2007+A1:2008:  Code of practice for the design and installation of 
drainage fields for use in wastewater treatment http://www.bsigroup.com

 Advice on controlling flies and light can be found in: Statutory Nuisance from 
Insects and Artificial Light (defra 2005) available as a free download 
http://archive.defra.gov.uk/environment/quality/local/legislation/cnea/documen
ts/statnuisance.pdf

 During any demolition and construction activities (including landscaping) the 
contractor shall take all reasonable steps to prevent dust formation and 
prevent any dust formed from leaving the site boundary. 

 The control of dust and emissions from construction and demolition Best 
Practice Guidance, produced by the greater London councils 
http://www.london.gov.uk/sites/default/files/BPGcontrolofdustandemissions
.pdf

 Building Research Establishment Guidance Document ‘Control of Dust 
from Construction and Demolition Activities’ (BR456)

 If required, contamination risk assessments shall be carried out in accordance 
with UK policy and with the procedural guidance relating to the contaminated 

http://www.hse.gov.uk/
https://www.gov.uk/guidance/planning-applications-coal-mining-risk-assessments
https://www.gov.uk/guidance/planning-applications-coal-mining-risk-assessments
http://www.bsigroup.com/
http://archive.defra.gov.uk/environment/quality/local/legislation/cnea/documents/statnuisance.pdf
http://archive.defra.gov.uk/environment/quality/local/legislation/cnea/documents/statnuisance.pdf
http://www.london.gov.uk/sites/default/files/BPGcontrolofdustandemissions.pdf
http://www.london.gov.uk/sites/default/files/BPGcontrolofdustandemissions.pdf


land regime, and should be in accordance with Planning Policy Statement 23 
and the CLR Report Series 1-12.

 Submission of reports should also be made to the Environment Agency 
for comment with regard to their remit to protect ground and surface 
waters from pollution and their obligations relating to contaminated land.

 The Local Planning Authority will determine the acceptability of reports 
on the basis of the information made available to it. Please be aware that 
should a risk of harm from contamination remain post development, where 
the applicant had prior knowledge of the contamination, the applicant is 
likely to be liable under Part II (a) of the Environmental Protection Act 1990 
and as such become and “appropriate person”. In this event the applicant 
will be lawfully responsible to remove the risk posed by the contamination.

 Equally if during any site works a pathway for any contaminant on site 
is created and humans, waters, property or ecological systems are 
exposed to this, the applicant or those acting on behalf of the applicant will 
be liable under part II (a) of the Environmental Protection Act 1990 if the 
risks are not adequately addressed during the site redevelopment.

 During investigation and remediation works the applicant and those 
acting on behalf of the applicant must ensure that site workers, public 
property and the environment are protected against noise, dust, odour and 
fumes

 The applicant is advised that should there be a requirement as part of 
the Remediation Strategy to treat, reuse or remove contaminated material 
on the site, the Environment Agency must be consulted, as these activities 
may need to be licensed or permitted. Contaminated materials identified 
for removal off site must be disposed of in an appropriately licensed landfill 
site.

 Staffordshire Moorlands District Council is keen to liaise with all 
stakeholders involved in this application. As such, we recommend that a 
proposed scope of works is forwarded to the Environmental Protection 
Department and agreed in principle prior to site investigation works being 
undertaken. The Environmental Protection Department is also prepared to 
review draft copies of reports prior to final submission to the Planning 
Department in order to ensure that works undertaken are sufficient to 
discharge the contaminated land conditions. 

6 OFFICER COMMENT AND PLANNING BALANCE 

Main Issues

6.1 The key issues for consideration in the assessment of this application are;

- The principle of development;
- Impact of the proposed development on the character and appearance of the 

wider surrounding area/visual impact;
- Impact of the proposed development upon residential amenity;



Principle of Development

6.2 The site is located within the settlement boundary where there is a general 
presumption in favour of new development. 

