
 

 

 
Planning Committee 
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A meeting of the above Committee will be held remotely on Tuesday 14 July 2020, at 
6.00pm and available for the public to watch via the Warwick District Council YouTube 
channel. 

 
Councillor Boad (Chairman) 

Councillor Morris (Vice Chairman) 

Councillor M Ashford Councillor V Leigh-Hunt 

Councillor R Dickson Councillor N Murphy 

Councillor T Heath Councillor N Tangri 

Councillor O Jacques 

Councillor J Kennedy 

Councillor J Weber 

  

Agenda 

Part A – General  
 

1. Apologies & Substitutes 
 

(a) to receive apologies for absence from any Councillor who is unable to attend; 
and 

(b) to receive the name of any Councillor who is to act as a substitute, notice of 

which has been given to the Chief Executive, together with the name of the 
Councillor for whom they are acting. 

 
2. Declarations of Interest 

 

Members to declare the existence and nature of interests in items on the agenda 
in accordance with the adopted Code of Conduct.  

 
Declarations should be disclosed during this item. However, the existence and 
nature of any interest that subsequently becomes apparent during the course of 

the meeting must be disclosed immediately. If the interest is not registered, 
Members must notify the Monitoring Officer of the interest within 28 days. 

 
Members are also reminded of the need to declare predetermination on any 
matter. 

 
If Members are unsure about whether or not they have an interest, or about its 

nature, they are strongly advised to seek advice from officers prior to the meeting. 
 

3. Minutes 

 
(a) To confirm the minutes of the meeting held on 16 June 2020    

(To follow) 
 

(b) To confirm the minutes of the meeting held on 17 June 2020  

 (Pages 1 to 33) 
 

https://www.youtube.com/channel/UCH2JuoJ4qB-MLePIs4yLT0g
https://www.youtube.com/channel/UCH2JuoJ4qB-MLePIs4yLT0g


Part B – Planning Applications  

 
To consider the following reports from the Head of Development Services: 
 

4. 4. W/19/0531 - Milverton House, Court Street, Royal 
Leamington Spa  

 

 
(Pages 1 to 16) 

5. 5. W/19/1940 - Kings High School for Girls, Chapel Street, 
Warwick 

 

 
 (Pages 1 to 34) 

 
6. 6. W/19/1941LB - Kings High School for Girls, Chapel 

Street, Warwick  
7.  

 

 

(Pages 1 to 11) 

Please note: 
 

(a) the background papers relating to reports on planning applications are open to 
public inspection under Section 100D of the Local Government Act 1972 and 

consist of all written responses to consultations made by the Local Planning 
Authority in connection with the planning applications referred to in the reports, 
the County Structure Plan Local Plans and Warwick District Council approved 

policy documents. 
 

(b) all items have a designated Case Officer and any queries concerning those 
items should be directed to that Officer. 

 

(c) in accordance with the Council’s Public Speaking Procedure, members of the 
public can address the Planning Committee meeting remotely by joining the 

remote meeting through their personal device on any of the planning 
applications or Tree Preservation Order reports being put before the Committee.  
If you wish to do so, please register online at 

https://estates7.warwickdc.gov.uk/PlanningSpeaking/ any time after the 
publication of this agenda, but before 10.00am on the working day before the 

day of the meeting and you will be advised of the procedure. 
 
(d) please note that the running order for the meeting may be different to that 

published above, in order to accommodate items where members of the public 
have registered to address the Committee. 

 
(e) occasionally, items are withdrawn from the agenda after it has been published. 

In this instance, it is not always possible to notify all parties interested in the 

application. However, if this does occur, a note will be placed on the agenda via 
the Council’s website, and where possible, the applicant and all registered 

speakers (where applicable) will be notified. 
  

Published Monday 6 July 2020 

  

https://estates7.warwickdc.gov.uk/PlanningSpeaking/


General Enquiries: Please contact Warwick District Council, Riverside House, Milverton 
Hill, Royal Leamington Spa, Warwickshire, CV32 5HZ. 

 
Telephone: 01926 456114 

E-Mail: committee@warwickdc.gov.uk  
 

For enquiries about specific reports, please contact the officers named in the reports. 

You can e-mail the members of the Committee at  
planningcommittee@warwickdc.gov.uk  

 
Details of all the Council’s committees, councillors and agenda papers are available via 

our website www.warwickdc.gov.uk/committees 

 

The agenda is available in large print on request, 

prior to the meeting, by telephoning (01926) 
456114 

mailto:committee@warwickdc.gov.uk
mailto:planningcommittee@warwickdc.gov.uk
http://www.warwickdc.gov.uk/committees
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Planning Committee 
 
Minutes of the remote meeting held on Wednesday 17 June 2020 at 6.00pm, 

which was broadcast live via the Council’s YouTube Channel.  
 

Present: Councillor Boad (Chairman); Councillors Ashford, R. Dickson, Heath, 
Jacques, Kennedy, Leigh-Hunt, Morris, Murphy, Tangri and Weber 

 

Also Present:   Civic & Committee Services Manager – Mrs Tuckwell; Democratic 
Services Manager & Deputy Monitoring Officer – Mr Leach; 

Committee Services Officer – Mr Edwards; Legal Advisor – Mr 
Howarth; Head of Development Services – Mr Barber; Principal 

Planning Officer – Mr Charles; Principal Planning Officer – Ms 
Obremski; Site Delivery Officer – Mr Cornfoot; Warwickshire 
County Council Highways Officer – Mr Pilcher; Warwickshire 

County Council Infrastructure Officer – Ms Neale 
 

12. Apologies and Substitutes 
 

(a) There were no apologies made; and 

(b) There were no substitutes. 
 

13. Declarations of Interest 
 

There were no declarations of interest. 

 
14. W/18/1635 – Land East of Kenilworth, Glasshouse Lane/Crewe 

Lane, Kenilworth 
 
The Committee considered an application from Catesby Estates Plc for the 

demolition of existing farmhouse and agricultural buildings and outline 
planning application for residential development of up to 620 dwellings (Use 

Class C3), land for a primary school, (Use Class D1) including means of 
access into site (not internal roads), parking and associated works, with all 
other matters (relating to appearance, landscaping, scale and layout) 

reserved. 
 

The application was presented to Committee because of the number of 
objections and an objection from the Town Council having been received. 
 

The officer emphasised that the application site was allocated within the 
Local Plan for residential development as part of allocation H40 which 

identified approximately 640 dwellings for this area of the site, and formed 
part of the wider East of Kenilworth Strategic Urban Expansion that sought 
to provide an estimated 1400 dwellings together with a range of associated 

community facilities. 
 

The officer was of the opinion that, although the development was only in 
outline form at this stage, the indicative site plan demonstrated that the 

site was capable of accommodating a very high quality scheme of up to 620 
dwellings, which was acceptable in overall terms, including in respect of the 
integration of built development within the surrounding landscape and the 

site provided additional benefits in securing an appropriate highway linkage 
to the adjacent site to provide a comprehensive development across the 
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overall allocation. The indicative Masterplan demonstrated that the scheme 

retained existing green features and delivered a high quality environment 
with accessible sustainable transport links to the surrounding areas 

together with areas of open space that were in excess of the requirements 
set out within the Open Space SPD. 

 
Technical matters relating to highway safety and the mitigation of increased 
demand on the highway network were satisfactorily addressed and these 

works were to be secured through contributions within the Section 106 
Agreement. The specific matters could be controlled by planning condition.  

 
For the above reasons, officers recommended that outline planning should 
be granted, subject to the conditions list and the signing of a Section 106 

Agreement. 
 

An addendum circulated at the meeting advised that an additional 10 
letters of objection were received. These letters raised concerns about the 
location of a roundabout that would be severely detrimental to the 

residents of Stansfield Grove and was also located too close to a sharp 
bend. It was also explained that as a result of this, an alternative location 

for the roundabout should be sought, and that new walls at the entrance to 
Stansfield Grove would mitigate some of this harm. The letters also stated 
that the proposals would be harmful to highway safety, and that the 

revisions to Spine Road since they were first introduced were harmful to 
residents. The letters also stated that all highway works should be subject 

to detailed modelling, that there would be a loss of outlook from properties 
across currently open land, and there would be increased traffic, disruption, 
pollution and noise as a result of the development. Further concerns raised 

in the letters explained that there would be a loss of privacy and quality of 
life as a result of the development, and that there was a lack of information 

relating to dwellings for older people. The letters also stated that tree and 
hedgerow planting needed to be a priority at the early stage of 
development, and that any loss of trees should be mitigated for. There was 

also a concern raised that the development would result in the loss of 
Green Belt. 

 
The addendum also advised of an update to the condition 35 of the report, 

which needed to include the word “acceptable” as highlighted below: 
 
“Should the primary school hereby approved exceed 1,000 square metres 

in floor area (gross external area) the relevant reserved matters 
application(s) for that phase of development shall be submitted with 

evidence to demonstrate that the school has been designed to achieve as a 
minimum BREEAM standard ‘Very good’ (or any future national equivalent). 
If it is not considered to be financially viable to meet this standard evidence 

should be submitted with the relevant reserved matters application 
demonstrating this along with the submission of an acceptable alternative 

sustainability strategy”. 
 
In addition, the addendum also informed Members of an update to the 

Section 106 agreement. In terms of forward funding, in addition to the 
planning obligations stated in the Committee Report, officers would make a 

further request to the applicant for a further developer contribution. In 
order for Kenilworth School to satisfactorily cash flow their proposed 
relocation to Southcrest Farm, Warwick District Council agreed in principle 
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to forward fund the anticipated s106 contributions for secondary education, 

post-16 education and sports provision that were identified by the Council 
with input from Warwickshire County Council to be directed towards 

Kenilworth School. This would be on the basis that the Council would seek 
to recoup its funding from the relevant s106 receipts when they were paid. 

Department for Education guidance allowed Local Authorities that ensured 
that infrastructure was in place to meet the demands of new developments 
through forward funding schools to request contributions to cover interest, 

fees and expenses associated with the forward funding, in addition to the 
standard education contribution to cover the cost of providing new school 

places required due to housing growth. The Council would therefore request 
an additional contribution from the applicant to cover these matters. Whilst 
a formal request had not yet been made to the applicant, this matter had 

been discussed with the applicant and officers sought delegated authority 
from Committee to negotiate this matter with the applicant and agree the 

details of the contribution with the applicant. 
 
With regards to custom/self-build housing, the precise number of self-build 

plots to be required through this development was still under consideration 
and would be addressed through the finalising of the s106 agreement.  

Officers would work with the applicants to share methodologies and agree a 
formula for the final figure. 
 

The formula would be calculated upon submission of each reserved 
matters/full planning application for housing in sites H06 and H40 and the 

evidence used by the Local Planning Authority would be the most recent 
Custom & Self-Build Annual Progress Report at that point in time, which 
provided an analysis of the self-build register. As this scheme was at 

outline stage, the s106 included a clause relating to the provision of self-
build properties using an agreed formula to secure the appropriate number 

of custom/self-build dwellings on the development site. 
 
Members were asked to delegate authority to officers to finalise this 

number. 
 

Due to technical difficulties experienced by some of the public speakers, the 
Chairman agreed to a slight amendment to the running order, to ensure all 

speakers could address the Committee. The following people addressed the 
Committee: 
 

 Councillor K Dickson, Town Councillor, objecting; 
 Mr Brown, objecting; 

 Statement on behalf of Mr Martin, objecting, read out by Mr Leach;  
 Mr Barrett, supporting; 
 Councillor A Bianco, Parish Councillor, objecting; 

 Councillor J Dearing, District Councillor, objecting; and 
 Mr I Moss, objecting. 

 
Councillors R Dickson and Kennedy, who were also Kenilworth Town 
Councillors, confirmed that they were not part of the Town Council’s 

Planning Committee, and were not predetermined. 
 

(At 7.49pm, the meeting was adjourned for a 15 minutes’ comfort break.) 
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A motion for deferral, proposed by Councillor Kennedy and seconded by 

Councillor Tangri was then withdrawn by the proposer and seconder. 
Following further debate on this matter Councillor Tangri withdrew his 

support for the motion. No other Councillor seconded this motion. 
 

Therefore, following consideration of the report, presentation, information 
contained in the addendum and the representations made at the meeting, 
it was proposed by Councillor Morris and seconded by Councillor Ashford 

that the application should be granted. 
 

The Committee therefore  
 

Resolved that W/18/1635 be granted, subject to the 

conditions below, a Section 106 agreement to secure 
the necessary financial contributions/ obligations and 

the approval in writing by the Head of Development 
Services, in consultation with Chairman of the 
Committee, of a scheme of mitigation for the 

proposed roundabout at the junction of Stansfield 
Grove and Glasshouse Lane, to the reasonable 

satisfaction of the Environmental Health Officer, that 
would ensure the application complies with Local Plan 
Policy BE3, amenity of neighbours, in respect of 

headlight glare, noise and loss of privacy by no later 
than 30 September 2020. If the scheme of mitigation 

for the proposed roundabout cannot be agreed by this 
time it shall be brought back to Committee on 8 
October 2020.  

 
Authority be delegated to the Head of Development 

Services in consultation with the Chair of Planning 
Committee to finalise the terms of the Section 106 
agreement including any variation to, or clarification 

of, the sums requested where the revised sums meet 
the relevant statutory test together with alterations to 

the final list of conditions.   
 

