Agenda Item No 4

Planning and Development
Board

4 September 2017

Planning Applications
Report of the
Head of Development Control

1 Subject

1.1 Town and Country Planning Act 1990 - applications presented for
determination.

2 Purpose of Report

2.1  This report presents for the Board decision, a number of planning, listed
building, advertisement, proposals, together with proposals for the works to,
or the felling of trees covered by a Preservation Order and other
miscellaneous items.

2.2 Minerals and Waste applications are determined by the County Council.
Developments by Government Bodies and Statutory Undertakers are also
determined by others. The recommendations in these cases are consultation
responses to those bodies.

2.3 The proposals presented for decision are set out in the index at the front of
the attached report.

2.4  Significant Applications are presented first, followed in succession by General
Development Applications; the Council’'s own development proposals; and
finally Minerals and Waste Disposal Applications. .

3 Implications

3.1  Should there be any implications in respect of:

Finance; Crime and Disorder; Sustainability; Human Rights Act; or other
relevant legislation, associated with a particular application then that issue will

be covered either in the body of the report, or if raised at the meeting, in
discussion.
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4.1

4.2

5.1

5.2

6.1

6.2

Site Visits

Members are encouraged to view sites in advance of the Board Meeting.
Most can be seen from public land. They should however not enter private
land. If they would like to see the plans whilst on site, then they should
always contact the Case Officer who will accompany them. Formal site visits
can only be agreed by the Board and reasons for the request for such a visit
need to be given.

Members are reminded of the “Planning Protocol for Members and Officers
dealing with Planning Matters”, in respect of Site Visits, whether they see a
site alone, or as part of a Board visit.

Availability

The report is made available to press and public at least five working days
before the meeting is held in accordance with statutory requirements. It is also
possible to view the papers on the Council's web site:
www.northwarks.gov.uk.

The next meeting at which planning applications will be considered following
this meeting, is due to be held on Monday, 9 October 2017 at 6.30pm in the
Council Chamber at the Council House.

Public Speaking

Information relating to public speaking at Planning and Development Board
meetings can be found at: www.northwarks.gov.uk/downloads/file/4037/.

If you wish to speak at a meeting of the Planning and Development Board,
you may either:

= e-mail democraticservices@northwarks.gov.uk;

= telephone (01827) 719222; or

= write to the Democratic Services Section, The Council House, South
Street, Atherstone, Warwickshire, CV9 1DE enclosing a completed form.
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Planning Applications — Index

Item
No

Application
No

Page
No

Description

General /
Significant

CON/2017/0011

4/1

Former Shale Tip, Merevale Lane,
Atherstone,

Variation of condition 2 of planning
permission NW57/08M042 to allow
revision of details in relation to the
biomass facility

General

CON/2017/0012

4/10

Severn Trent Water Ltd, Marconi Way,
Coleshill,

Installation of a biomethane gas to grid
plant.

General

PAP/2016/0282

4/17

93-95, Long Street, Atherstone,
Listed building consent to reinstate the
original appearance of the front elevation

General

PAP/2016/0725

4/26

Holiday Cottage at Radford, Land adj
to 66 Old House Lane, Corley,
Removal of condition no's:- 3 & 4 of
planning permission PAP/2014/0473
relating to occupancy solely for holiday
purposes and the keeping of a register of
visitors staying in the accommodation

General

PAP/2017/0104

4/35

Land 260m South East Of Northbound,
Smorrall Lane, Corley,

Change of use of land to HGV parking
incorporating associated infrastructure
and works

General

PAP/2017/0340

4/107

Land Between, Rush Lane and
Tamworth Road, Cliff,

Outline application for erection of up to
165 dwellings, public open space,
landscaping, sustainable urban drainage
and associated infrastructure - all matters
reserved except access

General

PAP/2017/0429

4/114

Car Park, Sheepy Road, Atherstone,
Works to trees in Conservation Area

General

PAP/2017/0438

4/118

2 Birmingham Road, Land opposite
Green Man, Birmingham Road,
Coleshill,

Works to trees in Conservation to fell four
trees

General
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General Development Applications
(1) Application No: CON/2017/0011
Former Shale Tip, Merevale Lane, Atherstone,

Variation of condition 2 of planning permission NW57/08M042 to allow revision
of details in relation to the biomass facility, for

Warwickshire County Council
Introduction

This application has been submitted to the County Council for determination as the
Waste Planning Authority. The Borough Council has been invited to make
representations as part of that process.

Background

Members will be aware of this site opposite that of the former colliery, now used by
JLR as a car distribution depot. The former colliery shale tip was the subject of a
planning permission granted by the Secretary of State on 24/2/10, following a Public
Inquiry, for the compaction of the site to form a stable landform for the construction
of a sustainable resource recovery park together with associated plant and buildings
including an Anaerobic Digester and a Biomass Facility. The AD plant is now fully
operational.

The applicant is now ready to let the contract for the Biomass facility. The preferred
operator has requested amendments to the already approved layout and these are
the subject of this application.

The Proposals

The proposed amendments relate to the following matters.

e The site layout would be amended through re-location of storage tanks
and other structures to the rear of the main process building; the
relocation of the weighbridge and the introduction off a one way HGV
circulation route on site.

e The height of the main process building would increase from 14 metres
to 22 metres to its ridge and the stack would increase from 20 metres
to 25 metres

e The application makes it clear that these proposals do not alter the
principle of the use as approved here and specifically do not:

e alter the approved technology to be used on site;
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e the number of approved HGV movements visiting the site,
e the approved hours of operation, or
e the size of the application site

The following plans are attached as Appendices:

Appendix A shows the approved and proposed location on site of the main building
Appendix B shows the proposed layout in detail and
Appendix C shows cross sections through the site.

Development Plan

The Core Strategy 2014 — NW1 (Sustainable Development); NW10 (Development
Considerations), NW11 (Renewable Energy and Energy Efficiency), NW12 (Quality
of Development), NW13 (Natural Environment) and NW16 (Green Infrastructure)

The Warwickshire Waste Core Strategy 2013 — CS1 (Waste Management Capacity);
CS2 (The Spatial Waste Planning Strategy), CS5 (Proposals for reuse, recycling,
waste transfer and composting), CS6 (Other Types of Recovery), CS8 (Safeguarding
of Sites), DM1 (Protection and Enhancement of the natural and built environment),
DM2 (Managing Impacts) and DM 6 (Flood Risk)

Other Material Planning Considerations
The National Planning Policy Framework 2012
National Planning Policy for Waste 2014
Observations

The issues here are to do with whether the amendments proposed would have any
greater impact than if the approved scheme was to go ahead. The principle of the
use in these circumstances is thus not for re-consideration as those changes would
have no material change in the nature of the approved use.

The proposed site layout alterations and re-location of the various components of the
plant will have no material impact. This is because the site is extremely well
screened from all sides and is very much self-contained visually and operationally.
As such the proposed layout alterations will not be visible.

The main concern is the proposed increase ion height of the building and the stack.
On the face of it these are large increases over that approved — 8 and 5 metres
respectively. As indicated above the site is very self-contained and the development
plateau here is sunk well down within the retained perimeter banks. As such even
the increased height of the building would not be visible from outside of the site.
Moreover the increased height is not proposed throughout the whole building. The
cross- sections through the site demonstrate this. With a green cladding for the roof
and walls it is not considered that an objection could be sustained here.
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The proposed increase in the height of the stack is wholly to meet emission
standards set by the Environment Agency as it would control the operational side of
the site through its permit system. Again there is not considered to be an adverse
visual impact here. The existing stack at the AD plant is hardly noticeable in the
wider landscape and the proposed stack would be located in that part of the site with
the highest perimeter banks and woodland screening. It is not considered that there
would be any significant visual or landscape harm

Recommendation

That no objection be lodged with the County
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BACKGROUND PAPERS

Local Government Act 1972 Section 100D, as substituted by the Local Government
Act, 2000 Section 97

Planning Application No: CON/2017/0011

Background Nature of Background
Paper No Author Paper Date
1 WarW|_cksh|re County Letter 27/7/17
Council

Note: This list of background papers excludes published documents which may be referred to in the
report, such as The Development Plan and Planning Policy Guidance Notes.

A background paper will include any item which the Planning Officer has relied upon in preparing the
report and formulating his recommendation. This may include correspondence, reports and

documents such as Environmental Impact Assessments or Traffic Impact Assessments.
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(2)  Application No: CON/2017/0012

Severn Trent Water Ltd, Marconi Way, Coleshill, B46 1DG
Installation of a biomethane gas to grid plant, for

Severn Trent Water Ltd

Introduction

This application has been submitted to the County Council as Waste Authority and it
has requested this Council’s representations as part of its assessment of the
proposal.

The Site

This is wholly within the operational area of the large Coleshill water treatment works
north of the Midland railway into Birmingham and south of the Hams Hall Estate. The
actual location within the works is at its eastern end to the north west of the car park
at Coleshill Parkway station.

A location plan is at Appendix A
Background and the Proposals

Planning permission was granted by the County in late 2013 for a new Anaerobic
Digester (AD) here and this became operational in 2015. The biogas produced is
converted to electricity and this is sufficient to power the plant itself and for a surplus
to the sold to the National grid. Because the AD is working much better than
anticipated, there is an unexpected higher gas yield. It is thus proposed that rather
than lose this, the excess biogas produced will be converted into bio-methane so
that is can be injected into the national gas grid. This will help reduce the use of
imported natural gas.

The technical process for this conversion is set out in Appendix B.

The proposals for this additional process include new grid kiosks, additional plant
and a pipeline to connect to the grid. The most significant piece of new plant
however would be an 18 metre tall stack. An outline of the plant layout is at Appendix
C together with cross sections at Appendix D.

Development Plan

The Core Strategy 2014 — NW3 (Green Belt); NW10 (Development Considerations)
and NW11 (Energy Efficiency)

Warwickshire Waste Core Strategy Local Plan 2013-28 — CS6 (Other types of

Recovery); DM1 (Protection and Enhancement of the Natural and Built Environment)
and DM2 (Managing Impacts)
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Other Material Planning Considerations
The National Planning Policy Framework 2012 — (the “NPPF”)
Observations

The site is in the Green Belt. As the proposal involves new structures, these would
be deemed to be new buildings and thus inappropriate development in the Green
Belt. The applicant suggests that as the site is previously developed land then the
proposal could be considered to fall into one off the exceptions to the above
conclusion. However this is dependent on the proposal not causing additional harm
to the openness of the Green Belt over and above that which already exists. It is not
considered that this is the case because the main element of the current proposal is
the introduction of a new 18 metres tall stack in an otherwise open area of the
treatment works. This is tall and will be noticeable from the surrounding roads and
indeed by rail travellers. Openness will thus be affected. The other plant is similar in
appearance and scale to that already distributed throughout the works and thus
would not cause undue impacts on openness. As a consequence it is concluded that
the proposal is not appropriate development but that the degree of actual harm
caused is limited. This conclusion is based on the presence of other stacks and
larger buildings distributed throughout the works and the much larger and more
massive sheds of the Hams Hall estate very close by.

There is unlikely to be any other harm caused. Emissions would be controlled by
other legislation and Agencies.

As such there should thus be a presumption of refusal here but that has to be
balanced against those considerations put forward by the applicant in support of the
proposal to see if they amount to the very special circumstances necessary to
outweigh that presumption.

The applicant’s case is two-fold. Firstly the NPPF explicitly states that very special
circumstances might arise in the case of renewable energy projects because of the
wider environmental benefits associated with increased production of renewable
energy from renewable sources. Given the reasons behind the application as
summarised above, this argument is considered to carry significant weight. The
second is that the proposal is compliant with Development Plan policy not only in
terms of policies relating to renewable energy, but also to those affecting the
handling of waste. This too is considered to carry significant weight.

In conclusion therefore it is agreed that the considerations put forward by the
applicant are of sufficient combined weight to clearly outweigh the actual limited
harm to the Green Belt here.

Recommendation

That the County Council be informed that the Council has no objection to this
proposal for the reasons outlined in this report.
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BACKGROUND PAPERS

Local Government Act 1972 Section 100D, as substituted by the Local Government
Act, 2000 Section 97

Planning Application No: CON/2017/0012

Background Nature of Background
Paper No Author Paper Date
1 WarW|_cksh|re County Letter 9/8/17
Council

Note: This list of background papers excludes published documents which may be referred to in the
report, such as The Development Plan and Planning Policy Guidance Notes.

A background paper will include any item which the Planning Officer has relied upon in preparing the

report and formulating his recommendation. This may include correspondence, reports and
documents such as Environmental Impact Assessments or Traffic Impact Assessments.
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P\PPCIJD > 6

SEVERN TRENT GREEN POWER
INSTALLATION OF A BIOMETHANE GAS TO GRID PLANT
COLESHILL SEWAGE TREATMENT WORKS

2 PROPOSAL DESCRIPTION

2.1 Proposed Development

2.1.1 Planning permission is sought for the installation of a Biomethane Gas to Grid Plant,
located within the operational boundary of the existing Coleshill Sewage Treatment
Works. The proposal would make the AD process more efficient and enable the
Applicant to create biomethane gas and inject it into the National Grid for domestic
use, maximising the benefit of the AD operation and process. By injecting the
renewable gas, in the form of biomethane to the local gas networks, will help make

the UK gas supply less carbon-intensive than using imported natural gas.
2.1.2 The proposed development will comprise the following elements:

* Biomethane Gas to Grid Plant including a stack of approximately 18 metres in
height;

e Grid Kiosk measuring approximately 3 metres in width, 8 metres in length and 2.5
metres in height

e Grid Entry Kiosk measuring approximately 3 metres in width, 6 metres in length
and 2.5 metres in height.

e Propane Storage Area measuring approximately 8.7 metres in width, 9.8 metres

and 2.3 metres in height

2.1.3 Please refer to drawings BM11374-004, BM11374-007, BM11374-010, BM11374-011
and BM11374-012 for further details.

2.2 The bio-methane gas-to-grid system

2.2.1 The biogas created as a result of the AD process is typically 55% Methane and 45%
Carbon Dioxide with some trace impurities. The standard for gas in the national grid is
very tight. Consequently, prior to injection the biogas must undergo an upgrading
process, where all contaminants and carbon dioxide are removed to raise the content
of methane to more than 95%. There are also strict controls on the acceptable calorific
value to ensure the gas meets the agreed standards and consumers get what they are
paying for. Consequently, the calorific value of the gas is checked and if found to be
low, is enhanced by introducing a small quantity of propane. All of this is continually
measured and recorded by a sophisticated control system built into the process.

2.2.2 The cleaned gas is then fed through a carbon filter to remove the remaining trace
gasses before the carbon dioxide is removed and vented to atmosphere and the

BM11374/001 Page 3
AUGLUST 2017
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SEVERN TRENT GREEN POWER
INSTALLATION OF A BIOMETHANE GAS TO GRID PLANT
COLESHILL SEWAGE TREATMENT WORKS

methane is passed into the dewatering system where the moisture is removed from
the gas.

2.2.3 Once the methane has completed the treatment process it is checked for purity and
calorific value. If the gas fails the purity check it is recirculated back through the
cleaning process. The gas that meets standard is then checked for calorific value and
if that is low it is enhanced with propane. Once the gas meets the quality standards
the distinctive smell agent is added as a safety feature and the gas is injected into the
network. The monitoring process is continuous and records of the testing process are

retained.

BM11374/001 Page 4
AUGUST 2017
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3 Application No: PAP/2016/0282

93-95, Long Street, Atherstone, CV9 1BB
Retrospective application for works to a shop front for
Mark Keenan

Introduction

The application is reported to Board as authorisation is required to proceed with
enforcement action if the recommendation of refusal is agreed.

The Site

The site is on the south side of Long Street within a completely commercial street
frontage. It is presently vacant apart from an office use at ground floor. It is within the
town centre as defined by the Development Plan and within the Conservation Area.
It is a Grade 2 Listed Building.

The context of the site in terms of its immediate surroundings is at Appendix A.

The listing description is at Appendix B.

The Proposal

This is a retrospective application to retain the current appearance of the shop front.
Background

There was an existing design approved for the shop front back in 2001 and the site
has undergone many changes internally, although these were all in accord with
planning permissions and Listed Building Consents. Recently the works to the shop
front design and colour scheme were altered — local members may recall the “green”
colour and the addition of a more modern fascia. That has again been to mid-blue
with a yellow door and a white fascia.

Historically the building had the appearance below:
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Original appearance T 1990’s

Current appearance Approved shop front plans in 2001.

Development Plan

The Core Strategy 2014 - NW10 (Development Considerations); NW12 (Quality of
Development) and NW14 (Historic Environment)

Saved Policies of the North Warwickshire Local Plan 2006 - ENV12 (Urban Design);

ENV13 (Building Design), ENV15 (Heritage Conservation) and ENV16 (Listed
Buildings)

4/18



Other Relevant Material Considerations

The National Planning Policy Framework - (the “NPPF”)

Supplementary Planning Guidance: A Guide to Shop Front Design, February 2003.
Representations

Atherstone Civic Society — There is no objection to the proposal to change to a more
sympathetic colour scheme. However, the proposed signage on the windows would
also be damaging to the visual amenity of the listed building and the conservation
area. It is suggested that the signage be considerably scaled down to use smaller
signs within the shopfront, but behind the window. This would be in line with most
other commercial premises in the conservation area. In our view, there should be no
signs adhering to the inside or outside of the window itself.

Further comments - The Civic Society is of the opinion that Shop Front design is
generally more considered in Atherstone but there seems to be some incidents
where some frontage either escape the notice of the planners or are considered
outside the guideline. A particular example which has appeared recently in Long
Street which in our opinion is out of character with the townscape. It is within the
town’s conservation area and serves to be a poor example of an acceptable shop
frontage enhancement.

Atherstone Town Council — No objection.
Observations

The Three Tuns is one of Atherstone's most prominent listed buildings, with historical
connections. The current arrangement to the building has an unauthorised shop front
design that is a large fascia board elongated across the entire shop front, just below
the first floor sill height and above the bow window and cornice head of the window.
The timber to this fascia appears to be MDF which is inappropriate for a listed
building. The main impacts to consider are those on the heritage assets of the
building as a Listed Building and on the Conservation Area.

a) Shop front design

The main impact on the shop front design is that of the bulky fascia with a smaller
fascia underneath but limited to the entrance door and window side of the shop.
There was no fascia originally intended above the bay window and this has altered
the appearance of the building.

Therefore in terms of the advice given in the Council’s adopted shop front design
guide ‘the fascia being the most important and noticeable element of a shop-front
has the potential to have a major impact on the quality of the street scene. It should
be seen as an integral part of the shop-front, and not just as a form of advertisement.
It needs to be appropriate in character, style and proportion to the building...... nor
should they obscure other architectural details such as cornices, or upper storey
windows....
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Oversized or deep fascia’s can have a heavy clumsy appearance. If a deep fascia
has been installed in the past, an opportunity should always be taken to improve the
situation’.

Presently the design of the fascia would not be considered to meet the design
guidance attributed to shop front design and it is the fascia that is significantly
detrimental to the shop front rather than any other elements which appear largely in
keeping with traditional shop front design and are acceptable. Re-instatement of the
approved shop front design back in 2001 would be necessary here as illustrated
above in order to restore the shop front as previously approved and re-instated from
the early design recorded by the original appearance at the turn of the century
illustrated by the historic photograph above. This would require the removal of the
MDF and associated fixtures to the entire false fascia and the previously approved
timber shop front fascia design (limited to the entrance door and window) should be
exposed.

In terms of colour scheme then the adopted Guidance also advises that ‘the range
of colours used should be kept to a minimum, dark rich colours are most appropriate,
colours such as navy blue, black, dark red and dark green. Harsh gaudy colours
such as fluorescent colours should be avoided as they are over dominant in the
street scene. They are especially inappropriate in a historic context'.

Therefore the use of the colour scheme should be limited to one colour rather than
two, though there would be no objection to mid blue, as it is thought historically that
Georgian shop fronts were brightly coloured. The use of yellow does detract from the
character and appearance of the building in a street scene with a historic context.

Therefore the retrospective works in respect of the fascia board and associated
fixings and the use of two colours to the shop front would not accord with the
adopted guidance on shop front design.

It is also the intention to display window adverts and signage above the door.
However advertisements would be reserved under an application for advertisement
regulations.

b) The Heritage Asset

The NPPF advises that when considering the impact of a proposed development on
the significance of a designated heritage asset, great weight should be given to the
asset’s conservation. The more important the asset, the greater the weight should
be. Significance can be harmed or lost through alteration or destruction of the
heritage asset or development within its setting. As heritage assets are
irreplaceable, any harm or loss should require clear and convincing justification.

