
STAFFORDSHIRE MOORLANDS DISTRICT COUNCIL
PLANNING APPLICATIONS COMMITTEE

11 February 2021

Application 
No:

SMD/2020/0441

Location Plots 12-15 Victoria Business Park, Prospect Way, Knypersley, 
ST8 7PL

Proposal Change of use to provide additional open storage and parking 
space for the adjacent haulage depot with works to regrade the 
land to form 3 plateaus and 2 vehicle access routes. 

Applicant Mr. Karl Tyler, MF Tyler Transport Ltd (Lark Staffs Ltd)
Agent Wood Goldstraw & Yorath
Parish/ward Biddulph Date registered: 24/08/2020
If you have a question about this report please contact: Benjamin Hurst tel: 01538 
395400 ex 4127 benjamin.hurst@staffsmoorlands.gov.uk

REFERRAL

The application is before committee because the applicant is related to a Councillor, 
and, also, the land was owned by Staffordshire Moorlands District Council on the date 
of the application.  

1. SUMMARY OF RECOMMENDATION

APPROVE

 

2. DESCRIPTION OF THE SITE AND ITS SURROUNDINGS

2.1 The application site is a currently vacant and undeveloped parcel of scrub land at 
the southern end of Victoria Business Park, within the Council’s ownership. The site 
is included in, and forms part of, land benefitting from the original planning permission 
granted for the industrial site. The approval of reserved matters permitted the 
construction of an additional unit on the land with car parking fanning around the 
roundabout that has already been installed to provide turning at the end of the 
southern spur road. More recently, an alternative planning permission was granted in 
2018 to provide a new compound and depot for Chell Building Supplies, that 
development would include the construction of a unit, areas of parking, and the open 
storage of materials. That extant planning permission has not been implemented and 
the builder’s merchant has no involvement with this application and no longer has 
interest in the land. This new applicant is now close to exchanging contracts with the 
Council to purchase the land as an approved sale.   
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2.2 Land levels within the site vary but the general character is that of sloping levels 
from north to south. Access to the site is by the road running through the estate which 
(at this part of the site) is laid to tarmac. Fully formed pavements run alongside the 
access road which itself terminates with a small roundabout at its most southerly point. 
At the time of the site visit it was clear that there had been some public use of the land, 
evidenced by the footpath tracks through the vegetation. Records show that there are 
no adopted Public Rights of Way crossing the site but the land is adjacent to the 
Biddulph Valley Way to the west.

2.3 For the purposes of the Local Plan the application site is located within the 
Biddulph Town Development Boundary, it is within a permitted employment allocation, 
and is within an identified historic mining area. There are no Listed buildings within or 
in close proximity to the application site and the plot does not lie within a Conservation 
Area. There are no protected trees on the site.

3. THE APPLICATION AND DESCRIPTION OF THE PROPOSAL

3.1 The application is made by Lark Staffs Ltd, the holding company for MF Tyler 
Transport Ltd, a haulage business that distributes goods such as timber, steel fencing 
material, and bark mulch. The company currently occupies the former coach depot to 
the north of the application site at Plot 16. They have occupied this premises for almost 
three years, having relocated from Burslem, and over this time, the applicant says the 
business has grown considerably gaining significant contracts that require them to 
expand. 

3.2 They are currently very close to exchanging contracts with the Council, and 
purchasing from them, the adjacent application land to the south. The proposal, with 
this application, is to reprofile this land to form three open square areas of parking and 
storage on tiered plateaus that step down the gradually falling land profile.   The 
reprofiled land would be used for staff parking and the storage of inert materials and 
trailers.  

3.3 The top plateau adjacent to the existing depot would be accessed from that 
existing site, without independent highway access. Each of the other two plateaus 
would have their own access taken from the highway that provides the spur to the 
south of the park, the lower plateau furthest south taking an access from the existing 
turning roundabout at the end of the road.   

3.4 All of the land would be enclosed by a new 2m high green paladin fence. The 
application proposes landscaping to include self-setting trees planted around the 
perimeter. 

3.5 This application does not propose the construction of any buildings on the land, 
the applicant suggests that the development permitted by the existing permission, that 
would have delivered a new compound for Chell Building Supplies, did not come to 
fruition because remediation relative to previous mining activity made such 
development unviable. 