6.3 Furthermore,  It is noted that the Council cannot currently demonstrate a 5 year 
supply of housing land. As such, the presumption in favour of sustainable 
development within the NPPF is engaged. Due to the lack of ability to demonstrate a 
housing land supply, the Core Strategy Policies are considered to be out of date. As 
such, planning permission should be granted unless:

a) Any adverse impacts of doing so would significantly and demonstrably 
outweigh the benefits, when assessed against policies in the 
framework as a whole; or

b) Specific policies in the framework indicate that development should be 
restricted

Unless a) or b) applies the proposal is acceptable in principle.

Design and Visual Impact (Character and Appearance)

6.4 As noted, all matters are reserved. Hence, no details of the siting, design, 
size, scale, materials etc. have been submitted. However, the submitted plans 
indicate that there is sufficient space within which a single dwelling could be 
accommodated. 

6.5 As such, it is considered that the proposed development accords with Policy 
DC1 of the Core Strategy. 

Amenity

6.6 Again, as noted above, all matters are reserved. With reference to the section 
above regarding design, although no details of the siting, design, size, scale, etc. 
have been submitted, an illustrative layout has been put forward which demonstrates 
that a dwelling could fit within the site without having a significant impact on the 
amenities of neighbouring properties whilst also providing a good level of amenity for 
future occupants. 

6.7 It is clear from the plans submitted that a 45 degree angle has been 
measured from the proposed development to neighbouring windows, demonstrating 
that this would not cause an overlooking issue or loss of light. 

6.8 Therefore, it is considered that the amenity tenets of Core Strategy Policy 
DC1 and bullet point 4 of paragraph 17 of the NPPF would be adhered to.

Highways

6.9 As noted, the highway Authority has not raised any objection to the siting of a 
single dwelling in this location. Hence, it is considered that an access serving a new 



dwelling could be achieved. As such, the proposed development accords with Policy 
T1 of the Core Strategy.

Other Matters

Minerals
6.10 The Minerals & Waste Authority are satisfied that the proposed development 
is not a concern to them

Drainage
6.11 Severn Trent Water has no objection to the proposed development. At this 
stage the application form states that the foul and surface water drainage are 
unknown. It is considered that this would be investigated further at a Reserved 
Matters stage, should the application achieve Outline planning permission.

Environmental Health
6.12 The Environmental Health Officer has reviewed the proposed development 
and has no objection but has recommended some conditions in relation to potential 
contamination.

Ecology
6.13 It is recommended that a condition is placed on any grant of planning 
permission to ensure that any protected species are appropriately surveyed at the 
Reserved Matters stage of any future development. 

Conclusion and Planning Balance 

6.14 It is considered that the principle of development in this location is acceptable, 
since it lies within the development boundary. As noted, the Council cannot 
demonstrate a 5 year supply of housing land, as such the presumption in favour of 
sustainable development (at paragraph 11) is engaged and the policies within the 
Core Strategy are considered to be out of date. It is considered that there would be 
no significant constraints which have been identified at this stage which would 
preclude development on this piece of land.  

6.15 The proposed development would add 1 no. dwelling to the housing land 
supply, which would be weighed positively in the planning balance. There would also 
be minor economic benefits associated with the construction and operational phase 
of development. There are no adverse impacts which would significantly and 
demonstrably outweigh the benefits, when assessed against policies in the NPPF. 
The proposed development is considered to be a sustainable form of development 
which accords with Policy S1a of the Core Strategy. As such it is recommended that 
the application is approved, subject to conditions. 

7 OFFICER RECOMMENDATION

A. APPROVE subject to conditions:

1. The approval of the Local Planning Authority shall be obtained in 
writing with respect to the plans and particulars of the following 



reserved matters (hereinafter called ""the reserved matters"") before 
any development is commenced.

a)-The siting of the building(s)

b)-The design of the building(s)

c)-The external appearance of the building(s)

d)-The means of access to the building(s)

e)-The landscaping of the site

Reason:- The application is an outline application under the provisions of 
Article 1(2) of the Town and Country Planning (General Development 
Procedure) Order 1995 and no particulars have been submitted with respect to 
the matters reserved in this permission.

2. Application for approval of the reserved matters shall be made to the 
Local Planning Authority before the expiration of three years from the 
date of this permission.