Should a satisfactory Section 106 Agreement not 
have been completed by 17 August 2020, authority 
be delegated to the Head of Development Services to 

refuse planning permission on the grounds that the 
proposal makes inadequate provision in respect of the 

issues the subject of that agreement. The application 
was granted the following conditions: 
 

(1) Reserved Matters 
 

Details of the appearance, landscaping, layout 
and scale of the development (hereinafter called 
'the reserved matters') shall be submitted to and 

approved in writing by the local planning 
authority before any development begins and 

the development shall be carried out in strict 
accordance with these reserved matters as 
approved. Reason: To comply with Article 4(1) 
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of the Town and Country Planning (Development 

Management Procedure) Order 2010 (as 
amended); 

 
(2) Submission of Reserved Matters Timescale 

 
Application for approval of the reserved matters 
shall be made to the local planning authority no 

later than three years from the date of this 
permission. Reason: To comply with Section 92 

of the Town and Country Planning Act 1990 (as 
amended); 
 

(3) Commencement of Development 
 

The development to which this permission 
relates shall begin within three years of the date 
of this permission or within two years of the final 

approval of the reserved matters, whichever is 
the later. Reason: To comply with Section 92 of 

the Town and Country Planning Act 1990 (as 
amended); 
 

(4) In Accordance with Plans 
 

The development hereby permitted shall be 
carried out strictly in accordance with the site 
location plan and the development area as 

detailed on the Parameters Plan reference 
CATU3007/10/06 Revision 06 received by the 

Local Planning Authority on 12 March 2019. 
Reason: For the avoidance of doubt and to 
secure a satisfactory form of development in 

accordance with Policies BE1 and BE3 of the 
Warwick District Local Plan 2011-2029; 

 
(5) Construction Environmental Management 

Plan (CEMP) 
 
The development hereby permitted shall not 

commence on any phase of development until a 
Construction and Environmental Management 

Plan (CEMP) has been submitted to and 
approved in writing by the District Planning 
Authority for that phase of development. The 

CEMP shall be compliant with the British 
Standard on Biodiversity BS 42020:2013 

published in August 2013. In discharging this 
condition, the Local Planning Authority expects 
to see details concerning pre-commencement 

checks and monitoring for protected and notable 
species, and habitats as deemed appropriate. In 

addition, appropriate working practices and 
safeguards for other wildlife dependent of further 
survey work, that are to be employed whilst 
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works are taking place on site should be 

included. The CEMP shall include a timetable for 
the implementation of measures stated. The 

agreed Construction and Environmental 
Management Plan shall thereafter be 

implemented in full. Reason: To ensure that 
protected species are not harmed by the 
development in accordance with National 

Planning Policy Framework (NPPF), ODPM 
Circular 06/2005 and Policies NE2 and NE3 of 

the Warwick District Local Plan; 
 

(6) Landscape and Ecological Management Plan 

(LEMP) 
 

No phase of development hereby permitted shall 
commence until a detailed Landscape and 
Ecological Management Plan (LEMP) for that 

phase of development has been submitted to 
and approved in writing by the Local Planning 

Authority. The LEMP shall include details of 
planting and maintenance of all new planting. 
Details of species used and sourcing of plants 

should be included. The plan shall also include 
details of tree and hedgerow retention; habitat 

enhancement/creation measures and 
management, such as ponds, wildflower 
grasslands; and the provision of habitat for 

protected species. The LEMP shall also include 
details on soil management to make best use of 

the high quality soils on site - detailed guidance 
to inform this matter is available in Defra 
'Construction Code of Practice for the 

Sustainable Use of Soils on Construction Sites'. 
Such approved measures shall thereafter be 

implemented in full. Reason: To protect, 
enhance and/or restore habitat biodiversity in 

accordance with Policy NE3 of the Warwick 
District Local Plan 2011-2029. 
 

(7) Protected Species Contingency and Local 
Wildlife Site Protection 

 
No phase of the development hereby permitted 
shall commence until a Protected Species 

Contingency Plan and a scheme for the 
protection of the Local Wildlife Sites at 

Glasshouse Spinney and The River Avon for that 
phase has been submitted to and approved in 
writing by the Local Planning Authority. The 

protected species contingency plan shall include 
the following measures: 

 
(a) Further bat roosting surveys in accordance 

with BCT Bat Surveys – Good Practice 



PLANNING COMMITTEE MINUTES (Continued) 

Item 3b / Page 7 

Guidelines, have been carried out and if 

appropriate a detailed mitigation plan 
including a schedule of works and timings 

has been submitted to and approved in 
writing by the Local Planning Authority. Any 

approved mitigation plan shall thereafter be 
implemented in full; 

(b) A pre-commencement badger survey 

carried out by a suitably qualified badger 
consultant and has been submitted to and 

approved in writing by the Local Planning 
Authority. Any approved mitigation plan 
shall thereafter be implemented in full; and 

(c) Details on safeguarding great crested newts 
during construction and post development 

to include details of a development licence 
and appropriate mitigation strategy. 

 

The Local Wildlife Protection scheme shall 
include: 

 
i. Adequate measures to protect existing 

trees, scrub and ground flora of the 

adjacent Local Wildlife Sites during 
development; and 

ii. Details of an appropriate barrier(s), (such 
as a wire fence) to be erected before works 
start. This area should include a sufficient 

buffer zone between the development / 
associated works and the boundary of the 

Local Wildlife Site. 
 

Thereafter, the approved mitigation plan and 

approved protection scheme shall be 
implemented in full prior to any construction 

works on site and shall remain for the duration 
of the development. Reason: To ensure that 

protected species and important habitats are not 
harmed by the development in accordance with 
Policy NE3 of the Warwick District Local Plan 

2011-2029; 
 

(8) Protection of Scheduled Monument 
 
No phase of the development hereby permitted 

shall commence until a scheme for the 
immediate and ongoing protection and 

management of the Scheduled Monument has 
been submitted to and approved in writing by 
the Local Planning Authority. Details of the 

immediate protection scheme shall include a 
demonstration that adequate measures have 

been taken to protect the integrity of the 
Scheduled Monument including all retained 
trees, scrub and ground flora within or adjacent 
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to the area. A barrier, such as a wire fence, 

should be erected before works start. This 
fenced area should include a sufficient buffer 

zone between the development / associated 
works and the boundary of the Scheduled 

Monument. No access or storage of materials 
shall be carried out within this buffer zone. 
 

Thereafter, the ongoing protection strategy shall 
incorporate appropriate ongoing management 

and protection details to protect the integrity of 
the asset to include: 
 

(a) Proposed path surfaces and routes; 
(b) Details of street furniture; 

(c) Information/interpretation panels; 
(d) Planting; and 
(e) Management of the Scheduled Monument 

 
The approved management plan shall be 

implemented in full thereafter. Any subsequent 
transfer of ownership/management shall 
maintain the approved scheme of landscape 

management unless otherwise agreed in writing 
by the Local Planning Authority. Reason: To 

ensure the protection of the Heritage Asset 
during and post development in accordance with 
Policy HE1 of the Warwick District Local Plan 

2011-2029; 
 

(9) Ground Investigations and Mitigation to be 
Submitted (Pre – Commencement) 
 

Notwithstanding details contained within the 
approved documents, prior to the 

commencement of development under each 
Reserved Matters Consent, ground investigations 

for that phase of development to include: 
 
(a) A site investigation has been designed for 

the site using the information obtained from 
the desk-top study and any diagrammatical 

representations (conceptual model). This 
should be submitted to and approved in 
writing by the planning authority prior to 

that investigation being carried out. The 
investigation must be comprehensive 

enough to enable: 
 
 A risk assessment to be undertaken 

relating to human health; 
 A risk assessment to be undertaken 

relating to groundwater and surface 
waters associated on and off site that 
may be affected; 
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 An appropriate gas risk assessment to 

be undertaken; 
 Refinement of the conceptual model; 

and 
 The development of a method 

statement detailing the remediation 
requirements. 

 

(b) The site investigation has been undertaken 
in accordance with details approved by the 

planning authority and a risk assessment 
has been undertaken; 

(c) A method statement detailing the 

remediation requirements, including 
measures to minimise the impact on ground 

and surface waters using the information 
obtained from the site investigation, has 
been submitted to the planning authority. 

The method statement shall include details 
of how the remediation works will be 

validated upon completion; and 
(d) Program of delivery (if applicable) 

  

Shall be submitted to and approved in writing by 
the Local Planning Authority. Any remediation 

shall thereafter be carried out in accordance with 
the approved details. Reason: To safeguard 
health, safety and the environment in 

accordance with Policies BE3 NE5 of the Warwick 
District Local Plan 2011-2029; 

 
(10) Contamination not Previously Discovered 

 

Notwithstanding details contained within the 
approved documents, if during development, 

contamination not previously identified, is found 
to be present at the site; 

  
(a) No further development shall take place 

within that area of Reserved Matters 

Consent (unless otherwise agreed in writing 
with the Planning Authority for an 

addendum to the method statement); 
(b) This addendum to the method statement 

must detail how this contamination shall be 

dealt with; and 
(c) Program of delivery (if applicable) 

 
Shall be submitted to and approved in writing by 
the Local Planning Authority. Any remediation 

shall thereafter be carried out in accordance with 
the approved details. Reason: To safeguard 

health, safety and the environment in 
accordance with Policies BE3 and NE5 of the 
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Warwick District Local Plan 2011-2029; 

 
(11) Verification of Remediation to be Submitted 

 
Notwithstanding details contained within the 

approved documents, in the event that any 
phase of development requires land remediation 
agreed through an approved method statement; 

 
(a) Upon completion of the remediation a 

report shall be submitted to the Local 
Planning Authority that provides verification 
that the required works regarding 

contamination have been carried out in 
accordance with the approved method 

statement; and 
(b) A post remediation sampling and 

monitoring which shall be included in the 

report to demonstrate that the required 
remediation has been fully met. Future 

monitoring proposals and reporting shall 
also be detailed in the report 

 

Shall be submitted to and approved in writing by 
the Local Planning Authority. Any 

mitigating/monitoring works shall be carried out 
in accordance with the approved details. 
Reason: To safeguard health, safety and the 

environment in accordance with Policies BE3 NE5 
of the Warwick District Local Plan 2011-2029; 

 
(12) Construction Method Statement 

 

No phase of development (including any works 
of demolition) hereby permitted shall commence 

until a construction method statement for that 
phase has been submitted to and approved in 

writing by the Local Planning Authority in 
consultation with the Local Highways Authority 
and Highways England. Thereafter all 

construction activity in respect of the 
development shall be undertaken in full 

accordance with such approved details unless 
otherwise approved in writing by the Local 
Planning Authority in consultation with Highways 

England. This should also include consideration 
of the impact of HS2. 

 
The submitted statement shall provide: 

 

 A Construction Traffic Management Plan 
(CTMP); 

 Construction Phasing and Routing Plans; 
 Permitted construction traffic arrival and 

departure times; 
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 An HGV routing plan; 

 Any temporary measures required to 
manage traffic during construction; 

 Plans and details of haul roads within the 
site and for the turning and unloading and 

loading of vehicles within the site during 
construction; 

 Dust management and suppression 

measures – level of mitigation determined 
using IAQM guidance; 

 Wheel washing; 
 Noise assessment and mitigation method 

statements for the construction activities; 

in accordance with provisions of BS 
5228:2009 Code of practice for noise and 

vibration control on construction and open 
sites – Part 1 and 2; 

 Concrete crusher if required or alternative 

procedure; 
 Delivery times and site working hours; 

 Site lighting; 
 Access and protection arrangements around 

the site for pedestrians, cyclists and other 

road users; 
 Restrictions on burning and details of all 

temporary contractor’s buildings; 
 Plant and storage of materials associated 

with the development process; 

 External safety and information signing 
notices; 

 Complaints procedures, including 
complaints response procedures and 
dedicated points of contact; 

 Best practicable means shall be employed 
at all times to control noise and dust on the 

site including: 
 Work which is likely to give rise to noise 

nuisance be restricted to the following 
hours: Mon-Fri 7.30 am - 5 pm, Sat 7.30 
am - 1pm. No working Sundays or Bank 

Holidays; 
 Delivery vehicles should not be allowed to 

arrive on site between 7:30am and 9:15am 
and 4.30pm and 6:00pm Mon – Fri; 

 How the construction will be managed to 

minimise the cumulative impacts on the 
highway network as a result of the 

construction of the site and HS2; 
 A strategy to manage and maintain any 

construction materials from entering or 

silting up the local ditch network; and 
 Details to prevent silt or chemicals leaving 

the phase being constructed 
 
The measures indicated within the Construction 
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Management Plan shall be implemented prior to 

the commencement of development in each 
phase and maintained for the duration of the 

works, unless otherwise agreed in writing by the 
Local Planning Authority. Reason: In the 

interests of highway safety and the free flow of 
traffic, minimising pollution and to protect the 
amenities of the occupiers of nearby properties, 

and the visual amenity of the locality in 
accordance with Policies BE3, TR1, TR4 and NE5 

of the Warwick District Local Plan 2011-2029 
and to ensure that the A46 Trunk Road 
continues to serve its purpose as part of a 

national system of routes for through traffic in 
accordance with Section 10(2) of the Highways 

Act 1980 and in the interests of road safety; 
 

(13) Low Emission Strategy 

 
No phase of the development shall commence 

unless and until a Low Emission Strategy for that 
phase has been submitted to and approved in 
writing by the Local Planning Authority. The Low 

Emission Strategy shall thereafter be 
implemented in strict accordance with the 

approved details. Reason: To ensure mitigation 
against air quality impacts associated with the 
proposed development, in accordance with 

Policies NE5 and TR1 of the Warwick District 
Local Plan 2011-2029 and the aims and 

objectives of national guidance within the NPPF 
2019; 
 

(14) Site Wide Drainage Strategy 
 

No development shall take place until a 
comprehensive site-wide surface water drainage 

strategy, based on sustainable drainage 
principles, the approved FRA, Land East of 
Kenilworth (Crewe Garden Farm and Woodside) 

RSK_890192-R1(3)- FRA August 2018 and an 
assessment of the hydrological and 

hydrogeological context of the development, has 
been submitted to and approved in writing by 
the Local Planning Authority in consultation with 

the Lead Local Flood Authority. The scheme shall 
subsequently be implemented in accordance with 

the approved details before the development is 
completed. The scheme to be submitted shall: 
 

 Demonstrate that the surface water 
drainage system(s) are designed in 

accordance with ‘The SuDS Manual’, CIRIA 
Report C753; 
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 Limit the discharge rate generated by all 

rainfall events up to and including the 100 
year plus 50% (allowance for climate 

change) critical rain storm to the QBar 
Greenfield runoff rate of a total of 83.2 l/s 

for the site; 
 Demonstrate the provisions of surface 

water run-off attenuation storage in 

accordance with the requirements specified 
in ‘Science Report SC030219 Rainfall 

Management for Developments’; 
 Demonstrate detailed design (plans, 

network details and calculations) in support 

of any surface water drainage scheme, 
including details of any attenuation system, 

and outfall arrangements. Calculations 
should demonstrate the performance of the 
designed system for a range of return 

periods and storm durations inclusive of the 
1 in 1 year, 1 in 2 year, 1 in 30 year, 1 in 

100 year and 1 in 100 year plus climate 
change return periods; 

 Provide plans and details showing the 

allowance for exceedance flow and overland 
flow routing, overland flow routing should 

look to reduce the impact of an exceedance 
event; and 

 Provide evidence of liaison with Highways 

England, regarding the discharge upstream 
and clearance of their asset, to ensure it is 

in a suitable condition to convey flow from 
the development 
 

Thereafter, each Reserved Matters phase 
submitted shall include a compliance statement 

together with appropriate detailed methodology 
to demonstrate that the drainage for that phase 

is in accordance with the overarching drainage 
strategy for the site. Reason: To ensure that a 
satisfactory means of drainage is provided such 

as to minimise flooding, which promotes and 
maintains the good stewardship of the natural 

and built environment in accordance with Policies 
FW1, FW2 and NE4 of the Warwick District Local 
Plan 2011-2029; 

 
(15) Details of Surface Water and Foul Drainage 

 
Prior to the commencement of each phase of 
development, details of surface water and foul 

drainage works for that phase shall be submitted 
to and approved in writing by the Local Planning 

Authority. Where applicable each phase of 
development shall have appropriate 
consideration of other phases of development. 
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The development shall thereafter be carried out 

in strict accordance with the approved details. 
Reason: To ensure that adequate drainage 

facilities are available for the satisfactory and 
proper development of the site in accordance 

with Policy FW2 of the Warwick District Local 
Plan 2011-2029; 
 

(16) Tree Protection 
 

No phase of the development hereby permitted 
shall be commenced and nor shall any 
equipment, machinery or materials be brought 

onto the site until a scheme for the protection of 
all existing trees and hedges to be retained on 

that phase has been submitted to and approved 
in writing by the Local Planning Authority and 
has been put in place. The scheme must include 

details of the erection of stout protective fencing 
and be in accordance with British Standard 

BS5837: 2012 Trees in Relation to Design, 
Demolition and Construction. Nothing shall be 
stored or placed in those areas fenced in 

accordance with this condition and nor shall the 
grounds levels be altered or any excavation take 

place without the prior consent in writing of the 
Local Planning Authority. The approved scheme 
shall be kept in place until all parts of the 

development have been completed and all 
equipment, machinery and surplus materials 

have been removed. Reason: To protect trees 
and other features on site during construction in 
accordance with Policy NE4 of the Warwick 

District Local Plan 2011-2029. 
 

