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Item 5.2  
 
Site:  Proposed Residential Development, Barton Marina Barton Turn, Barton 

under Needwood, Staffordshire, DE13 8DZ 
 
Proposal: Reserved matters for the erection of 71 residential units including 

details of appearance, landscaping and scale 
  

Report of Head of Service (Section 151 Officer) 
 
This report has been checked on behalf of Legal Services by John Kirkham 

________________________________________________________ 
 
Hyperlink to Drawing and Forms 
 
Application No. P/2015/01650 
Case Officer: Emily Christie 
Application Type: Reserved Matters 
  
Applicant: Cameron Homes Limited 
  
Ward: Needwood 
Ward Member(s): Councillor J Jones 

Councillor Mrs J F Jessel 
 

  
Registered: 15 December 2015 
Expires: 11 March 2016 
___________________________________________________________________ 

 

1.0 Executive Summary 
 

1.1 The site is located within the Barton Marina complex and covers an area of 
1.74 hectares. The site is currently used as an informal parking area and 
green open space adjacent to the formal car parking areas, a lake and the 
Red Carpet Cinema complex. 

 
1.2 The application seeks approval of reserved matters for the erection of 71 

dwellings including details of scale, appearance and landscaping. 
 
1.3 Statutory consultees have raised no objections that cannot be overcome via 

planning conditions. The Parish Council has raised concerns regarding the 
materials to be used, the lack of justification of the design ethos of the 
scheme and drainage arrangements. Three letters of objection have been 
received from local residents. 

 
1.4 The site has outline consent including details of layout and means of access 

for up to 75 dwellings.  This was granted by the Secretary of State following 
an appeal against non-determination in 2015. 
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1.5 It is considered that the development is of sufficiently high quality design 

within its context to comply with the parameters set by the outline planning 
permission and the provisions of relevant development plan policies and the 
National Planning Policy Framework. 
 

1.6 The proposal will also not adversely affect the amenities of occupiers of 
existing nearby dwellings, and will provide an acceptable level of amenity for 
occupiers of the new dwellings. 
 

1.7 The proposal will not have an unacceptably adverse impact on the existing 
highway network.  
 

1.8 Members  are  advised  that  the  above  is  a  brief summary  of  the  
proposals  and  key  issues contained  in  the  main  report  below  
which  provides  full  details  of  all  consultation responses,  planning  
policies  and  the  Officer's  assessment,  and  Members  are  advised 
that this summary should be read in conjunction with the detailed 
report. 
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2.0 The Site 
 

2.1 The site is located within the Barton Marina complex and covers an area of 
1.74 hectares. The site is currently used as an informal parking area and 
green open space adjacent to the formal car parking areas, a lake and the 
Red Carpet Cinema complex. 
 

2.2 The site is accessed via the main entrance/access road serving the Barton 
Marina complex. The access is located off the B5016/Barton Turn. 
 

3.0 The Proposal 
 

3.1 The application is a Reserved Matters submission for the erection of 71 
dwellings following approval at appeal (APP/B3410/A/14/2228678) of the 
Outline application P/2014/00755. The development includes details of the 
appearance and scale of the buildings and a scheme of landscaping. 
 

3.2 The site lies within the Barton Marina complex adjacent to the existing built 
form comprising a cinema and restaurant and a linear development 
comprising retail outlets, restaurants and a public house.  It is located in the 
position of the extant permission for an 80 bed hotel that was granted in 2001. 
The layout plan shows a development of 71 dwellings served via the main 
access road into the marina complex from the B5016/Barton Turn.   

 
3.3 The proposed elevations show two storey dwellings arranged in back to back 

terrace blocks, linear terraces and three storey apartment blocks. The style 
and layout of the buildings proposed is reminiscent of the hotel complex 
previously approved with a curved arrangement making the most of the views 
over the lake at the rear.  The scheme includes an effective mix of materials, 
textures and finishes all of which would contribute positively to the views of 
the development when viewed from surrounding vantage points.  
 

3.4 The scheme incorporates 129 parking bays within the site area to serve the 
development but screens the views into the car park at the rear adjacent to 
the lake, with a landscaping bund between that and the public footway around 
the lakeside, therefore retaining the green open nature of the site.  
 

3.5 The approved leisure facility took the form of a detached building of 
substantial proportions, which has been replaced in the proposed scheme 
with a terrace of dwellings of smaller proportions and parking spaces to serve 
the development. The approved hotel design also included an element that 
projected into the lake, this has been omitted from the proposed design of the 
dwellings and the footpath around the lake retained to allow access to the 
public.   
 