Though it is considered that the development here would lead to less than significant
harm to the Conservation Area, it is nevertheless harm to which great weight should
be attached. The NPPF guides that the harm should be weighed against the public
benefits of the proposal, including securing its optimum viable use. In this instance,
the building is being put to a use; however this does not justify the alteration to the
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shop front design which is not considered to result in an enhancement in the historic
context of the street scene.

Policy NW14 of the Core Strategy sets out that the quality of the historic
environment, including Conservation Areas, will be protected and enhanced,
commensurate to the significance of the asset. Policy NW12 of the Core Strategy
sets out that all development proposals must demonstrate a high quality of
sustainable design that positively improve the individual settlement’s character;
appearance and environmental quality of an area and sustain, conserve and
enhance the historic environment. Furthermore, saved Local Plan policy ENV15
indicates that development will not be permitted in a Conservation Area if it would
have a harmful effect on the character or appearance of the area and saved policy
ENV16 indicates that development that would detract from the character,
appearance or historic value of a Listed Building (including any building within its
curtilage) in terms of historic form and layout or its setting, will not be permitted.

The alteration to the shop front design would not be considered in keeping with the
character and distinctiveness of the Conservation Area and harms the significance of
the listed building. As such, the development would be contrary to the provisions of
Policies NW12 and NW14 of the North Warwickshire Core Strategy 2014 and saved
policies ENV15 and ENV16 of the North Warwickshire Local Plan 2006.

c) Conclusion

The bulky appearance of the shop front fascia design and the colour scheme to the
shop front in more than one colour, specifically the yellow colour scheme to the
doors are not considered to be suitable to the historic context of the street scene,
given the prominence of the building on the junction with Market Street with Long
Street and is contrary to the shop front design guide 2003 and to policies relating to
the enhancement of Heritage Assets, NW12 and NW14 of the North Warwickshire
Core Strategy 2014 and saved policies ENV15 and ENV16 of the North
Warwickshire Local Plan 2006.

d) Enforcement

Given the recommendation, the Board if it agrees to this, will also have to consider
whether it is expedient or not to authorise enforcement action. This would require the
removal of the fascia board across the shop front (which obscures the original fascia
beneath) and fixings and for a single colour scheme to be applied to the shop front or
for the yellow door to be repainted in white.

The reason for such action is to remove the appearance of the bulky shop front
fascia and to re-instate a subdued colour scheme which would then improve the
visual appearance of the shop front along the street scene and reduce harm to the
listed building. The compliance period should be six months.
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There will clearly be a cost to the owner here but the erection of the false fascia
across the entire shop front and the introduction of colour schemes were
implemented at the owner’s risk. That cost is not considered to be substantial and
neither would it have other adverse consequences. The owner has the right of
appeal against both a refusal and the issue of any Notice.

Recommendation
A) That Listed Building consent be REFUSED for the following reason:

The unauthorised installation of the fascia boarding has resulted in a development
that is uncharacteristic of a traditional shop front design on a listed building. That
being limited to the fascia design and the colour scheme which have a harmful
impact on the historic context of the street scene. As such, the scheme is contrary to
the Council’s adopted shop front design guide of 2003 and to policies relating to the
enhancement of Heritage Assets, NW12 and NW14 of the North Warwickshire Core
Strategy 2014 and saved policies ENV15 and ENV16 of the North Warwickshire
Local Plan 2006.

B) That authority also be granted to the Assistant Chief Executive and Solicitor to
the Council to issue an enforcement notice requiring the removal of the fascia
boarding and associated fixings and the exposure of the original fascia which is
concealed beneath and for the colour scheme to be a single colour to the shop front,
specifically for the door to be painted in blue or a neutral colour within a compliance
period of six months.

Notes

1. Notwithstanding this refusal, the Local Planning Authority has worked with the
applicant in a positive and proactive manner through seeking further
information and for a re-instatement of the previous elevation. However the
planning issues at this site cannot be satisfactorily addressed. As such it is
considered that the Council has implemented the requirement set out in
paragraphs 186 and 187 of the National Planning Policy Framework.
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BACKGROUND PAPERS

Local Government Act 1972 Section 100D, as substituted by the Local Government
Act, 2000 Section 97

Planning Application No: PAP/2016/0282

Background

Nature of Background

Paper No Author Paper Date
. Application Forms, Plans

1 The Applicant or Agent and Statement(s) 16/5/16
2 Applicant plans 11/6/16
3 Case Officer e-mail 24/6/16
4 Applicant e-mail 8/7/16
5 Case Officer e-mail 8/7/16
6 Atherstone Civic Society representation 20/7/16
7 Atherstone Town Council representation 21/7/16
8 Case Officer e-mail 28/7/16
9 Applicant e-mail 29/7/16
10 Case Officer e-mail 25/8/16
11 Case Officer e-mail 13/9/16
12 Applicant e-mail 20/9/16
13 Case Officer e-mail 3/10/16
14 Applicant e-mail 4/10/16
15 Case Officer e-mail 10/10/16
16 Case Officer E-mail 24/1/17
17 Atherstone Civic Society Comments 17/5/17

Note: This list of background papers excludes published documents which may be referred to in the

report, such as The Development Plan and Planning Policy Guidance Notes.

A background paper will include any item which the Planning Officer has relied upon in preparing the

report and formulating his recommendation.
documents such as Environmental Impact Assessments or Traffic Impact Assessments.
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Appendix B

ATHERSTONE LONG STREET

SP3097 (South-west side)

9/54 Nos. 93 (Dee Boutique) and 95

(The Three Tuns Public House)

GV

Shop and public house. Right range is early CI9; left part is mid/late C19.
Rendered throughout. Plain-tile roofs. T-plan, with long irregular range to

rear. Right part has banded rustication to ground floor and a string course;

upper floors have alternating quoins and moulded cornice. Brick ridge stack. 3
storeys; 3-window range. Entrance to The Three Tuns on the left has half-glazed
double-doors and wide shallow porch of Tuscan columns supporting a plain
entablature. Central shop front to No.93. has half-glazed 4-panelled door and
plain fanlight set off-centre, 2 bays with late C20 glazing bars, and continuous
fascia. Rusticated arch to passage on right. First floor has sashes, of 16 panes
to first and second bays. Central window has rendered surround with simple
consoles and cornice. Second floor has 12-pane sashes; third bay has late C20
top-hung window. Left range has brick right end stack. 3 much higher storeys;
2-window range. Moulded 4-panelled door and fanlight on left. Large ground-floor
canted bay has segmental-arched plate glass sashes. Wide C20 wood mullioned
and

transomed 4-light window with fascia on right. Upper floors have
segmental-arched 4-pane sashes in rendered architraves, moulded, chamfered and
with consoles and cornices to first floor. Interiors not inspected. Included for
group value.
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(4) Application No: PAP/2016/0725
Holiday Cottage at Radford, Land adj to 66 Old House Lane, Corley, CV7 8BS

Removal of condition no's:- 3 & 4 of planning permission PAP/2014/0473
relating to occupancy solely for holiday purposes and the keeping of a register
of visitors staying in the accommodation, for

Mr Nicholas Fletcher
Introduction

The application is reported to the Board at the request of Local Members concerned
about the possible planning policy impacts.

The Site

The site lies within the Green Belt and is outside of Corley’s development boundary.
The building sits to the north of the curtilage of the dwelling known as Radford. There
is a further dwelling known as Ash View to the east. The B4098 Tamworth Road is to
the north and Old House Lane is to the west. The access to Radford carries a pair of
cast iron gates of around 2 metres tall hung on stone pillars. The context of the site
and its immediate surroundings is illustrated at Appendix A
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The Proposal

This relates to the removal of conditions 3 and 4 of planning permission
PAP/2014/0473 which restricts occupancy solely for holiday purposes and a
consequential requirement to keep a register of visitors staying in the
accommodation

In support of the application the applicant has submitted evidence to show that the
recent rental history of the building makes its further use unviable. That evidence
confirms that it has only been let twice during the past year, and that despite
lowering the rent asked for, there has still been no uptake. None of the prime holiday
periods were let.

Background

Radford was initially granted permission in 1965. A subsequent permission in 1989
led to the construction of a triple bay garage and it is this building that is the subject
of this application. It was approved within the curtilage of Radford. A further
permission in 2010 allowed for a replacement triple bay garage. Planning permission
was granted in 2012 which allowed its conversion to a holiday let using the access
through Radford, though a separate access serving the land on which the garage is
sited was previously established.

The permission for the holiday let was taken up.

Radford’ was subsequently sold to a new owner and the house is now in a different
ownership to that of the holiday let. The former owner of Radford however has
retained ownership of the holiday cottage and the adjoining paddock with its own
established vehicular access. The layout of the site uses a pedestrian route to the
holiday let permitted in 2014. Presently there are no unauthorised uses occurring at
the site. The site has been subdivided from its former host dwelling. As such,
agreement here to the removal of the conditions would lead to an independent
dwelling with its own curtilage.

Development Plan

The Core Strategy - NW 1 (Sustainable Development); NW3 (Green Belt), NW10
(Development Considerations) and NW12 (Quality of Development)

Saved Policies of the North Warwickshire Local Plan 2006 - ENV13 (Building

Design); ENV14 (Access Design), ECON9 (The Re-use of Rural Buildings) and
HSG3 (Housing Outside of Development Boundaries)

Other Relevant Material Considerations

The National Planning Policy Framework 2012 - (the “NPPF”)
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Consultations

Warwickshire County Council as Highway Authority — No objection
Representations

Corley Parish Council — It objects on the following grounds:

e It is in our view essential to summarise the events which have led to this
totally unacceptable application. The applicant was the previous owner of
Radford and some while ago applied for permission to create a holiday home
adjacent to the main property.

e The ‘outbuildings’ or garages were, with planning consent converted into a
holiday let which still was part of the overall property originally purchased by
the applicant.

e There was also a request for a further driveway access to this ‘holiday’ let. A
separate driveway was constructed to provide separate access — we
understand the applicant was advised by the council that this new access
could not be used, that the main access should be used by the main house
and holiday let. Whilst in principle the parish council did not have major
concerns at the creation of the holiday let, we did submit representations and
make the point there should be strict conditions put on this, we were worried
that these conditions would be eroded over time and a ‘new permanent’
dwelling created.

e The applicant then sold the main property, the applicant retained the holiday
let as a separate property — specifically and according to planning consent
definitely a holiday let and not a residential property and it is now clear that
our concerns and fears about the ‘end game’ have become a reality. It is
totally unacceptable and the existing conditions on this property maintained.

e This latest application, seeks to remove the condition that the property is
purely a holiday let and therefore reclassify it as a residential property — which
could presumably be sold on the open market. The rationale for this change is
as we understand that the holiday let is not viable and therefore the applicant
has little option. Perhaps the applicant should have researched the viability
and marketing strategy of a holiday let in our village before this development
route for his property was embarked on.

e Given our village is located very close to the NEC, Motorcycle Museum and
other major event centres we know for a fact that the demand for hotel and
other rental property is high at many times throughout the year. It is therefore
with surprise that a property in such an ideal commuter location for such
events is deemed not viable to be very questionable. We would suggest that if
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the property was advertised and marketed correctly it would indeed become
viable and take away the rationale for any reclassification away from its
current status

e Any other action would create a very dangerous precedent for others in our
community who see a path to creating more fully fledged residential properties
by adopting this strategy. As a parish council we predicted this event would
occur and it must not be allowed to be successful.

Observations
a) Introduction

The request to remove controlling conditions imposed on the earlier permission for a
holiday let would result in full residential use of the building under a C3 use class.

It should be noted that the building already has full residential characteristics both
internally and externally. There have been no extensions or alterations made. In
planning terms, it is already in a C3 use — both in terms of its lawful Use Class and
the actual situation on the ground. The conditions only limit the occupancy of this C3
use, such that residency is not permanent.

b) Material considerations

Whilst the concerns of the Parish Council are understood, it is not considered that
there are not the planning grounds here for a refusal. There are several reasons for
this.

Firstly, the starting planning position is that set out above. The building already has a
C3 use albeit its occupancy is conditioned. It can therefore be occupied residentially
in the same way as any other dwelling other than its occupants would change on a
regular basis, or indeed the same occupier could occupy the building for several
rental periods within a year. In all these cases the buildings’ use is wholly residential
in character and appearance with all of the same associated activity as for dwelling
occupied by a permanent household. In these circumstances it is almost impossible
to distinguish whether there would be any adverse visual or amenity impact on the
local area between a full residential use and a property that is let.

The second follows on from this. The site is in the Green Belt. The NPPF makes it
quite clear that the re-use of existing buildings is appropriate development, provided
that there is no worse impact on the openness of the Green Belt as a consequence.
That would be the case here not only in the general terms described above but also
in actual terms as the site is hardly visible to the public being self-contained by high
hedges and road banks.

Thirdly, the evidence submitted by the applicant suggests that the demand for the
holiday accommodation is no longer viable. Evidence submitted by the applicant in
the form of an independent financial appraisal and marketing evidence through a
rental firm suggests that demand for the holiday accommodation has not been taken
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up even with a reduction in the rent asked for. This also suggests that there would be
very little in the way of impact on the local rural economy if this holiday let was “lost”
to the area.

Finally the site is not considered to be wholly isolated as it within a cluster of existing
housing.

c) Other Harm

As outlined the site is well screened along its boundaries. It also sits some distance
away from neighbouring properties. There is not considered to be a privacy issue,
nor are vehicle movements associated with the use likely to cause problems on the
local highway network. Indeed the Highway Authority has not objected.

d) Summary

Overall the considerations outlined above, when treated cumulatively, do strongly
support the proposal to remove the limiting occupancy conditions of the previous
permission. The impact on the Green Belt is the same whether the building
continues as a holiday let or whether its use is fully residential. The appearance of
the building does not alter in its rural context and neither does its residential
curtilage. The site already benefits from its own access.

Whilst the concern of the Parish Council in understood it should be recognised that
the holiday let permission was taken up and the building has been used as such.
Unless the Parish Council has robust evidence that the building has a reasonable
prospect of being let on a viable basis and show that its use a single dwelling would
have an adverse Green Belt or other impact there is no weight that can be attached
to those concerns.

Recommendation
Planning permission is GRANTED subject to the following conditions:

1. The development hereby approved shall not be carried out otherwise
than in accordance with the revised plans numbered 317/214/05 Rev B and
317/214/03 Rev B received by the Local Planning Authority on 18 May 2017
and the Viability Appriasal received by the Local Planning Authority on 22 May
2017.

REASON

To ensure that the development is carried out strictly in accordance with the
approved plans.

2. Notwithstanding the provisions of Part 1 of Schedule 2 of the Town and
Country Planning (Gernaral Permitted Development Order) 2015, or as may
be subsequently amended, no development under Classes A, B, or E of that
Part shall commence on site unless details are first submitted to and
approved in writing by the Local Planning Authority.
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REASON

In order to protect the visual amenities of the area and to protect the
appearance of the building.

3. For the avoidance of doubt this permission permits the use of the
building shown on the plans approved by Condition 1 as one dwelling house
as defined by Class C3 of the Town and Country Planning (Use Classes
Order), 1987 (as amended).

REASON

For the avoidance of doubt so as to prescribe the limits of the permission.

4. The building shall not be occupied until the car parking and
manoeuvring areas have been laid out and are available for use in
accordance with the approved plan and such areas shall be permanently
retained for the parking and manoeuvring of vehicles. The vehicular access to
the site shall not be constructed in such a manner as to reduce the effective
capacity of any highway drain or permit surface water to run off the site onto
the public highway.

REASON

In the interests of highway safety

5. The development shall not be occupied until visibility splays have been
provided to the vehicular access to the site in accordance with drawing
number 317/214/03 Rev B. No structure, tree or shrub shall be erected,
planted or retained within the splays exceeding, or likely to exceed at maturity,
a height of 0.6 metres above the level of the public highway carriageway.
REASON

In the interests of highway safety

6. No gates shall be hung within the vehicular access to the site so as to
open within 6.0 metres of the near edge of the public highway carriageway.

REASON

In the interests of highway safety
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INFORMATIVES

1. Section 163 of the Highways Act 1980 requires that water will not be
permitted to fall from the roof or any other part of premises adjoining the
public highway upon persons using the highway, or surface water to flow — so
far as is reasonably practicable — from premises onto or over the highway
footway. The developer should, therefore, take all steps as may be
reasonable to prevent water so falling or flowing.

b. Pursuant to Section 149 and 151 of the Highways Act 1980, the
applicant/developer must take all necessary action to ensure that mud or
other extraneous material is not carried out of the site and deposited on the
public highway. Should such deposits occur, it is the applicant's/developer's
responsibility to ensure that all reasonable steps (e.g. street sweeping) are
taken to maintain the roads in the vicinity of the site to a satisfactory level of
cleanliness.

2. The Local Planning Authority has worked with the applicant in a positive and
proactive manner through seeking additional information in order to overcome
planning issues, as such the Council has met the requirements of paragraphs
186 and 187 of the National Planning Policy Framework
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BACKGROUND PAPERS

Local Government Act 1972 Section 100D, as substituted by the Local Government
Act, 2000 Section 97

Planning Application No: PAP/2016/0725

Background Nature of Background
Pap%r No Author Paper ’ Date
. Application Forms, Plans
1 The Applicant or Agent and Statement(s) 21.12.16
2 Corley Parish Council Representation 17.1.17
3 Case officer to agent e-mail 8.2.17
4 NWBC Environmental Representation 22.2.17
Health
5 Agent to case officer e-mail 1.3.17
6 Agent to case officer e-mail 2.3.17
7 WCC Highways Authority Representation 6.3.17
8 Case officer to agent e-mail 31.3.17
9 Case officer to agent e-mail 27.4.17
. Revised plan and viability
10 Agent to case officer appraisal 18.5.17
11 Agent to case officer e-mail 22.5.17
12 Corley Parish Council Representation 13.6.17

Note: This list of background papers excludes published documents which may be referred to in the
report, such as The Development Plan and Planning Policy Guidance Notes.

A background paper will include any item which the Planning Officer has relied upon in preparing the

report and formulating his recommendation. This may include correspondence, reports and
documents such as Environmental Impact Assessments or Traffic Impact Assessments.
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(5) Application No: PAP/2017/0104
Land 260m South East Of Northbound, Smorrall Lane, Corley,

Change of use of land to HGV parking incorporating associated infrastructure
and works, for

Welcome Break Group Ltd
Introduction

The application will be brought to the Board for determination at a later date under
the discretion of the Head of Development Control. At this time the current report
introduces the proposal to Members and sets out the relevant Development Plan
policies.

The Site

The site is an area of some 2.08 hectares of grazing immediately to the south-east of
the northbound half of the Corley Motorway Services on the M6 Motorway. There is
further pasture land to the south before the rear gardens of the residential frontage in
Bennetts Road North is reached. A public footpath — the M327- runs around the
southern boundary of the present service area and overhead electricity transmission
cables also cross the site. The site boundaries are marked with fences and
hedgerows including mature trees and a small watercourse within a ditch. The other
half of the service area — southbound — is on the opposite side of the Motorway.
There is scattered housing on this side. Bennetts Road North and Smorrall Lane — to
the north of the Motorway — join at a bridge, crossing the Motorway to the west of the
service area.

The northbound area comprises car parking areas at its eastern end as well as an
existing 60 space HGV park at its western end and the usual built facilities. It is open
twenty fours and is lit.

The present HGV parking area is 190 metres from the nearest residential property in
Bennetts Road North. The closest HGV parking to existing residential property would
be 115 metres.

The site rises slightly over three metres from the Motorway to the houses in Bennetts
Road North.

A location plan illustrating most of these features is at Appendix A.
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The Proposal
a) Description

The scheme is for the change of use of land to provide an additional HGV parking
area incorporating associated infrastructure and works. This would provide 82
spaces of which 12 would be reserved for oversized vehicles. All access into this
extended area would be via the existing circulatory system within the service area.
This would involve the loss of trees and a length of mature hedgerow, but the
existing boundary hedgerows around the site would be enhanced — a ten metre
landscaped buffer is shown to include new banking. The extreme south-west part of
the site tapers towards Bennetts Road North, but it is not to be used for parking or
would it be hard surfaced. It too would be planted around its boundary and it would
be retained as pasture.

The scheme will also include floodlighting to the parking area. This would involve
twelve 15 metre lighting columns located around the site.

Surface water drainage would be to a new balancing pond at the northern end of the
site from which discharge would be to the adjoining water course and thence to the
Breach Brook on the other side of the motorway.