(17) Details of External Lighting 
 

Prior to the commencement of the development, 
full details of all permanent lighting on the site 
shall be submitted to and approved in writing by 

the Local Planning Authority in consultation with 
Highways England and Warwickshire County 

Ecology. This should follow the Institute of 
Lighting Professionals’ Guidance Note 01/20: 
Guidance notes for the reduction of obtrusive 

light. The lighting shall be installed according to 
an approved plan which will need to be 

submitted by the applicant. The lighting should 
be maintained in perpetuity. In discharging this 
condition, the Local Planning Authority expects 

due consideration to be given to biodiversity and 
the impact on the A46 Corridor adjacent to the 

site.  
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Such works, and use of that lighting and/or 

illumination, shall be carried out and operated 
only in strict accordance with those approved 

details. Reason: To ensure that any lighting is 
designed so as not to detrimentally affect the 

amenities of the occupiers of nearby properties 
and that appropriate measures are taken in 
relation to protected species and the strategic 

transport network in accordance with Policies 
TR1, BE3, NE2, NE4 and NE5 of the Warwick 

District Local Plan 2011-2029 and to ensure that 
the A46 Trunk Road continues to serve its 
purpose as part of a national system of routes 

for through traffic in accordance with Section 
10(2) of the Highways Act 1980 and in the 

interests of road safety  
 

(18) Sustainability Statement  

 
Notwithstanding details contained within the 

approved documents, prior to commencement of 
development within its relevant phase, a 
Sustainability Statement including an energy 

hierarchy scheme for that phase and a 
programme of delivery of all proposed measures 

shall be submitted to and approved in writing by 
the Local Planning Authority. The document shall 
include: 

 
(a) How the development will reduce carbon 

emissions and utilise renewable energy; 
(b) Measures to reduce the need for energy 

through energy efficiency methods using 

layout, building orientation, construction 
techniques and materials and natural 

ventilation methods to mitigate against 
rising temperatures; 

(c) How proposals will de-carbonise major 
development; 

(d) Details of the building envelope (including 

U/R values and air tightness); 
(e) How the proposed materials respond in 

terms of embodied carbon; 
(f) Consideration of how the potential for 

energy from decentralised, low carbon and 

renewable energy sources, including 
community-led initiatives can be 

maximised; and 
(g) How the development optimises the use of 

multi-functional green infrastructure 

(including water features, green roofs and 
planting) for urban cooling, local flood risk 

management and to provide access to 
outdoor space for shading 
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No dwellings or the primary school shall be first 

occupied until the works within the approved 
scheme have been completed in strict 

accordance with the approved details and 
thereafter the works shall be retained at all 

times and shall be maintained strictly in 
accordance with manufacturer's specifications. 
No further development phases shall be inhibited 

from shared heating/cooling systems unless 
otherwise agreed in writing by the Local Planning 

Authority. Reason: To ensure the creation of 
well-designed and sustainable buildings and in 
accordance with Policies CC1 and CC3 of the 

Warwick District (2011-2029) and National 
Design Guidance (2019). 

 
(19) Design Code  

 

Notwithstanding details contained within the 
approved documents, prior to the submission of 

any Reserved Matters application a Site Wide 
Design Code shall be submitted to and approved 
in writing by the Local Planning Authority to 

include: 
 

(a) A statement setting out how the design 
code adheres to the Development Principles 
in the Land East of Kenilworth Development 

Brief and where there is any deviation 
robust justification for this; 

(b) Hierarchy of streets/routes (including the 
extent of adoptable highways and 
associated areas); 

(c) Development blocks including built form 
and massing and relationship with adjoining 

development areas/blocks within and 
immediately beyond the site including areas 

of transition between development parcels 
(including the relationship between built 
form and adjoining open space); 

(d) Building types; 
(e) Building heights; 

(f) The means to accommodate the parking of 
vehicles and cycles; 

(g) Sustainable Drainage features (SuDS); 

(h) Key spaces, open spaces and green 
features that reflect the open space 

typologies in the Council’s adopted Open 
Space Supplementary Planning Document; 

(i) The incorporation of a scheme for the 

provision of public art within the open 
spaces of the development; 

(j) Architectural language and detailing; 
(k) A scheme of strategic landscaping 

(including site sections, site visuals, site 
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levels, structural landscaping and hedgerow 

retention); 
(l) Design principles for street tree planting 

and other structural planting landscaping 
areas; 

(m) Key principles on hard and soft landscaping 
treatments (including surfacing materials 
for all public realm) and proposals for their 

long-term management; 
(n) Design principles on waste disposal and 

recycling; 
(o) Design principles on colour and texture of 

external materials and facing finishes for 

roofing and walls of buildings and 
structures; 

(p) Design principles for street lighting and any 
other lighting to public space (including 
parking areas); and 

(q) The principles shall include a masterplan 
drawing. 

 
No phase of development shall be carried out 
above slab level unless and until a schedule of 

the external facing materials to be used in that 
phase has been submitted to and approved in 

writing by the local planning authority. The 
development shall only be carried out in 
accordance with the approved details. Reason: 

To ensure that the proposed development has a 
satisfactory external appearance in the interests 

of the visual amenities of the locality in 
accordance with Policy BE1 of the Warwick 
District Local Plan 2011-2029. 

 
(20) No phase of development shall be carried out 

above slab level unless and until a schedule of 
the external facing materials to be used in that 

phase has been submitted to and approved in 
writing by the local planning authority. The 
development shall only be carried out in 

accordance with the approved details. Reason: 
To ensure that the proposed development has a 

satisfactory external appearance in the interests 
of the visual amenities of the locality with Policy 
BE1 of the Warwick District Local Plan 2011-

2029. 
 

(21)  Site Levels/Finished Floor Levels 
 
No development other than site clearance and 

preparation works shall take place on any phase 
of the development until details of the finished 

floor levels of all buildings, together with details 
of existing and proposed site levels on that 
phase and the relationship with adjacent phases 
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have been submitted to and approved in writing 

by the Local Planning Authority. The 
development shall be carried out in strict 

accordance with these approved details or any 
subsequently approved amendments. Reason: 

To ensure sufficient information is submitted to 
demonstrate a satisfactory relationship between 
the proposed development and adjacent land 

and buildings in the interests of amenity in 
accordance with Policies BE1 and BE3 of the 

Warwick District Local Plan 2011-2029. 
 

(22) Provision of Access 

 
The access to the development hereby permitted 

from Glasshouse Lane shall be carried out in 
accordance with plan reference 17377-12-03 
Rev B received on 3 October 2019 including 

footway and cycle works unless otherwise 
agreed in writing by the Local Planning Authority 

in consultation with the Local Highway Authority. 
The approved access to Glasshouse Lane shall be 
carried out in general accordance with the 

approved details prior to the first occupation of 
any dwellings constructed on the site. The Crewe 

Lane access as detailed on plan reference 
17377-07-03 Rev A received on 24 August 2018 
shall be carried out in accordance with the 

approved details no later than completion of the 
spine road unless otherwise agreed in writing by 

the Local Planning Authority in consultation with 
the Local Highway Authority. Reason: In the 
interest of highway safety and to ensure 

appropriate access is available for the future 
occupiers of the dwellings and the primary 

school and that crossing points are provided for 
all highway users including pedestrians and 

cyclists in a timely manner having regard to 
Policies TR1 and BE3 of the Warwick District 
Local Plan 2011-2029. 

 
(23) Thickthorn Roundabout Scheme 

 
Prior to first occupation of the development, full 
details of the proposed mitigation at Thickthorn 

Roundabout as generally illustrated on the A46 / 
A452 Thickthorn Junction Proposed Signal 

Scheme General Arrangement (drawing no.: 
17377-13-01 Rev G) (or as amended by Road 
Safety Audit or Detailed Design) shall be 

submitted to and approved in writing by the 
Local Planning Authority in consultation with 

Highways England. The scheme shall comply 
with the design requirements and procedures of 
the Design Manual for Roads and Bridges 
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(DMRB) as required by Highways England, 

including those relating to Road Safety Audit 
(RSA) and Walking, Cycling and Horse-riding 

Assessment and Review (WCHAR). These works 
shall be completed through a Section 278 

Agreement with the Local Highways Authority or 
an alternative method that has been submitted 
to and agreed in writing by the Local Planning 

Authority. Reason: To ensure that the A46 
Trunk Road continues to serve its purpose as 

part of a national system of routes for through 
traffic in accordance with Section 10(2) of the 
Highways Act 1980 and in the interests of road 

safety.  
 

(24) Delivery of Thickthorn Roundabout Scheme 
 
No more than 150 dwellings shall be occupied 

prior to the completion and opening to traffic of 
the Thickthorn Roundabout Mitigation Scheme to 

be first approved through the discharge of 
condition 23, unless an alternative method for 
the delivery of condition 23 has been submitted 

to and agreed in writing by the Local Planning 
Authority in liaison with the Local Highways 

Authority. Reason: To ensure that the A46 
Trunk Road continues to serve its purpose as 
part of a national system of routes for through 

traffic in accordance with Section 10(2) of the 
Highways Act 1980 and in the interests of road 

safety.   
 

(25) Infrastructure Phasing Plan 

 
Prior to the commencement of development, a 

strategy for the phasing of the development 
hereby approved shall be submitted to, and 

approved in writing by, the local planning 
authority. The phasing strategy shall define: 
  

(a) the development to be delivered within 
each phase of the development 

(b) indicative timescales; and 
(c) details of the coordination of housing and 

infrastructure delivery, including triggers 

for delivery of infrastructure and the 
arrangements to prevent interruption of 

delivery across phase and phase boundaries 
to include the provision of the spine road, 
accesses, public open space including 

SUDS, allotment provision, and acoustic 
screening of the development. 

 
Thereafter, the development shall be carried out 
in strict accordance with the phases established 
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in the phasing strategy as approved by the Local 

Planning Authority unless otherwise agreed in 
writing. Reason: To ensure that the site is 

developed in a comprehensive manner in 
accordance with Policy DS15 of the Warwick 

District Local Plan 2011-2029. 
 

(26) Noise Mitigation Measures (Residential) 

 
Prior to the submission of any reserved matters 

relating to the layout of the dwellings hereby 
permitted, a detailed scheme for the proposed 
means of noise attenuation from the A46 Trunk 

Road, such as an acoustic barrier and/or bund 
shall be submitted to and approved in writing by 

the Local Planning Authority in consultation with 
Highways England.  
 

Thereafter, prior to the submission of any 
reserved matters relating to layout, a scheme of 

mitigation including detailed arrangements to 
protect residents of the development from 
excessive traffic noise entering habitable rooms 

and the provision of quiet garden areas shielded 
from road noise from both the existing road 

network and new roads within the site shall be 
submitted to and approved in writing by the 
Local Planning Authority. 

 
The scheme should ensure that proposed 

measures whilst acoustically effective are 
designed to minimise visual impacts and impacts 
upon ecology, woodland, archaeology and the 

Scheduled Monument. It shall include full details 
of the design, siting and appearance of acoustic 

bunds and/or fencing that may be required and 
shall include a detailed assessment of the visual 

impact both within the development and from 
the A46 and impact of the measures upon 
woodland, ecology, archaeology and the 

Scheduled Monument. The scheme of mitigation 
shall also include measures to minimise these 

impacts and a programme for the delivery of 
such mitigation.  
 

Thereafter a Noise Mitigation Compliance 
Statement shall be submitted as part of the 

reserved matters submission for each phase of 
residential development to demonstrate how the 
mitigation measure have been incorporated into 

the layout and design of the dwellings. 
 

All dwellings shall be constructed in accordance 
with the approved details. The scheme for 
mitigating traffic noise from the A46 shall be 
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implemented in accordance with the approved 

details prior to the first occupation of any 
dwelling and shall be retained thereafter in 

perpetuity and any approved mitigation 
measures shall be implemented in accordance 

with the approved programme. Reason: To 
protect residents of the development from the 
adverse effects of traffic noise from within and 

outside the development in accordance with 
Policies BE3 and NE5 of the Warwick District 

Council Local Plan 2011; 
  

(27) Noise Mitigation Measures (School) 

 
The Reserved Matters submitted pursuant to 

Condition 1 in relation to the primary school 
shall include a scheme of mitigation including 
detailed arrangements to protect users of the 

school from excessive traffic noise affecting 
classrooms and how external areas are shielded 

from road noise from both the existing road 
network and new roads within the site. 
 