3.6 The applicant did not seek any pre application advice from the Council regarding 
the application. Details of the application scheme can be viewed at: 



http://publicaccess.staffsmoorlands.gov.uk/portal/servlets/ApplicationSearchServlet?
PKID=128617

4. RELEVANT PLANNING HISTORY

99/01198/OUT Outline application for Industrial Estate. Approved.
01/01006/GREG_3 Reserved Matters application for Industrial Estate. Approved.
03/00185/GREG_3 Extension of time limit for application reference 99/01198/OUT 
(Industrial Estate). Approved.
SMD/2017/0373 Construction of a building merchants yard. Approved (not 
implemented).

5. PLANNING POLICIES RELEVANT TO THE DECISION

5.1 The Development Plan comprises of:
 The Local Plan Development Document (adopted Sep 2020)

Adopted Staffordshire Moorlands Local Plan - Sep 2020

5.2 The following Local Plan policies are relevant to the application:-

 SS1 Development Principles
 SS6 Biddulph Area Strategy
 E1   Employment Development
 DC1 Design Considerations 
 DC3 Landscape and Settlement Setting
 SD4 Pollution and Flood Risk
 NE1 Biodiversity and Geological Resources
 T1 Sustainable Transport

National Planning Policy Framework (NPPF).

6. CONSULTATIONS

A site notice was posted and displayed on the 28th Aug 2020, Expired 18th Sep 2020.
4 near neighbours were notified in writing on the 26th Aug 2020.

Public response to consultation

6.1 No comments received.

Biddulph Town Council

6.2 Deferred making a decision on the application, the proposal does not appear to 
meet the guide in the ‘Developer’s Guide for Victoria Business Park’. The proposed 
use is unclear, more information is needed about the type of material that would be 
stored.  
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SCC Highway Authority

6.3 No Objection, subject to standard conditions. This access road, Prospect Way, 
is currently unadopted but is the subject of a S37 agreement. Any works carried out 
which affect the proposed highway must be approved by the current owner of the road
and by Staffordshire County Council as Highway Authority before any works take place 
to avoid adversely affecting the S37 agreement hence submission of details of access 
construction above. It is noted that works have been carried out to complete surfacing 
of the carriageway. It would be beneficial for all for the landowner to progress the 
adoption of the estate roads. Surface water drainage interceptor is intended to prevent 
surface water flowing onto what will eventually be adopted highway. This can also be 
achieved by drainage to SUDS principles to direct water to soakaway or rain 
garden/grassed area.

Coal Authority

6.4 No objection subject to conditions. The Coal Authority’s records indicate the 
presence of five recorded mine entries (shafts) within the planning boundary and a 
further recorded mine entry (adit) within 20m of the planning boundary. Our records 
also indicate that the site is likely to have been subject to historic unrecorded 
underground coal mining at shallow depth and has been subject to past surface mining 
operations. The Coal Authority notes the submitted Coal Mining Risk Assessment 
(August 2018, prepared by Wardell Armstrong), which is site specific to the previous 
planning application (SMD/2017/03736), and which does not cover the entire 
application site area in this instance. Notwithstanding the above, it is noted that the 
report is able to discount any risks posed by the mine entries, which do not affect the 
additional area which now makes up this larger site. Consequently, and on the basis 
that intrusive investigations are recommended to establish ground conditions and to 
identify any necessary remedial measures to address shallow mine workings, the Coal 
Authority has no objections subject to the LPA imposing conditions. Whilst the Report 
goes on to confirm that investigations will also be required to establish the nature of 
the opencast backfill and the location of any high wall features, to inform foundation 
design, this will be a matter for the Building Regulations process. The Coal Authority 
concurs with the recommendations of the Coal Mining Risk Assessment (August 2018, 
prepared by Wardell Armstrong) that coalmining legacy potentially poses a risk to the 
proposed development and that intrusive site investigation works should be 
undertaken prior to development in order to establish the exact situation regarding 
coal mining legacy issues on the site.