3.6 Parking for each property is provided immediately adjacent to the properties, 
in two main parking court arrangements, accessed through two sets of 
entrance gates. 129 parking bays are proposed providing an average of 1.8 
spaces per dwelling.  
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3.7 The Unilateral Undertaking signed as part of the outline consent secured a 
figure amounting to 30% affordable housing contribution, with a clause which 
gave the option of providing either 15% of the dwellings on site and a 
monetary contribution for the remaining 15% off site, or the ability to provide a 
monetary contribution for the full 30% to be provided off site.  The applicant 
has confirmed that the intention is to provide the financial contribution for the 
30% off site in this instance.  
 

4.0 Relevant Planning History 
 

4.1 P/2014/00755 - Outline application for residential development for up to 75 
residential units including details of access and layout (Revised Flood Risk 
and Drainage Information) – Appeal allowed (Ref: APP/B3410/A/14/2228678) 
12th March 2015. 
 

4.2 P/2015/01588 - Erection of 5 three storey blocks comprising 50 two 
bedroomed apartments and a detached two storey gate house comprising 4 
apartments with associated refuse stores car parking and landscaping – 
Current application.  
 

5.0 Consultations 
 

5.1 Barton Parish Council   Our understanding is that this is the 
reserved matters planning application 
for 71 new apartments at Barton Marina. 
It follows the granting of permission for 
75 dwellings following an appeal in 
March 2015. It deals with the matters 
reserved to be determined following the 
Inspector’s decision unlike the recent 
proposal for 54 new apartments, which 
represented a fresh planning application 
on the same site. We can only assume 
that the applicants wish to pursue both 
courses of action, at least for the 
present, and will then decide what to do 
following any approval. 
 
An illustrative design was put forward at 
the outline stage and this is now 
resubmitted in detail. It incorporates a 
slightly reduced number of units in a 
more or less continuous arc of 
development taking advantage of views 
over the lake.  
 
Principle of Development 
The principle of development has been 
accepted on the site, so we now have to 
consider the remaining details. Whilst its 
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location may be outside the settlement 
boundary for the village in the now 
adopted Local Plan, this is not an issue 
because of the appeal decision. The 
application, however, should be 
considered against all other relevant 
policies of the Local Plan, including 
Policy SP 24 High Quality Design. 
 
Design 
There appears to be precious little 
accompanying written explanation of the 
proposals on ESBC’s website other than 
the relevant elevation drawings. We, 
therefore, have no explanation as to 
why the number of dwellings has been 
reduced. There are no new Planning or 
Access and Design Statements. We, 
therefore, assume that the ones 
prepared for the outline application are 
still valid. These statements, as they 
were prepared before this current 
application, do not contain any detail, 
particularly about the materials.  
 
There are some detailed elevation 
drawings of the main blocks of 
development but with no explanation as 
to the overall design philosophy and the 
materials. As an example of this we 
assume that the predominant material is 
brick, but the elevations drawings 
provide no explanation. In addition there 
is a detail around windows and doors of 
a lighter coloured material, which looks 
as though it might be intended to be 
flint. It probably isn’t and we hope it isn’t 
because this is not a material usually 
associated with the area and so should 
be resisted.  
 
We would ask the Borough Council to 
request more detailed information about 
the design philosophy and especially 
regarding materials, from the applicants 
in order to better understand the 
proposals.  
 
Because we are bereft of any 
information about materials we do not 
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know if the proposals relate well to its 
location within the National Forest.  
 
In our comments on the Planning 
Application P/2015/01588, for 54 new 
apartments (please refer to our separate 
comments) we set out in detail the 
wealth of guidance regarding design. 
This included the East Staffordshire 
Design Guide, the National Forest 
Design Charter and the House Builders 
Federation the ‘Sign of a good place to 
live’. Due to the lack of any 
accompanying information we do not 
know if this advice has been followed. In 
their assessment of this application we 
would request the Borough Council to 
ensure that this guidance has been 
followed and incorporated into any final 
scheme. 
 