The scheme should ensure that proposed 
measures whilst acoustically effective are 

designed to minimise visual impacts. The 
scheme shall be implemented in accordance with 
the approved details prior to the first occupation 

of the school and shall be retained thereafter in 
perpetuity and any approved mitigation 

measures shall be implemented in accordance 
with the approved programme. Reason: To 
protect users of the school from the adverse 

effects of traffic noise from within and outside 
the development in accordance with Policies BE3 

and NE5 of the Warwick District Local Plan 2011-
2029; 

 
(28) Delivery of Spine Road 

 

Prior to the occupation of 200 dwellings, a spine 
road linking Glasshouse Lane and Crewe Lane 

including a formal crossing facility at the 
Glasshouse Lane junction and works shown on 
drawings 17377-12-03 Rev B and 17377-07-03 

Rev A and incorporating the provision of an 
appropriate bus turning facility, shall be 

constructed and available for use in accordance 
with details to be first submitted to and 
approved in writing by the Local Planning 

Authority in consultation with the Local Highway 
Authority. Notwithstanding the details within the 

Design Code, the details shall include the 
carriageway specification, provision for 
pedestrians and cyclists and soft landscaping 
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including tree planting to verges. Reason: To 

ensure adequate access is provided in a timely 
manner in the interests of the safety of road 

users and cyclists/pedestrians in accordance with 
Policy TR1 the Warwick District Local Plan 2011-

2029; 
 

(29)  Provision of Bus Stops 

 
Prior to the opening of the spine road linking 

Glasshouse Lane and Crewe Lane, as required by 
condition 28, the developer is required to 
provide a minimum of 1 eastbound and 1 

westbound bus stop at a position to be agreed 
with the Local Highway Authority. Reason: To 

ensure adequate access is provided in a timely 
manner in the interests of the safety of road 
users and cyclists/pedestrians in accordance with 

Policy TR1 of the Warwick District Local Plan 
2011-2029; 

 
(30) Provision of Hydrants 

 

No phase of development hereby permitted shall 
be occupied unless and until a scheme for the 

provision of adequate water supplies and fire 
hydrants, necessary for fire-fighting purposes for 
that phase of the site has been submitted to and 

approved in writing by the Local Planning 
Authority and the approved scheme has been 

implemented in full in strict accordance with the 
approved details. Reason: In the interest of fire 
safety and protection of public safety and to 

satisfy Policy BE1 of the Warwick District Council 
Local Plan 2011-2029; 

 
(31) Landscape Replacement Planting 

 
Any landscaping (other than the planting of trees 
and shrubs) including boundary treatment, 

paving and footpaths referred to in condition 1 
shall be completed in all respects, with the 

exception of tree(s) and shrub(s) planting, 
within the first planting season following the first 
occupation of dwellings within that phase and 

within the first planting season following the first 
occupation of the new school, and the tree(s) 

and shrub(s) shall be planted within six months 
of that first occupation. Any tree(s) or shrub(s) 
removed, dying, or becoming in the opinion of 

the Local Planning Authority seriously damaged, 
defective or diseased within five years from the 

substantial completion of the scheme shall be 
replaced within the next planting season by 
tree(s) or shrub(s) of similar size and species to 
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those originally required to be planted. All 

hedging, tree(s) and shrub(s) shall be planted in 
accordance with British Standard BS4043 – 

Transplanting Root-balled Trees and BS4428 – 
Code of Practice for General Landscape 

Operations. Reason: To ensure a satisfactory 
standard of appearance of the development in 
the interests of the visual amenities of the area 

in accordance with Policies BE1, BE3 and NE4 of 
the Warwick District Local Plan 2011-2029; 

  
(32) Retention of Existing Trees/Hedges 

 

The existing tree(s), hedges and shrub(s) 
indicated to be retained on the submitted plans 

contained within the Arboricultural Impact 
Assessment (Update) reference edp3089_r003f 
February 2019 received by the Local Planning 

Authority on 12 March 2019, shall not be cut 
down, grubbed out, topped, lopped or uprooted 

without the written consent of the Local Planning 
Authority. Any tree(s), hedge(s) or shrub(s) 
removed without such consent or dying, or being 

severely damaged or diseased or becomes, in 
the opinion of the Local Planning Authority, 

seriously damaged or defective, within five years 
from the substantial completion of development 
shall be replaced, as soon as practicable with 

tree(s), hedge(s) and shrub(s) of such size and 
species details of which must be submitted to 

and approved by the Local Planning Authority. 
All tree(s), hedge(s) and shrub(s) shall be 
planted in accordance with British Standard 

BS4043 – Transplanting Root-balled Trees and 
BS4428 – Code of Practice for General 

Landscape Operations (excluding hard surfaces). 
Reason: To protect those trees and shrubs 

which are of significant amenity value and which 
ensure a satisfactory standard of appearance of 
the development in the interests of the visual 

amenities of the area in accordance with Policies 
BE1 and NE4 of the Warwick District Local Plan 

2011-2029; 
 

(33) Housing Mix 

 
The mix of type and size of market dwellings 

submitted as part of any reserved matters 
application must accord with the 
recommendations contained within the most up 

to date version of the Strategic Housing Market 
Assessment at the point of submission of the 

reserved matters unless an alternative strategy 
is agreed in writing by the Local Planning 
Authority. Reason: To ensure that the housing 
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meets the needs of the District as required by 

Local Plan Policy H4 of the Warwick District 
Council Local Plan 2011-2029 and the NPPF;  

 
(34) Surface Water Systems Maintenance Plan 

 
No occupation and subsequent use of each phase 
of development shall take place until a detailed 

maintenance plan is submitted to and approved 
in writing by the Local Planning Authority giving 

details on how surface water systems for that 
phase shall be maintained and managed for the 
life time of the development. The name of the 

party responsible, including contact name and 
details shall be provided to the Local Planning 

Authority within the maintenance plan. The 
approved detailed maintenance plan shall 
thereafter be implemented in full prior to first 

occupation of the development. Reason: To 
ensure the future maintenance of the sustainable 

drainage structures in accordance with Policies 
FW1 and FW2 of the Warwick District Local Plan 
2011-2029; 

 
(35) BREEAM Assessment for School 

 
Should the primary school hereby approved 
exceeds 1,000 square metres in floor area (gross 

external area) the relevant reserved matters 
application(s) for that phase of development 

shall be submitted with evidence to demonstrate 
that the school has been designed to achieve as 
a minimum BREEAM standard ‘Very good’ (or 

any future national equivalent). If it is not 
considered to be financially viable to meet this 

standard evidence should be submitted with the 
relevant reserved matters application 

demonstrating this along with the submission of 
an acceptable alternative sustainability strategy. 
Reason: In the interests of good building design 

and sustainability standards in accordance with 
Policy CC3 of the Warwick District Local Plan 

2011-2029; 
 

(36) Water Efficiency  

 
Notwithstanding details contained within the 

approved documents, prior to construction of 
each phase of residential development a scheme 
for that phase demonstrating how water 

efficiency measures have been incorporated into 
the development and shall demonstrate how, 

consideration has been given to the 
incorporation of grey water and rainwater 
recycling measures, shall be submitted to and 
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approved in writing by the Local Planning 

Authority. No dwelling shall be first occupied 
until the approved measures have been 

completed in strict accordance with the approved 
details and thereafter the works shall be retained 

at all times and shall be maintained strictly in 
accordance with the any relevant manufacturer’s 
specifications. Reason: To ensure the creation 

of well-designed and sustainable buildings and to 
satisfy the requirements of Policies FW3 and CC1 

of the Warwick District Local Plan 2011-2029; 
 

(37) Pedestrian and Cycle Links 

 
The reserved matters for each phase of 

development to be submitted pursuant to 
condition 1 shall include full details of how the 
development will ensure pedestrian and cycle 

connectivity both within the site and to adjoining 
land parcels and land uses. This should include 

appropriate connectivity between residential 
development and the primary school on site and 
how the site will provide connectivity with the 

remainder of the Land East of Kenilworth area. 
Reason: In the interests of encouraging 

sustainable modes of travel in accordance with 
Policies HS1, HS6, BE1 and TR1 of the Warwick 
District Local Plan 2011-2029; 

  
(38) Removal of Permitted Development Rights 

C3 to C4 
 
Notwithstanding the provisions of the Town and 

Country Planning (General Permitted 
Development) Order 2015 (or any order 

revoking and re-enacting that Order with or 
without modification), no permitted changes 

contained therein shall be enacted within the 
development hereby permitted.  For the 
avoidance of doubt this shall include changes 

from C3 dwelling house to C4 Houses in Multiple 
Occupation. Reason: To manage the balance of 

sustainable communities in accordance with 
Policy SC0 of the Warwick District Local Plan 
2011-2029; and 

 
(39) Provision of Allotments  

 
Prior to the occupation of 50% of the dwellings, 
the allotments and associated infrastructure 

shall be laid out in full accordance with an 
Allotment Delivery and Management Plan that 

shall first have been submitted to and approved 
in writing by the Local Planning Authority. The 
Plan shall include details of the location of the 
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allotments, laying out of individual plots, 

infrastructure, boundary fencing, car parking 
areas and any proposed storage structures. 

Once laid out the allotments shall be 
appropriately managed, maintained and kept in 

a tidy condition for use as allotments for the 
lifetime of the development as set out within the 
Management Plan. Reason: To ensure adequate 

infrastructure is provided in a timely manner as 
part of the comprehensive development of this 

strategic site in the interests of the sustainable 
development in accordance with Policy DS15 of 
the Warwick District Local Plan 2011-2029; 

 
15. W/20/0158 – Land East of Turpin Court, Royal Leamington Spa 

 
The Committee considered an application from Warwick District Council for 
the erection of six semi-detached dwellings. 

 
The application was presented to Committee because Warwick District 

Council was the applicant and due to the number of objections which had 
been received. 
 

The officer recognised that the gardens serving the two proposed 
bungalows would be overshadowed partly during the summer months, 

which might cause pressure for the trees to be removed. However, it was 
noted that this would only be for a short period (three hours of the day at 
the height of summer), which throughout the rest of the year would be 

reduced even further. It was also noted that one of the gardens had a very 
minor under provision of private amenity space by 0.9 sqm. These factors 

had to be weighed against the balance of providing affordable housing. 
Furthermore, the development would represent the effective use of 
brownfield land in a sustainable location, which in all others respects met 

with the relevant Neighbourhood Plan, Local Plan and national planning 
policies. The provision of affordable housing offered substantial weight in 

this case, which was considered to outweigh the relatively modest impact 
which the existing trees and very small under provision of private amenity 

space to just one of the dwellings that were likely to have on the living 
conditions for the future occupiers of the dwellings. The proposal was 
therefore recommended for approval. 

 
An addendum circulated at the meeting advised that based on further 

information that was provided in the case officer’s report, the Town Council 
withdrew their objection to the proposed development. 

 

The following people addressed the Committee: 
 

 Councillor J Chilvers, objecting; 
 Mr Hunt, objecting; 
 Statement on behalf of Mr Martin, objecting, read out by Mr Leach;  

 Councillor J Matecki, on behalf of the applicant. 
 

Following consideration of the report, presentation, information contained 
in the addendum and the representations made at the meeting, it was 



PLANNING COMMITTEE MINUTES (Continued) 

Item 3b / Page 27 

proposed by Councillor Murphy and seconded by Councillor Ashford that the 

application should be granted. 
 

The Committee therefore  
 

Resolved that W/20/0158 be granted subject to the 
following conditions and the proposed changes to 
condition 4 detailed in the presentation to Councillors: 

 
(1) the development hereby permitted shall 

begin no later than three years from the 
date of this permission. Reason: To comply 
with Section 91 of the Town and Country 

Planning Act 1990 (as amended); 
 

(2) the development hereby permitted shall be 
carried out strictly in accordance with the 
details shown on the site location plan and 

approved drawing PL-04 Rev C, PL-05 Rev 
C, PL-06 Rev C, PL-07 Rev B submitted on 

1st April 2020 and drawing PC-01 Rev 0 
submitted on 20th April 2020 and 
specification contained therein. Reason: 

For the avoidance of doubt and to secure a 
satisfactory form of development in 

accordance with Policies BE1 and BE3 of the 
Warwick District Local Plan 2011-2029;  
 

(3) no development or other operations 
(including demolition, site clearance or 

other preparatory works) shall commence 
unless the tree protection measures 
identified in the approved application 

documentation have been put into place in 
full accordance with the approved details 

and thereafter shall remain in place for the 
full duration of any such construction work. 

In addition no excavations, site works, 
trenches or channels shall be cut or pipes 
or services laid, no fires shall be lit within 

10 metres of the nearest point of the 
canopy of any protected tree(s); no 

equipment, machinery or structure shall be 
attached to or supported by a protected 
tree(s); no mixing of cement or use of 

other contaminating materials or 
substances shall take place within, or close 

enough to, a root protection area that 
seepage or displacement could cause them 
to enter a root protection area or any other 

works carried out in such a way as to cause 
damage or injury to the tree(s) by 

interference with their root structure and 
that no soil or waste shall be deposited on 
the land in such a position as to be likely to 
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cause damage or injury to the tree(s). 

Reason: In order to protect and preserve 
existing trees within the site which are of 

amenity value in accordance with Policies 
BE1 and NE1 of the Warwick District Local 

Plan 2011-2029;  
 

(4) In the event that contamination is found at 

any time when carrying out the approved 
development that was not previously 

identified it must be reported in writing 
immediately to the local planning authority. 
An investigation and risk assessment must 

be undertaken, and where remediation is 
necessary, a remediation scheme must be 

submitted to and approved in writing by the 
local planning authority. Following 
completion of measures identified in the 

approved remediation scheme a verification 
report must be prepared, which is subject 

to the approval in writing of the local 
planning authority. Reason: To safeguard 
health, safety and the environment in 

accordance with Policies BE3 and NE5 of the 
Warwick District Council Local Plan 2011-

2029; 
 

(5) no development shall be carried out above 

slab level unless and until samples of the 
external facing materials to be used have 

been submitted to and approved in writing 
by the local planning authority. The 
development shall only be carried out in 

accordance with the approved details. 
Reason: To ensure that the proposed 

development has a satisfactory external 
appearance in the interests of the visual 

amenities of the locality in accordance with 
Policy BE1 of the Warwick District Local 
Plan 2011-2029; 

 
(6) the development hereby permitted shall not 

be occupied unless and until a scheme 
showing how a water efficiency standard of 
110 litres per person per day based on an 

assumed occupancy rate of 2.4 people per 
household (or higher where appropriate) 

will be achieved has been submitted to and 
approved in writing by the Local Planning 
Authority. No dwelling/ unit shall be first 

occupied until the works within the 
approved scheme have been completed for 

that particular dwelling / unit in strict 
accordance with the approved details and 
thereafter the works shall be retained at all 
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times and shall be maintained strictly in 

accordance with manufacturer's 
specifications. Reason: To ensure the 

creation of well-designed and sustainable 
buildings and to satisfy the requirements of 

Policy FW3 of the Warwick District Local 
Plan 2011-2029; 
  

(7) no development shall be carried out above 
slab level until details of the finished floor 

levels of all buildings, together with details 
of existing and proposed site levels on the 
application site and the relationship with 

adjacent land and buildings have been 
submitted to and approved in writing by the 

local planning authority. The development 
shall be carried out in strict accordance with 
these approved details or any subsequently 

approved amendments. Reason: To ensure 
sufficient information is submitted to 

demonstrate a satisfactory relationship 
between the proposed development and 
adjacent land and buildings in the interests 

of amenity in accordance with Policies BE1 
and BE3 of the Warwick District Local Plan 

2011-2029; 
 

(8) the development shall be carried out strictly 

in accordance with the details contained 
within the surface water outfall assessment.  

Reason: To ensure that the proposal would 
provide suitable drainage methods for the 
site in accordance with Policy FW2 of the 

Warwick District Local Plan 2011 – 2029; 
 

(9) the development hereby permitted shall not 
be occupied unless and until the external 

refuse storage areas for the development 
have been constructed or laid out, and 
made available for use by the occupants of 

the development and thereafter those areas 
shall be kept free of obstruction and be 

available at all times for the storage of 
refuse associated with the development. 
Reason: To ensure the satisfactory 

provision of refuse storage facilities in the 
interests of amenity and the satisfactory 

development of the site in accordance with 
Policy BE1 of the Warwick District Local 
Plan 2011-2029; 

 
(10) noise arising from the air source heat 

pumps installed at the site, when measured 
one metre from the facade of any noise 
sensitive premises, shall not exceed the 
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background noise level by more than 3dB 

(A) measured as LAeq (5 minutes). If the 
noise in question involves sounds 

containing a distinguishable, discrete, 
continuous tone (whine, screech, hiss, hum 

etc.) or if there are discrete impulses 
(bangs, clicks, clatters, thumps etc.) or if 
the noise is irregular enough to attract 

attention, 5dB(A) shall be added to the 
measured level. Reason: To protect the 

amenities of the occupiers of nearby 
properties in the locality in accordance with 
Policy BE3 of the Warwick District Local 

Plan 2011-2029; 
  

(11) the development hereby permitted shall not 
be occupied unless and until the car parking 
and manoeuvring areas indicated on the 

approved drawings have been provided and 
thereafter those areas shall be kept marked 

out and available for such use at all times. 
Reason: To ensure that a satisfactory 
provision of off-street car parking and 

turning facilities are maintained at all times 
in the interests of the free flow of traffic 

and highway safety in accordance with 
Policies TR1 and TR3 of the Warwick District 
Local Plan 2011-2029; 

 
(12) prior to the occupation of the development 

hereby permitted, the first floor side facing 
windows in the east and west elevations of 
all the dwellings shall be permanently 

glazed with obscured glass to a degree 
sufficient to conceal or hide the features of 

all physical objects from view and shall be 
non-opening unless the parts of the window 

that can be opened are more than 1.7 
metres above the floor of the room in which 
the window is installed. The obscured 

glazed window(s) shall be retained and 
maintained in that condition at all times. 