Environmental Health

6.5 No objection subject to conditions. The site is the former Victoria colliery / open 
cast, and site and was subjected to a full investigation / part remediation by advantage 
west midlands (2002), which included grouting of many of the suspect shafts etc.  The 
primary issue for the site is geotechnical (shafts/opencast fill) and consultation should 
be sought from the coal authority to ensure they are satisfied with the level of 
investigation previously undertaken in this regard (e.g advantage west midlands 
remediation). Whilst the site is likely to be  subject to some residual levels of 



contamination  (and possible ground gas), from its former use, due to the low sensitive 
end use of the proposal (open air industrial storage), it is considered suitable for use. 
Similarly, no buildings are proposed that may act as a receptor for ground gases.  
However, an unexpected contamination condition should be included as a precaution. 
There is no noise complaint on record against this premises. The development is on 
an industrial estate and if all activity noise is controlled in consideration of the 
prevailing noise levels then there is no predicted adverse impacts to nearby residential 
or commercial occupiers.

SMDC Assets Services

6.6 Ground conditions relative to previous mining activities make the provision of 
additional building units on the site un viable, in that current construction costs and 
land price would exceed the resulting development value. This has had an overall 
effect on the value of the land and bids received. 

7. OFFICER COMMENT AND PLANNING BALANCE

General Principles for Development and Spatial Strategy Approach 

7.1 The site’s location on an existing industrial site, is within a ‘significant service 
centre’- the town settlement boundary of Biddulph, the second largest settlement in 
the district.  It is part of the Local Plan’s ‘area strategy’ for Biddulph, Policy SS6, to 
enhance its role as a significant service centre by, inter alia, creating employment 
growth and increasing the diversity of employment opportunities to meet existing and 
future needs by supporting the retention and growth of existing businesses within the 
town and  providing opportunities for new enterprises and businesses by promoting 
further development.

7.2 In conjunction with those strategy aims, Local Plan Policy ‘employment 
development’ E1 generally supports the expansion of existing businesses and new 
businesses in the District. All proposals should help maintain or enhance an 
appropriate range of employment premises and sites across the District in terms of 
their scale, location and type, and commercial and employment uses should be 
located in existing or proposed employment areas. The sustainable redevelopment, 
intensification or improvement of existing employment sites for new business and 
industrial developments will be supported provided it would not have an unacceptable 
impact on the amenities, character or appearance of the area.

7.3 This development would only provide additional open storage and parking space 
for the haulier that occupies the adjacent unit – facilitating and providing for the growth 
and expansion of his business. It would not deliver a building unit or an opportunity for 
a new or additional business, and in these regards the scheme would appear to 
deviate from the original vision for the Victoria Business Park. However, the local 
builder’s merchant, that had planned to occupy the site under the existing planning 
permission (SMD/2017/0373), no longer has an interest in the land. Existing ground 
conditions made build and development costs prohibitive as a result of historic coal 
mining activity. This in turn has affected the land value and, following a bidding 



process, a sale has been agreed with the applicant as the highest bidder.  This 
proposal therefore would be light on operational development and construction, 
making use of the land for open storage and parking with a limited amount of land 
profiling to provide level, surfaced areas. This proposal does now appear to present 
the best opportunity to secure employment/ business development on this part of the 
industrial site which has now been vacant and undeveloped for 20 years since the 
date of the original permission. It would not be entirely dissimilar to the development 
that has already been approved, in that the builder’s merchants proposal would have 
included considerable areas of open material storage. This proposal would deliver on, 
and be compliant with, the aims of the development plan spatial strategy to support 
employment growth, meet the existing and future needs of an existing business by 
supporting its retention and growth on an established employment site.

Design and Visual Impact (Character and Appearance)

7.4 Local Plan policy DC1 requires that all developments shall be well designed 
and reinforce local distinctiveness by positively contributing to and complementing the 
character and heritage of an area. Development should be of a high quality, adding to 
the value of a local area, be designed to respect the site and its surroundings and 
promote a positive sense of place and identity through its scale, density, layout, siting, 
landscape, character and appearance. The NPPF (Section 12) places great 
importance on achieving good design and in particular paragraph number 130 states 
that permission should be refused for development of poor design.

7.5 The application site is one of a number of plots which comprise the Victoria 
Business Park employment site. Members will be aware that the site is already well 
established with many businesses having been located on the site for a number of 
years. There are very few plots which are undeveloped on the business park and those 
that have been mainly comprise of modern looking industrial units constructed from a 
mix of materials (including colours) with various roof shapes. 