Reason:- To comply with the provisions of Section 91 of the Town and Country 
Planning Act 1990.

3. The development hereby permitted shall be begun either before the 
expiration of three years from the date of this permission or before the 
expiration of two years from the date of approval of the last of the 
reserved matters.

Reason:- To comply with Section 51 of the Planning and Compulsory Purchase 
Act 2004.

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

 Site as Existing (Drawing number PL(0)01 Rev B, prepared by 
Hewitt & Carr Architects

 Proposed Plans (Drawing number PL(0)02 Rev B, prepared by 
Hewitt & Carr Architects

Reason:- For the avoidance of doubt and in the interests of proper planning, in 
accordance with the National Planning Policy Framework.

5. Application for approval of the reserved matters shall be made to the 
Local Planning Authority before the expiration of three years from the 
date of this permission.

Reason:- To comply with the provisions of Section 91 of the Town and 
Country Planning Act 1990.



6. The approval of the Local Planning Authority shall be obtained in 
writing with respect to the plans and particulars of the following 
reserved matters (hereinafter called ""the reserved matters"") before 
any development is commenced:

a)-The siting of the building(s)
b)-The design of the building(s)
c)-The external appearance of the building(s)
d)-The means of access to the building(s)
e)-The landscaping of the site

Reason:- The application is an outline application under the provisions 
of Article 1(2) of the Town and Country Planning (General Development 
Procedure) Order 1995 and no particulars have been submitted with respect 
to the matters reserved in this permission.

Construction & Demolition  works: Time of operations
7. Unless prior permission has been obtained in writing from the Local 

Planning Authority, all noisy activities shall be restricted to the 
following times of operations. 

 08:00 - 18:00 hours (Monday to Friday);
 08:00 - 13:00 hours (Saturday) 
 No working is permitted on Sundays or Bank Holidays.

In this instance a noisy activity is defined as any activity (for instance, 
but not restricted to, building construction/demolition operations, 
refurbishing and landscaping) which generates noise that is audible at 
the site boundary.   

Reason: To avoid the risk of disturbance to neighbouring dwellings from noise 
during unsocial hours.
Construction & Demolition:  Construction Method Statement

8. The development, including demolition hereby permitted shall take 
place until a Construction and Environmental Method Statement has 
been submitted to and approved in writing by the Local Planning 
Authority. The Construction Method statement should include the 
following details:-

V. A scheme to minimise dust emissions arising from 
demolition/construction activities on the site.  The scheme shall include 
details of all dust suppression measures and the methods to monitor 
emissions of dust arising from the development.  

VI. Details of wheel washing facilities. All demolition/construction vehicles 
shall have their wheels cleaned before leaving the site;

VII. a scheme for recycling/disposal of waste resulting from the 
demolition/construction works;

VIII. the responsible person (e.g. site manager / office) who could be 
contacted in the event of complaint;



Once approved, all relevant activities on the site should be carried out in 
accordance with Construction and Environmental Method Statement 
throughout the course of the development. Any alteration to this Plan shall be 
approved in writing by the Local Planning Authority prior to commencement of 
the alteration. 

Reason: To protect the amenities of the area from dust
Contamination

9.
v. No development, shall take place until a site risk assessment has been 

undertaken to assess the nature and extent of any contamination on the 
site, in accordance with a scheme to be agreed with the Local Planning 
Authority.  Once completed, a written report of the findings and 
recommendations shall be submitted and approved in writing by the 
Local Planning Authority.

vi. If the site risk assessment (i) indicates that potential risks exist, 
development shall not commence, until a detailed remediation strategy 
to mitigate the identified risks and ensure the site is remediated to a 
condition suitable for the intended use has been be submitted and 
approved in writing by the Local Planning Authority.

vii. The agreed remediation strategy (ii) shall be adhered to throughout the 
development.  

viii. Following completion of the site remediation and prior to bringing the 
development into first use, a verification report that demonstrates the 
effectiveness of the remediation carried out must be submitted and 
approved in writing by the Local Planning Authority.