Generally speaking, the overall design 
follows the faux wharfside style of the 
Waterfront. This is distinctive and 
reflects the heritage of the area and the 
proximity of the Trent and Mersey Canal 
Conservation Area. The Parish Council 
prefers this style to the separate 
apartment blocks of application 
P/2015/01588. We feel that the 
continuous arc/block provides better 
design continuity with the existing 
Waterfront and as a result contributes 
more positively to its context. We, 
therefore, feel that the proposal better 
reflects the aims of Policy SP 24. Our 
main design concerns remain that due 
to a lack of information we cannot tell if 
the wealth of design guidance available 
has been followed. Without further 
information, we also remain concerned 
about the use of certain materials. 
 
Affordable Housing  
Our understanding is that the S 106 
obliges the applicant to provide 
affordable housing on site. The parallel 
application for 54 apartments was 
accompanied by a Planning Statement, 
which sought to make a financial 
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contribution for off-site affordable 
housing. As no such Planning 
Statement appears to have been 
prepared for this application, we 
assume that the intention is still to 
provide affordable housing on- rather 
than off-site. The Parish Council 
supports on- site affordable housing as 
a means of providing vibrant and 
healthy communities. 
Travel Plan 
Our contention in making 
representations on the previous outline 
application was that the site was not 
sustainable. This was based on the 
distance residents would have to walk to 
get to the village’s services and 
facilities. As a result there would be a 
propensity for the use of the private car. 
Whilst we respect the Planning 
Inspector’s decision we still strongly feel 
that there is a need for a Travel Plan for 
the site so as to ensure that all means 
are used to promote sustainable 
transport. We would, therefore, request 
that a Travel Plan should be prepared 
as a condition of any planning 
permission so that it can be 
demonstrated that sustainable transport 
is at the heart of the proposal. 
 
Flood Risk 
At the Planning Inquiry, the Planning 
Inspector came to the view that whilst 
she acknowledged the Parish Council’s 
concerns about the proposal potentially 
exacerbating the risk of flooding, she 
sees no reason why an appropriate 
solution could not be found. 
 
We understand that measures are now 
being promoted but no detail has been 
forthcoming with this application. Until 
the detail is available then we remain 
concerned about the potential risk of 
flooding from the development. 
 
We also have concerns that the ongoing 
and planned works regarding the 
removal of sewerage from the village 
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could be impacted by this additional 
accommodation. 
 
 

5.2 Ramblers   No comments. 
 

5.3 SCC Flood Risk Officer   The drainage plan submitted in the 
outline scheme included a swale to the 
west of the development – this has now 
been omitted from the scheme, it is 
noted however, that permeable paving 
is proposed in this area which will offer 
a level of water treatment prior to 
discharge. 
 
Finished floor levels of 51.17mAOD is 
welcomed.  
 

5.4 Police Architectural Liaison Officer
   

The boundary between the lake footpath 
and the grounds should be secured by a 
detail such as a 1.2m high post and rail 
fence or loop top railings. The proposed 
hedgerow planting should be thick 
enough to prevent penetration.  
 
Particular attention must be paid to 
reducing opportunities for circulation of 
the apartment blocks. Access from the 
parking areas to the lake footpath 
should be limited to one well overlooked 
link. Routes between apartment blocks 
should be restricted through use of 
fencing or railings, recessed no more 
than 600mm from the lakeside 
elevations.  
 
SBD New Homes Section 19. Street 
Lighting. Section 19.3 - Bollard lighting 
is not compliant with BS5489:2013 
because it does not project sufficient 
light at the right height to aid facial 
recognition and reduce fear of crime. 

  
Where hedgerow planting is intended as 
a boundary, it does not necessarily have 
to be high, but rather wide and dense 
enough to prevent access.  
 
Design features that may create 
climbing and access points should be 
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avoided. Boundary walls, balconies, 
bins, cycle stands and bin stores should 
be designed so as not to provide 
climbing aids to gain access into the 
property or over the adjacent 
boundaries.  
 
To avoid conflict between residents and 
visitors, and to help ensure that parking 
spaces are overlooked by vehicle 
owners, parking spaces must be 
numbered (or marked visitor etc.) and 
be located appropriately. 
 
In order to reduce the opportunities for 
theft by bogus officials, utility meters 
should be positioned to the outside and 
front of dwellings where they can be 
overlooked. This will prevent the need 
for an official to enter the building in 
order to read a meter.  

 
To reduce opportunities for ‘Bogus 
Official’ crime and unwanted access 
beyond this Lobby, Post Boxes and 
Service Meters should be mounted 
externally, be mounted through the 
building fabric, or be located within this 
controlled communal lobby area.  
 