Reason: To protect the privacy of users 
and occupiers of nearby properties and to 
satisfy the requirements of Policy BE3 of 

the Warwick District Local Plan 2011-2029; 
 

(13) prior to the occupation of the dwelling(s) 
hereby permitted, one 16amp (minimum) 
electric vehicle recharging point (per 

dwelling) shall be installed in accordance 
with details first submitted to and approved 

in writing by the Local Planning Authority 
(LPA). Once the electric vehicle recharging 
point(s) has been installed, the following 
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verification details shall be submitted to 

and approved in writing by the LPA: 
 

1) Plan(s)/ photograph(s) showing the 
location of the electric vehicle 

recharging point(s);  
2) A technical data sheet for the electric 

vehicle recharging point infrastructure; 

and 
3) Confirmation of the charging speed in 

kWh. Thereafter the electric vehicle 
recharging point(s) shall be retained in 
accordance with the approved details 

and shall not be removed or altered in 
any way (unless being upgraded).  

Reason: To ensure mitigation against 
air quality impacts associated with the 
proposed development in accordance 

with Policy NE5 of the Warwick District 
Local Plan and the Air Quality and 

Planning Supplementary Planning 
Document; and 
 

(14) the landscape and ecological enhancement 
plan, as outlined in the approved 

documents, shall be implemented as soon 
as the approved landscaping is carried out 
and shall not be withdrawn or altered in 

any way. At least two bird boxes must be 
installed together to allow sparrows to nest 

as a colony. Reason: To ensure a 
satisfactory standard of appearance of the 
development in the interests of the visual 

amenities of the area and to ensure 
biodiversity enhancements in accordance 

with Policies BE1, BE3, NE1 and NE4 of the 
Warwick District Local Plan 2011-2029. 

 
16. Urgent Item - W/18/2099 - Land to the north and south of the A45 

(between Festival and Tollbar junctions) and land at the 

A45/Festival Roundabout, the A46/Tollbar Roundabout and at the 
junctions of the A444 with the A4114/Whitley 

 
The Committee considered an application from Coventry and Warwickshire 
Development Partnership (CWDP) for the comprehensive development 

comprising demolition of existing structures and the erection of new 
buildings to accommodate offices, research & development facilities and 

light industrial uses (Use Class B1), hotel accommodation (Use Class C1), 
car showroom accommodation, small scale retail and catering 
establishments (Use Classes A1, A3, A4 and/or A5), new countryside park, 

ground modelling work including the construction of landscaped bunds, 
construction of new roads/footpaths/cycle routes, remodelling of junctions 

on the existing highway network, associated parking, servicing and 
landscaping (outline application discharging access with all other matters 
reserved). 
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The application was presented to Committee because it involved 
consideration of a possible Section 106 Agreement. The Chairman of the 

Committee agreed to consider this item following the publication of the 
agenda.  

 
Planning application W/16/0239 was granted on the 10 July 2017 and 
subsequently varied on 5 February 2019 under reference number 

W18/2099 (“the Variation Application”). 
 

The report sought minor variations to the content of the Section 106 
Agreement dated the 4 February 2019, which was entered into as part of 
the Variation Application and which provided for the payment of a 

contribution by CWDP within 28 days of the commencement of construction 
of a roundabout scheme at Stoneleigh by the County Council (“the 

Roundabout Scheme”). The agreement also provided that if the 
commencement of the construction of the Roundabout Scheme had not 
taken place by the 30 June 2020, that the CWDP would construct and 

complete a signal scheme at Stoneleigh.  
 

The County Council would not now be in a position to award the main works 
contract and start construction by 30 June 2020 because of a number of 
issues within the project development that had caused delay. CWDP had 

agreed to extend the date from 30 June 2020 and it was anticipated that a 
new variation agreement would extend the date to 30 September 2020.  

The recommendation was that the date for commencement of the 
construction of the Roundabout Scheme should be extended for a period of 
up to six months from the date of the completion of the Deed of Variation.    

 
The County Council first advised the Council that they would need to amend 

the Section 106 Agreement to extend the date on 8 June 2020.  
Subsequent legal advice was that Warwick District Council’s Planning 
Committee should approve any variation and also that the Council as LPA 

should be a party to any further Deed of Variation. This had had to be 
brought to Planning Committee as an urgent item as the Section 106 

Agreement needed to be varied before 30 June 2020 and this was the last 
Planning Committee that would take place before that date.  

 
The officer was of the opinion that authority should be delegated to officers 
to agree the content, based on the figures stated in the report, and proceed 

to signing of the Section 106 agreement. 
 

Following consideration of the report and presentation, it was proposed by 
Councillor R Dickson and seconded by Councillor Heath that the application 
should be granted. 

 
Resolved that for W/18/2099, authority be delegated 

to the Head of Development Services to agree the 
content, based on the figures stated in the report, 
and proceed to signing of the Section 106 agreement 

 
17. Planning Appeals Report 

 
Members received a report from officers outlining the existing enforcement 
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matters and appeals currently taking place. 

 
Resolved that the report be noted.  

 
 

   (The meeting ended at 9.18pm) 
 
 

 
 

CHAIRMAN  
14 July 2020 
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Planning Committee: 14 July 2020 Item Number: 4 
 

Application No: W 19 / 0531  
 

  Registration Date: 07/05/19 
Town/Parish Council: Leamington Spa Expiry Date: 06/08/19 
Case Officer: Dan Charles  

 01926 456527 dan.charles@warwickdc.gov.uk  
 

Milverton House, Court Street, Leamington Spa, CV31 2BB 
Outline application for the erection of two no. blocks of residential 

accommodation of up to 90 bed spaces together with undercroft parking. FOR  

Chalice Build Ltd 
---------------------------------------------------------------------------------- 

 

This application is being presented to Committee due to the number of objections 
and an objection from the Town Council having been received. 

 
RECOMMENDATION 

 
Planning Committee are recommended to GRANT planning permission, subject to 
the conditions listed at the end of this report and a Section 106 Agreement to 

secure the necessary financial contributions/obligations as set out in the report. 
 

Planning Committee are also recommended to delegate authority to the Head of 
Development Services in consultation with the Chair of Planning Committee to 
finalise the terms of the Section 106 agreement including any variation to, or 

clarification of, the sums requested where the revised sums meet the relevant 
statutory test.   

 
Should a satisfactory Section 106 Agreement not have been completed within two 
months of the date of the Committee resolution, Planning Committee are 

recommended to delegate authority to the Head of Development Services to 
REFUSE planning permission on the grounds that the proposal makes inadequate 

provision in respect of the issues the subject of that agreement. 
 
DETAILS OF THE DEVELOPMENT 

 
This is an outline planning application for the demolition two existing buildings 

known as Milverton House and Drummond House and the erection of 2 new blocks 
of residential accommodation to incorporate up to 90 bed spaces together with 
associated parking.  Whilst the total number of bed spaces is identified, the overall 

allocation of individual residential units has not been determined in this proposal. 
 

The existing buildings form part of the Court Street industrial estate and represent 
fairly modern and utilitarian commercial premises.   

 
Indicative proposals identify a building up to 4 storeys in height on both sites with 
the Milverton House building staggered in height from 1 to 4 storeys. 

 

https://planningdocuments.warwickdc.gov.uk/online-applications/applicationDetails.do?activeTab=documents&keyVal=_WARWI_DCAPR_83547
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The site lies within an area identified within the Local Plan as being within the 
Town Centre Boundary of Leamington Spa and is allocated for residential 

development, forming part of allocation H16.  This allocation identifies a total of 
75 dwellings within the allocation area. 

 
The site is outside the boundary of, but in fairly close proximity to the Royal 
Leamington Spa Conservation Area and the Canal Conservation Area. 

 
THE SITE AND ITS LOCATION 

 
Milverton House and Drummond House are modern industrial buildings split into 
a number of smaller units.  Both buildings are single storey in scale and of 

unremarkable design. 
 

The site of Milverton House backs onto residential properties on Tower Street to 
the west that are a row of maisonettes with the rear garden areas abutting the 
site boundary.   

 
To the immediate north of Milverton House lies a vacant building that appears to 

have originally been a chapel/church but was last in use as commercial premises.   
 

To the north and west of this building lies the recently extended Court Street car 
park.  Court Street runs north/south to the east of Milverton House and beyond 
this lies the associated property, Drummond House. 

 
To the south of the site is the access road serving Tower Street and beyond this 

lies the Waterside medical centre. 
 
Drummond House is a similar, modern, single storey building of utilitarian 

character.  This building is flanked to the east and south by other commercial 
premises.  To the north of the site is a newly constructed residential block.  Directly 

to the west is the site currently occupied by Milverton House. 
 
PLANNING HISTORY 

 
No relevant planning history. 

 
RELEVANT POLICIES 
 

 National Planning Policy Framework 
 The Current Local Plan 

 DS5 - Presumption in Favour of Sustainable Development  
 DS11 - Allocated Housing Sites  
 PC0 - Prosperous Communities  

 TCP1 - Protecting and Enhancing the Town Centres  
 H0 - Housing  

 H1 - Directing New Housing  
 H2 - Affordable Housing  
 H4 - Securing a Mix or Housing  

 SC0 - Sustainable Communities  
 BE1 - Layout and Design  

 BE3 - Amenity  
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 TR1 - Access and Choice (Warwick District Local Plan - 2011-2029) 
 TR2 - Traffic generation (Warwick Local Plan - 2011-2029) 

 TR3 - Parking (Warwick District Local Plan - 2011-2029) 
 HE1 - Protection of Statutory Heritage Assets  

 HS1 - Healthy, Safe and Inclusive Communities  
 HS4 - Improvements to Open Space, Sport and Recreation Facilities  
 HS7 - Crime Prevention  

 CC1 - Planning for Climate Change Adaptation  
 CC3 - Buildings Standards Requirements  

 FW1 - Development in Areas at Risk of Flooding  
 FW2 - Sustainable Urban Drainage  
 FW3 - Water Conservation  

 NE2 - Protecting Designated Biodiversity and Geodiversity Assets  
 NE3 - Biodiversity  

 NE4 - Landscape  
 NE5 - Protection of Natural Resources  
 DM1 - Infrastructure Contributions  

 Guidance Documents 
 Parking Standards (Supplementary Planning Document) 

 Open Space (Supplementary Planning Document - April 2019) 
 Air Quality & Planning Supplementary Planning Document (January 2019) 

 Residential Design Guide (Supplementary Planning Document- May 2018) 
 Canal Conservation Area DPD 
 Creative Quarter “Big Picture" Document. 

 
 

SUMMARY OF REPRESENTATIONS 
 
Royal Leamington Spa Town Council:  Objection for the following reasons; 

 
1. The proposed development would contravene Local Plan Policy H6(a) and is not 

on a main thoroughfare. 
2. The scale, massing and height of the development and the potential for 
overlooking would have a negative impact on residents in Tower Street. 

3. The development fails to preserve or enhance the appearance and character of 
the Conservation Area. 

4. Policy RLS1 (4) of the emerging Neighbourhood Plan for Leamington supports 
specific types of residential development in the Court Street area as defined in 
allocation H16 of the Local Plan - namely, community-led housing and live/work 

units to support the Creative Quarter aspirations.  The development proposed in 
this application does not deliver this. 

5. Policy RLS 5 (a) of the emerging Neighbourhood Plan requires proposals for 
new housing development to provide a mix of homes and specifically to support 
affordable owner occupation in South Leamington - there is as yet no confirmation 

of what proportion of affordable housing will be included in this development as 
per Local Plan Policy H2. 

 
WCC Highways:  Following receipt of Transport Survey, no objection.  
Recommend contribution of £20,000 be secured to improve pedestrian/cycling 

links. 
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WCC Ecology:  The proposal involves demolition of two buildings but from the 
photographs provided neither appears to be suitable for bats. Given that the 

surrounding area is not particularly well connected to the canal or other suitable 
foraging habitats it is not likely that bats are present. I recommend that 

informative notes with regards to bats and nesting birds are attached to any 
permission granted.  The development represents an opportunity to enhance a 
site of low ecological value through landscaping which is beneficial to wildlife, and 

through providing opportunities for wildlife such as bat bricks integrated into the 
new buildings at a suitable location. I recommend that a condition for a Combined 

Ecological and Landscaping Scheme is attached to any outline permission granted. 
 
WCC Landscape:  While there may not be any vegetation of value within the site 

boundary there are trees growing within the garden space to the Tower Street 
dwellings which overhang the site boundary to the proposed Milverton House and 

mature buddleias and cotoneasters adjacent to the proposed Drummond House. 
This planting helps to soften what is otherwise a very sterile environment and 
should be retained or replaced as appropriate. 

 
It is important to provide external green space for either residential and / or 

student accommodation to visually tie with the tree and shrub planting around 
adjacent buildings and car parking areas and provide a setting for the new 

buildings. The Design and Access Statement makes reference to using both living 
walls, to soften the elevations towards the existing houses, and potential roof 
garden(s). Internal courtyard areas are indicated and these should include areas 

for tree / shrub planting too. 
 

WCC Infrastructure:  Request S106 Contributions totalling £6,885 towards 
Library improvements, Sustainable Travel Packs, Road Safety Improvements and 
associated Monitoring fee. 

 
WCC Flood Risk Management:  Request more details about on-site treatment 

of surface water 
 
South Warwickshire NHS Trust:  Request S106 contribution of £22,492 

towards local hospital improvements to mitigate the impact of the proposed 
development. 

 
Canal & River Trust:  No Comment. 
 

Inland Waterways Association:  IWA are neutral to these proposals which are 
sufficiently screened from the canal corridor for their mediocre designs to cause 

any detriment to the views of the area for canal-side users. 
 
WDC Tree Officer:  Having reviewed the documents that support the application 

I have no tree-related comments to make as no trees of any particular 
arboricultural merit appear to be directly, or indirectly, impacted by the 

development proposal.  
 