It is proposed that the development would only be operational during the week and
therefore be closed at weekends.

The proposed layout and landscaping plans are attached at Appendices B and C.
There is also a series of cross sections at Appendix D.

b) Supporting Documentation
The application is accompanied by several supporting documents.

A Flooding and Drainage Statement concludes that the proposals would not cause
adverse impacts. It is within Flood Zone 1 where new development is deemed to be
appropriate. There is a watercourse ditch that runs along the south-eastern site
boundary which passes in culvert under the Motorway to discharge into the Breach
Brook to the north. A Flood Risk Assessment has been undertaken and the
applicant’'s report concludes that the development would not worsen the wider
catchment area because of the attenuation measures proposed — the balancing
pond at the north of the site which would “catch” the run off for the hard surface and
then control discharge into the watercourse referred to above.

An Ecological Appraisal describes the site as improved grassland with hedgerows,
fences, scattered trees and a stream with some mixed woodland. It concludes that
here would be loss of bio-diversity here, but that the boundary landscaping and tree
planting together with the new balancing pond would compensate and improve
diversity. There were no badger setts found on the site and the enhanced hedgerow
planting would assist in retaining bat foraging habitat.
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An Archaeological Assessment concludes that the potential of the site is low but that
pre-construction trenching would be useful.

A Landscape and Visual Assessment describes the overall Service Area as lying
within a “bowl” of lower lying ground with distinct ridge lines to the south (Corley
Rocks); the north (Breach Oak Lane), to the west (towards Fillongley) and the land
falling away towards the east (towards Bedworth). The site itself is in the “Corley
Hills and Valleys” area as described by the North Warwickshire Landscape
Character Appraisal. The Assessment concludes that overall in terms of impact on
the character described in the Appraisal there would be minor to negligible impacts.
In terms of impact on visual amenity the Assessment concludes that the impact
would be higher in that there would be adverse impacts but these are described as
being minor and localised. This is because of the setting of the site being well
contained visually, and in landscape terms because of the local topography and
existing uses.

A Noise Impact Assessment concludes that because of the cumulative impact of the
proposed extension on the existing noise environment there would be minor impacts,
but that these would fall within existing recognised guidelines.

A Lighting Impact Assessment concludes that there would be little likelihood of light
spillage beyond the site.

A Transport Assessment has been submitted. This is the major piece of supporting
documentation as it sets out amongst other things, the reasons behind the proposal.
In general terms this is summarised as being a pressing need for the development
which has triggered the applicant to re-assess the requirement for parking across the
site. The current HGV parking area — northbound - is marked out for 60 HGVs or any
other vehicle which is larger than a standard car or small van that would otherwise
park in the main car park. It is said that due to the over-whelming demand for
spaces at the site, HGVs try and park in other locations, both within the site and on
the exit slip road to the motorway. This causes highway safety issues. There are also
times (mainly overnight) when HGVs enter the site, circulate and leave because they
are unable to find a parking space. There is also a highway safety issue which
relates to driving times for HGV drivers. Significant survey work of the site has been
undertaken and based on this and the long term increase in traffic on the highway
network, the applicant concludes that there is substantial need for the provision of
additional HGV spaces at the site.

This overall case is supported by evidence submitted with the Assessment. This
looks at a variety different sources of data.

Firstly it points out that the HGV traffic numbers nationally are expected by the

Department of Transport to rise on average by 22% up to 2040. During 2006 to
2015 the increase along the M6 in the vicinity of the site was 13%.
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Secondly, the actual site survey work using traffic counters and CCTV coverage
shows that the site has insufficient space to even accommodate existing demand.
This evidences that the site is presently over capacity both during the day and during
the night. On occasions as many as 70 HGV’s entered the site between 2200 and
0700 hours — the peak period for parking — circulated the existing parking area and
then left the site unable to find a space. This figure excludes HGV'’s that entered, re-
fuelled and then left again. The survey work also showed that the lack of capacity led
to unauthorised parking around the site. As many as 50 unauthorised spaces are
being “created” by parking on the circulatory internal roads, the egress slip road, its’
hard shoulder and in refuge bays. The report concludes that as many as 20
hazardous incidents occur on a daily basis as a consequence. This “unauthorised”
parking is said to be a result of HGV driver hours’ requirements — e.g. drivers not
being able to continue because they have or will have met their required driving time
periods.

Thirdly the survey showed that this service area has a large percentage of HGV
usage with between 39% and 47% of entering vehicles being HGV’s. These figures
are on Mondays through to Wednesdays. At weekends, the figures drop to 18%.
This is said to reflect the geography of the motorway network and the location of
Corley in particular. The report describes that the M6 suffers from congestion in the
West Midlands and that there is often significant delay. These are advised through
the advanced directional overhead signage. HGV drivers, it is said, are likely to make
a decision at Corley, based on that signage, whether or not to stop at Corley. These
decisions will be determined by likely journey times and the need to take a break
based on the legal journey time requirements for HGV drivers (a 45 minute break
every 4.5 hours as well as overnight stops). Distances to the next service areas are
all close to or exceed this distance. Citing journey times from Dover and Felixstowe
the assessment concludes that Corley is on the 4.5 hour limit from Dover and 3
hours from Felixstowe. As a combination of these factors it is said that Corley
becomes a major “decision” point for HGV drivers.

Fourthly, the HGV parking requirement calculation from Annex B in the Department
of Transport’s Circular 02/2013, shows that the site’s current provision of HGV
parking is 35 spaces below what it should be based on 2016 M6 northbound daily
HGV flows. Taking into account HGV traffic growth projections, the facility would
have a shortfall of 47 spaces by 2027 - hence the additional 82 spaces now being
proposed.

Finally the assessment looks at alternatives. It is pointed out that there are no
realistic alternatives in respect of the Corley site. The north bound Watford Gap
HGV park on the M1 to the south (24 miles to the south) was found on average to be
74% at capacity during the night, but because of the constrained nature of the site it
is unable to expand. The HGV parking at Hilton Park on the M6 north (29 miles from
Corley) has less space than at Corley and is regularly “full”. The Dordon service area
on the M42 north (17 miles) is at 80% capacity during the night but its use is in doubt
because of the disruption likely to be caused by the HS2 construction. Hopwood
Park on the M42 south is 24 miles from Corley and was 80% at capacity during the
night, but off-site on-street parking was also taking place as well as use of the coach
park. Norton Canes on the M6 Toll it is agreed is underused. Alternative truck stop
locations were also assessed — the Lincoln Farm stop on the A452 at Balsall
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Common; the PJM stop on the A46 at Baginton and the Rugby truck stop on the A5.
All were considered to be too far off the strategic road network and also would cause
increased HGV traffic on other roads — particularly the A5 and A452. The
Assessment also looked at a proposed new service area at Junction 1 on the M6 at
Rugby, but the report concludes that does not presently have a planning permission
and that it is the subject of an objection from both relevant highway authorities -
Highways England and the Warwickshire County Council. It is also said not to be
located at the critical decision making point of drivers, being too far to the east in
driving time and in mileage vis-a-vis the Birmingham conurbation.

A Road Safety Audit is also submitted which concludes that the proposal is
satisfactory.

The applicant has also responded to objector’s suggestions that the existing layout
within the present service area could be laid out more efficiently thus gaining
additional HGV parking spaces. They put forward two alternatives. The applicant
considers that these would result in greater road safety issues for all road users and
materially impact on the functioning of space for delivery and service vehicles
attending the amenity building.

For the benefit of Members, Appendix E contains much of the background to the
above and it is taken from the Transport Statement. Appendix F is the response by
the applicant to the objector's comments, amongst other things, on the suggested
alternative layouts.

Background

There have been a number of proposals for minor development at the service area in
the last two years - an extension to the amenity building to provide enhanced wash
room facilities and the provision of a Starbucks drive-thru’ coffee shop. The fuel filling
station has also been refurbished.

In 2008, Welcome Break applied for planning permission to extend the HGV parking
area from the current provision of 60 spaces to provide a further 75 spaces on the
same site as the present application (planning application reference
PAP/2008/0658). This application was refused planning permission because that
application was insufficiently evidenced such that there were no clear circumstances
overriding Green Belt and other harm. This decision was not appealed. The applicant
considers that he has now addressed the outstanding matters raised by the refusal.

Reference is made in the supporting documentation to the Department of Transport’s
Circular 02/2013. This is a material planning consideration too. It sets out the
Government’s policy of spacing service areas no more than 28 miles apart or a 30
minute travel time, whichever is the lesser. It also sets out policy on proposed HGV
parking provision — this is related to the % of HGV traffic actually using the
Motorway. This forms the basis for the extent of the current application.

Driver's Hours and Tachograph rules are also a material planning consideration
here. In essence these state that after a period of no more than 4.5 hours, a driver
must immediately take an uninterrupted break of at least 45 minutes. There are
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alternatives to the 45 minutes, but only on dividing it up with two and two and a half
hour drive times. The maximum daily driving limit is 9 hours a day and 56 hours in a
week.

Development Plan

The Core Strategy 2014 — NW1 (Sustainable Development); NW3 (Green Belt),
NW10 (Development Considerations), NW12 (Quality of Development), NW13
(Natural Environment), NW14 (Historic Environment) and NW15 (Nature
Conservation)

The Warwickshire Local Transport Plan 2011- 2026

Saved Policies of the North Warwickshire Local Plan 2006 — ENV12 (Urban Design);
ENV13 (Building Design), ENV14 (Access Design), ENV15 (Nature Conservation),
ENV16 (Listed Buildings) and TPT5 (Sustainable Freight Movement)

Other Material Planning Considerations
The National Planning Policy Framework 2012 - (the “NPPF")
National Planning Policy Guidance 2016

Circular 2/2013 from the Department for Transport: “Strategic Road Network and
Delivery of Sustainable Development “

Drivers Hours and Tachograph Rules (GV 262) (DVSA 2016)
North Warwickshire Landscape Character Appraisal 2010
Observations

Members will be aware of the significance of this application given its location in the
Green Belt and close to existing residential development. As always in these cases
Members will be asked to take a view on whether the proposal is appropriate or not
appropriate development in the Green Belt according to the definitions set out in the
NPPF. If it is found to be not appropriate development then the Board will have to
make an assessment of the planning balance applicable to the case — that is to
balance both Green Belt and other harm against the benefits and planning
considerations put forward by the applicant. This will establish whether there are the
very special circumstances to clearly outweigh the cumulative level of harm. If it is
found to be appropriate development, then the Board will still have to establish what
other harm might be caused. In all of these circumstances Members will be aware
that the Board has to have evidence to substantiate and to demonstrate its reasons.

Whilst the Green Belt issue is central to the case, the areas of other harm here are
clearly quite wide — harm to landscape character and visual amenity as well as
looking at noise, air quality and lighting impacts are probably the most significant in
this case. Members will need to give weight to the evidence of the consultation
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responses from other agencies and authorities in establishing whether there is a
demonstrable case for refusal citing these matters.

It is recommended below that Members take the opportunity to visit the site. This will
clearly assist them in establishing the level of Green Belt, landscape and visual
harm. A full determination report can then be brought to the Board in due course and
the matters raised therein should find some resonance with the experiences
encountered on the site visit.

Recommendation

That this report is noted and that the Board agrees to undertake a site visit prior to
determination of the application.
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BACKGROUND PAPERS

Local Government Act 1972 Section 100D, as substituted by the Local Government
Act, 2000 Section 97

Planning Application No: PAP/2017/0104

Background Nature of Background
Paper No Author Paper Date
1 The Applicant or Agent Qr?ghscg t'grr:]gr?tr(r:)s’ Plans 1/3/17

Note: This list of background papers excludes published documents which may be referred to in the
report, such as The Development Plan and Planning Policy Guidance Notes.

A background paper will include any item which the Planning Officer has relied upon in preparing the

report and formulating his recommendation. This may include correspondence, reports and
documents such as Environmental Impact Assessments or Traffic Impact Assessments.
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Appendix A — Location Plan
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Service Area

12 ovarsized parking Spaces.
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Appendix C Landscaping Plan
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Appendix D — Cross sections plans
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Appendix E — Transport Statement
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1.0 INTRODUCTION

1.1

1.2

Appointment

BWE Consulting Lid ["BWE™| has been appainted by Welcome Break Lid [the “Clani”|
o prepare this Tronsport Assessment [TaA) fo support o ull planning applcotion for
propasals of Codey Morth [Mofhbound) Molorway Services Area loocofed o the south
of the Mé near Corley, Warsickshire {the 'Site'),

The proposed development comprises an exlension to the exsfing HEY parking faciity

fo maet curent and fufure demand ot the site and ultimately ta formalise the curant
arongement to improve rood salety,

Site location

The Site is locaied to the sauth of the M8 motorsay approdmately Tem o the noetin of
Covenlry Gity cenfre and 23km due east of Birmingham city cenfre. Corday viloge is
located 1km 1o the south-wasl. The Sile lecation in relation to the Stnofegic Road
Metwiark (SR is illusirated in Figure 1.

Background

The Locol Planning suthadty [LPA) & Morth Warwickshire Disfrict Councll [NWDC) and
the Local Hignway suthariiy [LHA] 5 Warsickshire County Councl (WCC). Highwaoys
Engiand ore resporsble for the cperation of tha SEN. this includes the Mé motanway,
which is the main access o the site.
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1.5

The sites wias supject 1o o plonning applicofion [ref, PAF/2008/0658) in 2008 for:

“Fropased exfension lo Molorway Senvice Areg fo creale additlonal HGV parking
focifties including amenity blkock and ossociohed londscope propasals”,

On review of the planning documents suomilted in wppaet of the applicafion, it
speciiically propesed for the provision of an addifional 75 HGY parking spaces. Tha
Dacidgon Mofice shows that the application was wibsequently refused by the LPA on
e fallowing grounds:

1} Inoppropiate develcoment in Green Belt (e, "not justifying very special
circumstances”):

2} Loss of amenity for keodl resdents due fo noise, light and vehicle activity,

3} Insufficient information provided to the then Highwoys Agency jond no Rood
Safely Avdil undertaken).

This TA takes info occount the above reasons for refusal and ulfimately demonsirates
that there & a significant need for additional HGY parking af the Sife. The proposal
includes o new proposed layoul and includes maasures o lestan the mpact on local
rescents, Highwonys England hos been nofified of the proposal: ond confirmed via a
felephone comvarsafion that poking along he MS & paoblemalic, with HGVE cilen
porking alomg the hard shoulder.

The contents of this TA is bosed on new survey dota, which haos been based on o
methodalogy spacially designed to aises the exdsting demond for HGY parking ot the
site and asociated driver behaviours.

Report structure
Folowing this infroductory section, fhe TA i struciured as folows:

+ Seciion 2: Policy Context — provides a review of naliencl ard locd tronsport and
planring polcy, guldonce and legislation relevant fo the location. scale ond iype
of proposed development.

+ Secfion 3 Exisling Condifiens - describes the existing vses and facilities ot tha site.
Ircludes details of fraffic flow data for he ME motonsay in the vicinity of the Site.
Foad safety b also considersd in this secfion.

# Section 4: Troffic Surveys and Parking Reguirements - Provides deloils of the
scheme-spacific fraffic and porking survey data along with meore gualifative
informaticn on HGY driver parking behaviours and instances where drivers hove
bean unable to park ot the Site.

= Section 5: Proposed Developmend — sefz cut the development propaosals including
the axisiing and proposed kind uses ond oCces arangaments,

= Section 4 Consideraflon of Alternative Larry Park Locotions - considars exsting HGY
parking demand at altemalive M54 shes.

» Section 7: The Coase for Corley - sefs out the reasons why Corley M3A reguires
addificnal HGY parking provision.

= Section B: Summary and Conclusion = provides o summary of the TA report findings
and draws conclusions as o the froffic ond fronsport imeScations of the proposed
devalopmenl.
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2.0 POLICY CONTEXT

Overview

21 This chapter of the TA sxamines the context of the Site and how this relotes 1o the
relevant fransport ond development plonning policies and guidelnes. 1F provides an
overall spafiol and planning conlesxt for the proposed HGY pork exdenson.

2.2 Cwing 1o the specialist noture of this planning opplicafion, this section also includes a
review of nafional legisktion on drivar’s hours ond fachograph rules for geods vahickes,
This demonsirotes the sirotegic sgnificonce of the site in the fact that it provides a
central hub for goods drivers raveling betwaan ports and distibution cenfres acrass
fhee LK.

23 Tha following national and local planning, polcy and legidative decuments have been
reviewed:

Haotional
# The MNaticnal Planning Policy Framewark [DCLG, 2012}
v DT Clreular 0272013 (DT, 2013
«  [Driver's hours and fachographs niles: goods vehicles (GVZE2) [DVEA, 2014)

Locg|
«  Waorwickshire Local Transpaort Flan 2011 - 2028 (WCC, 20711)
»  Morth Warwickshire Locdl Plan 'soved' policies [MWEC, 20048/ 200%)

Mational Policy, Guidance and Legislation
Nafional Flanning Policy Framework (2012)

2.4 The Govemmeni’s Nafional Flanning Policy Framework [MPPF) replaced the majority of
previous Flanning Policy Stalaments [FFS} and Flanning Policy Guldance Mates [PPG)
documants on 27 March 2012, It sels oul the Government's axpeciations and
requirerments from the planning system. It prosvides guidonce for locol councils o e
when defining ther own personaol locol ond reighbowhood plans, This opprocch
allows the planning system fo be customised to reflact the needs and priodties of
individual communifies.

25 The MPPF defines the defivery of sustainoble developmeant through three roles:

#  Planning far prospesity [an economic rols);
= Plonning for people (o sockal role); and
« Plonning for ploces [an environmenial role).

2.4 It notes that to achieve sustoinabie developrment, Thase roles should be sought jointhy
and drnutoneausly threugh fhe planning system.

27 Af the heort of the NPPFF is o prasumpfion in fovour of sustainable development which
‘should be sean a3 o golden threcd unning thrcugh Both plan-making and decsion-
Ioking.' para. 14]. In poragroph 15, it goes on fo say that: “Palicies in Laca Plans should
follow the approoch of the presumgtion in favour of wstoinable development so that
it is clear thot development which is sustainoble con be approved withou! delay.”
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DfT Circular 02/2013 'The Shalegic Road Network & the delivery of
sustainable development’

DT Circubar 02420 1.3 was published by thae Deparfment for Transport (DT} in Saptember
2002 and sefs out "“the way in which e Highways agency (now Highways England)
will angoge with communifies and the development Industry to deliver sustcinotie
development, and fhus, economic growth, whilst safeguarding the pamary funclion
ond purpose of the slralegic rood nebwork”,

The Circular also notes that “it should be read in conjunclion with Highwoys England's
planning protocol documents which provide odvice on working with Highways
England, within the poromeiars of national palicy and fhis policy. lo progress their
planning proposols in an effective and posifive manner”, As such, BWE hos almo
preparad this report in mind of the lalest Highewoy's Englend panning prolocaol “The
Strategic Rood Mehwork, Planning for the Future: A guide to working with Highveoys
England on Flanning Matters'. Unlike the Circular, this is only advisory, howaver it has
bean witten in light of the lotest Government policy and regulation, including the
Maflonal Plonning Policy Framewaork.

Annex B of the Cincular sets out porticular policy requirements with ragard fo Roodsida
Facilitias. Tha policy appies 1o all exisling signed roodside focilifies, and to all proposad
signed roodside fociities.

The policy on the spocing of MSAs adheres o he pnciple of providing d mcximum
distonce betwaen Mias of no more than 28 miles or o 30 minute troval time, whicheaver
is the lesser. Highways England may accep! shorer distoncss between Miss, subject
to complionce with the desgn requirements sef out in the Design Manweal for Roads
ond Bridges [DRE). It goes on fo state that in determining application for new or
impraved sites, loool planning outharifies should not need to considar tha medls of e
gpacing of sites bayond conformity with the moxdmum and minimum spacing critesic
estoblished for sofely reasons”.

Part B27 of tha Circulor refers o 1he lavel of parking of service ofeas ond Part B28 notes
thot these may be adjusted o reflect locol condtions, these key parogrophs are
guoted as folows:

B27.  “whare the scale andfor seope of an-site oclivilies is exfended, fhe mefhodalagy st
auf i Schedue | sholl be used for colcwlating the numibers of porking spaces by viehics
P MRl shauld be pravded far vardouws hypes of roodsde faclify. The methocology sef
ol in Schedude [ wil ofso be wed for calculoting the levels or parking provision for all
rew sifes promaded offer the publication af this policy.