5.5 Canal and River Trust   No comments. 
 

5.6 SCC School Organisation   £155,155 was secured under the outline 
consent.  
 

5.7 SCC Highway Authority No objections. 
 

5.8 Highways England No objections. 
 

5.9 Inland Waterways Association No objections 
 

5.10 ESBC Environment Manager £5,625 was secured under the outline 
consent for the provision of refuse bins. 
 
Details of the refuse bins to be provided 
are required as part of the reserved 
maters application and should accord 
with the Council’s Waste Storage and 
Collection Guidance for New 
Developments document.  
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5.11 Environment Agency No objections. 
 

5.12 SCC Principal Archaeologist and 
Rights of Way Officer 

Condition 10 of the Outline Consent 
required the submission and approval of 
a written scheme of archaeological 
investigation. 
 
Condition 12 of the Outline Consent 
required a scheme for the improvement 
of the footpath link between the site and 
Barton under Needwood to be 
submitted and on-going maintenance to 
be secured.  
 
Neither of the above conditions has 
been satisfied under the reserved 
matters submission and therefore are 
still outstanding and will be discharged 
under the outline consent.  

 
 
6.0 Publicity/Representations 

 
6.1 Neighbours have been notified of the application, a site notice posted and an 

advertisement placed in the local newspaper.  The period for receipt of 
comments expired on the 16th January 2016. Comments have been received 
from 3 interested parties raising the following points:- 
 
1. Additional stress on community services 
2. Highway safety and congestion within the village 
3. Reliance on motor vehicle to access village services  
4. Loss of amenity space used by the public 
5. Loss of car parking facilities to the detriment of the marina complex 
6. No replacement car park proposed.  
7. The plans show a gate across the access to the cinema building – full 
access is required to allow for deliveries and staff access.  

 
 
Policy Framework 
National Policy 

 
National Planning Policy Framework 
National Planning Policy Guidance 
 

6.2 East Staffordshire Local Plan Policies 
 
Principle 1 – Presumption in Favour of Sustainable Development 
Strategic Policy 1 – East Staffordshire Approach to Sustainable Development 
Strategic Policy 2 – A Strong Network of Settlements 
Strategic Policy 17 – Affordable Housing 
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Strategic Policy 23 – Green Infrastructure 
Strategic Policy 24 – High Quality Design 
Strategic Policy 27 – Climate Change, Water Body Management and Flooding 
Strategic Policy 28 – Renewable and Low Carbon Energy Generation 
Strategic Policy 29 – Biodiversity and Geo-diversity  
Strategic Policy 32 – Outdoor Sports and Open Space Policy 
Strategic Policy 35 – Accessibility and Sustainable Transport 
Detailed Policy 1 – Design of New Development  
Detailed Policy 2 – Designing in Sustainable Construction  
Detailed Policy 3 – Design of New Residential Development, Extensions and 
Curtilage Buildings 
 

6.3 Supplementary Planning Documents/Guidance 
 
East Staffordshire Design Guide 
Parking Standards 
Waste Storage and Collection Guidance for New Development 
Community Infrastructure Levy (CIL) Regulations 2010  

 
7.0 Human Rights Act 1998 

 
7.1 There may be implications under Article 8 and Article 1 of the First Protocol 

regarding the right of respect for a person’s private and family life and home, 
and to the peaceful enjoyment of possessions.  However, these potential 
issues are in this case amply covered by consideration of the environmental 
impact of the application under the policies of the development plan and other 
relevant policy guidance. 
 

8.0 Crime and Disorder Implications 
 

8.1 It is considered that the proposal does not raise any crime and disorder 
implications. 
 

9.0 Equalities Act 2010 
 

9.1 Due regard, where relevant, has been taken to the East Staffordshire 
Council’s equality duty as contained within the Equalities Act 2010. 
 

10.0 Main Issues/Evaluation 
 

Principle of the development 
Design and impact on the character and appearance of the area 
Highway matters 
Impact on the amenities of nearby residents 
Other matters including Heritage Assets and Archaeology, Flooding and 
Ecology 
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10.0 Principle of the Development 
 

10.0.1 The principle of the development was established by outline application 
P/2014/00755 which was granted on appeal (Ref: APP/B3410/A/14/2228678). 
 