WDC Environmental Health:  Concern over impact of noise from adjacent 

commercial units.  Satisfied that this can be mitigated through off-site works 
secured through the Section 106 Agreement. 
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WDC Waste Management:  No objections regarding this planning application as 
long as the developer follows our refuse and recycling storage requirements. We 

would recommend 60 Litres refuse capacity per person therefore the developer 
will need to provide 5400 litres total capacity (5 x 1100 Litre bulk bins). This will 

need to be split based on how many residents are in each building as we wouldn't 
want residents walking across the road with bags of waste. We would also 
recommend the same quantity of recycling bins for the properties (5 x 1100 Litre 

bulk bins).  I would also like to add that we do have issues with refuse collections 
in that area due to the parked cars and also the size of roads.  

 
WDC CCTV:  No objection. 
 

Severn Trent:  No objection.  Development will be subject to connection with 
existing mains sewerage and surface water drainage systems controlled by Severn 

Trent which are subject to separate agreements under the Water Industry Act. 
 
Conservation Advisory Forum:  CAF feels that the site presents the opportunity 

for an interesting development that contributes positively to the setting of both 
Leamington Conservation Area and the Canal Conservation Area.  CAF however 

considers the mass and scale proposed as disproportionate to the established 
urban character of the surroundings, particularly when considered in context with 

2 storey houses on Tower St.  Although recognised that this is an outline 
application, concern was also expressed that there was no indicative landscaping 
scheme proposed.  CAF considers that, as currently proposed, the scheme does 

not respect the setting of the 2 Conservation Areas, as it fails to preserve or 
enhance their appearance and character. 

 
Public Response:  A total of 9 letters of objection received making the following 
comments; 

 
 Concerns about traffic/transport issues proposal would bring to an already 

congested area. 
 Does not commit to 40% affordable housing. 
 Will compound an existing parking problem. 

 Will cause harm to amenity of residents on Tower St from 
overlooking/overshadowing. 

 Would be better as two storey dwellings with individual parking allocation. 
 Building looks undistinguished and unlikely to enhance the area. 
 Potential for contaminated land. 

 The design of the elevations is extremely unimaginative, and completely 
unsympathetic to the local environment. 

 Already an excessive amount of student accommodation in the area. 
 Contrary to HMO Policy. 
Could become student accommodation. 

 
ASSESSMENT 

 
History/Background 
 

Upon first submission, the scheme incorporated a number of student Houses in 
Multiple Occupation (HMO’s).  Due to the high number of existing HMO’s within 
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the 100 metre radius of the site, the applicants removed the provision of student 
accommodation from the scheme. 

 
The scheme is an outline application with some matters reserved.  The matters 

being assessed as part of this proposal are access, layout and scale. 
 
Matters relating to appearance and landscaping are reserved for later 

consideration under a separate reserved matters application. 
 

Principle of Development 
 
The site lies within the Urban Area of Royal Leamington Spa.  In this area, the 

general principle of residential development is acceptable as set out in Policy H1. 
 

The site is allocated for residential development as allocation H16.  In the final 
Inspectors Report on the Local Plan, the allocation was described as follows; 

 
“The site at Court Street, Leamington (H16) consists of a former BT Depot, a 
Council owned car park and a collection of other buildings. The former BT Depot 

is currently being redeveloped for student accommodation and there are two other 
planning permissions for small scale residential development within the overall 

site. Adequate car parking serving this part of the town would remain following 
the development of the site. The site is adjacent to the retail area within the Town 
Centre and the proposed allocation provides the opportunity to deliver 

regeneration and physical enhancements. It would make a valuable contribution 
to housing supply and to the range of housing types available.” 

 
The proposal falls wholly within the allocation area and would provide residential 
units in line with the overall allocation of approximately 75 dwellings.  Existing 

permissions within the allocation for residential were granted prior to the adoption 
of the new Local Plan so Officers are satisfied that the principle of development 

for a scheme of up to 90 bed spaces and not 90 units would be acceptable.  An 
anticipated mix of 1 and two bedroom apartments would fall within the 75-unit 

allocation and would therefore be in accordance with the Local Plan.   
 
Design and impact on visual amenity and the character of surrounding 

area  
 

Section 12 of the National Planning Policy Framework (NPPF) places significant 
weight on ensuring good design which is a key aspect of sustainable development 
and should positively contribute towards making places better for people. The 

NPPF states that permission should be refused for development of poor design 
that fails to take the opportunities available for improving character, the quality 

of an area and the way it functions.  
 
Policy BE1 of the Local Plan reinforces the importance of good design stipulated 

by the NPPF as it requires all development to respect surrounding buildings in 
terms of scale, height, form and massing. The Local Plan calls for development to 

be constructed using appropriate materials and seeks to ensure that the 
appearance of the development and its relationship with the surrounding built and 
natural environment does not detrimentally impact the character of the local area.  
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The Residential Design Guide sets out steps which must be followed in order to 
achieve good design in terms of the impact on the local area; the importance of 

respecting existing important features; respecting the surrounding buildings and 
using the right materials.  

 
The site is submitted in outline form only but indicative plans have been submitted 
for the purposes of layout and scale demonstrating that the proposed blocks could 

be constructed in a contemporary design using render and coloured panels to 
provide a vibrant scheme that would be seen to complement the proposed 

Creative Quarter by providing a scheme that removes the existing utilitarian and 
provides a more innovative approach to architecture within the local area.   
 

The scheme as proposed advocates undercroft parking to provide an off-street 
solution to the existing area that is already constrained.  The use of an undercroft 

would also remove cars associated with the development from view, leading to an 
improved aesthetic for the area that is currently heavily dominated by on-street 
parking. 

 
The local area has a mix of scale of buildings from single to 4 storey buildings 

which are also constructed in a number of differing styles.  The proposal as shown 
on the indicative drawings seeks the provision of a four storey building to be 

located on each site with the building located on the site of Milverton House 
stepped down to single storey to omit the bulk and mass from having a detrimental 
impact on the character and setting of the properties on Tower Street.   

 
Overall, Officers are satisfied that the scheme presents an ideal opportunity to 

provide a contemporary residential development at an appropriate scale within 
the allocation that subject to negotiations on design at reserved matter state 
would enhance the character and appearance of the area to create an area that 

represents the Creative Quarter in design terms. 
 

Impact on character of the adjacent Conservation Areas 
 
Policy BE1 of the Warwick District Local Plan states that new development should 

positively contribute to the character and quality of its environment.  The policy 
requires the provision of high quality layout and design in all developments that 

relates well to the character of the area. 
 
Section 72 of the Planning (Listed Buildings and Conservation Areas) Act states 

that special attention should be paid to the desirability of preserving or enhancing 
the character or appearance of conservation areas. 

 
Warwick District Local Plan Policy HE1 (protection of Heritage Assets) states 
development will be expected to respect the setting of conservation areas and 

important views both in and out of them.  
 

Whilst not within either the Royal Leamington Spa Conservation Area or Canal 
Conservation Area, the site is in close proximity to both. 
 

The proposal seeks the provision of residential accommodation on an allocated 
site.  It is noted that the scheme is outline only and so would be subject to a later 

application for reserved matters to confirm the final appearance of the scheme. 
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As this is outline only, the assessment is based upon the general principle of the 

development and an assessment of the layout and scale.  The development has 
already been assessed as acceptable in principle. 

 
The indicative plans provided demonstrate a contemporary structure.  Concern 
has been raised from the Conservation Officer regarding the indicative drawings 

and how they would potentially sit within the character of the adjacent 
Conservation Areas.  Officers have noted this concern but clearly acknowledge 

that this are indicative only and whilst the general scale and layout is being 
considered, the final appearance of the scheme would be subject to a later 
reserved matters submission.  This would be subject to negotiation in order to 

provide a suitable scheme that respects the character of the Conservation Areas. 
 

At this stage, the principle of development is considered acceptable and the layout 
and scale of the proposed building would not cause harm to the Conservation 
Areas. Further work on this element would be carried out at reserved matters 

stage.  The form of development can be guided through planning conditions to 
secure appropriate materials and detailing together with robust landscaping to 

provide an acceptable form of development. 
 

Impact on adjacent properties 
 
Policy BE3 of the Warwick District Local Plan states that new development will 

not be permitted that has an unacceptable adverse impact on the amenity of 
nearby uses and residents. 

 
The site of Milverton House lies in close proximity to the rear of properties fronting 
onto Tower Street to the west of the site.  Officers raised concern with the 

applicants regarding the potential for overbearing and loss of light to occur to the 
residents of the properties as a result of the development. 

 
In providing revised details, the indicative drawings show a staggered design that 
diminishes in scale to the rear, ensuring that the massing of the building is greatly 

reduced where adjacent to the boundary.  The revised indicative design 
demonstrates that the distance guideline separations can be achieved, meeting 

both the required 12m separation from a two storey dwelling to a blank wall of 
the two storey elements of the building and 16 metres for the taller elements of 
the building.  The staggered design increases the distance with each additional 

storey and Officers are satisfied that this approach is acceptable.  The final design 
will be considered at reserved matters stage to ensure that appropriate separation 

distance are achieved to comply with the required standards. 
 
The site of Drummond House has the new development at 7 Court Street to the 

immediate north on the opposite side of Cumming Street.  This building has a 
number of windows facing the proposed development.  The separation distance 

between the new property and the existing development is approximately 11 
metres across a public highway where the general guidance is to seek 15 metres 
in this situation.  The indicative drawings show a blank elevation facing the 

adjacent property of 3 storey scale.  Officers note that the required distance 
separation where over a public street are generally reduced due to the public 

nature of the elevation.  Also, the proposed building does not have any facing 
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windows that would result in direct window to window conflict.  On balance and 
noting that the final proposal would be assessed at Reserved Matters stage, I 

consider the proposal would not result in any significant demonstrable harm to the 
amenity of the property at 7 Court Street.  

 
Officers are satisfied that an appropriate scheme can be achieved to protect the 
amenity of neighbouring properties.  This would be subject to negotiations at 

reserved matters stage where a full assessment would be made of the final 
detailed proposals.  

 
Overall, Officers are satisfied that subject to an acceptable scheme being delivered 
at reserved matters stage, the scheme would not have a detrimental impact on 

the amenity of nearby residents. 
 

Amenity of future occupiers 
 
Policy BE3 of the Warwick District Local Plan states that new development will not 

be permitted that does not provide acceptable standards of amenity for future 
occupiers of a development. 

 
One area of concern has arisen that may affect the living conditions of future 

residents and that is the ongoing commercial activity to the rear of the site from 
the units located on Cumming Street in terms of the use of a compressor.  The 
applicant has been engaging with the owners of the adjacent site and agreement 

is in place to provide a solution to this by replacing the compressor with a new 
model to the satisfaction of the Environmental Health Officer.  As the site to the 

rear does not fall within the control of the applicant, it is proposed to secure a 
solution through the Section 106 Agreement to be agreed to the satisfaction of 
the Environmental Health Officer.  In addition, it is proposed to condition a range 

of details to be submitted for the reduction of noise for future occupiers.  This is 
generally related to high levels of insulation, moving primary room windows away 

from the rear elevation of Drummond House together with high specification 
glazing to further limit potential noise ingress.  With this range of measures, 
Officers are satisfied that the living conditions of future residents would be 

acceptable. 
 

As this is an outline proposal, no detailed plans are being assessed at this stage.  
However, Officers are satisfied that subject to an assessment of the final design, 
the scheme can provide appropriate living conditions for future occupiers in terms 

of outlook. 
 

Subject to the required conditions, Officers are satisfied that the scheme is 
acceptable. 
 

Highway Safety 
 

Policy TR1 of the Warwick District Local Plan requires all developments to provide 
safe, suitable and attractive access routes for all users that are not detrimental to 
highway safety.  Policy TR3 requires all development proposals to make adequate 

provision for parking for all users of a site in accordance with the relevant parking 
standards. 
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The proposal has been the subject of negotiations between Warwickshire County 
Highways and the applicant's highways consultant.  The preliminary response was 

one of objection as the impact on local highway safety was not considered to have 
been satisfactorily mitigated for.  Following negotiations, the applicants provided 

a detailed transport assessment and survey work to demonstrate that the 
proposed scheme would be acceptable in highway safety terms.  This has been 
assessed by the County Highways Officer who is satisfied that the scheme would 

not be detrimental to highway safety. 
 

The scheme as indicatively proposed seeks to provide undercroft parking across 
the two buildings for a total of 53 spaces together with secure cycle parking 
facilities. As the final breakdown of properties is not known, the overall parking 

requirement cannot be assessed.  However, the provision of 53 off-street parking 
spaces in this location is considered of significant benefit for the scheme. 

 
Notwithstanding the above, the site lies in close proximity to the facilities of 
Leamington Spa town centre which allows for day to day living without a reliance 

on the private car. 
 

In addition to the above, the Highways Officer has recommended a contribution 
towards improved walking and cycling measures between the site and town 

centre, public transport interchanges and other key destinations, including 
directional signage and other minor improvements to pedestrian / cycling 
infrastructure in the vicinity of the site  

 
The Highway Authority considers that contribution of £20,000 towards this scheme 

is reasonable for a development of this scale and at this location and this can be 
secured through the Section 106 Agreement. 
 

Impact on Ecology/Protected Species 
 

Policy NE3 of the Warwick District Local Plan states that development proposals 
will be expected to protect, enhance and/or restore habitat biodiversity and where 
this is not possible, mitigation or compensatory measures should be identified 

accordingly. 
 

The proposal has been assessed by the County Ecologist who has noted that the 
development involves the demolition of two buildings that having been assessed, 
appear to be suitable for bats. The Ecologist notes that the surrounding area is 

not particularly well connected to the canal or other suitable foraging habitats and 
has therefore concluded that it is not likely that bats are present.  

 
The development represents an opportunity to enhance a site of low ecological 
value through landscaping which is beneficial to wildlife, and through providing 

opportunities for wildlife such as bat bricks integrated into the new buildings at a 
suitable location. A condition for a Combined Ecological and Landscaping Scheme 

has been requested to achieve that aim. 
 
Officers therefore consider that subject to the inclusion of the requested condition, 

the proposal is acceptable having regard to Policy NE3. 
 

Drainage 
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In terms of foul sewage and surface water drainage, it is indicated that the 

dwellings are proposed to connect to the mains sewers in the local area.  This has 
been considered by Severn Trent who have raised no objection as the scheme 

would be subject to separate approvals with Severn Trent directly.   It is 
appropriate to attach a condition seeking the details of the drainage to be 
submitted and approved. 

 
In terms of on-site surface water mitigation, the Lead Local Flood Authority have 

requested some additional information to ensure that the surface water treatment 
is acceptable.  This can be secured by an appropriately worded condition. 
 

Impact on local services 
 

The proposed development of up to 90 bed spaces would create additional demand 
for local services and to mitigate this, contributions towards community facilities 
would be required. 

 
Having considered the available evidence, the contributions are considered to be 

in accordance with Regulation 122 of the Community Infrastructure Levy 
Regulations 2010. A development on this site would have a material impact on or 

need for a variety of local resources. 
 
The necessary contributions identified would be secured through an appropriate 

Section 106 Legal Agreement.  At the current time, the following financial 
contribution requests have been received; 

 
 Sustainable Travel Packs - £900. 
 Libraries - £985. 

 Off-site Highway Improvements including cycling - £20,000. 
 Road Safety Contribution – £4,500. 