A28,  However nodwithsloncing the prowlsions of the previous two porogrophs, levels of
provision may be adjusted fo reflect local condifions ihraugh a process of site speeiic
nmegofialion. # will be the responsibilty of the ste apergfar o demanifrote that ony
departure fram the requirernents of Schedwe 1 is approprahe .

A copy of Schedule 1 is appended fo this TA [Appendix A} and has been uied 1o
calculate the oppropiate number of HGY parking spaces af the Site, the results of
which are presented in Secfion 4 of this TA.

In summary, BWE considers that fhe proposad exfension to the HEY parking fadity at
the Site is in accordance with the key policy objectives of DT Circulor 0252013 and
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aligns with the objectives of Highways England, periculardy in relation to supporfing the
econamy through the provision of a sofe and reliobla network,

Driver's hours and fachographs rules: goods vehicles (GV2632) (DVSA,
201¢)

This 5 a guidance document produced by the Driver and Vehicle Stondards Agency
[DW5A] and provides general guidance about drivers” and tachograph res for goods
vahicles, It is the curent enforcement policy of the DVSA but does not reflect
interpretation of the lowin other countries. The relevant legidation is provided at Annax
1 of the guidance documens.

Within Great Britain (GB], either GB dormestic or EU rules may apply. For international
jourmeys, aither the EU rules ar the Buropean Agreement Conceming he Werk of Craws
of Yehiclas Engaged in Infernational Rood Transport [AETR] moy aoply.
The EU ond AETE nules shipulate the following:-
Breaks
«  Affter o period of o more than 4.5 hours, a diver rmustimmediately take a break
of af least 45 minutes unless they take o rest percd, A breok taken in this way
must not ba interppled, S5ee Figure 2 for examples.

Figure I: Exomples of sfendord break periods for goods vehicle drivers

© B

S S T 5

= Altematively, @ full 45 rminute Break can be replaoced by one break of af least
15 minutes followed by another break of ot least 30 minutes, Breoks of less than
15 minutes do not contibule fowards o qualifying break. The BU nules will only
alleew o spit-break pofterns that shows the second pericd of break beng at
least 30 minutes, examples of his are shown in Figure 3.
Figure 3: Exampiles of alfernalive bredk periods for goods vehicle drivers

© || ©

2hrs

©

o2

« A driver ‘wipes the dote clean” if they lake a 45 minute break [or gualifying
breaks totaling 45 minutes belore or at the end of the 4.5 hour driving pedod,

i
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This means that the naxt 4.5 howr driving pariod begins with he complafion of
that qualifyirg break, and in ossessing the break requirernents for the new 4.5
howr perod, na reference is o be mode fo driving fime accumukated belore
this point. An example of this is shown in Figure 4.

Figure 4; Exomples of the 45 minule breok rule

; A T =
1.5 hrs %‘h 1.5 hrs ]%%l . 45haurs

Diaily driving Nmit

«  The maximuem doily driving Brme is ¥ hours, fhis i= offan foke as folows:

Figwre 5: Exomples of diiver shiff patterns within maximum daily aiowance

+  The maxirum daly diving fime can be increased 1o 10 haurs heice in o fized
Wik,

Weekly driving limit

o The rasdmem weakly diving limit is 56 hours, which opplies 1o o fixed week (ie.
frpen 00.00 on Mondaoy fo 24.00 on the following Sunday).

The GB domestic driving rules are smilar to those of the EUYAETR. In any working day
the maximum amount of diving permitted B 10 hours.

On review of the cbove guidance, it is cledr that legelaticn relaling 1o dally diving
lirrits for HGY drivers means that many ravel for up to 4.5 hours before foking o breok
in order to moximise ther poid dhiving fime. This makes the Site deally locoted
geographically for drivers ravelling frarm the contiment,

For example, Googla Maps shows that the typical fraved time (fora car on the 190 mie
route betweaen the port of Dover [represents frans-Eunopean freight movernents) and
tha Site. via the M2, M25 and M1, i appraximately fhres and a half hours, On the
sirategic rood nebwok lorger HGVs [over 7.5 tonnes) are tvpleally limited fo &0mph, this
i5 14% dower than the nafional speed of 70mph. On this basis it is fkaly that HGYS would
take bebsveen 4 hous and 4.5 houss to reach Corey (norhboundg) MEA from Dover,
This trovel fime coincides swith the masimum amaunt of ime HGY drivers can travel for
before they need to take a break,

lx]
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Fedixstowa in Suffolk, is another exomple of o port locoted within o distance that makes
Coray wel placed as a stopover for HGV divers. It s looated approgimotely 147 miles
easl of Cofey M54 with o fypical HGY fravel ime in excess of three hours.

Local Policy & Guidance
Warwickshire Local Transporf Plan 20711-2024

Warwickshite s third Local Transport Plan (LTP3) sefs out the County Council's Tramsport
Strategy for the perdicd 20011 to 2024, It provides a framewark for how the fransport
i@ hweark will e mointained ond improved aoross this peroc.

The LTP recognises how important it 15 fo "provide wider support fo the economy
fhrough the efficient movement of freight™. It notes that there has been sigrificant
development of o number of major read and rail based reight dstribufion focilifizs in
the County over the last 15 vears, a direct resulfs of the central locotion of the County
and its ralaficnship to the motoreay, unk oo ond roil nebsork.

Thez LTF also identifias that the relionce en rood bosed frelght in the Counly "brings
obout a number of challenges in fesms of ervirenmenital impacts and quality of life
Bsues, pariculary n relafion fo inoppropiate route choice ond o lock of dedicatad
porking focilities for heavy goods vehicles®, As such, BWE considers that fhe proposal
to provice addifional porking spoace peovision ot Codey MSA = cansistent with fhe high-
leveld girns of the County Councll’s Local Transoort Piar,

Morth Warwickshire Local Plan ‘saved' pollcles

BWE hos underfaken a review of the current Morih Waorwickshirs Local Plan, which was
adopted on 4 July 2006 ond sets cut policles which goverm and manage development
oengss the Borough unll suech o time it s superseded by the emerging draft Locel Plan.
All but Core Policies 4, 7 and ¥ were soved under Direction from ihe Secretary of Siate,

The following "saved' Transport palicy s considerad most relevant fo the proposad
developrment of Corley M5A:

+ FPolicy TPIS = Promofing Sustainable Freight Movemenis and Saleguarding
Future Freight Opporuniiles (4.) “Condifiors will e imposed in plonning
permiEsions involving the movement of freight by rood where necessary o
avoid disturbonce and donger in residentiol areas and in olher ernvironmentally
sansitive locations”,

With regards fo Policy TPTS, it is nof considered that the proposed developmeant woulkd
couse danger to nearby residents. The Applcant has proposed robust envilonmental
mitigation measures fo minimise this, These mectures are delolad within o seporoie
Londicape Visual Impoct Assassment (LIVA), which cccomponies This planning
application.
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Summery

1M sememary. it can be seen hat there are o romber of curent planmng ond Iransoodt
padicies relevant io the nahwe of the propased development. BWE corsiders that the
proposd is in cccordance with al of these palicies, the mojorty of which are cenfred
on the imporance of ensuring the safe and efflicient movement of freighd throughout
the sfratagic raad natwark.

This secfion has abo reviewed the cument legilotion on HGY diver's hours and
tachographs mles, This requires drivers ravelling through Britain end/or fhe Eropean
Urign fo take o 45 minutes breck of least once every £.5 hows. This makes Coday M3A
ideally looactad in the cenire of England, for HGY drivers ravelling from main pots and
kngistics hubs across the LK, This parlly exgphaing why HGY parking demand ot the Sife is
52 high and supparls the casa for axpanding ihe existing focility.
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3.0 EXISTING CONDITIONS

3

el

i3

3.4

Intfroduction

The previous secticn of this report sefs out the relevant policy backgraund in which the
proposed development hos been considarad. in this secfion the exsfing [or ‘bassling”)
fraregort condifions cumenily prevoling ot the Site are considered, including o
description of wider MEA site uses, but focusing on the HGY poking, porliculary
uﬁli;nlinn. Rocd sofety on fhe adjocen! highway rebesrk is alse consdered in this
section,

Existing Site Details

Corey i on online motoreay service area sivated betwean Junchisn 3 and 4 of the
tAs, Thee Site in queshion [s situated 1o the south of the motorway and provides services
for vehicles iraveling norb-west bound.,

Figure & is an oerial imoge of the site and shows the red line boundary and exisfing
U3aE,

EEouzhs
i "y

Furtiver details on the above usas af fhe site ore provided in Table 1 below.
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Table 1 Dedails of existing sife uses

Use Description

Food court Inchices key Brands such s Burger King. DellZzgo, Homy
Romsden. KFC, Subweay and WHEmith

[rive 'Thru' & stondalone Starbucks Drive Thro unit

Hotel A Doys [nn fotel

Fetred Alling Stafion A Shell PFS for cars & HGWVS

Car porking There are ~32]) morked cor spoces (incl, disobled ond
elechnc vahicle bays)

Cooch parking Thera ara 8 maikad cooch parking Boys

HGV parking Thera are &0 marked HGY spaces (plus an 80m kay-by ol
acces road for abnormnallong keads)

Existing Access and Highway Network

The Mé Moforway

The Site is served direclly from the norhbound camogeway of the M& motorway
bebveen Juncfions 3 and 4. vio o stondard off-dip opprodmately 240 metres in length,

BWE hos obtained fraffic data for the Mé motorsay inthe viching of the MSA Site fram
two separate dotao sources owing fo fhe limited hisioric dota ovailobie from Highwoys
Englond, The doto scurces used are a5 follows:

i The Highways Englond open sowce irafiic dafa website
{http:fftris, highwaysengland.co. uk/detail trafficflowdata) - this hos been used for
hiéd norihbound cnly traffic flow dota from 2014,

ii.  The Departrment for Transpart Count Points fraffic dalo website
{https:/ ferww. dft.gov.uk/trafic-counts) — this has been used for histaric hwo-way
traffic fiow fnends on the Mé pdor fo 2014,

The Mé Northbound camiageway traffic flows

The Highvwerys England fraffic data for fhe Mé motansay in fha vicinity of ihe Site is very
lirmited. For "Metwork Unk 1D 123019301, which provides data for the Mé Northisound
comcgewoy between Junciion 3 ond Junciion 3a froific flows are only ovailable for
the penad Dacambar 2014, This daba is brokan down inlo 15 mirute fime ntarvals,
average spaads and vebechks lengihs.

BWE has uiitad the available data to cscertain traffic fows on the Ma Morfhbound
corogeway. Survey davs falling within schoal holidays hove been excludead from the
analyss. Table 2 provides a summary of fraffic fows for the Mé norhbound caragesway
between Junctions 3 and Junclion 3a,
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Table 2: M& Nerthbound (b/! J3 & J3a) froffic dofa (December 2014)

Total flows by vehicle length Tetal | %veh> | Tveh >

Perlad cs2m |2521im [>eeim [ lflow | 11.6m | 52m
&b [ 1Tem g e o lengih | length |

iion £3044 SEE 5314 | 11128 | 45747 149 34.5
Tues 22804 a2 5354 | 11775 | &8067 178 35.1
Wed $4284 HEa Sa45 | 12632 | &BRA4 18.3 357
Thurs 45242 Gh55 5784 | 12894 | FOIFT 1810 35,7
Fri 45718 4548 5351 11845 | FO2E1 16.4 3.5
Saturday 41394 371 1944 5538 | 52404 10.5 21.3
Sundoy 40705 3082 1237 4114 | 49137 B4 17.2
Weskdoy Avg, | 44437 6361 5494 | 11975 | ABZEA 17.5 34,9
Doy Avg. 43449 5514 4381 | 9932 | 43297 15.2 3.3

ip Thi data also shows thal the peak days for HGY oclivity are on Wednesdays and
Tharsdays. On these doys, vehicle langar than 11,4 mefres moke up 18% or mare of the
total northbound traffic flow. For this reason. the traffic ond HGY parking surveys
commisticnad 1o suppon s TA were camed out over a Wednesdoy and Thursdoy.
The resdlts of 1hés analysz are presanted in Seciion 4.

Mé fwo-way traffic flows — historic trends

310 DT Count Point dota for fhe kb hos been used o establish historic frendsin fraffic along
Ihe sechion of Mé running adjocent to the Site,

311 Fgure 7 is a plan showing the location of Count Point 80842 which has been used for
this analysis and how this relotes to fhe MEA Site,

Padd nasi 155

= Link lengih {reiles):
T ARG IO D DY

B 0
o) 1
i

o

[ 1 _:ﬂ A | -"!-.Ir 3
ihink Corley Moor & =

312 The DT Count Point data provides Annuel Average Daily (Traffic} Aow [AADF) for the
10-yaor pericd 2004 to 2015, Tabbe 3 provides o summary of this data.
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3.4

3.15

d1a

37

Table 3: Annuel Average Daily Flow [AADF) for Mé in vicinity of M3A Site

Perceniage of

Year Source All vehicles "i‘;’;::;i” HGVs/Buses/
Coaches

04 Manual Cownt 1114462 024 18.0%
07 wonual Count 110503 19141 17.5%
208 Estimated* 108342 18378 17.0%
009 ranual Cound 112454 14515 14.7%
140 Manual Count 180445 19422 14.1%
2011 Manual Count 109263 17370 155%
012 Manal Couwnt 120441 8L 15.5%
013 | Monoeal Cownt 117003 |BEZE 15.95%
2014 | soneal Count 123240 21440 17.4%
15 | Moneal Sount 126047 23584 168,85 ]

Mole: "DiT adlimaled usng previowt year's AADF on I nk

Thie DI fraffic flows show that there hos been o sharp increcza in the percentoge of
‘heavies” as o propartion of the overall raffic low on the Mé in recent years (2014,
2015) and now surpasses preracession levels,

Site Access & Internal Network

A one-way access road extands into tha site from the oifshio and is subject fo o 20mph
speed limit, Approximately 100 metres into the Site from the slip read, he occess rood
reache: ajunchion “fork’ whera BGVs, Coacheas and Carawans are signpostad siraight
ahead in the direction of the lormy pork, Caors are signposted to the dght and bollards
dara in place rastricting oocess 1o vehicles 2.1m wide or less. Beyond this, the intarmal
access road is subject fo a 10mph speed limit on eniry to the cor park.

Fow drivers of cars missing tha firsi accas: fo the car park, thare i a sacond opportunify
to access the cor pork opprodmaotely 83 metres on from the fist fork'. The
armangameanis here are smilar to the frst enfrance to the cor park. in that the occess is
restricted fo vehicles 2.1m wide or less. Along the internol access road, beteeen the
first and sacond occameas to tha car pork, there is a loy-by of approdmately 80 metras
inlength to the south of the access rooad. This provides the only parking af the Site for
abnarmal [long) lood HGYs, howeaver it is regularty vsed by smaoller stondard HGYs
itvplcally 16,5 metres long).

Approxirmately 160m on from the second opportunify fo occess the cor pork is The
access to the HGVY and Cooch porking areqs, Approdmaotety 45 mefres pror fo this is
the egress from the car park out onto the intermal access rood resulting & a section of
waoving where cors exfing give way to ond intersect the poths of HGVs, Cooches and
Cargwans accassing ther respechive parking ares.

Infarmcly, there are two seporate swxts from the site onto the Mé moforway on-ships.
These lead onfe bwo mesging sip lanes, Cars can wie both lanes and ather larger
vehicles are resticted to using the kenger of the fwo slip reads, A ‘getin lone now’ sign
is in place to advise drivers exdling fhe sile aon which dip road thay should use.
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3.20

Fullic Righfs of Way [PRow)

BWE has undertaken a review of exisfing Public Rights of Weay [PRoW] in the vicinity of
the Site. Figure 8 Is an exiract from the 1998 Definifive Map and shows that there s o
nehwork of PRoW fo the south of he ite and through the section of the Site proposad
for developmeni. The proposed diversion of this route has been considerad furfner in
Section 5 under 'Pedesirion Access',

Figure 8: FRqurlfheﬂ::fnﬂfnﬂhﬂﬂf!{ileﬂnﬂﬁm Map)

Ficta: Ara in redl shows Posh-1 778 Lagal I:h:ng-:
Source: i imaps, wenwickshine, gov. U rightsodway

Road Safety

BWE has undertaken o review of persondl injury collisions recorded on the Ma
northizound camageway in the vicinity of the Site to idenfify if there ore ary axsting
road safety bsues, which might be exocerboted by the proposad development,

Daota for the most recently ovallakle Syear period [2012 - 2014) has been analysed
using Crashrmap. This shows the severity of collzsions in terms of the extent of fhe injury
inflicked on the cosuallies Invelved, aleng with the approximate locations of the
incicents. Figure ¥ and Figure 10 show the locotions and severdty of the collisons
recorded in the vicinity of the exdsling access and egress dip roods respectively,
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124

e §: Collision plot ~in the vicinity of the northbound off-slip (tile occess

Y

Ignoring the PICs shown dlong the Mé southbound caricgeway in the vicinity of the
Site, Figura 7 indicates that only three 'sight’ ond cne “serdous’ PIC have been recorded
in thie vicinify of the off-slip with a further single 'sight’ colliscn on he docess read Infa
the Site, Figure 10 llstrates thot there have been o totol of & colsions in proxdmity of
the an-dip, 4 were “skght’ and 'twa’ weara dassified as ‘safous’. There have Deen no
fatal colisions recorded within the five-year csesment pariod.

Taking nto occount the rumber of vehicles thot possed the Site over the five vear
period and when compored against rood safely records lor similar motorwoy onfoff-
sips. the sofety record of the MEA Site acces: and Mé & considered o be relatvely
goad,

Figure 10: plot - in the vicinity of the northbound on-siip (sife

BWE considers that fhe proposed developmeant i unlikely o exccerbate or give rise fo
ary addiional sofety concems on the Mé motonsoy in The vicinty of the existing on
ond off-sips,

The resulis of the froffic survey presenied in Seclion 4 demonstate that ihere is already
ggnificant demand [up fo 70 vehicles] pasing through the Site and being unable to

park. As such, the incregsed HGY parking af the Sife is, on bdonce, more o
requirermant o occommaodale exsting demand §.e. Trips ol ore already being mode

15
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into and out of the Site, rather than generafing new trios. On this bosis, i is enlikee that
ihe focilty would hove a detimental imgact on road safety,

Furthesmore, the schems will be subject to o Slage 1 Road Safety Audit, which should

ensure thol ary rood salety concarns relating to the proposed Inferral rood
arrangarment within the Site are addressed af the phanning stage.
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4.0 TRAFFIC SURVEYS AND PARKING REQUIREMENTS

4.1

4.2

4.3

4.4

4.5

Infreduction

BWE commissionad o series of froffic surveys in Felbruory 2017 on beholi of the Applicani
to understond the exsting BGEY parking demand at the Site on a hypical weskday. Ths
sechion of the report summanses the survey methodologies used alang with the resulis,

ATC Survey

MHC Troffic Lid underiook Automotic Troffic Count [ATC)] surveys at the Sila to
datarmine tha volumes of vehicles accesting and egrewsing the dte across o tpical
wask, The ATC units were installed on Monday & February and recorded coto for
saven conseculve doys between Tuesday 7 and Mondoay 140 Fabrudry.

The locafions of the ATC units are shown in Figure 11 and 1he resulls are sresanted in
Table 4. The results presented in Toble 4 are for *ATC 1 location only becouse the 'ATC
2" locafion provided inaccurata rasulls duee 1o the lubes being parked on by HGVS. Full
printouts of the ATC survey daba is included in Appendix B,

Figure 11: ATC Swvey

locations plan

The AT survesy resulis show that over the week surveyed, the wioge of the sbte peaks
ona Thursday wilh on average 2367 vehicles antering the sla, of which 1137 were HGWY:
aquating fo 34%. On average, HGY usoge peaks on o Wednesdoy with 1304 enfering
the site, equafing to 44% of all fips ardving at the Site on that day.