10.1 Design and Impact on the Character and Appearance of the Area 
 

10.1.1 Policy SP24 of the East Staffordshire Local Plan states that planning 
permission will only be granted for proposals that relate well in design terms 
to their surroundings. In establishing whether development is acceptable in 
design terms, it requires that several factors be taken into account, including 
the scale, massing and height of the proposal and materials from which it is to 
be constructed in the context of the site and its surroundings. Policy DP3 
expands upon this aim with specific reference to residential development. It 
requires new dwellings to integrate well within the street scene. 
 

10.1.2 Policy DP1 of the Local Plan re-iterates the design principles set by the 
existing development plan stating that development must respond positively to 
the context of the surrounding area, exhibit a high quality of design and be 
compliant with the East Staffordshire Design Guide. 
 

10.1.3 The East Staffordshire Design Guide requires the design of development to 
demonstrate a strong, considered and sensitive response to its context.  
Design which is relevant to the site and wider context will be important, as this 
can support local distinctiveness.  The Guide allows for development which 
employs a more modern architectural style but in terms of its proportions and 
siting it should still compliment its surroundings. 
 

10.1.4 The site is viewed in context with the existing Barton Marina complex adjacent 
to the existing built form which is typically two storeys with a mixture of roof 
styles incorporating both gables and hipped roof designs. The buildings are 
constructed in traditional red brick and blue tiles with traditional design 
features including eaves detailing.  
 

10.1.5 The form of the development is reminiscent of the hotel complex previously 
approved with a curved arrangement making the most of the views over the 
lake at the rear. The scheme incorporates parking bays within the site area to 
serve the development but screens the views into the car park at the rear 
adjacent to the lake with a landscaping bund between that and the public 
footway around the lakeside therefore retaining the green open nature of the 
site. 
 

10.1.6 The elevations show two storey dwellings arranged in back to back terrace 
blocks and linear terraces and three storey apartment blocks. The style and 
layout of the buildings proposed is reflective of the layout of existing marina 
buildings and will also include an effective mix of materials, textures and 
finishes all of which would contribute positively to the views of the 
development when viewed from surrounding vantage points.  The approved 
leisure facility took the form of a detached building of substantial proportions, 
which has been replaced in the proposed scheme with a terrace of dwellings 
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of smaller proportions and parking spaces to serve the development. The 
approved hotel design also included an element that projected into the lake, 
this has been omitted from the proposed design of the dwellings and the 
footpath around the lake retained to allow access to the public. 
 

10.1.7 It is considered that the design of the dwellings is appropriate within the 
context of the marina complex.  Simple proportions with traditional detailing 
and a mix of materials which give the essence of a wharf style development.  
There is a mixture in the proposed palette of materials from brick and render 
to timber cladding.  It is considered that blue tiles would be appropriate to use 
across the site.  This is the approach advocated by the East Staffordshire 
Design Guide and is appropriate in this context.   
 

10.1.8 The landscaping plan shows both hard and soft landscaping including 
boundary treatments of gardens which help to delineate the areas of public 
access and the areas of private amenity space for the dwellings. A variety of 
boundary treatments are proposed including ornamental and native deciduous 
hedgerows and brick walls with a height of between 1.2m and 1.8m. Two sets 
of entrance gates are proposed to restrict access to the parking areas to the 
general public to retain the parking bays for residents and their visitors. The 
site has a number of pedestrian links around the perimeter, providing passage 
through the development to link up with the pedestrian walkways that run 
adjacent to the lake to the west.  

 
10.1.9 The schedule of materials used within the hard landscaping areas is 

considered to be effective in demarcating the parking bays, pathways and 
accesses adding some interest to these areas.  
 

10.1.10 Overall the landscaping scheme proposed to be included in the development 
is of an acceptable level.  There are also a number of trees proposed to 
within the development complex which would be conditioned to be larger set 
trees to provide coverage to the area within a shorter time period. It is 
considered that the landscaping details are in accordance with the 
requirements of local and national planning policy. 

 
10.1.11 It is considered that the layout and design accords with the principles and 

provisions of the East Staffordshire Design Guide, and demonstrate that the 
site can provide a high quality development appropriate to its context which 
accords with East Staffordshire Local Plan Policies SP24, DP1 and DP3. 
 

10.2 Highway Matters 
 
10.2.1 Strategic Policy 35 Accessibility and Sustainable Transport of the East   

Staffordshire Local Plan states that new development must ensure 
appropriate infrastructure is provided to mitigate the adverse effects of 
development traffic and other environmental and safety impacts. 