7.6 This site at the southern part of the business park would be used for open 
storage and parking. The reprofiling of the land to provide the three plateaus would be 
the minimum necessary to provide flat and level surface areas on a sloping land 
gradient and in respect of this, it was noted on site, there already appeared to have 
been some efforts or attempts to introduce these areas with limited impact on the 
character and appearance of the land, this may simply be the result of the original land 
reclamation works. The embankments between each plateau would be grassed, and 
the surrounding land landscaped and planted with tree specimens to provide 
screening and enclosure. The erection of the 2metre high paladin fence would also 
assist with enclosure, containment and screening. The landscaping and screening 
would be particularly effective at minimise the developments impact and appearance 
from the Biddulph Valley Way to the west.  The external appearance of the site and its 
impacts on character and appearance should not be dissimilar to those that might have 
manifested with the existing planning permission for the builder’s merchant, in that 
there would have been considerable areas of the land given over to the open storage 
of materials. Consistent with that existing approval, the applicant’s storage areas can 
be limited to a maximum height of 4.0metres. Overall, it is considered that the 
development would sit relatively comfortably within its surroundings. On this basis it is 



considered that the scheme complies with Core Strategy policy DC1 and design 
advice within the NPPF.

Highways / Access

7.7 The NPPF together with Core Strategy policies DC1 and T1 require that all 
development proposals secure safe and suitable access to a site whilst making a 
contribution towards meeting parking requirements and ensuring that all new 
development can be satisfactorily accommodated within the highway network. 
Development should be located within areas that are accessible by sustainable travel 
modes. There are no issues in terms of accessing the application site or the extent of 
the parking/turning space within it. The business park has already benefitted from 
consent for an internal access road and at the time of the site visit it was noted that 
this has been implemented and completed as far as the application site. The County 
Highways officer has assessed the application and raises no objections to it subject to 
a number of conditions concerning the forming of the actual site accesses, and surface 
water drainage. In the event of planning permission being approved the highways 
officer recommends that a number of informative noted are added to the decision 
notice. For these reasons it is concluded that the application is acceptable in terms of 
highways related matters.

Environmental Health including Noise, Contamination, Ground Gas,
Waste and Dust

7.8 The Environmental Health officer (EHO) has assessed the application and has 
raised no objections to it subject to a number of conditions and informative notes. It is 
acknowledged that as an industrial estate there is an inevitable amount of noise that 
would be associated with its use. No residential properties immediately surround the 
site and development as a whole on the estate is well established and ongoing. No 
objections in respect of noise have been raised by any members of the public. As the 
site is the former Victoria coal mine site the EHO confirms that some remediation 
measures have been undertaken but that they were not fully completed and as such 
some ground gas risks to future occupiers have been noted that would need 
addressing at the time of development. The EHO has recommended obtaining a 
Construction and Environmental Method Statement, a ground gas protection condition 
and conditions which could deal with the finding of any unexpected contamination and 
waste disposal.

Risks from Historic Coal Mining Activity

7.9 By the very nature of its former use, the application site is located within a high 
risk development area. The Coal Authority confirms that its records indicate the 
presence of 5 recorded mine entries within the application site boundary as well as a 
further shaft within 20m of the site boundary. Their records also indicate that the site 
is likely to have been subject to historic unrecorded underground coal mining at 
shallow depth and has been subject to past surface mining operations. The Coal 
Authority has had sight of a Coal Mining Risk Assessment compiled and submitted in 
respect of previous planning applications.  They note that the report is able to discount 
any risks posed by the mine entries on the area and development  which now makes 
up this application. Consequently, and on the basis that intrusive investigations are 



recommended to establish ground conditions and to identify any necessary remedial 
measures to address shallow mine workings, the Coal Authority has no objections 
subject to the LPA imposing conditions. 

Ecology/Biodiversity and Trees

7.10 Council ‘trees and woodlands’ officers have previously noted that with the 
passage of time the application site has been colonised by the natural regeneration of 
pioneer species since the original land reclamation work was carried out. The site 
comprises a good number of sapling/young Goat Willow, with some Birch, Alder and 
Hawthorne which, individually, are not significant. It is noted that young trees are 
becoming well established along the western site boundary, near to a section of the 
Biddulph Valley Way and there exists an opportunity to retain some of the vegetation 
near to the western and southern boundaries and supplement it with new planting 
which could be secured by condition.