The results also show that HGVY demand s sgnificantly lower on o weekend. For

axompla, when compared to the average peak for HGY amivals on Wednesday, the
numiber of HGVs on o Sofurdoy is 74% lower and an a Sundaoy, B0% lower.
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Table 4: Treffic flow entering the site by vehicie fype and day of the week

Day Cors & Car ar Van Tiage

S Towing HGVs HEVs Other? Taotal
Monday 1778 11 1170 39 14 T
Tuesday 1403 18 1242 47E & 2571
Wednesday 1640 12 1304 447 14 25710
Thurscoy T8 14 1137 34% & JHT
Fricay FIR4 12 781 3% 7 3294
Soturdon 1517 5 41 18% 8 1871
suncay 1147 T 257 15% a 1449

Mofas; Unchides 2 aele vanfooy, 3 awe rgid, 4 ane Agid. 2 ovle orfic, 4 axle ovfic, §ave orlic, § ade antic,
dauble read rain and liple rogd ingin,
Palber' calegary includes cycies ond molarcyclas,

HGV Parking Survey

Meinhodology

BWE alsc commissioned MHC Trafiic Lid to underfoke parking surveys at the Site to
daterming the level of curan! HGY activity and parking demand. These sunveys wene
undertaken cver 48 hours on fwo consecutive weekdoys; Wednesday 8'h and Thursday
#h February 2017, The sunvey dotes were chosen bosed on the peok days for HGY frips
on the adjoinirg northbound camogeway of the Mé matonsay,

The HEY porking surveys involved undearfaking half-hourly HGY parking spot counts
over he 48 howr percd and referencing where these parked wilhin the site and alo
clagifying the HGV: by size, Full results of this survey are incuded in Appendlx C of this
report with a summary of the resulfs provided in the following sechion. The sunveys ware
undartakan using video footage and comeros were installed at 14 locations as shown
in Figura T1. It & corsidered that this level of analysis provides o comprehansive
evidence base on which fo gssess the cument HGY parking demand.

Video footoge from the survey con be made avallable an reguest. If has been used
b BWE fo betier undersiand HGY driver parking behaviours and identify perdods where
there hos been insufficient parking resulfing in divers deporfing the site without

21
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shopping. It is considered that such behaviour i dangeraus and could lead 1o divers
exceacng thelr modmum dhiving periods. Observafions from this footage ore also
dascribad in the following paragraphs.

HGY Farking Inventony

BWE hos reviewed the HGY parking survey araa shown by MHE Traffic in fher suncey
resulls, This splifs the survey study info six potenticl HGY porking areos, including the
official lormy park with morked boys and unofficial porking opportunities adong the
internal access reads. BWE has wsed the mlomolion 1o prepare a HGY porking

inventory.

Figures 13 and 14 show the locations of the HGY parking areas and the inventary
prasentad in Table 5§ comaspands to the figures ond definas the rumbaers of HGY
parking opporfunifies in each orea, olong with whether the porking is official or
unafficial. Undestanding this parking imventory is importont in analysing the HGY
poarking 'siress’ resulls sumimarnisad in the following paragraphs.
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Figure 14: HGV porking swvey nventary plan (areas D lo
TR T T g P §

Table 5: HGV parking survey invemony

3 i Mo, spoces Totol oficial
Areafel. | Descripfion I oned [ iovby | unomeiot Cooeh | HGV spaces
A (Red/Yellow) | Acces: Rood 0 4 14 o 4
B (Blue] Cororlyext |0 0 E D 0
C [Green) HGY only exit [} [¥] I o (1]

D (Red) CoochPak |0 o o I 0
E (Blue) Loy Park 44 [i] 3 o A4
F (Yellow) Loy Park 14 0 Z 0 4

Toxtals: & 4 54 11 L]

Mole: Tipaees F1' and 57 nol accessble (o HGVS whan Lamy Perk (5 near ul ond tharefare sxciuded rom
Todol official HEY spaces,

The porking imventary shows that there is o tofal of 44 'official’ HGY porking spoces
orods the Sile, of which 80 ara located in the Loy Park and 4 in the lay-by an the
oooess raod, Thisis considered arobust assumplion of the lavel of on-Site HGV parking
bosed on the results of the HGY parking 'sfress” asesment presented in fhe next
section, which shows that the lory pok becomes congested when only 50 HGYs ane
porked.

HGY Parking "Shress’ Assessmenl

BWE hos used the HGEV porking survey results to colculale the cumant oversgill HGY
parking {i.e. the number of HGVS unable to pork in dedgnoted bays) and the resulting
HGY porking "stress” [ia. the number of cument HGY porking opporlunities divided by
the HGVY parking demond. a5 o percentage).

23
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413 Table & ond Table 7 wrmmarse the results of the HGY porking “stress’ asessment for
‘Wednesday ond Thursdoy survey days raspactivaly. The resulis are provided on an
by asis with hali-houry results by vehicls type avallabie to view in Appendix ©. Any

coacheas parkad in the survay area haove been axcleded from the assesment,

Table &: HGV parking siress assessment by area = Wednesdoy resulfs

Timee period Ma. HGVs parked Parking
{#laikng) Brea A en B | AegC | deeo D fren E+ F Takal Siress
L AEN] 4 1] o 5 2 &l EE
D100 4 (1] ] -] 35 ar. H05%
Wrani] 4 1] a & 5 -] &R
0300 4 i) 3 i 54 ] 35
D00 3 [¥] 4 & = &5 HE%
e ] 4 0 3 4 4% &1 FI3
Lot 00 4 [i] J £ 4R 57 %
(RS =
0700 2 ] | 2 4 fox] B3%
_em 3 ] 5 z 37 s 738
L4000 # il 1 z 34 [ ] [
MO0 i ] 3 1 48 54 BE%
1100 3 V] 4 ] 47 &5 [
12-00 & o & 1 LE] &5 B4
1300 i ] 5 1 ki o7 7%
14:00 F] 0 5 1 a8 Fe] Chi]
15:00 2 o 2 4 40 45 755
Iﬁm b ] (4] & a1 45 ?ﬁ
17:00 2 1 k] 2 4] 47 R
1800 2 ] 4 £ 44 o B4%
19:00 1 o F] 4 4% ) [T
2000 3 ] 3 2 47 ) 5
1:00 ] o H 1 £l &2 %
13:00 3 o 2 4 50 5 1%
33:00 3 ] 5 & 50 &1 LE
Mofes; red nmbers sgnify when HG Vs ore paked dangerouthy. red panking siress i in axcass of PORE.

Table 7: HGV parking sfress assessment by area — Thursday resulls

Time peflod No, HGVi parkad Parking
:HEIEP Arga A Erpn B | Mool | ArcolD Arlm_!l. F 'I'n_l'nl Sh\tﬂ
D000 3 o 5 z 4B ) LAES
LHHE)] 3 '] 3 ] 48 5 35
0200 3 ] & A 4k & S
03:00 3 t] ] 4 45 ] JI%
[4:00 3 '] 3 3 45 ] BER
03.00 3 D 5 3 43 54 B4
%‘III 3 1] 5 & 40 50 TR
07:00 3 8] i & 3% a4 fik
D00 a o 2 ] 24 1] 41R
0400 3 1] 2 2 43 50 TR
10e00 3 1] 2 2 H vl [ok ]
1100 3 1] 4 ] 43 ] BT
1300 ] [¥] 7 ] 41 54 B4
13:00 4 o F] ] 40 il fre ]
1400 4 o 0 2 15 41 LR
1500 4 0 | 3 37 a5 TE
o] F] 1] 4 4 41 53 B
1300 i 1] 4 2 i 42 ST
[:500] 3 1] 3 5 43 od AT
19:00 3 1] & E 48 ﬂ ﬁ
20400 2 2 ¥ 3 A5 50 TIE
Er] 3 2 B 4 L] 5 105
T 3 F] ] ] £5 a2 TR
25100 3 2 & 4 4 4l P5E

24
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415

4,17

415

41%

4.20

4.1

The above results show the Sile experences a high level of HGY parking “stress'
throughout a typicol weekday, but porficularly betwean the ovemight hours of 20000
and 0720, Durirgg This perod parking stress is ipicolly in excess of 20% ond insome cose
above 100% comparaed to that idenfified in the porking serey imventory.

The columns shown as parking Areas B, C ond D indicate that there is also g high level
of HGVS parking in unolficicl and often hozardous locafions, cousing obsiruction 1o
boih vehicles and diver visibdity, HEY parking in the cooch parking crea and along
the 'HGY anly” exit road i shown to be rfe throughout the two survey danys, but
porticularty between fhe hours of high parking stress ovemight. There were three
oCoasions aooss the heo wneay doys when HGVs porked along the cor only edt road,

Ol sigrehcant note is the fact that the level of porking siress is not absays inked ta the
leved of congestion observed at the site. For example, dwing the daytime the number
al vehiclas parked unafficialy peaks betwaen 12:00 and 13:00 and a high level of HEVs
are glse observed o leave the sife during this hour without parking or refueling [ses
Table 9.

These obbsarvalicns would indicate that the copacity of the lory park s subject 1o the
of HGYs parking at any one time and also (he parking prociices of HGY divers. As
such, the eflective copacity of the lomy park is offen significontly lower than that
idantified in the inventory [64 spoces). The lormy park i often congestad aven when
there are only 50 HGYs parked orSite (eguivalent to 78% 'siress ‘besed on the
inventory]. This B evidenced by the number of HGY divers that are forced to park in
unafficial spoces one the main HGY car park reoches circo 50 vehicles parked,

Itis consiclered that the proposed kayout would not only ncrease fhe capacity of HGY
parking, but also formalse the loyout subsequently improving the efficiency of HGWs
passng fhrough the Site,

The ATC survay daba, which recorded vehicle clossifications, counted up 1o saven
oversized HGVE (Le. fiple rood brain vehices] cocessing the site on o weekday and
sigraficantly more double road froin vehicles. The proposed develooment will nclude
dedicated oversized spoces for such vehicles fo park. This s considered g great
imprevament compared to the existing stuation, which only includes a gngle loy-by
oraa along the access rood lor abnarmal lead HGYs 1o park in, which is often used by
standard-sizad HGVe In fumn, this leads fo oversized HGVS porking in the lory park,
which is defrimental fo HGY creulation and parking copadity.

With regards fo the duration of the surveys, il s recognised that o heo-doy survey could
be considered a smal saomple when foking inte account the Sile operates on a 24/7
basis, Howewar, BWE has obstained leng larm dala fram the Site operator, which shows
that overnight poid HGY porking demand af the Site is high on o sustoinad basis, Thisis
shcewn In Table 8 below,

It is imgortont o note that the dota does not include normol daylime oparation and

short stay HGY porking occupancy, which is not recorded by the Site operator.
Consequently.
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Table §: HGV paid parking 214 Jon 2014 fo 4 Jon 2017 by doy of the week

Total HGVs Average HGVs
Monday FEI9 53
Tuesday gl 53
Wadnasday Bt i 55
Thureday 2023 £
Friday 5083 p.x)

The table above demonsiratas that duing the waek, the number of paying HGVS
drivers parking overright regulary exceeds 50 HGV: (Le, the realstic capocity of the
site), However, as this doto does not include for shorf stoy parking, it's considéred likaly
the ackual number of HGYs parking on site would e signiicantly higher, especially
when accounting for those drivers' taking o 45 minute resi. As the main cor park would
b largaly foken up by paving HGY drivers, il i considered likely those seeking o short
breok would be required to pork unofficiclly at the site, or in a worst case, leave the
site and patentialy axceed Heir legal drivirg lirmil or park aleng 1he hard shoulder,

General Observations

Instances of RGV drivers being unable fo park

MHC Traffic wos alto fosked of identitving times throughout the Wednesdoy and
Thursday survay doys when HGY drivers enterad the ste, looked for a parking spaca,
ware undable 1o find one and subseguently leff the Sile. To oveld counting HGYS passing
thraugh the Site to refuel only, the results wera reported differenticting fhess from those
who wera unable to park and did nat refuel,

Full results of this survay are included in Appendix C. Table ¥ provides an hour-by hour
sumimary of the non-refual HGYs pasing through the sile without being alble o pork,
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Table ¥: Instances of HGVs leaving She withoul nuﬂeﬂm
Time perod MNe, HGVs unable bo park
(Sharting) Wednesday Thursday
0000 ¥
Q1:00
02:00
03:00
04:00
0800
D00
0700
08:00
02200
10200
1100
1.2:00
13:00
14:00
15:00
14:00
1500
1500
1%:00
A0:00
21:00
200
2300
24-hr Testal
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The dota shows thot bebeeen the hours of 20000 and 0800 when HGY porking Is
considerad 'of stress”. 53 HGVs and 70 BGEVE circulated the Site and were uncbile 1@
find o suitable parking spof on the Wednesday and Thursday survey days raspeciivaly.
This would Indicate that there is an overnight HGY porking shortoge of 70 spoces ol
presant.

It is important to remember that many HEY divers will be stopping ot Corley MEA fo
take their required 45 minute break. Failure fo park of the dte, will mean Givers would
need fo fravel o further 30 minutes fo reach the next M5A, rasulting in them potentially
exeeeding Their driving limited, Alternafivaly, divers may be forced o pork aleng the
hard shoulder, o concerm raised by Highways England and ohserved during BWE's siie
wisif.

It s condgdered likely thot o proporfion of fhe HGVS that falled to park ab Coday MEA

wolld have baan larced to park on the hard shoulder for risk of exceading thelr diving
limmit,
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Hazardous HGY Porking

MHEC Traffic wos also asked fa identify fimes during tha 48-haur survay whan HGVS ware
observed to shop o park in hozordous looafions within the ste, along with o descripfion
of the homord and duration. Full results of this are includad in Appendix C with the key
outputs surnmarised as follows,

Thara weare 22 inslances ol harardous HEY porking reporfad on the Wednesdoy and
26 instonces on the Thursdoy, Typicaly, the hazards irvolved HGVs blocking the intemal
acceass read or he anfrance 1o the paitrol flling stabon,

In terms of fiming, the majority of incidants on the Weadnesday were raparted bebwaan
14:00 and 18:00 hows and on the Thusday, between 1900 and 2000 hours.

In terms of duration, the average duraficn of hazordows porking observed on the
‘Wednesdoy was aporoximotely seven minutes and on the Thursday, 15 minutas.

In addition to the MHC Trafiic survey, potentially hozaordows HGEY parking wos alio
absenved on the doy of the Site visit. On exiting the Site, itwos obsarded that HGYS park
alongside the on-dip. presumably having laft tha Site unable to find a witable parking
spoce. BWE considers Inal such parking 15 o significant safety fsk o rood usess fraveding
northbound along the M4, The proposed increcsa in HEY porking of the Site wouwld
pravent thie nead for this type of horardous parking.

HGY Parking Calculations (Circular 02/2013 Annex B)

Overview

The current arnd proposed level of HGY parking of he Site hios been assessed wsing the
‘Parking requiremants at motorway service areas’ calculation sat out in Annex B of
Circular 02/20013 - The Sholegic Food Nebwork and the Delvery of Susioinable
Denvelopment,

The Cireulor requires HGV parkng provision fo be of a level 0.5% of HGV and cooch
traffic flow passing the site. Foolnote 17 1o he calculaticns tale sefs aut that “where
the necessary supporting informafion is availoble operators may wish fo increase the
numiber of parking spaces for particular types of vehicle in recognition of 1he particular
moke-up of the road wsers served by the fociliiy”,

With reference fo Table 2 of this repart, the doily norhbound frofiic fow is 63,297 and
of these 19,812 are vehicles are in excess of 5.2 mafras in length. The definition of a
Heawy Good Yehicle [HGY aka, oy & ‘goods vehicles over 3.5 fonnes gross vehicle
weight. including both adiculated and rigid body types'. Whilst the length does not
comaspond fo the goss weight of tha vahicle, it is considarad that any vehicla longer
fhan 52m would require 1o pork in o spoce larger than o standard cor porking bay
[2.4m x 4.8m). On this basis the 19,812 fraffic flows vaklue has been used for the purposes
of the calculation. This llustrates that, based on exiting level of HGY raffic possing the
site, there s requirement for #% HGVY bays fo be in ne with the Circulor 0202013
requirarment.

! DAT Sintistical Releass *Road Traffic Estimates: Great Britain 2015 (DIT, May 2016}
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HGY Traffic Growth Forecosfs

It is imporiant that the provision of HGVY porking provided across the Site s fulure-
proofed to account for polenfial fulure growth in freight movement an the strategic
rood nebeork.

Table 3 of this report shows thot over the 10-vear perdod 2008 to 2015, the volume of
HGY traffic along tha Mé in the vicinity of the Site grew by 13.1% (1.31% per year on
average), from 111,462 fwo-way ADT 1o 125,047 two-way ADT. It is expeactad that ot
l@ast this level of HEY traffic growih would be realised agoin over the nest 10year
penod, It is important o note that this hislade perod includad the impact of the UK
recassion and therefore HGY traffic growth over the rext 10 vears s [kely to be higher,
assuming hat there is not anothar ecanamic downturm,

For comgletanass, BWE has also reviewad altemotive sources for esfimotes of HGY
growth wp unfil 2027, This assessment yeor has been chaosen based on Highwoys
Englond guidance and in the absence of Morth Warsickshire Council adopting their
new Local Plan. Highways England guidonce document 'The Strotegic Rood Nebwork:
Planning for the Fulure' [Seplemiber 2015) states ot “osesments showd be cared
out for either a date ten years affer the dote of registratlion of the asseciated planring
appdcation or the end of the Local Plan pedod, whichewver is greater”, The date of the
planning application i3 2017 aond therefore the fulure asesment year of 2027 s
consdered appropriate,

The DT relecsad 'Road Troffic Forecosts 2015 in May 20146, Figure 15 is a chort showing
fhe projected HGY growih aver the period 2010 o 2040 for 5 oltermative scenarios, The
caniral growth forecasts (3cenarnios 1, 2 and 3| have been used for the puposes of this
aazessment,

Figure 15: HGV growth 2010 fo 2040 fvehicle miles)

£
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Sowrce: Rood Tnofic Growth Foracosts 3015 (DT, sMay 2075

Onraview of the abova charf it is estimated that 14,6 billion vehicle miles were frovellas
by HGYS in 2004 {ihe veor of the survay data from Table 2 of this report], Betwesn 2010
and 2024 HGY froffic s expectad to increose by 22%, which on average equates to
0.73% per annum. Therefore, between 2014 and 2027 HGV fraffic would be expecied

to grow by B
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Firally, BWE has reviewed Nafional Trig End sadel (NTEM) dotoset AFD1S modified in
TEMPro w7 for tha geographic area of Narth Warwickshife, The proghamime has Dean
wsed to genercte 'overage doy' local growth foctors for the Mé motoreoy in the
vicinity of the site. In the absence of HGYV growlh tactars, 'Cor Driver' growth laclors
hove been derved. Table 10 shows NTEMTEMPro local growih factor for the period
2014 to 2027,

Table 10: TEMPro local fraffic growth factors
Scenaria Growth Fochor Growth (7]
2004 — 2027 1148877 147

As can be seen, the NTEM/TEMPro growth factons estimate that fraflic on the kb in fhe
sicirity of he Site wil increase by 14.7% between 2016 and 2027,

Table 11 & o compaion of BGY wrafilc growth projections from the olfernofive dofo
SOUTCES.

Table 11: A summary of data sources and projected fraffic growth (2014-2027)

Dofa Source Anvg. Annual 2016 = 2027

Grawth (%) Grawlh ()

Wié historic Caunt Polnt data [DIT) 1,31 14.4

Rocd Tralffic Forecasts 2005 [D4T) 0.73 A1

WTEM f TEMPro 7 1.34 14.7
Averoge = 1.13 12.4 |

The average estimation of HGY traffic growth over the penod [12.4%) hos been taken
forvord fo the calculafions for the purposes of projacting the future HGY poarking
reguirement,

HGV Parking Requirement Calculations

Table 12 provides o summary of the nerthbound HEY fraffic flow in 20148 and 2027 along
with the required |avel of HGY parking (at 0.5%) on this bads, This shows that the existing
MEA Site should be providing #9 HGY parking spoces and 113 HGY parking spoces by
2027

Table 12: HGV parking requirement caleulalions — 2016 and 2027 nanthbound ADT

flaws
HGV fraffic flew | HGV porking requirement
[vehicles per day) {no. spaces] |
2014 2027 2018 2027
19812 22 265 o'l 111

Nole: Calkwoded vang average fraffic growih saf oul in Tobde [0 of 1hs repart,

The curent laval of HGY paking al the Site is 64 spoces, induding the four lay-by
poarking opportunifies olong the infemol occess rood, This eguofes fo an under-
prowvision of 35 and 47 spoces bosad on 2014 and 2037 fraffic flows respectivaly.