 
10.2.2 The development is to be accessed via the main access road into the marina 

complex from the B5016/Barton Turn. The Highway Authority has been 
consulted and has raised no objections to the access arrangements.  
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10.2.3 Parking is situated close to properties to facilitate easy access for residents to 
the housing. The parking requirements conform to the Borough Council 
parking standards. It is not therefore considered that the proposal would 
prejudice the safe or efficient use of the existing highway network. Therefore 
complying the principles of Local Plan Policy SP35. 
 

10.3 Impact on the Amenities of Nearby Residents 
 

10.3.1 The National Planning Policy Framework and DP3 of the Local Plan seeks to 
ensure new residential development will not have an adverse impact on the 
amenities of new or existing residents by way of loss of light, overlooking or 
overbearing. 
 

10.3.2 The site plan demonstrates that there is sufficient space within the site to 
accommodate the number of dwellings proposed without compromising the 
amenities of the future occupiers of the development.  The design and the 
orientation of the buildings allow for the dwellings to have areas of private 
amenity space and there are sufficient levels of natural surveillance over 
communal areas and the car parking facilities.  
 

10.3.3 The boundaries of the closest dwellings to the west are approximately 394m 
and 420m to the northwest from the development, whilst the distance to 
residential moorings within the marina complex is approximately 40m. These 
distances are considered sufficient to avoid any unacceptable loss of daylight 
or privacy.   

 
10.3.4 With regards to residential amenity during the construction process, the 

submission of a construction management plan was secured under the outline 
consent that will require the routing of construction traffic into the site to be 
agreed. This will minimise the use of local roads by construction traffic, 
ensuring that any impact on existing residents within the village is kept to a 
minimum level, and for as short a duration as possible. 

 
10.3.5 In conclusion the proposal is likely to lead to an element of additional noise 

and disturbance through increased activity and comings and goings.  
However, it is not considered that this would unacceptably affect the amenities 
enjoyed by the occupiers of neighbouring dwellings therefore complying with 
Local Plan Policies SP24 and DP3. 

 
10.4 Other Matters including Heritage Assets and Archaeology, Flooding and 

Ecology, Waste/Refuse Facilities 
 

10.4.1 Paragraph 128 of the NPPF requires Local Planning Authorities in determining 
applications to consider the potential of sites to impact upon heritage assets, 
and areas of archaeological interest. Section 72 of the Planning (Listed 
Buildings and Conservation Areas) Act 1990  imposes a duty to pay special 
attention to the desirability of preserving or enhancing the character or 
appearance of a conservation area and Section 66 of that Act imposes a duty 
in respect of listed buildings to have special regard to the desirability of 
preserving the listed building or its setting or any features of special 
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architectural or historic interest which it possesses. The nearest listed building 
is located at Barton Turn, some 519m to the north east of the site and a listed 
bridge over the canal is located 556m to the south. The Trent and Mersey 
Canal Conservation Area is located approximately 172m to the east and the 
Barton under Needwood Conservation Area is approximately 384m to the 
north. Given these separation distances, it is not considered that the proposal 
will have an adverse impact on views into, or those out of these designated 
areas and that the statutory duty under Section 72 is not engaged. Similarly, it 
is considered that the duty under Section 66 in respect of listed buildings is 
not engaged due to the location and distance. There is evidence of 
archaeological interest in the area, and it is considered that a written scheme 
detailing a program of archaeological investigations should be required. In 
light of this a suitably worded condition is proposed to ensure that a scheme 
of archaeological investigation is secured as part of any scheme. It is 
therefore not considered that the proposal would unacceptably affect 
archaeological interests. 

 
10.4.2 Section 10 of the National Planning Policy Framework seeks to ensure that 

new development is not at risk from flooding, or does not increase flood risk 
elsewhere. Strategic Policy 27 of the Submission Local Plan advises that 
permission will only be granted in flood risk areas where they would not cause 
unacceptable harm to the following interests; the protection and storage 
capacity of the flood plain, access to watercourses for maintenance, the 
characteristics of surface water run-off, the integrity of fluvial defences, the 
drainage function of the natural watercourse system, and the necessity for 
additional public finances for flood defence works. 
 