7.11 The application is accompanied by an updated Preliminary Ecological Appraisal 
(Apex Ecology) that follows on from and is carried out by the same ecologist that 
appraised the site in respect of the previous application. The appraisal makes similar 
observation and recommendation to those of the previous appraisal. It is recognised 
that the site is a suitable habitat for reptiles and potentially Great Crested Newts and 
further surveys may be appropriate, a construction and landscape management plan 
is required. The Ecologist comments that a large part of the site is grassland which 
would meet ‘Site of Biological Interest Criteria’ and therefore support of this 
development would result in a loss of biodiversity. Ecological matters are a material 
planning consideration and measures must be put in place to address them, Local 
Plan policy NE1 advocates the conservation and/or enhancement of biodiversity and 
geological resources. 

7.12 It is recommended that a condition could be added to secure a habitat and 
landscape management plan on the site and/or on land nearby under the Council 
(SMDC) or developer’s control. The development site adjoins the Biddulph Valley 
Way, which is an important wildlife corridor and there is an area of Council owned land 
between the path and the site. In addition, there is a significant area of undevelopable 
land within the red edged application site which presents further opportunities to carry 
out habitat enhancement around the balancing pond located to the south. Subject to 
this condition it is considered that the requirements of Policy NE1 can be met.

Conclusion and Planning Balance

7.13 The application site forms part of a well-established business park which has 
suitable vehicular access and easy connections to the highway network. The whole 
site has previously benefitted from outline planning consent for an industrial estate 
and through the passage of time the plots have been developed following on from 
securing their own individual planning approvals. It is considered that the application 
site is suitable for the use and expansion of the adjacent business. Providing this 
additional open space will allow the business to expand, take on new contracts and 
provide further employment opportunities. The external appearance of the site is 
acceptable subject to the imposition of appropriately worded conditions. There are no 
objections from the EHO in respect of noise, contamination, ground gas, waste and 



dust. Recognition is given to the ecological site constraints, and as discussed above 
it is considered that the appropriate way forward in respect of these are through 
appropriately worded conditions. For the reasons outline above in the report it is 
recommended that the application is approved subject to conditions.

8. RECOMMENDATION

A. That planning permission be APPROVED for the Change of use to provide 
additional open storage and parking space for the adjacent haulage depot with 
works to regrade the land to form 3 plateaus and 2 vehicle access routes, 
subject to the following conditions:

1. The development hereby permitted shall be begun before the expiration 
of three years from the date of this permission.

Reason:- To comply with Section 91(1) of the Town and Country Planning Act 
1990 (As Amended)

2. The development permitted and described above shall only be carried out 
in accordance with the plans numbered 4718-01-09 SCHEME C SITE PLAN; 
4718-01-10 SCHEME C SECTIONS; and 4718-01-11 LOCATION_BLOCK PLAN 
that were submitted with the application. 

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

3. Within the land that is shown edged red on the plan numbered 4718-01-
11 only the surfaced areas of each of the three plateaus shall be used for the 
parking and storage associated with and as part of the exisitng adjacent haulage 
and transport depot (sui generis), the use shall not extend or expand beyond 
the plateau areas and any areas of stacked or piled materials shall not exceed a 
height of 4metres. None of the land shall not be used for the: display of goods 
for sale, or for the sale of goods; any industrual process; the repair or 
maintenance of any vehicle or machine; or for any other purpose that is not 
included in the description of development. 

Reason:- For the purposes of clarification and the avoidance of doubt and to 
protect the amenity of the area. 

4. The development hereby permitted shall not be brought into use until the site 
plateaus have been constrcuted and surfaced in accordance with the plans 
submitted with the application; and the accesses between the sites boundary 
and the carriageway edge has been carried out and complete in accordance with 
details of 
- construction detail of access;
- surface water drainage interceptor sited on the site boundary;
That have first been submitted to and approved in writing by the Local Planning 
Authority.



Reason:-  In the interests of highway safety and planning policy compliance.

5. The development hereby permitted shall not be brought into use until the 
site has been enclosed with the erection of the green 2metre high Paladin fence, 
to match the exisitng adjacent fence and in accordance with the plan numbered  
4718-01-09 SCHEME C SITE PLAN that was submitted with the application. No 
other fence, wall or other means of enclosure shall be erected or constructed 
without the details of the wall, fence, or other means of enclosure have been 
submitted to and approved in writing by the Local Planning Authority. 