The calculations demomsfrate thot there s o need for the addifional HGY porking
propased as part of the plonning applicabon.
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summary

The results of the HGY porking survey demaonstrote that the site curenily provides on
insufficient laval of HEY parking provisien fo accommodale exdsting demond. A5 many
o 70 HGWS accessed, circulated and subseguently left the Site not being able fo find
a place fo pork during the peck perod for ovemight HGY parking {20:00 - 07200). This
wolld indicate thot of leost this lavel of addifional parking should be provided o rmesl
the cument shortial. This figure excludes HGYs thot accessed fhe stite and subsaguanily
refuslled balfore leaving the ste. of which o proportion b ikely to hove bean looking to
park af the Sife,

With reference to the legisiation an driver’s hows and fachograph nales, it s imgorlon
lo highlight that a significont propedion of the HGY drivers unable 1o pork of the Site
are subsequently likely 1o be breaking the law by not stopping for o 45 minute break
every 4.5 hours. Section 6 of this report oo conslders altermnative MSA destinafions en-
route in the reglonal vicirity of Corley. These fociities are oo ‘of siress’ duwing
weekdays.

The HGY parking reguiremeant colcuafion from Annes B of Creular 0202013 shows that
the Site's cument provision of HGY parking s 35 spoces below whot it snoukd be bosed
on 2018 mé& northbound daily HGY flows, Taking info occount HGY fraffic growih
projections, the faclity would hove a shorffall of 47 spoces by 2027,

Based on the above information, it B considered that ot least 82 oddifional HGY
porking spoces ore required. This hos besan colculated as the curent overspil demand
70 spaces), plus growth fo 2027, The growth has been caloulates as the 2027 Circular
Q272013 requirement (47 odditional spacas) minus the 2014 requirement (35 spoces),
which equals 12 spoces. Tha reazon the 2014 requirernent has been discounted from
the 2027 requirement is becouse if s considered that the curent overspil i effectively
the cument porking reauirerment,

al
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5.0 PROPOSED DEVELOPMENT

=

Overview

51 This section of the Ta nkeduces and ouflines the development proposals for the Site, It
incldes o description of the proposal. along with the proposed access amrangameants.

Development Details

52 The proposed development comprises an esdension fo the existing HGY parking lacility
at 1he Site to provide an additional 83 bays, Inciuding 10 ‘oversized' HGY bays, This
level of cdditiond parking B consistent with the requirement identified in Seclion 4 of
this repoori.

E3 In termz of operafion, it & proposad thal the oddiional HGY parking oreo would only
ke cpen on weekdays when HGV parking dernand is highest, Duing these fimes, ihe
proposed HGY parking area would bacome the main car park as it 5 occassed before
the axisting kory pok along the one-woy Infernal cocess rood. At the weekend., the
proposed HGY parking area would be coned-off 1o reduce aisturbonce o local
resdents during this lesser penrod of HGY demand,

5.4 The area proposed for the addiional HGY parking s located to the south of the intermal
access road on an area of open kand. The proposed kpout s shown indicatively in
Figure 14 and o ful scoled drowing is provided in Appendix D.

Figure 14: Proposed site loyout plan
KB {

|[ Carvics Area
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Vehicular Access

YWehicular oocess fo the proposed HGY porking facility wil be faken from the south of
the internal access rood via a lefiin leff-out piodty junction orangement, The deces
iz proposed o be stuated on the occess rood Beteaan the second fork”’ to the car
Pk and ihe cor park priceity egrass junction.

The proposed HGY parking area would operate with o one-way clockwise circulatony
system with the option for divers o recinculate ot o give-way line close to the egress.
EWE hos underfoken swept poth andlvsis of the proposed loyvout. The trocking
demonsirates that the proposed loyoul con comiortobly occommodate the vekicle
fracks of o masimum legal 146.5m Atticulated Vehicla. Swept path analysis drowings
are included in Appendix E.

Pedestrion Access

As has bean identiied in Secfion 3 of this reporf. there i o PReW routing through the
ste from east o west, This route wil ba dverted arsund the Site. The appropricte
parmissions for this diversion would be scught from Waorwickshire Counly Councl with
detaik fo be provided in o seporate plarning doecumean.

33
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6.0 CONSIDERATION OF ALTERNATIVE LORRY PARK

f.]

&2

4.3

64

LOCATIONS

Overview

Following tha recommendalions moda by the LPA Caose Officer 1o refuse tha planning
applcation made in 2008, BWE hos congidesed the allemalive lomy pork facilifies
“within an opproprate distonce of Corley™ MEA in terms of capacity and ability to
accommadate the HGV dermand seen al Corley. The location of the service areds
reviewed arg prasented in Figure 17 below,

Figure 17: Motorway Senvice Areas in the vi

o £ R gl P

R

Watiford Gap (Northbound) MSA

Watford Gop (Morthbound) motaravay service area is located bebeeean junctions J146-
I 7 of the b4 motoraay, cpproximaiely 24 miles /39 klomeires soutih-eost [y read)] of
Codey MEA, Tha MSA s operaied by RoodChef and includas smilar facilifies to those
at Corley M3A

Parking at the site is free for the first 2 howrs, then the following charges apply for up fo
24 hours; Cors ([£10), HGY [£21], HGY with £10 food vouchers (£23) and Coravons [
Motor Homes [£21],

Figure 18 is an aerial imoge of the Watford Gop M54, HGY parking i locofed within the
narth part of the ste.
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6.8

gure 18: An aerial image of Wafford Gap (Norhbound

BWE visited the Walford Gap {Morfhbound] MEA ste on Wednesdaoy 8h Febnsary 2017
betwaan 11200 ond 12:00 hours 1o observe exsling HGV parking candifions. The doy of
ihe vislt colnclded with the traffic surveys endertoken ot Codey MSA for conslstency,

Cbservalions on-site confimed that fhare ara 47 HGY parking opporfurities ollowing
for HEYs to park bumper-to-bumper in the orea of the lomy park located closer 1o the
retail building.

O the day of fhe site visil there ware 35 HGV: parked across the ste, including fou
HGVs parked on double-yellow line kerb spoce along the internal access road bcated
to thie east of the cor park, This equates fo o HGY porking occupancy of 74%. Whilst
thiz is not a considered fo be 'af stress’, the haphozard HEY parking along restricted
ket space would indicate thot HGY parkding copocity & an jze af this sife, A
photoegraphic record of BHGY parking rom the site oudit is included in Appendix F,

The scope 10 expand HGY parking at Watford Gap (Morthbownd) MSA & limited owing

to thie site constraints. The site & Dounded by a canal to the nodh and west, the M
moterway io the aast and a Highways Englond depot to the south.
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Hopwood Park MSA

Hopwood Park moforwoy sarvice area i located on the north sde of Junction 2 of the
W42, approximately 24 miles [ 37 kiometres southeeeest oy road)] of Corlay M54,

Parking at the ste s free for the first 2 hours, then the following chorges aopply forup fa
24 hours; Cars (£10], HGY {£26) and HGWY with £F food vouchers [£28].

Figure 19 is an oerial image of he Hopwood Park MSA. HGY parking is located within
the north-west part of the site.

BWA alss visited the Hopwood Pork M3 A site on Wednesday 8th February 2007 bebwaen
1100 gnd 12200 houwrs fo cbserve existing HGY parking conditions. The doy of the visi
caincided with ihe rallic surveys ndertaken ot Corley MSA for consiitency.

Observations on-site found fhe lomy park o be ol approximately 8% occupancy of
the tinne of the visit, Howeaver, It was alse observed thot HGWY drivers were parking on-
sireet outside the site and also in the coach parking area. This would suggest thaet e
HGY parking is often not sufficient to occommodale demand of peak fimas, A
photegrophic record of HGY parking from the site oudit is also included in Appendix F.
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Tamworth MSA

814  Tamworth motorway service areo islocafed to the west of the MA2 off Junction 10, 1 s
lecated approsimately |7 miles £ 28 kiometres north-west by rood] of Coray MEA,

6.15  Parking of the sife 5 free for the st 2 houes, then the followdng charges opply for up to
24 heours; HGY [£24) and HGY with £10 food vouchers [£25.580).

g.14  Figure 20 s an ceral image of the Tamworth MSA. HGY parking is locoted fowards the
sauihern middle port of the site,

Figure 20 An oeral imoge of Tamwarth MSA

417 BWE also visited the Tamworth Mis site on Wednesday &th February 2017 between
11:00 and 12:00 hours fo chserve exsfing HGV parking condifions. The day of the vist
coincided with the tralfic surveys underfoken ot Codey MSA for consistency. Again,
abservafions on-site found the larry park 1o be ot approximately 830% occupancy at the
fime af the vist. A photogrophic record of HGY parking fom the ste audit |s alwe
included in Appendls F,

7
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It is evident fram the M58 reviewed Thal porking of these sifes are apgproaching their
copocity, However, it is clear thot Corey M5A"s kecation on the SEM does make it a
popular stop for HEY drivers. This i demonstraled by the foct that dudng the time fhe
otner Miss ware reviewed (1100-1200] Torley s34 was af circo B8R siress, with as
miany as 33 HGWe being unable o pork during this period.

Other Alternative MSA Sites

Considerotion hos alse been gven to Morfon Canes M5A on tha s (toll) ond Hillon
Park s54 on the Mé northbound as suilable alternative destinalions for HGY divers to
Ui,

Morlon Cones M54 has been discounted on the basis that itis suoted on the Mé (foll
and therefare would not be o suitable destination for o significant proporion of HGY
drivers owing to budget and cost constraints. As such, BWE hos not vigted the site andg
thils is not considerad in any more detail,

Hilfon Park [northizound] MEA slocotedis located to the west of the Mé, appreximataly
29 mias northwest of Corey MAA. Hillon Park i known fo have Imited HGY porking
copacity, a5 shovwn in Agure 21, This, along with ifs distance from Corey ME3A makeas it
unsuitable for 'averpll’ HGY demand from Codey MEA,

und) MSA

gure 21 An gedal imoge of Hiton Park (northbo

4/84



CORLEY saOT0RWAY SERVICE AREA, WARWICESHIRE m

ESNTFRANTE - PR ITA R

TRAMEPORT ASSESSMENT NIRRT hE
TS A-BWE-GEN-K-FR-TR-000 1 _TRANIPORT ASSESSRENT

Alternafive Truclk Stop Locatfions

£22  BWE has also corsidered alternalive truck stop localions in the vicinity of Corlery MSA.
The fruck stops idenfified include lincoln Form Trock Stop, PIM Group Limited and
Rugksy Truck Stop these are presanted in Figure 22 below,

Figure 22 Localion of lreck stops
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823 Lircoln Farm Treck Stop s locoted opproximaiely 1.5 miles fo the west of Codey, PJM
Group Lid some 11.0 miles 1o the wouth and Rugby Truck Stop some 18.4 mies fo the
eost, Al of the Irock stops are located some distances friom the nearest access lo tha
sirategic rood network and therefore are not suilabde altemativas to Cofey MSA.

624 The nearast fuck sfop (PIs Growp Lid] would result in BGY drivers making a 22 mile
diversion via non-sirafegle routes. This would cdguse unnacessary addifional travel fime

along with prometing large HGVs 1o use local routes that are not polenBaly not
suitable.

39
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THE CASE FOR CORLEY

This section of the TA summarsas the key reasons why addiicnol weekday HGY parking
previson & requirsd at Corey MSA,

Ideally Located

Cadey is slrategically localed on the reglondal and noticnal highway nefweon, its cenfral
lacotion makes s the perect stop-over deslinotion for divers traoveling acorass The UK
batween porls and mapar kegishics hubs. 1S effectively the galeway fo Bimingham, the
UK's second largest city by populofion and therefore ovemight stop-overs ot Corday
maan that HEV divers can reach their cestinations quickly the following morming.

Furthermare, there are a numizer of varable messoge Sgns along the norfhbound
caniageway of the Mé on approach fo the Ste, During peok periods, these offen warn
matorsts of congestion on the Mé in Birmingham. Consaquently, drivers appreaching
their tachograph imits moy opt 1o stop ot Cordey rather than risk being deloved in
congested and excaading thair 4.5 hour drive ima.

Insufficient Parking

The axisiing site hos capadity for up 1o &4 HGYS 1o park at ony one fime, incliding 40
spoces in the lory pork ond four spoces in the lay-Dy on the access road.

BWE hos colculoted the oppropnate HGY parking reguirement wting Circular 02/2003
calculations along with northibound  roffic flow Sota for the WM& norhbound
camageway from December 2014. This demonsiralas that the site should be providing
99 spaces, which would suggest there is o curent under-provision of 35 spoces, Traffic
growth hos been oppled to 2014 fraffic flows in order to project 2067 traffic Aows. This
calculation suggests fhat by 2027 the Site should e providing 111 HGY spaces,

Furthermore, results of the HGY parking survey showed that between the weakday
overmight hours of 20:00 and 07:00 parking sfress wos typicaly in axcess of 20% and in
some cose above 100%. During this pencd, of least 70 HGYs dreulated the Site and
were unoble o find g suifoble parking spot on tha Thusday survay day. This indicales
that there is curently a shortial of cvemight HGY porking In the region of 70 spaces,

Lack of alternative HGY Parking

Lection & of this report demonstrafes that the olfernative M54z in the ragional vicimity
of Codey MEA, for nordhbound ond wastbound journeys, are alss approashing
copacity and therefore are not considered suitable alfermafives.

BWE visted the Tamworth, Hopwood Park and Walford Gap {norhbound) moforsoy
service areqs on Wednesday 8 February 2017 between 1100 and 12:00 hows. During
this pedad, the HGY parking copacity of all fhres M5A5 was observed 1o be of B0%
stress. Duving the same perod, the survey resulis show that Corley [northbound] MEA
wios of B4-BEE stress ond as many s 33 HGVs ware unable fo park owing o congested
condifions on-Slte.
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8.0 SUMMARY AND CONCLUSIONS

Summary

21 This report concledes with o summary of e key points raised within the TA, thase ara
s follows:

1.

4,

BWE has been appointed by Welcome Break Lid to prepare this report o
support o full plomning cpplication for propasals at Codey  [Morthbound)
Matorwoy Service Areo locoted o the soulh of the M8 neor Coday,
Warwickshine.

The progosed development comprises the provision of on addifions] B3 HSY
porking spoces af the Sile, bdnging the lofal provision fo 147 spoces on
wititiedays anly.

A gmilar planning applicafion wos submitted 1o Morth Worwickshire Borough
Council in 2008, but was subsequently refused. The raasons behind this refusal
hove been accouniad for during fhe preparation of this Transport Assessment,

The proposed development includes 10 spacial bays for oversized HGVs, The
nead for this has been coloulated from the ATC survey dala based on the
numiser of hres ade raod frains enlering the Site on a fypical weeskday, BWE
beleves thot this provision will reduce the ococurence of these lorger vebiclas
frying to pork In stordord size HGY boys, which often rasults in abstructions fo
otner Sife users and pravents tha efficient circulotion of vehicles around the site.

The level of addifional HGV parking proposad is basad on the results of fhe HGY
parking survey at the Site undertaken over hwo conseculive days on
Wednesdoy 8 and Thursday 90 Febroary 2017 along with Circuar 0272013
calculations for parking reguirements of motoreay service araat, The need for
acddificnal parking is also bocked up by longer term dalo obfained from
Walcome Break over the lost 3 years.,

The HEY parking survey found that between the weekdaoy overmight hours of
2000 ang 0700 porking stress was typically in excass of 70% and in some coss
above 100%. Dwing this pariod, at least 70 HGYs circuloted the Site and wane
vnzble to find o suifolde porking spot on the Thurssiay survey day. Thisindicafes
that there is currently a shortfall of ovemight HGY parking In the reglon of 70
spOces,

Drivers who ore unoble te park onsite are in danger of excesding their lagal
driving limit and could be forced to pork olong the hard shoulder. o safety
concern thal has been recognised by Highwoys England.

The axisting &4 HGY spaces is o significant under-provision when compared 1o
natioral standards. Using northbound traffic iow dala for the Mé bebween
Junciion 3 and Junction 3o and Clroulor 02/2013 calculations, BWE has
calcuated that the Site should curently have o provision of #¢ HGY porking
spaceas, increasing fo 111 spaces by 2027,

The design of the proposed new HGY porking area hos considered padestian
mawerrents. Tne exisling publc ight of way will b diverted around the Site ard
the ralevant parmissions will be sought from Warsckshine County Council,
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8.2

Conclusion

In conchuson, BWE considers thot the proposed development is in line wilth objactivas
of local and nallondl tronspert relgted planning policy. The level and need for the
addifional HGY parking spoces has been jusiified using Sife-spediiic survey data along
will a raview of the fulure projected HGY porking requirements, in line with nafionol
palicy. Onthis bass, it s considersd that the oroposed developmeant thould be allowad
in froffic and frafsportation plarnring farms.
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Introduction

This Statement has been prepared by Smith Jenkins Ltd on behalf of Welcome Break, the applicant,
to set out the updated case for planning permission for a HGV park extension at Corley MSA, given
the submission of new information during the course of the planning application. This Statement also
addresses comments raised by the Parish Council and local residents, as requested by the Case
Officer.

The description of development remains as the planning application forms:
Change of use of land to HGV parking incarporating assaciated infrastructure and works.
The site can be identified from drawing number CMSA-BWB-GEN-XX-DR-TR-106 (site location plan).

The planning application proposes the provision of 83 HGV spaces on the field to the south of the
MSA. The field is within Welcome Breaks’ ownership. Development involves the setting out of the
parking area, provision of landscaping and surface water attenuation. Access is to be provided from
the existing MSA spine road, with a dedicated turning lane into the application site.

Corley MSA due to its location on the motorway network suffers from specific problems in relation
to the parking of HGVs both during the day and overnight. These proposals are designed specifically
to address the parking need that arises at Corley.

For the benefit of planning officers, the planning application documents are:

Application plans and drawings prepared by BWB;
Transport Assessment, prepared by BWB;
+ Road Safety Audit;
« Design Team Response to Road Safety Audit including updated plans;
¢ Flood Risk Assessment, prepared by BWB;
+ Sustainable Drainage Statement, prepared by BWB;
« Lighting Design Report, prepared by BWB;
e Preliminary Ecological Assessment, prepared by Ecology by Design;
e landscape and Visual Impact Assessment incorporating landscape design proposals and tree
survey, prepared by Barry Chin Associates; and
« Noise Assessment;
* Archaeological Assessment;
« Bat Survey; and
« Biodiversity Calculator.

It is considered that the planning application submission provides sufficient information in order to allow
MNorth Warwickshire Borough Council to consider the application and now determine the application at
the earliest possible opportunity.

The remainder of this report is set out as follows:

Section 2. Summary of Information Submitted since February 2017 provides a discussion of
information submitted since February 2017.

Smith Jenkins Ltd 1
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Section 3, Response to Third Party Objectors: provides a detailed response to comments received
from third party objectors, including the Parish Council.

Section 4. _Case for the Applicant: sets out the planning case for the Applicant.

Smith Jenkins Ltd 2
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2 Information Submitted Since February 2017

21 This section of the report provides an overview of the information submitted to North Warwickshire
Council since the submission of the planning application in February 2017,

2.2 The applicant has submitted further information either at the request of statutory consultees or as
indicated as part of the original planning submission. Because this has been submitted in parts and
not as one submission, the information below can act as a check list for the LPA in determining the
application.

23 The original planning application comprised the following documents:

¢  Application forms;

¢  Covering letter, dated 28t February 2017,

+  Site location plan, drawing reference CMSA-BWB-GEN-XX-DR-TR-106;

+ Blue line plan, drawing reference CMSA-BWB-GEN-XX-DR-TR-107;

« Parking Extension (General Arrangement Plan), drawing reference CMSA-BWB-GEN-XX-
DR-TR-105

+ Planning Statement, prepared by Smith Jenkins Ltd;

« Transport Assessment, prepared by BWB;

e Flood Risk Assessment, prepared by BWB;

« Sustainable Drainage Statement, prepared by BWB;

+ Lighting Design Report, prepared by BWB,

+ Lighting Drawing, drawing reference CMSA-BWB-HLG-XX-CA-C-1300,

« Preliminary Ecological Assessment, prepared by Ecology by Design; and

e Landscape and Visual Impact Assessment incorporating landscape design proposals and
tree survey, prepared by Barry Chin Associates.

2.4 Following receipt of comments from Warwickshire County Council in their capacity as lead flood
authority, further drawings were submitted on 10" April, namely:

s CMSA-BWB-HGR-XX-DR-EN-201_Surface Water Strategy; and
o CMSA-BWB-HGR-XX-DR-202_Pond Cross Sections.

25 Following receipt of these drawings, WCC withdrew their objection to the scheme (letter dated 2m May
2017).

26 The applicants made a further submission on 28" May 2017 encompassing archaeology, noise
assessment and additional highways information. The document references are:

. Road Safety Audit, Stage 1, prepared by BWB;

. Road Safety Audit — Design Team Response, prepared by BWB;
. Noise Impact Assessment, prepared by BWB; and

. Archaeological geophysical survey, prepared by MOLA,

27 On 14" June 2017 we received further comments on noise from the Council's Environmental Health
team. A further response was submitted to the Council dated 30t June 2017.