 NHS Hospitals - £22,492. 
 County Council Monitoring Fee - £500 

 

Additionally, the Section 106 Agreement will also secure the following; 
 

 40% Affordable Housing. 
 Local Labour Agreement. 
 Noise mitigation scheme. 

 Monitoring Fee. 
 

It is also anticipated that an off-site contribution towards open space is required 
although confirmation of this from the Green Space Team has not yet been 
received.  Carrying out the appropriate calculations based upon 90 bed spaces, 

this would equate to an off-site contribution of £200,880 for the enhancement of 
existing local facilities.  This figure is in draft form only and the final figure will be 

confirmed within the update sheet. 
 
In addition, should further requests be received, these will be noted within the 

update sheet. 
 

Other Matters 
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Trees/Hedgerows 

 
The site currently has no tree or hedgerow planting.  As part of the proposed 

scheme, soft landscaping would be provided to enhance the green characteristics 
of the site.  This is considered a positive enhancement to the existing character of 
the area.  The exact landscaping details will be secured at reserved matters stage. 

 
Conclusion 

 
The site is allocated for residential development within the Warwick District Local 
Plan for up to 75 residential units.  The scheme is considered to accord with the 

allocation.  Site specific matters can be controlled by appropriate conditions and 
Section 106 obligations. 

 
  
 

CONDITIONS 

  

1  Reserved Matters 
 

Details of the appearance and landscaping of the development 
(hereinafter called 'the reserved matters') shall be submitted to and 
approved in writing by the local planning authority before any 

development begins and the development shall be carried out  in strict 
accordance with these reserved matters as approved.  REASON: To 

comply with Article 4(1) of the Town and Country Planning 
(Development Management Procedure) Order 2010 (as amended). 

 

2  Submission of Reserved Matters Timescale 
 

Application for approval of the reserved matters shall be made to the 
local planning authority not later than three years from the date of this 
permission. REASON:  To comply with Section 92 of the Town and 

Country Planning Act 1990 (as amended). 
 

3  Commencement of Development 
 
The development to which this permission relates shall begin within 

three years of the date of this permission or within two years of the 
final approval of the reserved matters, whichever is the later.  

REASON: To comply with Section 92 of the Town and Country Planning 
Act 1990 (as amended). 

 

4  Approved Plans 
 

The development hereby permitted shall be carried out strictly in 
accordance with the details shown on the site location plan and 
approved drawing(s) 17/53/05c, and specification contained therein, 

submitted on 17 June 2019.  REASON : For the avoidance of doubt and 
to secure a satisfactory form of development in accordance with Policies 

BE1 and BE3 of the Warwick District Local Plan 2011-2029. 
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5  The reserved matters submission shall be submitted in accordance with 

the general parameters as set out on drawing numbers 17/53/07D, 
17/53/08D, 17/53/09D, 17/53/11C, 17/53/12D, 17/53/14A and 

17/53/15A submitted on 17 September 2019.  REASON : For the 
avoidance of doubt and to defein the scale and form of development in 
accordance with Policies BE1 and BE3 of the Warwick District Local Plan 

2011-2029. 
 

6  Ecological and Landscaping Scheme 
 
No works to commence on site, including site clearance, until a combined 

ecological and 
landscaping scheme has been submitted and agreed between the 

applicant and the Local Planning Authority (with advice from WCC 
Ecological Services). The scheme must include all aspects of 
landscaping including details of tree/shrub species planting. The agreed 

scheme to be fully implemented before/during development of the site 
as appropriate.  REASON:  To protect and enhance the ecological 

quality of the site in line with UK and European Law, the National 
Planning Policy Framework and Policy NE2 of the Warwick District Local 

Plan 2011-2029. 
 

7  Submission of drainage details 

 
No development shall commence unless and until a detailed surface water 

drainage strategy has been submitted to and approved in writing by the 
Local Planning Authority.  The details shall include; 
 

 Provide hydraulic modelling calculations should confirm the 
proposed impermeable area used.  

 Demonstrate how the proposed discharge rates identified in the 
calculations were calculated. A minimum of 50% betterment on 
the existing brownfield rate should be provided.  

 If discharging to a drainage system maintained/operated by other 
authorities (Environment Agency, internal drainage board, 

highway authority, sewerage undertaker, or Canals and River 
Trust), evidence of consultation and the acceptability of any 
discharge to their system should be presented for consideration.  

 Demonstrate the proposed allowance for exceedance flow and 
associated overland flow routing.  

 
Thereafter, the development shall be carried out in strict accordance with 
the approved details. REASON:  To ensure that adequate drainage 

facilities are available for the satisfactory and proper development of the 
site in accordance with Policies BE1 and FW2 of the Warwick District Local 

Plan 2011-2029. 
 

 

8  Noise Mitigation 
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The development hereby permitted shall not be commence unless and 
until details of sound proofing have been submitted to and approved in 

writing by the local planning authority and the development has been 
completed in full accordance with the approved details.   REASON: To 

ensure that future occupants do not experience unacceptable levels of 
noise, in accordance with Policy BE3 of the Warwick District Local Plan 
2011-2029. 

 
9  No development shall commence unless and until details of surface and 

foul water drainage works have been submitted to and approved in 
writing by the local planning authority. The development shall be 
carried out in strict accordance with the approved details. REASON:  To 

ensure that adequate drainage facilities are available for the satisfactory 
and proper development of the site in accordance with Policies BE1 and 

FW2 of the Warwick District Local Plan 2011-2029. 
 

10  The development hereby permitted (including any works of demolition) 

shall not commence unless and until a Construction Management Plan 
(CMP) has been submitted to and approved in writing by the local 

planning authority. The CMP shall provide for: the parking of vehicles of 
site operatives and visitors; the loading and unloading of plant and 

materials; the storage of plant and materials used in constructing the 
development; the erection and maintenance of a security hoarding 
including decorative displays and facilities for public viewing where 

appropriate; wheel washing facilities and other measures to ensure that 
any vehicle, plant or equipment leaving the application site does not 

carry mud or deposit other materials onto the public highway; 
measures to control the emission of dust and dirt during construction; 
and a scheme for recycling / disposing of waste resulting from 

demolition and construction works. A model CMP can be found on the 
Council's website 

(https://www.warwickdc.gov.uk/downloads/file/5811/construction_man
agement_plan) or by searching 'Construction Management Plan'. The 
development hereby permitted shall only proceed in strict accordance 

with the approved CMP. REASON: In the interests of highway safety 
and the amenities of the occupiers of nearby properties, the free flow of 

traffic and the visual amenities of the locality in accordance with Policies 
BE3, TR1 and NE5 of the Warwick District Local Plan 2011-2029.  

 

11  Low Emission Strategy 
 

No phase of the development shall commence unless and until a Low 
Emission Strategy for that phase has been submitted to and approved in 
writing by the Local Planning Authority. The Low Emission Strategy shall 

thereafter be implemented in strict accordance with the approved details. 
REASON: To ensure mitigation against air quality impacts associated 

with the proposed development, in accordance with Policies NE5 and TR1 
of the Warwick District Local Plan 2011-2029 and the aims and objectives 
of national guidance within the NPPF 2019. 

 
 

12  Details of External Lighting 

https://www.warwickdc.gov.uk/downloads/file/5811/construction_management_plan
https://www.warwickdc.gov.uk/downloads/file/5811/construction_management_plan
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Prior to the commencement of the development, full details of all 

permanent lighting on the site shall be submitted to and approved in 
writing by the Local Planning Authority. This should follow the Institute 

of Lighting Professionals’ Guidance Note 01/20: Guidance notes for the 
reduction of obtrusive light. The lighting shall be installed according to an 
approved plan which will need to be submitted by the applicant. The 

lighting should be maintained in perpetuity.  Such works, and use of that 
lighting and/or illumination, shall be carried out and operated only in 

strict accordance with those approved details.  REASON: To ensure that 
any lighting is designed so as not to detrimentally affect the amenities of 
the occupiers of nearby properties  in accordance with Policies BE3 and 

NE5 of the Warwick District Local Plan 2011-2029  
 

 
14  Samples of Materials 

 

No development shall be carried out above slab level unless and until 
samples of the external facing materials to be used have been 

submitted to and approved in writing by the local planning authority. 
The development shall only be carried out in accordance with the 

approved details. REASON: To ensure that the proposed 
development has a satisfactory external appearance in the 

interests of the visual amenities of the locality in accordance with 
Policy BE1 of the Warwick District Local Plan 2011-2029. 

 
15  Site Levels/Finished Floor Levels 

 

No development other than site clearance and preparation works shall 
take place on any phase of the development until details of the finished 

floor levels of all buildings, together with details of existing and proposed 
site levels on that phase and the relationship with adjacent phases have 
been submitted to and approved in writing by the Local Planning 

Authority. The development shall be carried out in strict accordance with 
these approved details or any subsequently approved amendments.   

 
REASON: To ensure sufficient information is submitted to demonstrate 

a satisfactory relationship between the proposed development and 
adjacent land and buildings in the interests of amenity in accordance with 
Policies BE1 and BE3 of the Warwick District Local Plan 2011-2029. 

 
 

17  Landscape Replacement Planting 
 
Any landscaping (other than the planting of trees and shrubs) including 

boundary treatment, paving and footpaths referred to in condition 1 shall 
be completed in all respects, within the first planting season following the 

first occupation of the development. Any tree(s) or shrub(s) removed, 
dying, or becoming in the opinion of the Local Planning Authority seriously 
damaged, defective or diseased within five years from the substantial 

completion of the scheme shall be replaced within the next planting 
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season by tree(s) or shrub(s) of similar size and species to those 
originally required to be planted. All hedging, tree(s) and shrub(s) shall 

be planted in accordance with British Standard BS4043 – Transplanting 
Root-balled Trees and BS4428 – Code of Practice for General Landscape 

Operations.  
 
REASON: To ensure a satisfactory standard of appearance of the 

development in the interests of the visual amenities of the area in 
accordance with Policies BE1, BE3 and NE4 of the Warwick District Local 

Plan 2011-2029. 
 

 

18  Water Efficiency 
 

Notwithstanding details contained within the approved documents, prior 
to construction of each phase of residential development a scheme for 
that phase demonstrating how water efficiency measures have been 

incorporated into the development and shall demonstrate how, 
consideration has been given to the incorporation of grey water and 

rainwater recycling measures, shall be submitted to and approved in 
writing by the Local Planning Authority.  No dwelling shall be first 

occupied until the approved measures have been completed in strict 
accordance with the approved details and thereafter the works shall be 
retained at all times and shall be maintained strictly in accordance with 

the any relevant manufacturer’s specifications.  REASON: To ensure the 
creation of well-designed and sustainable buildings and to satisfy the 

requirements of Policies FW3 and CC1 of the Warwick District Local Plan 
2011-2029. 
 

 

----------------------------------------------------------------------------- 
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Planning Committee: 14 July 2020      Item Number: 5 
 

Application No: W 19 / 1940  
 

  Registration Date: 20/04/20 
Town/Parish Council: Warwick Expiry Date: 20/07/20 
Case Officer: Dan Charles  

 01926 456527 dan.charles@warwickdc.gov.uk  
 

Kings High School for Girls, Chapel Street, Warwick, CV34 4HJ 
Redevelopment of former King's High School site consisting of main school site, 

Priory Building, St Nicholas Building and Numbers 2 and 10-14 Chapel 

Street.  Development to include the demolition of gymnasium building, sixth 
form building, language building, Priory Building and modern elements attached 

to the Listed Buildings together with alterations to the external appearance of 
retained non-Listed Buildings.  Erection of new apartment buildings and town 
houses together with the conversion of retained buildings to create a total of 

118no. residential units in a mixture of houses, apartments and 
duplexes.  Creation of underground car and cycle parking together with hard and 

soft landscaping and other associated works. FOR  Wake Green (Warwick) 
Limited 

---------------------------------------------------------------------------------- 
 

This application is being presented to Planning Committee due to the number of 

objections received. 
 
RECOMMENDATION 

Planning Committee is recommended to grant planning permission, subject to 

the conditions listed at the end of this report and a Section 106 Agreement to 

secure the necessary financial contributions/ obligations as set out in the report. 

 

Planning Committee is also recommended to delegate authority to the Head of 

Development Services in consultation with the Chair of Planning Committee to 

finalise the terms of the Section 106 agreement including any variation to, or 

clarification of, the sums requested where the revised sums meet the relevant 

statutory test.   

 

Should a satisfactory Section 106 Agreement not have been completed within 

two months of the date of decision, Planning Committee are recommended to 

delegate authority to the Head of Development Services to refuse planning 

permission on the grounds that the proposal makes inadequate provision in 

respect of the issues the subject of that agreement. 

 

 

 

https://planningdocuments.warwickdc.gov.uk/online-applications/applicationDetails.do?activeTab=documents&keyVal=_WARWI_DCAPR_85131
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DETAILS OF THE DEVELOPMENT 

This is a full application for planning permission for the redevelopment of the 

former Kings High School site. Due to the significant scale of the site, the 

development is broken down into specific areas identified as sites A-H.   

 

All of the Listed Buildings and historic buildings on the site (other than the 

ground floor of the library block) are to be retained, refurbished and converted 

into residential use. The key Listed Buildings are those fronting onto Smith 

Street with Landor House being a Grade II Star Listed Building. 

 

The development also comprises demolition of the gymnasium building, sixth 

form building, language building, Priory Building and modern elements attached 

to the Listed Buildings together with alterations to external appearance of 

retained non-Listed Buildings. 

 

The development includes the erection of new apartment buildings and town 

houses together with the conversion of retained buildings to create a total of 118 

residential units in a mixture of houses, apartments and duplexes.  For Sites A, 

B and C, there will be a new vehicular access off the Butts into a proposed 

underground communal parking area.  

 

During the course of the application, the scheme was amended following 

feedback from the consultation process.  The key change were as follows: 

 

 Reduction in overall unit numbers from 135 to 118 

 Increase in affordable housing proportion from 10 units to 36 units, 

representing 30% of total dwellings. 

 Increased parking provision from 230 spaces to 268 spaces 
 

Changes specific to each site are as follows: 

 

 Site A: Unit numbers reduced from 21 to 16.  Red House is now to be 

converted into 1 dwelling (previously 4 units), the 3 original classrooms 

are now to be converted to 1 dwelling (previously 3 units); removal of the 

5 parking spaces to the rear of Red House and the creation of two double 

garages to serve Red House and the main school along with a drop off 

space / taxi / delivery space at the car park entrance off The Butts; 

Increase in the size of the window openings to the main hall to reflect the 

size of the window openings elsewhere on the façade. 
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 Site B/C: Unit numbers reduced from 74 to 54.  Minor change to the siting 

of Blocks B & C; Additional 11 car parking spaces; Elevational changes to 

Chapel Street to include pitched roof dormers and greater variation in the 

treatment of the façade to reflect the character of nearby properties; 

Inclusion of pitched dormers to The Butts to reflect the character of the 

area. 

 

 Site D: Removal of the dormers on the front elevation of two of the 

properties and additional window detailing, and window fenestration 

amended to reflect the character of the area. 