Reason:- In the interests of visual amenity and securing a well-designed 
development.

6. The development hereby permitted shall only take place and be carried 
out in full accordance and complaince with a Construction and Environmental 
Method Statement that has first been submitted to and approved in writing by 
the Local Planning Authority. The Construction Method statement shall include 
the following details:-

i. the hours of work, which shall not exceed the following: Construction 
and associated deliveries to the site shall not take place outside 08:00 
to 18:00 hours Mondays to Fridays, and 08:00 to 13:00 hours on 
Saturdays, nor at any time on Sundays or Bank Holiday;

ii. the arrangements for prior notification to the occupiers of potentially 
affected properties;

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

iv. a scheme to minimise dust emissions arising from 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.  The approved dust suppression 
measures shall be maintained in a fully functional condition for the 
duration of the construction phase;

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

vi. the parking of vehicles of site operatives and visitors;
vii. the loading and unloading of plant and materials;
viii. the storage of plant and materials used in constructing the 

development;
ix. the erection and maintenance of security hoarding including 

decorative displays and facilities for public viewing, where 
appropriate;

x. details of measures to protect the public footpaths and amenity of 
users of the pubic footpaths crossing the site during the construction 
works.

Reason:- To protect the amenities of the area.

7. In the event that contamination 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.

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.

8. No top soil of fill material 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 risks from land contamination to the future users of the 
land and neighbouring land are minimised, together with those to controlled 
waters, property and ecological systems, and to ensure that the development 
can be carried out safely without unacceptable risks to workers, neighbours and 
other offsite receptors

9. No lighting shall be installed or erected on the site unless the details and 
specification has first been submitted to and approved in writing by the Local 
Planning Authority. Such details shall include the means of installation, type of 
light, positioning within the site and details of the level of luminance (including 
confirmation of static or intermittent light source). No external lighting shall be 
installed except in accordance with the approved details.

Reason:- In the interests of amenity.

10. The development carried out shall inlcude the installation of surface water 
drainage in accordance with details that shall first be submitted to and approved 
in writing by the Local Planning Authority. The details shall include;
- Conventional pipe surface water system with no discharge limitations;
- System designed so as not to flood above ground for the 30yr event and no 
buildings
should be flooded for the 100yr event + climate change;
- System to include a suitable petrol interceptor in case of spillages in the 



parking or loading areas.
No development shall take place except in complete accordance with the 
approved details.

Reason:- To prevent flooding by ensuring a satisfactory surface water 
system for the site.

11. No development shall commence until a ground gas risk assessment has 
been completed in accordance with a scheme to be agreed in writing with the 
Local Planning Authority. The investigation and risk assessment shall be 
undertaken by competent persons and a written report of the findings shall be 
submitted to and agreed in writing by the LocalPlanning Authority. If the risk 
assessment indicates that gas protection measures are required, details of the 
gas protection scheme must be submitted to and agreed in writing with the 
Local Planning Authority prior to installation. Prior to the development being 
first brought into use, a validation report demonstrating completion of the works 
set out in the approved gas protection scheme shall be submitted to and 
approved in writing by the Local Planning Authority. Prior to the development 
being first brought into use, a validation report demonstrating completion of the 
works set out in the approved gas protection scheme shall be submitted to and 
approved in writing by the Local Planning Authority.

Reason:- The submitted Coal Mining Risk Assessment has been undertaken 
and confirmed the need for a ground gas risk assessment.

12. Prior to the commencement of development an appropriate scheme of 
intrusive site investigations and a report of the findings arising from the 
intrusive site investigations shall be submitted to and approved in writing by the 
Local Planning Authority. In the event that the site investigations confirm the 
need for remedial works details of the proposed remedial works shall be 
submitted to and approved in writing by the Local Planning Authority. The 
remedial works shall then be carried out in full accordance with the approved 
details prior to the commencement to the development hereby approved.

Reason:- To ensure that adequate information pertaining to ground 
conditions and coal mining legacy is available to enable appropriate remedial 
and mitigatory measures to be identified and carried out before building works 
commence on site and to ensure the safety and stability of the development.