2.8 This Statement forms part of the applicant's submission. This is submitted at the same time as the
following:

. Bat survey, completed by Ecology by Design;
. Biodiversity Calculator, completed by Ecology by Design;
Smith Jenkins Ltd 3
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. Proposed HGV Parking Extension, drawing reference CMSA-BWB-GEN-XX-DR-TR-105 rev
P2; and

. Swept Path Analysis, 16.5m and 18.5 m Articulated Vehicles, drawing reference CMSA-
BWB-GEN-XX-DR-TR-110 rev P2.

29 The above documents form the Planning Application for the purpose of determining the application.

Smith Jenkins Ltd 4
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32

33

34
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3.7

3.8

3.9

Response to Third Party Objections

A number of local resident objections have been sent to the applicant by the Case Officer who has
requested that the applicant respond to matters raised. Due to the way in which they have been sent
(copy and paste into an email) the applicant cannot identify whether these come from immediate
neighbours to the site. It is also not possible to determine the number of total objections to the scheme.

The applicant is aware that two letters of objection have been sent from the Parish Council.

The applicant's agent attended a meeting held by the Parish Council, also attended by local residents,
on 4" April 2017.

Comments from the Parish Council

Two sets of comments have been received by email via the Case Officer. The Case Officer's emails
are dated 11t April 2017 and 8t June 2017. Comments received in the 11t April 2017 email can be
summarised as: causing harm to the Green Belt where no ‘exceptional circumstances’ have been
proven, that there is no need for the lorry park based on the figures provided by the applicant; that
alternative solutions should be considered; and the impact of noise, light and diesel pollution on
residents.

The comments in the second email repeat the first other than to add that the revisions required by the
Road Safety Audit appear to be common sense alterations to the scheme.

We take each matter raised by the Parish Council below:
Very Special Circumstances

There is no requirement under the National Planning Policy Framework (March 2012) to set out
‘exceptional’ circumstances in respect of planning applications. FParagraph 87 and 88 of the NPPF
state:

87. As with previous Green Belt policy, inappropriate development is, by definition, harmful to the
Green Belt and should not be approved except in very special circumstances.

88. When considering any planning application, local planning authorities should ensure that
substantial weight is given to any harm to the Green Belt. ‘Very special circumstances’ will not existing
unless the potential harm to the Green Belt by reason of inappropriateness, and any other harm, is
clearly outweighed by other considerations.

The key consideration in respect of Green Belts is maintaining their openness. ‘Need’ is considered
to be a very special circumstance. This is especially so if the need identified is best met in a specific
location.

The applicants consicler that the need for the development in this case is such that these form the very
special circumstances sufficient to overcome the presumption against development in the Green Belt.
The case for need is two-fold: first the site specific short fall of HGV parking spaces required to meet
current demand alongside future growth forecasts for traffic on the motorway; and secondly in respect
of the site specific circumstances that means that route choice and traffic delays result in HGVs
needing to stop at Corley MSA.

Smith Jenkins Ltd 2
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3.1

312

313

3.14

3.15

3.16

317

As set out in the Transport Assessment, there is theoretical capacity for 64 HGVs within the existing
HGV park, which includes 4 spaces within the long load bay. However, there are a further 54 spaces
around the site that are used unofficially for parking by HGVs, in addition to the 11 coach spaces (which
are also sometimes occupied when there is a need for HGV parking).

Circular 02/2013 sets out the requirement for HGV parking at MSAs. This is calculated as a percentage
of the annual daily traffic flow on the mainline motorway. At Corley, the amount of traffic in total is high
but the total number of HGVs is also high. This is 18.8% of all traffic on the road. As a result, Circular
requirement for HGV spaces at Corley is for 99 spaces. This exceeds the number of available spaces
in the HGV park by 39 spaces. If a reasonable growth forecast is added to the Circular to 2027, the
requirement increases to 111 spaces or 51 spaces more than currently provided.

The current overspill or unauthorised HGV parking at the site equates to 54 spaces. This in itself is
indicative of the level of need for additional spaces at the site.

There are two types of HGV traffic that use the HGV parks at motorway service areas: drivers who are
taking a short day time break (45 minutes to 2 hours) and those that stop overnight. These users are
differentiated in the Transport Assessment, and it can be seen that there is both day time and night
time need for additional spaces. The HGV park is under considerable stress. When the main HGV
park has more than 50 vehicles in it (78% capacity), drivers start to seek out alternative places to park.
On the survey days, set out in the TA, the HGV park was at this level of capacity for 17 or 18 hours
each day.

Drivers seeking spaces outside of the official parking areas result in environmental damage to the site
and cause safety issues to other road users. As a result of parking in unofficial spaces, on the days
subject to survey, 22 hazardous incidents were recorded on the Wednesday and 26 were recorded on
the Thursday.

During the day, between 11am and 1pm, when drivers are likely to be taking a shorter break, a large
number of vehicles were unable to park. Onthe Thursday, this peaked at 44 vehicles between 12 and
1pm. Overnight, between 8pm and 6am, 53 HGVs on Wednesday and 70 HGVs on Thursday entered
the site, circulated to find parking spaces, failed to find space to park and left. These vehicles failed to
park in either the 64 authorised spaces or the 54 unauthorised spaces (118 spaces total). We do not
know where these vehicles ultimately stopped but unofficially we know that there is a high incidence
of vehicles parking on the hard shoulder or in refuge bays on the motorway.

As set out above, there is a very clear need for additional HGV parking at Corley. The number of
vehicles that require spaces both during the day and overnight and are not currently catered for is a
clear demonstration of this (that is those vehicles that enter the site and are unable to find parking). In
addition, while there are 64 ‘official’ parking spaces on the site, the site is under pressure when HGV
numbers exceed 50. HGVs then find alternative ‘unofficial’ spaces around the site (we have identified
54 such spaces). Parking inthese unofficial spaces not only causes damage to the environment within
the site, but is dangerous and causes a road safety hazard. A large number of hazardous incidents
were recorded during the site survey work.

Circular 02/2013 sets out a requirement for 99 spaces in 2016, Using a growth factor to traffic on the
M6, this will increase to 111 by 2027. By increasing the HGV parking provision, this allows for the
Circular requirement, the existing need and unmet need to be provided in a safe way and not by the
continuation of unofficial and unsafe parking within the site as currently occurs.

Smith Jenkins Ltd 6
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3.24

325

Alternatives

A number of alternatives have been put forward including the provision of new services at Rugby
(Junction 1, M6) and alternative site layouts within the existing MSA boundaries.

In relation to the current planning application at Junction 1 by Moto (Rugby Borough Council planning
application reference number: R17/0011), this was submitted in January 2017. This would provide 98
HGV parking spaces, as required by Circular 02/2013. It has been the subject of 69 number indivicual
householder objections, as well as on-going objections from Highways England, heritage and
landscape concerns. Warwickshire County Council as highway authority have yet to comment on the
planning application. There are a number of technical difficulties with the application, including the
connection of the site to the junction roundabout. Highways England issued a further holding direction
on the application at the end of July setting out that the planning application could not be determined
for a further 3 months while these technical issues were resolved.

There is no guarantee that these matters can be resolved. Even if they are, the site represents a
significant incursion into the countryside north of the M6 where there is very little development
currently. There are concerns about landscape harm due to the openness of the site, and also the
harm caused to adjacent heritage assets.

This cannot be seen as a viable alternative currently due to the lack of planning permission for the
development. In respect of harm caused, the ability to extend the existing MSA will cause less harm
than the incursion into the countryside and landscape harm identified than any development at Corley.

Objectors to the scheme have also provided two potential re-arranged site layouts that do not include
an extension outside of the existing site boundary. We have included these in Appendix A of this
Statement and labelled these number 1 and number 2 for ease of reference. We address each layout
in turn below:

Layout 1 proposes 111 spaces in a re-arranged HGV parking area which extends over the existing
HGV parking area, area of trees, staff car park and delivery area for the amenity building. It also re-
arranges the coach park. It suggests that further areas of land are available for HGV parking at the
entrance to the MSA (east side of the site) adjacent to the car park and also to the west side adjacent
fo the MSA exiV/slip road to the motorway. This layout ignores a number of key points. First, it allows
vehicles to reverse directly onto the main site road that allows non-car vehicles to travel through the
site from east to west. If this road is blocked due to manoeuvring vehicles, it is likely that traffic will
back up through the MSA and cause congestion. Vehicles manoeuvring in this way are likely to be
slow moving and potentially hazardous to other vehicles, increasing the likelihood of accidents. This
is already seen in the existing MSA layout where vehicles are parked outside of the dedicated HGV
parking area, and are manoeuvring into spaces on the access road.

The coach spaces are angled in such a way that manoeuvring in this area would be very difficult. The
coaches are not sufficiently segregated from the HGV traffic as they are currently (where there is a
splitter island between the internal service road and coach park). This is unsafe for coach passengers.

The layout also ignores the rcelivery area and operational space required to the rear of the amenity
building.

Smith Jenkins Ltd 7
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3.29

3.30

3.31

332

333

3.34

The area identified to the west of the site is largely the internal circulation road, waiting space for the
HGV FFS pumps and the exit onto the motorway. None of this space is suitable or available for
development.

The area identified in purple to the east of the site is open space but located immediately adjacent to
the car park. It is not clear how this space could be used without having a mixed traffic system whereby
cars and HGVs shared space. For safety reasons, all types of traffic within MSAs are segregated and
development on the area to the east would not achieve this.

In respect of Layout 2, many of the comments above also apply to this layout. It ignores the through
flow of traffic on the internal roads and introduces manceuvring vehicles into this space. This would
cause the backing up of traffic within the MSA and introduce safety hazards. The layout ignores the
external storage (especially bins) at the rear of the amenity building and service and delivery areas.

We have undertaken vehicle tracking on this layout, and this is provided in Appendix B of this
Statement. This identifies a number of problems with the layout. The parking bays are positioned very
close together, making manoeuvring in and out the bays difficult and potentially increasing the risk of
a collision. A number of tight U-turn manoeuvres would be required to exit some bays. Drivers would
be required to manoeuvre the wrong way into the outer access road to be able to reverse into some
bays. There are a number of instances where drivers would be required to overrun the adjacent bay
when exiting, if this bay was occupied vehicles would not be able to exit the spaces.

As a result we do not consider that either of these proposed layouts would provide an alternative
scheme that would be safe, provided segregated vehicle parking, and allow the amenity building to be
correctly serviced.

The capacity at adjacent MSAs and truck stops have been addressed in the Transport Assessment. In
addition to that assessment, it should be noted that HGV capacity in the region will be reduced during
the construction of HS2 due to the location of the line that goes through the HGV park at Tamworth
MSA.

Noise and Light

The planning application is accompanied by a noise assessment and a lighting plan. The noise
assessment has been agreed with the Council's Environmental Health team and meets the required
standard in respect of noise.

In respect of light, the design has been carefully thought out in order that light columns are as low as
possible to reduce the amount of light spill outside of the site. This is shown on the accompanying
lighting plan (drawing reference CMSA-BWB-HLG-XX-CA-C-1300). There have been no objections to
this proposal by the Council's Environmental Health team.

We note comments in respect of diesel pollution, which we assume is air pollution in the locality. The
proposed development provides parking for HGVs that are already using the motorway network. It is
not going to increase the number of HGVs on the roads, and therefore will not increase the level of air
pollution in its own right. It is designed to meet the need already arising at Corley — vehicles already
stop at the site or attempt to stop but are unable to due to a lack of spaces. Therefore the air quality
is unlikely to be affected significantly as a result of the development.
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3.38

3.39

3.40

3.4

3.42

Comments from Local Residents

We have been sent a number of comments from local residents concerning the scheme. These are
wide ranging in their scope, but can be summarised in a number of general themes. We address each
of these below:

Green Belt Location: the site is located within the Green Belt, where there is a presumption against
inappropriate development unless ‘very special circumstances’ are demonstrated. It is the view of the
applicant that in this case the very special circumstances are present to override this normal
presumption. These are: the need for the development at Corley as a result of the requirement for
HGV parking within the site (both from demand and also unmet need); the need in this location; the
specific circumstances of Corley MSA; and the national need for additional HGV parking spaces. In
addition, the propose development does not impact upon the openness of the Green Belt. There is no
significant visual impact and therefore harm, by reason of inappropriateness and impact on the
openness of the Green Belt, and any other harm, is outweighed by the benefits of the scheme.

Pollution: objection has been raised on the grounds of noise, light and water pollution. There are no
objections to the scheme from the relevant technical consultees on any of these matters. In respect
of noise, the scheme meets the WHO's noise requirements both during the day and at night.

In respect of lighting, the design and location of columns has been carefully planned to reduce the
amount of light spilling from the site. This can be seen on the accompanying lighting plan which shows
the lux contours around the site after development. Levels of light pollution will be low. In relation to
diesel spilling into the local water course, the drainage design includes interceptors which will prevent
the leaking of any diesel into the proposed pond and adjacent water courses.

Public right of way: a public right of way is located between the application site and the MSA. This can
be diverted if required by the LPA, and there is sufficient room within the application site to divert the
footpath around the outside of the proposed development while still being within the applicant’s land
ownership.

Existing field access: there is an existing field access from Bennetts Road MNorth and the application
site, which is in the ownership of the applicant. Local residents have asked whether it is intended to
use this field access for a rear access into the MSA. It is not the intention to use this field access in
this way. There is currently an access into the MSA to the west of the application site which is controlled
via secure barrier. Access will remain in this location.

Weekend usage: it is not intended to use the HGV park at weekends or at bank holidays or public
holidays. The applicant has suggested planning conditions that would be enforceable by the LPA to
prevent access at these times unless there was an exceptional event or an emergency.

Impact on ecology: local residents have raised the issue of the potential harm caused by the scheme
to wildlife, and have specifically mentioned the presence of Great Crested Newts on the site. As set
out in the accompanying ecology report, there were no species recorded or reported on the site. This
included an analysis of historic records held in the County database. In addition, a bat survey has
been undertaken in a tree on the boundary where concern was raised that this could provide suitable
habitat for bats. Further survey work has been undertaken to address this, and no evidence that a bat
roost was present. A biodiversity checklist for the site has also been completed which shows that due
to the introduction of the pond, and boundary planting, the development of the site will have a positive
biodiversity impact above the existing use of the site for grazing.
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3.43 Boundary planting: concern has been raised that the proposed boundary screening will not be effective,
and will not provide screening to the boundary. The boundary landscaping of the site takes 3 forms:
planting, @ mound and a close board fence. The fence provides three functions: security, screening
and it acts as an acoustic screen. The Landscape and Visual Impact Assessment concludes that from
all identified views, that the introduction of the development would cause minor or negligible impact
where the scheme would either not form a noticeable deterioration or improvement in the view; or a
slight deterioration would occur. As a result of proposed landscape planting, any affect would be
mitigated and provide a substantial screen to the development.

3.44 |Increase in HGV traffic: concern has been raised about the increase in traffic on the M6 not being as
‘'sharp’ as ‘the sharp' increase quoted in the Transport Assessment. This specifically refers to the
proportion of HGV traffic on the M6 in 2006 of 18%, and comparing this to 18.8% HGV traffic in 2015.
The figures are set out in Table 3 of the TA. What these show are that in 20086, the total number of
HGVs (AADF) on this section of the M6 was 20026, which represented 18% of the traffic flow. During
the following years, this number dropped, mainly during the recession (falling at its lowest point to
14.7% in 2008). This then rose to 23664 in 2016, above the pre-recession levels. This is a rise of
7,149 vehicles compared with 2009. The volume of HGVs as a percentage of all traffic changing
between 18% and 18.8% from 2006 to 2016 may not look significant because this is an increase
expressed as a percentage of overall traffic. In absolute numbers, the overall amount of traffic has also
risen by 14,585 vehicles over this period, and the absolute numbers of HGVs have also increased.
The rise in the number of HGVs over the period between 2006 and 2016 has been 18%, compared
with a rise in the overall increase in traffic on the motorway of 13.1%.

3.45 It should also be noted that the current scheme addresses all of the previous reasons for refusal and
the applicant considers these are addressed directly in this application. The scheme currently before
the LPA is the design team's response to the road safety audit. It is entirely normal for a scheme to
be amended following a Road Safety Audit as has happened in this case.
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Case for the Applicant

This section of this Statement sets out a summary of the planning case for the applicant, taking into
account the updated information submitted alongside this statement. Any updated information does
not materially alter either the form of the development or the case for the applicant.

The site is located in the Green Belt where inappropriate cdevelopment is, by definition only, harmful.
Development in Green Belt locations can be approved where applicants demonstrate ‘very special
circumstances’ that would override the normal presumption. A number of exceptions are listed where
development is considered to be ‘appropriate’. Paragraph 90 of the NPPF states that in addition to the
Paragraph 89 list, certain other forms of development are appropriate providing they preserve
openness and do not conflict with the purpose of including land in the Green Belt (the purpose of Green
Belts is set out at Paragraph 80). One such exemption is local transport infrastructure which can
demonstrate a requirement for a Green Belt location.

In this case, the extension to the HGV park at Corley MSA needs to be located in the Green Belt, as
there is a need for additional HGV park facilities specific to Corley MSA. There are a lack of alternative
sites, and the extension of an existing facility requires less land than a new site elsewhere.

The applicant is able to demonstrate the very special circumstances that overcome the normal
presumption. Those very special circumstances relate to the need for HGV parking at Corley; a need
that is backed by Central Government and the identification of a national shortage of HGV facilities; a
need specific to Corley due to geographic circumstances of the site; and a lack of alternative facilities.

The site is operating either at capacity (of 60 standard spaces plus 4 available spaces in the long load
bay) or over capacity for a large amount of the time. By using both automated traffic counters and
video filming of the site, the Transport Assessment has identified both vehicle parking within the site
and also habits of drivers when parking. This has identified that the HGV park is over capacity both
during the day and during the night (ie when drivers take both short breaks (45 minutes to 2 hours)
and overnight stops). When the existing HGV park reaches 80% capacity, drivers start to seek out
alternative places to park. Drivers were filmed both during the day and overnight entering the site,
circulating, being unable to find space to park and then leave the site. HGV drivers operate within legal
driving times, and their stopping times are prescribed. A lack of space to park is matter of highway
safety and this must be given significant weight in the determination of this planning application. The
purpose of motorway service areas is to provide an opportunity to stop and rest in the interests of
highway safety.

The MSA currently does not meet the Department for Transport Circular 02/2013 requirement for HGV
parking based on the AADF of traffic on the motorway. In this case, the requirement is 99 spaces
compared with the provision of 60+4. Allowing for traffic growth, this requirement will increase to 111
in 2027. This is a requirement of an additional 51 spaces. In addition to this number, is the need
arising from the high level of vehicles turning into the site from the motorway.

The lack of capacity in the existing HGV park leads to unauthorised parking around the site. The TA
identified that as many as 54 unauthorised spaces are ‘created’ by HGV drivers who need to stop at
Corley. In addition, itis likely that the lack of spaces here leads to HGV drivers entering the site, unable
to find space to park, and leave the site but still needing to stop. This leads to parking on the egress
slip road to the site, the hard shoulder, and also the refuge bays designed for broken down vehicles
on the motorway. All of these are both unsafe and illegal. Unauthorised parking within the site causes

Smith Jenkins Ltd 11
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both hazardous incidents and environmental damage. The TA identifies more than 20 hazardous
incidents occurring on each survey day as a result of unauthorised parking on the site.

Corley MSA is located on the M6, a major national motorway that connects to the M1 to the south and
goes north to Birmingham, Manchester/Liverpoal and further north to Scotland. Connecting motorways
include the M42 (to the midlands), M5 (to Bristol and south west), and M54 (to Wales). West of the
services, the M6 connects to the M42 and M6(tall) before continuing north through Birmingham, where
the ME (toll) re-joins the M6 north of junction 11. The M6 suffers from significant traffic congestion due
to large volumes of traffic, roadworks and accidents on the link between the M42 (junction 3A) and
Junction 11. As a result, this leads to delays in journey times. These delays are advised on the
overhead advanced directional signage operated by Highways England.