Unexpected Contamination
10. In the event that contamination, including surface coal measures, is 

found at any time when carrying out the approved development it must 
be reported in writing immediately to the Local Planning Authority. 
Development should not commence further until an initial investigation 
and risk assessment has been completed in accordance with a scheme 
to be agreed by the Local Planning Authority to assess the nature and 
extent of any contamination on the site.  If the initial site risk 
assessment indicates that potential risks exists to any identified 
receptors, development shall not commence until 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 has been prepared, and is subject to the approval in 
writing of the local planning authority. Following completion of 
measures identified in the approved remediation scheme and prior to 
bringing the development into first use, a verification report that 
demonstrates the effectiveness of the remediation carried out must be 



produced, and is subject to the approval in writing of the Local 
Planning Authority.

Importation of Soil/Material
11.No top soil is to be imported to the site until it has been tested for 

contamination and assessed for its suitability for the proposed 
development, a suitable methodology for testing this material should be 
submitted to and agreed by the Local Planning Authority prior to the 
soils being imported onto site. The methodology should include the 
sampling frequency, testing schedules, criteria against which the 
analytical results will be assessed (as determined by the risk 
assessment) and source material information. The analysis shall then 
be carried out and validatory evidence submitted to and approved in 
writing to by the Local Planning Authority.

Reason: To ensure that the proposed development meets the requirements of 
the National Planning Policy Framework in that all potential risks to human 
health, controlled waters and wider environment are known and where 
necessary dealt with via remediation and or management of those risks.

.

Waste Management

12.Any waste material associated with the demolition or construction shall 
not be burnt on site but shall be kept securely for removal to prevent 
escape into the environment.

Reason: To protect the amenities of the area.
 

13.Ecology
Prior to the commencement of any site work whatsoever including site 
clearance and worker establishment a survey of the site and immediate 
environs shall be undertaken by an ecologically qualified person 
suitably experienced in surveying for badgers in relation to development 
proposals in order to ascertain if there is any badger activity on the site 
or within such proximity that could be affected by the proposals. The 
survey shall be undertaken within six months prior to any site work 
commencing (including clearance and site establishment) and the 
survey results shall be submitted and approved in writing by the Local 
Planning Authority and shall include any further mitigation measures 
found necessary as a result of the survey. Development including site 
establishment and site clearance shall then only proceed in accordance 
with the approved mitigation. 

Reason: To ensure appropriate safeguard for protected species.

14.All wild birds including their nests and eggs are protected by law. It is 
an offence, with certain exceptions, to kill, injure or take wild birds or to 



take, damage, or destroy their nests or take or destroy their eggs.  Site 
clearance and/or demolition cannot therefore take place where there are 
birds nesting. Typically this will be in the period mid February to mid 
August.  As this development involves vegetation clearance and/or 
demolition and/or other activities which would be damaging to any 
nesting birds present the work should avoid the bird nesting season so 
far as possible.  If such work is to take place in the nesting season an 
ecologist experienced in bird nesting habits should first be engaged to 
advise on and ensure that the intended work can legally take place.

Reason: To ensure appropriate safeguard for protected species.

15.The reserved matters application shall be accompanied by an 
assessment for the potential for Great Crested Newts to be present on 
the site along with a programme of any necessary mitigation found to 
be necessary as a result of the by which it will be ensured that any risk 
of threat to Great Crested Newt populations is minimised to the 
satisfaction of the Local Planning Authority through the period of site 
preparation and construction.  The programme of measures shall be 
implemented in the sequence and form approved by the Local Planning 
Authority.

Reason: in the interests of safeguarding a European Protected Species

Informative
Please be aware that the responsibility for safe development and secure occupancy 
of the site rests with the developer.

 A Demolition or refurbishment asbestos survey and risk assessment should 
be carried out prior to the demolition of the existing buildings. The enforcing 
authority for this type of work is the Health and Safety Executive (HSE) and it 
is recommended that you contact them directly to discuss their requirements: 
http://www.hse.gov.uk/

 Any approved noise scheme and measurements should pay due regard to 
British Standard BS8233: Sound insulation and noise reduction for buildings 
(Code of Practice), BS4142:2014 Methods for rating and assessing industrial 
or commercial sound and/or the Building Regulations 2010 Document E or 
other appropriate guidance. 