10.4.3 The site lies entirely within Flood Zone 1 and as such is at a low risk from 
fluvial flooding. The application has been considered by all relevant 
consultees in relation to flood risk and drainage. Staffordshire County 
Council’s Flood Risk Officer raised an issue relating to the omission of the 
proposed swale to the west of the development that was included within the 
drainage plan submitted in the outline scheme it is noted however, that 
permeable paving is proposed in this area which will offer a level of water 
treatment prior to discharge.  
 

10.4.4 An Ecology Survey was submitted with the submission at outline stage which 
concluded that any impact upon protected species that could be adversely 
affected by the proposals could be mitigated against and a condition securing 
suitable mitigation measures was recommended.  The scheme of mitigation 
and the provision of enhancement measures will be agreed through the 
discharge of the condition on the outline consent.  

 
11.0 Conclusions 

 
11.1 The principle of development has previously been set by the granting of      

outline planning permission in 2014.  
 

11.2 The submitted details demonstrate that the development will fit acceptably into 
the context of the marina complex by way of its siting, scale, massing and 



East Staffordshire Borough Council – Planning Committee – 16th February 2016 

 

 

Item No. 5.2      Page 16 of 17 

 

design and accords with the parameters of the outline consent. The proposed 
layout shows that separation distances between existing and proposed 
dwellings are such that the site can be developed without having a significant 
detrimental impact on the reasonable amenities of neighbouring properties.  
The Highway Authority has confirmed that there are no issues in relation to 
highway safety. Paragraph 128 of the NPPF requires Local Planning 
Authorities in determining applications to consider the potential of sites to 
impact upon heritage assets, and areas of archaeological interest. Section 72 
of the Planning (Listed Buildings and Conservation Areas) Act 1990 also 
imposes a duty to pay special attention to the desirability of preserving or 
enhancing the character or appearance of a conservation area Given the 
separation distances, it is not considered that the proposal will have an 
adverse impact on views into, or those out of these designated areas and that 
the statutory duty under Section 72 is not engaged. Similarly, it is considered 
that the duty under Section 66 in respect of listed buildings is not engaged 
due to the location and distance. 

 
11.3 Whilst the scheme will undoubtedly change the character and appearance of 

the area, the benefits of the proposal including the provision of housing, 
including affordable, alongside the economic benefits associated with new 
development weigh heavily in support of the application, and on balance the 
benefits of the scheme outweigh any specific concerns that are raised in 
relation to the proposal. The proposal is therefore considered to accord with 
policies in the East Staffordshire Local Plan, the National Planning Policy 
Framework, and all other supplementary planning guidance. 
 

12.0 Engagement 
 

12.1  During the course of consideration of this proposal the Local Planning 
Authority has negotiated with the applicant to ensure the development 
complies with relevant development plan policies and material planning 
considerations including the National Planning Policy Framework.  It is 
therefore considered that the Local Planning Authority has worked proactively 
with the applicant to secure a development that improves the economic, social 
and environmental conditions of the area in accordance with the requirements 
of Paragraphs 186 and187 of the National Planning Policy Framework. 
 

13.0 Recommendation 
 

For the reasons set out in the above report then APPROVE RESERVED 
MATTERS subject to the following conditions:- 
 
1. Compliance with the approved plans 
2. Tree planting on the site shall be heavy standard or semi-mature 
specimens. 
3. Submission and approval of window details 
4.  
5. Door details and set back 
6. Garage doors to be constructed in vertically boarded timber 
7. Rainwater goods finish and fixtures 
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8. Removing permitted development for garage conversions 
9. Remove permitted development for gates, fences and walls 
10. Remove permitted development - Classes A, B, C, D, E, G and H of 
Schedule 2, Part 1 of the Town and Country Planning (General Permitted 
Development) (England) Order 2015  
 
 

14.0 Informatives 
 
1. Standard engagement informative. 
2. The applicant is advised to note and act upon as necessary the attached 

comments of the Police Architectural Liaison Officer. However, where 
there is any conflict between the recommendations of the Architectural 
Liaison Officer and the terms of the planning consents the latter take 
precedence 

3. Notification of outline permission conditions addressed by the reserved 
matters submission and which remain outstanding. 

4. Pre-commencement conditions standard informative 
 

Background Papers 
 
The following papers were used in the preparation of this report: 
 
The Local and National Planning policies outlined above in section 7 
Papers on the Planning Application file reference P/2015/01650 
 
 
 
 
 
 
For further information contact: Emily Christie 
Telephone No: 01283 508570 
Email Address: emily.christie@eaststaffsbc.gov.uk 
 