HGVs are likely to make a decision at Corley, based on traffic information, whether to continue their
journey on the ME&, or the linked motorways, or whether to stop at Corley. Their decisions will be
determined by likely journey times and their need to take a break based on the legal journey time
requirements for HGV drivers (set out in detail in the TA). Distances to Hopwood, Warwick and Hilton
Park MSAs all exceed 28 miles or around the 30 minute drive time set out in Circular 02/2013. Off-
motorway HGV parks involve a significant journey time detour. As a result, Corley is the best place for
HGVs to stop before travelling further north. The need is therefore very specific to Corley because it
is at a critical decision making point on the motorway before HGVs enter a complex network of
interconnecting motorways where there is significant traffic congestion, which can lead to delayed
journey times.

The lack of alternatives or the distance to alternative sites mean that the need arises at Corley
specifically. There are no HGV parking facilities when travelling west on the M6 between Corley and
Hilton Park services. The available parking at Hilton Park is less than currently available at Corley.
Little HGV traffic uses the M6 toll road (it carries only one third of the total traffic of the main M& road,
and a much lower percentage of HGVs). While Norton Canes MSA is available, this is underused by
comparison to the HGV facilities on the main motorways. The future of Tamworth MSA is uncertain as
the proposed HS2 route to the north-east is shown going through the HGV parking area.

We have discussed elsewhere the possible development of additional facilities at Junction 1, M6
(Rugby) however this does not have planning permission and does not represent a fall-back position
for provision of HGV spaces. It is also not located at the critical decision making point for HGV drivers
at the start of the complex motorway system around Birmingham, as it is located further to the east.

This need for HGV parking is also backed by central Government. The Minister for Transport issued
a Written Statement to Parliament in December 2016 setting out the need for HGV parking. Transport
Focus research issued in July 2016 highlighted that roadside facilities are of greater significance to
lorry drivers than other vehicle types because they are legally required to stop driving after a certain
number of hours. The Report identifies that while they try to plan their stops, they are often forced to
adjust their plan according to traffic, lack of parking spaces or hold ups on the road. The research
specifically identified a key concern with inadequate parking capacity for lorries which can lead to
drivers stopping even overnight, in locations with few or no facilities such as laybys, retail and business
parks or even slip roads, the hard shoulder and other prohibited areas. The outcome of this was a
recommendation to increase the amount of parking for HGVs across the network. Corley MSA forms
a key part of the network, and the aims of this application are inline with Government policy and
expectations of operators of roadside facilities to act to meet this need.

Smith Jenkins Ltd 12
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The harm caused to the openness of the Green Belt in this location will be limited because there are
no buildings proposed as a part of the development. The site will contain areas of parking, but the
presence of lorries will be temporary rather than permanent structures which limits any harm. Lighting
will be provided, however the lighting design has been carefully produced to ensure that the light spill
is concentrated within the HGV park, with limited spill into surrounding areas.

The development would not conflict with the purpose of the Green Belt which is to prevent urban
sprawl. The size of the scheme is limited, and is directly related to an operational site which is already
inthe Green Belt. The alternative to development of this limited extension to this site to meet the need
for HGV parking would be the development of wholly new MSA or truck park. This would require
significantly more land to provide all of the facilities required by Highways England to achieve signing
from the motorway. The size of such a site would be significant, and more harmful than the limited
development proposed at Corley.

As set out in the accompanying planning application documents, the harm caused more generally by
the scheme is limited. There is no specific on-site species or ecological harm caused by the
development, and by the introduction of planting, and a pond, the biodiversity calculator produces a
positive outcome. Highway safety concerns have been addressed by minor adjustments to the
scheme. Highways England have not raised concerns with the scheme, and have not restricted the
LPAs ability to determine the application. There are no flood or drainage concerns. There are no
objections to the proposals from Environmental Health. The Landscape and Visual Impact Assessment
sets out that the impact of the scheme will be minor, and that overtime the development will blend into
the landscape as a result of planting at the site.

All the previous reasons for refusing planning permission for a similar scheme in 2009 have now been
overcome.

It is the view of the applicant that the significant need for the development, the limited harm caused to
the Green Belt as a result of the impact on openness, and very limited other harm, means that there
are very special circumstances that would overcome the normal presumption against development in
the Green Belt, and that weighed in the planning balance against the other harm caused, the benefits
outweigh the harm and planning permission should be issued accordingly.

Smith Jenkins Ltd 13
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(6) Application No: PAP/2017/0340
Land Between, Rush Lane and Tamworth Road, CIiff,

Outline application for erection of up to 165 dwellings, public open space,
landscaping, sustainable urban drainage and associated infrastructure - all
matters reserved except access, for

Summix RLT Developments Limited
Introduction

This application is reported to the Board for information so as to provide an early
description of the proposals in advance of later determination.

The Site

This is an L-shaped piece of land amounting to around 7 hectares in area, located on
the west side of Rush Lane and to the east of the A51Tamworth Road, south of
Dosthill in Tamworth. To the north is the line of the potential Dosthill By Pass and
residential estate development, some of which is in North Warwickshire. To the east
is the A51 with open countryside beyond that. To the south is an existing commercial
enterprise - a builder’'s merchants comprising both buildings and open storage yard.
Beyond Rush Lane to the south is a former extraction and waste disposal site. To
the east is further unused commercial land; the main Birmingham/Derby rail line and
the Kingsbury Brickworks.

The site itself is a despoiled former landfill and extraction site that has been
backfilled and remains as rough land. It is generally level throughout.

A location Plan is attached at Appendix A
Background

The site is part of a much larger extensive area that has been used for mineral
extraction (both coal and particularly clay which was used in the nearby brickworks
factory). It has now been landfilled under consents granted by the County Council as
Minerals Planning Authority.

Outline planning permissions were granted in 1997 for industrial use of the site and
the land immediately to the east on the other side of Rush Lane. These permissions
have been extended.

These permissions safeguarded land immediately to the north of the site in order to
provide the route of a Dosthill By-pass. This land remains free from development
today. New residential development was undertaken north of this corridor and it is
protected by a large bund. The junction of this future By-pass with the A51 was to be
a roundabout but subsequent decisions led to that being varied to a priority T-
junction and the initial length of this spur is in now in place. The industrial consents
enabled the extension of this spur eastwards so as to provide access into the
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industrial land. These consents did not have vehicular access onto the substandard
Rush Lane.

The Council has taken the view that these industrial consents are extant and thus
that they “count” towards the employment land requirements as set out in both the
current Core Strategy and the new draft Local Plan. The applicant of this current
application dis-agrees with the standing of these consents.

The Proposals

This is an outline planning application for up to 165 dwellings. Access would be
solely from an extended “spur”, as anticipated within the industrial development. It is
proposed that there would be 30% provision of affordable housing within the
development (50 units) with a mix of 75/25 for rented and intermediate rented
accommodation. 1.8 hectares of open space and a balancing pond are also
proposed. Section 106 contributions are yet to be determined following the receipt of
consultation responses from the various Agencies.

An indicative layout illustrating these matters is at Appendix B.
Documentation submitted with the application includes the following reports.

An Ecological Appraisal identifies four statutory sites within 2 km of the site (eg.
Kingsbury Wood) together with other non-statutory sites (e.g. Middleton Lakes).
However, the report concludes that the development would not adversely impact on
any of these given the separation distances and the nature of the intervening land
uses and transport corridors. No protected species would be affected either. The site
is dominated by short perennial vegetation with scattered shrub and ruderal
vegetation and a small reed bed and pond to the north. The site therefore has a
modest flora and bird diversity. The provision of the open space and the balancing
pond if designed appropriately would adequately compensate and enhance the value
of the area. No greater crested newts were located.

A Landscape and Visual Impact Assessment describes the site as being in the
“Tamworth Urban Fringe Farmlands” Character Area which describes an “indistinct
and variable landscape with relatively flat open arable fields and pasture fragmented
by restored spoil heaps, large scale industrial buildings and busy roads bordering
Tamworth”. This is considered to be of overall low landscape value with low
susceptibility to the proposal with any adverse impacts being limited to the site itself
rather than to the wider geographic area. In terms of visual impact then overall the
conclusion is that high quality residential development and structured green
infrastructure would be of visual benefit.

An Archaeology Report concludes that there would be no impact due to the nature of
the history of the site.
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A Ground Conditions Report recites the past history and concludes that there was
identification of trace amounts of asbestos being found and thus given the nature of
the proposed use, extra care is needed during the development process. Given the
landfill at the site, recommendations are made for gas mitigation measures to be
included in the construction specifications together with monitoring measures. It is
recommended that either piled foundations are used or some form of treatment in
conjunction with reinforced raft foundations. Soakaways are not considered to be
suitable.

In terms of noise then a report concludes that the site is exposed to existing noise
sources. As a consequence mitigation measures will be required to be built into the
houses.

A Utilities Assessment concludes that foul water would drain to existing foul sewers
with a connection on the northern boundary. Surface water would drain to the
enhanced balancing ponds in the north-east corner of the site. A new electricity sub-
station may be needed on site. Reinforcement would be needed for gas supplies to
the site. Mains water connections would have to be made to the north. No issues are
anticipated with telecommunication connections.

The Transport Assessment concludes that the site is reasonably well located in
terms of accessibility to all local services and bus routes. New traffic generation
would be absorbed within the existing network and therefore there would not be the
“severe” impact to justify refusal. The applicant awaits the highway authorities’
recommendations in connection with the proposals not prejudicing the potential By
Pass implementation.

A Design and Access Statement describes how the indicative layout has been
arrived at including the green and open space provision.

A Statement of Community Engagement describes a public exhibition held in
Tamworth in early June which was visited by 49 members of the public. Comments
received related to a number of concerns: the safeguarding of the By-pass received
a mixed response, increased traffic was an issue particularly in Dosthill High Street
as well as the impact on local facilities. The wildlife value of the site was raised and
the potential impact on housing values was mentioned. The provision of affordable
housing was generally welcomed.

A Planning Statement draws all of these matters together concluding that
notwithstanding the status of the industrial permissions here, the site is an
appropriate housing site which is in sustainable location and would not give rise to
adverse impacts.

Development Plan

The Core Strategy 2014 — NW1 (Sustainable Development); NW2 (Settlement
Hierarchy), NW5 (Split of Housing Numbers), NW6 (Affordable Housing Provision),
NW9 (Employment Land), NW10 (Development Considerations), NW12 (Quality of
Development), NW13 (Natural Environment), NW14 (Historic Environment), NW15
(Nature Conservation), NW16 (Green Infrastructure) and NW22 (Infrastructure)
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Saved Policies of the North Warwickshire Local Plan 2006 — ENV6 (Land
Resources); ENV7 (Existing Employment Land Outside Development Boundaries),
ENV9 (Air Quality), ENV12 (Urban Design), ENV14 (Access Design), TPT1
(Transport Considerations), TPT3 (Access and Sustainable Travel) and TPT6
(Vehicle Parking)

Other Material Planning Considerations

The National Planning Policy Framework 2012

The National Planning Practice Guidance 2017

The draft Local Plan for North Warwickshire 2016

The North Warwickshire Landscape Character Appraisal - 2010.
Observations

This site is not in the Green Belt, but it is on the fringes of Dosthill, Tamworth.
Members will know of its planning history being extracted, landfilled and with the
benefit of industrial planning permissions. Its setting will also be known to the Board
close to Tamworth and the Brickworks site. Notwithstanding this, the
recommendation below suggests that a full site visit is undertaken so that the nature
of the site and its location can be fully understood given that this is a residential
proposal.

A number of issues do arise. These include the status of the land within the Core
Strategy and emerging Local Plan as employment land which is contributing to our
land requirements. An alternative land use here would thus carry consequences on
that emerging Local Plan. On the other hand the site is close to Dosthill and the
nature of the discussions with the Tamworth Borough Council on our respective
housing requirements and provision is material here. The status of the Dosthill By-
pass is also an issue.

Consultation responses will indicate what kind of impacts there might be and that will
give rise to the appropriate level of contributions to mitigate those impacts. The
nature of and future managements for the proposed affordable housing will need to
be reviewed too.

Recommendation

That the receipt of the application be noted and that a site visit be undertaken prior to
determination.
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BACKGROUND PAPERS

Local Government Act 1972 Section 100D, as substituted by the Local Government
Act, 2000 Section 97

Planning Application No: PAP/2017/0340

Background Nature of Background
Paper No Author Paper Date
1 The Applicant or Agent Qr?ghscg t'grr:]gr?tr(r:)s’ Plans 14/7/17

Note: This list of background papers excludes published documents which may be referred to in the
report, such as The Development Plan and Planning Policy Guidance Notes.

A background paper will include any item which the Planning Officer has relied upon in preparing the

report and formulating his recommendation. This may include correspondence, reports and
documents such as Environmental Impact Assessments or Traffic Impact Assessments.
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(7)  Application No: PAP/2017/0429

Car Park, Sheepy Road, Atherstone, CV9 1HD

Works to trees in Conservation Area, for

Mr A Watkins - North Warwickshire Borough Council

Introduction

This application is reported to the Board as the site is on land owned by the Council.
The Site

This car park is off the Sheepy Road and lies behind mixed residential and
commercial property fronting Long Street and Church Street. It also backs onto
residential property off Croft Road.

The Proposals

The application affects three trees that are in the grassed area surrounding the car
park where it abuts Croft Road. Their location is shown on Appendix A.

T1 is a willow tree and it is proposed to undertake a five metre crown lift of the tree in
order to abate nuisance from low hanging branches, particularly overhanging the car
parking spaces and the access routes. Permission is sought additionally that such
work is carried out on a regular basis.

T2 and T3 are both damson trees and it is proposed to fell these as they are over
mature and showing severe signs of failure and branch fall.

None of these trees is protected by an Order but they are protected by virtue of their
location within the Conservation Area.

Representations

The consultation period expires just after the closing date for the preparation of this
report and any comments received will be reported verbally at the meeting.

Development Plan

The Core Strategy 2014 — NW12 (Quality of Development) and NW13 (Natural
Environment).
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Observations

These trees have been inspected and assessed by the Council’s qualified tree officer
and there is no objection to these works. The willow is a large tree and its amenity
would be enhanced by the proposed crown lift. The two other fruit trees will need to
be removed very soon. It is considered that this should be carried out and that
suitable replacement trees are replanted.

Recommendation

That the works be agreed and that suitable replacement trees are re-planted.
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BACKGROUND PAPERS

Local Government Act 1972 Section 100D, as substituted by the Local Government
Act, 2000 Section 97

Planning Application No: PAP/2017/0429

Background Nature of Background
Paper No Author Paper Date
1 The Applicant or Agent Qr?ghscg t'grr:]gr?tr(r:)s’ Plans 718117

Note: This list of background papers excludes published documents which may be referred to in the
report, such as The Development Plan and Planning Policy Guidance Notes.

A background paper will include any item which the Planning Officer has relied upon in preparing the

report and formulating his recommendation. This may include correspondence, reports and
documents such as Environmental Impact Assessments or Traffic Impact Assessments.
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(8) Application No: PAP/2017/0438

2 Birmingham Road, Land opposite Green Man, Birmingham Road, Coleshill,
B46 1AA

Works to trees in Conservation to fell four trees, for
North Warwickshire Borough Council
Introduction

The trees the subject of this application, are on Borough Council land and thus the
matter is referred to the Board for determination.

The trees are not protected directly by Orders but are within the town’s Conservation
Area.

The Site

This site is on the north side of the Birmingham Road directly opposite the Green
Man Public House at the crossroads on the High Street. The area is essentially a
hard surfaced amenity area.

The site and the location of the tress are depicted on the plan at Appendix A.
The Proposals

All four trees are proposed for felling — an ash and three cherry trees. They have
been inspected by the Council’s tree officer and his report is attached at Appendix B.
It gives a description of each tree and the reasons for the proposed felling. The ash
is considered to be a danger because of weakness and the three cherry trees also
have structural problems. Give the public accessibility to the site and the nearby
roads, the assessment concludes that the trees should all be felled. They are not
considered to be worthy of an Order.

Representations

The consultation period ends after the date for the preparation of this report and so
any comments received will be reported verbally at the meeting.

Observations

Given that these trees are potentially dangerous and could become a liability, the
recommended action of the Tree Officer is supported. In this particular location
replacement shrub planting may be more appropriate.

Recommendation

That the works be agreed and that the trees be replaced with suitable and
appropriate shrub planting.
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BACKGROUND PAPERS

Local Government Act 1972 Section 100D, as substituted by the Local Government
Act, 2000 Section 97

Planning Application No: PAP/2017/0438

Background Nature of Background
Paper No Author Paper Date
1 The Applicant or Agent Qr?ghscg t'grr:]gr?tr(r:)s’ Plans 9/8/17

Note: This list of background papers excludes published documents which may be referred to in the
report, such as The Development Plan and Planning Policy Guidance Notes.

A background paper will include any item which the Planning Officer has relied upon in preparing the

report and formulating his recommendation. This may include correspondence, reports and
documents such as Environmental Impact Assessments or Traffic Impact Assessments.
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AppeNoix B

PAP/2017/0438
ARBORICULTURAL APPRAISAL /INSPECTION/TREE REPORT
e NWBCRefNo: NWBC Trees 9.8.17 I
s Site Address: Land opposite Green Man, Coleshill " RECENVED
e Prepared by : Andrew Watkins _mmm |
* Prepared for: Planning Application e R
e Date of Inspection: 03/08/2017
* Date of Report: 09/08/2017
Works applied for:

s Works to trees within a Conservation Area.
e T1. Ash (Tag 624) Notification - Fell

e T2.Cherry (Tag 625) Notification - Fell

* T3, Cherry (Tag 626) Notification - Fell

s T4, Cherry (Tag 627) Notification - Fell
Observations:

* The trees within this report are located upon grounds owned by North Warwickshire
Borough Council (NWBC) within the market town of Coleshill (land opposite Green Man
Public House). This location and associated area is within the Coleshill Conservation
Area. This notification follows the scheduled inspection of the trees by the Green Space
Officer (Trees) and author of this report and is further to a desire by NWBC to develop
this location by way of alteration to ground levels and surfacing. The changes requested
to the land will require use of machinery to facilitate. Surveying to British Standard (1)
has concluded that root plate protection measures required will make the site
completely un-accessible by machinery if T1 and T4 are to remain in-situ.

* T1. Ash (Tag 624) this specimen is seen to be young in age class, the canopy found to
have minimal amounts of deadwood at the time of inspection. The tree has developed a
twin-stemmed formation at 1.5 metres from ground level with included bark noted at
this junction, the tree then reforms to a single stem 600mm above this point with
included bark again noted in position. The tree is in very close proximity to the main
eastern pedestrian access of the site, with high risk of potential failure noted at the
above noted weak junction. Due to the defects noted, the tree does not warrant
additional protection by way of a Tree Preservation Order.

Andrew Watkins Tech Cert (Arbor A) Cert Arb (RFS) Green Spaces Officer (Trees)

North Warwickshire Borough Council Tel: 01827 719212 Mob: 07875700111
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T2. Cherry (Tag 625) this tree is seen to be mature in age class. The root plate of this tree
has historically failed, the tree has continued to grow and has managed to stabilise its
structure, the resulting growth pattern is less than ideal and does give cause for concern,
with a high risk of potential failure noted. Due to the defects noted the tree does not
warrant additional protection by way of a Tree Preservation Order.

T3 & T4. Cherry (Tags 626 & 627) these trees are seen to be mature in age class. The
trees have been historically reduced in an unbalanced nature and as such their resulting
growth pattern is seen to be disproportional. Works to correct the current crown form
would result in too high a loss of the canopy of the trees and would result in failure of the
trees in their entirety due to the loss of essential material (functional canopy) that the
trees do use to promote growth and as such ensure the remaining contribution of the
specimens. It would not be expedient for either of these trees to be afforded further
protection by way of a Tree Preservation Order due to the reasons and defects noted
previously.

It must be noted that in relation to the Occupiers Liability Act of both 1957 and 1984 (2)
an occupier with control over premises (which can be gardens and woodland) is liable to
take such care that is “reasonable” to see that either the visitor (under the 1957 part of
the Act) or trespasser (under the 1984 part of the Act) will be reasonably safe. A higher
standard of care is owed to a visitor than for a trespasser and a higher standard still is
required for a child compared with an adult. The requested felling of T1 and T2 is also
seen as a reasonable and required action due to the nature of expected failure of the
trees and their positioning.

Recommendations:
None
Modifications (if any):

None

Appendices

References

1. BS5837:2012 Trees in relation to design, demolition and construction-
Recommendations.

2. The Occupiers Liability Act (1957 and 1984).

Andrew Watkins Tech Cert (Arbor A) Cert Arb (RFS) Green Spaces Officer (Trees)

North Warwickshire Borough Council Tel: 01827 719212 Mob: 07875700111
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