 Information on Coal Mining Risk Assessment can be found on the UK 
government Website:

https://www.gov.uk/guidance/planning-applications-coal-mining-risk-
assessments

 Any approved foul drainage system should meet the British Standard  
6297:2007+A1:2008:  Code of practice for the design and installation of 

http://www.hse.gov.uk/
https://www.gov.uk/guidance/planning-applications-coal-mining-risk-assessments
https://www.gov.uk/guidance/planning-applications-coal-mining-risk-assessments


drainage fields for use in wastewater treatment http://www.bsigroup.com

 Advice on controlling flies and light can be found in: Statutory Nuisance from 
Insects and Artificial Light (defra 2005) available as a free download 
http://archive.defra.gov.uk/environment/quality/local/legislation/cnea/documen
ts/statnuisance.pdf

 During any demolition and construction activities (including landscaping) the 
contractor shall take all reasonable steps to prevent dust formation and 
prevent any dust formed from leaving the site boundary. 

 The control of dust and emissions from construction and demolition Best 
Practice Guidance, produced by the greater London councils 
http://www.london.gov.uk/sites/default/files/BPGcontrolofdustandemissions
.pdf

 Building Research Establishment Guidance Document ‘Control of Dust 
from Construction and Demolition Activities’ (BR456)

 If required, contamination risk assessments shall be carried out in accordance 
with UK policy and with the procedural guidance relating to the contaminated 
land regime, and should be in accordance with Planning Policy Statement 23 
and the CLR Report Series 1-12.

 Submission of reports should also be made to the Environment Agency 
for comment with regard to their remit to protect ground and surface 
waters from pollution and their obligations relating to contaminated land.

 The Local Planning Authority will determine the acceptability of reports 
on the basis of the information made available to it. Please be aware that 
should a risk of harm from contamination remain post development, where 
the applicant had prior knowledge of the contamination, the applicant is 
likely to be liable under Part II (a) of the Environmental Protection Act 1990 
and as such become and “appropriate person”. In this event the applicant 
will be lawfully responsible to remove the risk posed by the contamination.

 Equally if during any site works a pathway for any contaminant on site 
is created and humans, waters, property or ecological systems are 
exposed to this, the applicant or those acting on behalf of the applicant will 
be liable under part II (a) of the Environmental Protection Act 1990 if the 
risks are not adequately addressed during the site redevelopment.

 During investigation and remediation works the applicant and those 
acting on behalf of the applicant must ensure that site workers, public 
property and the environment are protected against noise, dust, odour and 
fumes

 The applicant is advised that should there be a requirement as part of 
the Remediation Strategy to treat, reuse or remove contaminated material 
on the site, the Environment Agency must be consulted, as these activities 
may need to be licensed or permitted. Contaminated materials identified 

http://www.bsigroup.com/
http://archive.defra.gov.uk/environment/quality/local/legislation/cnea/documents/statnuisance.pdf
http://archive.defra.gov.uk/environment/quality/local/legislation/cnea/documents/statnuisance.pdf
http://www.london.gov.uk/sites/default/files/BPGcontrolofdustandemissions.pdf
http://www.london.gov.uk/sites/default/files/BPGcontrolofdustandemissions.pdf


for removal off site must be disposed of in an appropriately licensed landfill 
site.

 No information has been submitted in respect of the potential for badgers to 
be present in the vicinity of the site excavation works.  You are reminded that 
notwithstanding this consent any work which disturbs badgers whilst 
occupying a sett is illegal without a licence.  Natural England’s published 
guidance is that digging with wheeled vehicles within 20m of a sett may 
require a licence; 30m in the case of tracked vehicles.

 B. In the event of any changes being needed to the wording of the 
Committee’s decision (such as to delete, vary or add 
conditions/informatives/planning obligations or reasons for 
approval/refusal) prior to the decision being issued, the Operations 
Manager - Development Services has delegated authority to do so in 
consultation with the Chairman of the Planning Applications Committee, 
provided that the changes do not exceed the substantive nature of the 
Committee’s decision.

Site Location Plan