13. No trees, shrubs or hedgerows shall be removed other than those whose 
removal is directly required to accommodate the approved development, unless 
otherwise approved in writing by the Local Planning Authority. There shall be 
no removal of any trees, shrubs or hedgerows during the bird nesting season 
(March to August inclusive), unless otherwise agreed in writing by the Local 
Planning Authority and in this case only following careful inspection by a 
competent person to establish that such trees, shrubs or hedgerow are not in
active use by nesting birds.

Reason:- In the interests of species and habitat protection.



14. Before the development is brought into use, and within the first available 
planting season, the plateau embankments and all of the land surrounding the 
plateaus shall be planted and landscaped in accordance with a scheme that 
shall first be submitted to and approved in writing by the Local Planning 
Authority. Such a scheme shall include full details of all new tree and shrub 
planting, giving specification for species, positions, planting sizes and 
numbers/densities of all new planting. The trees and shrubs planted in 
accordance with this landscaping scheme shall be properly maintained for a 
period of 5 years following planting. Any plants which within this period are 
damaged, become diseased, die, are removed or otherwise fail to establish shall 
be replaced during the next suitable season

Reason:- In the interests of visual amenity and ecology.

15. Prior to the commencement of development a scheme of habitat 
enhancement and management for the residual undeveloped parts of the site 
and adjoining Council or developer controlled land shall be submitted to and 
approved in writing by the Local Planning Authority. Details shall include a 
timetable for implementation, management and maintenance. The works shall 
then be carried out in strict accordance with the approved details unless 
otherwise agreed in writing by the Local Planning Authority.

Reason:- In the interests of habitat and ecological management.

16. Prior to the commencement of development an on-site Construction and 
Landscape Management Plan shall be submitted to and approved in writing by 
the Local Planning Authority. Details shall include the following;
- Construction methods that avoid and mitigate pollution impacts, and detail 
methods to
transport waste from the site.
- Details of any lighting that avoids impacts on breeding birds or bats and on 
new
created roosting or nesting sites.
- Tree scrub planting along the boundary of the site to include hawthorn, dog 
rose,
hazel and holly of local provenance.
- Creation of nest boxes for house sparrow and bat roosting opportunities within 
the
fabric of new buildings.
- Extent and location of proposed works on appropriate scale maps.
- Persons responsible for implementing the proposed works, and the phasing 
of works
with the construction timetable.
- Details of initial aftercare and long-term maintenance post creation.
The development shall be carried out and completed in full accordance with the 
approved details prior to bringing the development into use.

Reason:- To avoid and mitigate impacts on biodiversity through the 
construction phase of



the development, compensate for the loss of scrub and nesting sites for 
breeding birds and provide a net gain for biodiversity.

17. Before any site work whatsoever (including any site clearance, stripping 
or site establishment) begins a programme of mitigation shall be submitted to 
and approved in writing by the Local Planning Authority setting out measures 
by which it will be ensured that any risk of threat to Great Crested Newt 
populations is minimised through the period of site preparation and 
construction. The programme of measures shall be supported by a Great 
Crested Newt eDNA sampling survey as detailed in the applicant's submitted 
report by Apex Ecology dated November 2017 (MR/171108). The programme of 
measures shall be implemented in the sequence and form approved in writing 
by the Local Planning Authority. The survey, assessment and any 
recommended mitigation measures shall be carried out by an ecologically 
qualified person suitably experienced in surveying for Great Crested Newts in 
relation to development proposals.

Reason:- To ensure appropriate safeguards for Great Crested Newts as a 
European Protected species.

18. Before any site work whatsoever (including any site clearance, stripping 
or site establishment) begins a programme of mitigation shall be submitted to 
and approved inwriting by the Local Planning Authority setting out measures by 
which it will be ensured that any risk of threat to reptiles is minimised through 
the period of site preparation and construction. The programme of measures 
shall be supported by survey data from the site compiled in advance of any site 
work in accordance with the methods detailed in the Herpetofauna Workers' 
Manual (Gent and Gibson 1998) and the mitigation measures shall be 
implemented in the sequence and form approved by the Local Planning 
Authority.

Reason:- In the interests of biodiversity and safeguarding reptiles.

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/in formatives/planning 
obligations or reasons for approval/refusal) prior to the decision being issued, 
the Head of 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.



 