 

 Site E: Changes to the window detailing on the rear elevation to be more 

sympathetic to the Listed Buildings, a reduction in the width of the first 

floor extensions and additional parts of the historic building retained 

internally. 

 

 Site F/G: Unit numbers increased from 26 to 38, with 36 affordable 

homes (all of the accommodation within Blocks F & G other than the 

former Wesleyan Chapel to be affordable housing); Increase in the 

footprint of the building over the former proposed decked area to allow for 

the provision of additional affordable homes; Land still retained on the 

corner for amenity space and planting; Additional 25 parking spaces with 

the inclusion of a further car park level (Block G) including 2 club car 

spaces (available for public use) and 2 spaces for the Former Wesleyen 

Chapel dwellings. 

 

 Site H: Unit numbers reduced from 6 to 2, representing a pair of town 

houses with double garages and 1 visitor space to the rear; elevational 

changes and variety in the eaves height and detailing of the buildings to 

provide a development more in keeping with the character of properties 

on Chapel Street 

 

THE SITE AND ITS LOCATION 

 

The former Kings High School is located within the Warwick town centre and 

within the Warwick Conservation Area. The site covers an area of approximately 

1.1 hectares split across four sites located on Priory Road, Chapel Street, The 

Butts and Smith Street.  The application site comprises of four separate, but 

closely related, parcels of land which cover the applicant’s development sites A-

G.  The buildings are as follows: 

 

Site 1 – The Main School Site (proposed sites A/B/C)  
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The main school site is bounded by The Butts, Smith Street and Chapel Street.  

It is a large site comprising a number of historic buildings with various 

extensions and several modern new buildings including the following: 

 

 Landor House a 17th Century Grade II* listed building; 

 Nos. 1 and 3 Smith Street (Grade II Listed) 16th Century former 

cottages; 

 The Red House and adjacent garden; 

 Main hall and adjacent teaching rooms; 

 Dining hall; 

 Gymnasium;  

 Sixth form centre; 

 Two playgrounds; and 

 Modern languages and Octagon buildings. 
 

The site is partly bounded to the south east by Eastgate, a Grade II* listed and 

Scheduled Ancient Monument (SAM).  To the north west of the site lies Mitchell 

House, an apartment block and associated car park.  To the north of the site, on 

the opposite side of Chapel Street there are a mixture of residential and school 

buildings whilst to the south on The Butts lie the grounds of St Mary’s Church 

and residential development.   

 

Site 2 – The Priory Building (proposed site D) 

 

The Priory Building fronts onto Chapel Street and comprises a 1960’s infill 

development.  The former school playground is located to the rear of the 

building abutting Priory Road.  The Telephone Exchange lies to the north and 

east of the site whilst there is residential development either side of the Priory 

Building fronting Chapel Street.  A number of the adjacent cottages are Grade II 

listed (Nos. 26-40 Chapel Street and 16 Chapel Street). 

 

Site 3 – Former Wesleyan Chapel and the Creative Arts Building (proposed sites 

E, F and G) 

 

This site is bounded by Chapel Street, Chapel Row and Priory Road and 

comprises: 

 

 Former site of a Wesleyan Chapel;  

 Creative Arts Building; 

 Nos. 10, 12 and 14 Chapel Street (Nos 10 and 14 are Grade II listed 

buildings); and 

 Car park with access off Priory Road. 
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The rear part of the site has open views across the car park and onto the rear of 

the commercial properties fronting Smith Street.  There are residential 

properties abutting the site on Priory Road.  

 

Site 4 - No 2 Chapel Street (proposed site H)  

 

The site comprises a modern infill development and lies adjacent to residential 

development, a commercial property fronting Smith Street and WDC Smith 

Street public car park to the rear.   

 

PLANNING HISTORY 

 

The site has an extensive planning history although this relates to its previous 

educational use and none is directly relevant to the current proposals. 

 

 
RELEVANT POLICIES 

 
 National Planning Policy Framework 

 The Current Local Plan 
 DS1 - Supporting Prosperity  
 DS2 - Providing the Homes the District Needs  

 DS3 - Supporting Sustainable Communities  
 DS4 - Spatial Strategy  

 DS5 - Presumption in Favour of Sustainable Development  
 DS6 - Level of Housing Growth  
 DS7 - Meeting the Housing Requirement  

 PC0 - Prosperous Communities  
 H0 - Housing  

 H1 - Directing New Housing  
 H2 - Affordable Housing  
 SC0 - Sustainable Communities  

 BE1 - Layout and Design  
 BE3 - Amenity  

 TR1 - Access and Choice (Warwick District Local Plan - 2011-2029) 
 TR2 - Traffic generation (Warwick Local Plan - 2011-2029) 

 TR3 - Parking (Warwick District Local Plan - 2011-2029) 
 HS1 - Healthy, Safe and Inclusive Communities  
 HS2 - Protecting Open Space, Sport and Recreation Facilities  

 HS4 - Improvements to Open Space, Sport and Recreation Facilities  
 HS6 - Creating Healthy Communities  

 HS7 - Crime Prevention  
 HS8 - Protecting Community Facilities  
 CC1 - Planning for Climate Change Adaptation  

 CC2 - Planning for Renewable Energy and Low Carbon Generation  
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 CC3 - Buildings Standards Requirements  
 FW1 - Development in Areas at Risk of Flooding  

 FW2 - Sustainable Urban Drainage  
 FW3 - Water Conservation  

 FW4 - Water Supply  
 HE1 - Protection of Statutory Heritage Assets  
 HE2 - Protection of Conservation Areas  

 HE4 - Archaeology  
 NE1 - Green Infrastructure  

 NE2 - Protecting Designated Biodiversity and Geodiversity Assets  
 NE3 - Biodiversity  
 NE4 - Landscape  

 NE5 - Protection of Natural Resources  
 DM1 - Infrastructure Contributions  

 DM2 - Assessing Viability  
 Guidance Documents 
 Residential Design Guide (Supplementary Planning Document- May 2018) 

 Parking Standards (Supplementary Planning Document) 
 Air Quality & Planning Supplementary Planning Document (January 2019) 

 Affordable Housing (Supplementary Planning Document - January 2008) 
 

 
SUMMARY OF REPRESENTATIONS 
 

Warwick Town Council: Following receipt of revised plans addressing our 

concerns, no objection. 

 

Councillor Dave Skinner:  Objection due to lack of affordable housing 

provision, lack of parking facilities, traffic and air pollution and over-

development of the site. 

 

Environmental Protection: No objection, subject to conditions. Note that the 

Red House would be subject to Air Quality impacts. 

 

WCC Ecology: No objection, subject to conditions. 

 

The Gardens Trust: No comment 

 

Natural England: No comment 

 

Sport England: No comment 
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Warwickshire Police Design:  Recommend that the scheme is carried out in 

accordance with Designing Out Crime Standards.  This can be secured by 

condition. 

 

Warwickshire Police Infrastructure: No objection, subject to contribution of 

£32,337 towards improved police infrastructure. 

 

WCC Infrastructure: No objection, subject to contributions (tbc) 

 

WCC Public Health: Recommend that all residential developments are designed 

to Building for Life 12 standards, as documented within WCC’s Promoting Health 

and Wellbeing through Spatial Planning (PHWSP) guide (supported by 

Warwickshire’s Health and Wellbeing Board), and therefore recommend that this 

development incorporates these standards into the design. 

 

Acute and Community Health Services: No objection, subject to contribution 

towards the provision of additional services to meet patient demand (tbc) 

 

WDC Open Space: Recommend contribution towards improvement of off-site 

public open space to mitigate for the increased demand as a result of the 

development. 

 

Housing Strategy: Satisfied with the level of affordable housing proposed.  

Final breakdown can be secured through the Section 106 Agreement. 

 

Historic England: No objection to the applications on heritage grounds. We 

consider that the applications meet the requirements of the NPPF with the 

imposition of appropriate conditions. In determining these applications you 

should bear in mind the statutory duty of sections 16(2) and 66(1) of the 

Planning (Listed Buildings and Conservation Areas) Act 1990 to have special 

regard to the desirability of preserving listed buildings or their setting or any 

features of special architectural or historic interest which they possess as well as 

section 72(1) of the same Act to pay special attention to the desirability of 

preserving or enhancing the character or appearance of conservation areas. 

 

WCC Landscape: No objection, but general observations provided on landscape 

design and detailing.    

 



Item 5 / Page 8 

WDC Tree Officer: No objection in principle to the development on the basis of 

the Arboricultural information provided by Cotswold Wildlife Surveys to support 

the proposed layout. The Arboricultural report refers to all of the proposed 

development sites within the grounds, and considering the scale of the site 

surprisingly few existing trees appear to be impacted by the overall scheme. The 

position of a barrier fence to protect the existing trees on The Butts, and the soil 

volumes beneath them for possible new planting, is shown on the tree protection 

plan, but needs off-sets from fixed points to allow the alignment to be confirmed 

on site. A carefully considered planting scheme will add biodiversity and interest 

to the site. If the development were to proceed then the comprehensive list of 

control measures that are given in Cotswold’s report should be fully 

implemented in a timely fashion and properly maintained and monitored 

throughout the duration of the development. 

 

WDC CCTV: No objection 

 

Warwickshire Fire and Rescue: No objection, subject to fire hydrant 

condition. 

 

WCC Local Lead Flood Authority (LLFA): Following receipt of additional 

information, no objection, subject to conditions. 

 

Severn Trent: No objection, subject to drainage condition. 

 

WCC Archaeology: No objection, subject to conditions. 

 

Conservation Area Forum (CAF): Overall, CAF felt that the proposals 

represented overdevelopment of the site. 

 

WCC Highways: No objection, subject to S106 contributions and conditions. 

 

Matt Western MP: Concern over lack of affordable housing due to VBC.  

Warwick requires more affordable housing. An alternative scheme of dwellings 

and a hotel may be preferable. 

 

Public Response: 45 objections received to the original submission with the 

main issues being: 
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 Design and appearance of the proposal 
 Impact on the Conservation Area 

 Impact on neighbouring residential amenity (loss of light, privacy and 
outlook, noise disturbance, pollution / air quality) 

 Chapel Street elevations and impact on properties opposite 
 Number of dwellings provided 
 Number of parking spaces provided, particularly the level of visitor parking 

and loss of existing garages 
 Highway access 

 Level of affordable housing 
 Approach to construction 
 

Following the re-consultation on the revised drawings, there have been 14 

further comments: 

 

 7 objections, with the main issues surrounding visitor parking in the area, 
loss of garages and construction management of the development. 

 5 neutral comments   
 2 comments in support  

 
 
ASSESSMENT 

 

The key considerations in the assessment of this proposal are; 

 

 The principle of the development. 

 The impact on the character, appearance and setting of the Listed 

Buildings. 

 The impact on the character and appearance of the surrounding area and 

Conservation Area. 

 The impact on residential amenity. 

 The impact on Highway Safety. 

 Landscaping and impact on trees; 

 Drainage and flood risk; 

 Ecological impact; 

 Mix of market housing; 

 Provision for affordable housing; 

 Section 106 contributions; and 

 Health and wellbeing 

 

Principle of development 

 

The most up to date Five Year Housing Land Supply (5YHLS) figures state that 
as of 1 April 2019, the District Planning Authority is able to demonstrate a 6.37 
year Housing Land Supply. 
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The former Kings High School is now vacant following the relocation of the 

school to the Myton Road site in September 2019.   

 

There is no conflict with Policy HS8 regarding the loss of community facilities 

since it relates to a relocation rather than the loss of a facility. The school moved 

from the town centre site to the newly extended Myton Road site in September 

2019 leaving the town centre school buildings vacant.  The Myton Road site is 

close by and readily accessible by bus and cycle.  Therefore, there is no net loss 

of educational / community facilities and the proposal is policy compliant.   

 

The site lies within the Warwick town centre and is within the Urban Boundary of 

the town which is considered appropriate for new residential development.  The 

site is considered to be a highly sustainable location being well related to public 

transport links, services and employment opportunities. The scheme is 

considered to be in accordance with Policy H1 insofar as the site is in a 

sustainable location, falling within the main urban areas of Warwick.   

 

Despite not being specifically designated in the Local Plan as a housing 

allocation, the site is considered to represent an appropriate windfall site which 

forms an additional provision of dwellings to boost the District's overall housing 
supply. 

 

The proposed development would represent an appropriate use of land within a 

sustainable location and would regenerate a brownfield site.  The site would 

provide easy access to the range of services in the town centre which would also 

help to improve the vitality and viability of Warwick town centre.  

 

Overall, Officers consider that the residential development is considered to be 

acceptable in principle on this site. 

 

Mix of housing 

 

Policy H4 of the Local Plan requires residential development to include a mix of 

market housing that contributes towards a balance of house types and sizes 

across the district in accordance with the latest SHMA and as summarised in the 

most recent guidance document 'Provision of a Mix of Housing' (June 2018), 

based on current and demographic trends, market trends and the needs of 

different groups in the community. This development provides the following 

market mix of housing: 
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Bedrooms Total % WDC Difference 

  Proposed requirement  

1-bedroom 8 10% 5-10% +/-0% 

2-bedroom 55 67% 25 - 30% +37% 

3-bedroom 12 15% 41 - 45% -16% 

4-bedroom+ 7 8% 30 - 35% -22% 

 

The differences in the table above are noted, however, Local Plan Policy H4 

states that in assessing the housing mix in residential schemes, the Council may 

take into account circumstances where it may not be appropriate to provide the 

full range of housing types and sizes in accordance with the latest SHMA, for 

example, locational issues such as highly accessible sites within or close to the 

town centre where larger homes and low / medium densities may not be 

appropriate.  

 

The applicant proposes that as the site is in a highly accessible location, the 

above housing mix would meet with this exception. 

 

Officers consider that the application site is located within a highly sustainable 

location and has significant constraints in respect of Listed Buildings and other 

heritage assets.  Officers also recognise that it is important to ensure the most 

efficient use of land. It is therefore considered reasonable in this case to accept 

a greater proportion of smaller units in this instance as the scheme is 

predominantly made up of apartments, which is represented by the higher 

percentage of 2 bedroom units and lower percentage of 3 and 4 bedroom units. 

On balance, the mix is considered to be acceptable. 

 

Affordable housing 

 

Local Plan Policy H2 requires a minimum of 40% affordable housing on sites of 

eleven or more dwellings. 

 

The original approach within the application relied upon the application of Vacant 

Building Credit (VBC) as set out in National Policy.  Paragraph 63 of the NPPF 

states that where development relates to the re-use of vacant buildings any 

affordable housing requirement should be reduced by a proportionate amount or 

the equivalent to the existing gross floor space of the existing building. The 

calculations indicated that VBC would result in the scheme delivering 10 

affordable homes. 
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Officers agreed that the applicant’s approach of exercising the VBC criteria was a 

legitimate approach as set out in paragraph 63 of the NPPF.  However, following 

the public consultation exercise, it was noted that a number of consultation 

responses raised the low level of affordable housing as a reason for objection. 

Therefore, despite its ability to rely upon VBC, the applicant has submitted 

revised proposals whereby the number of affordable housing units has been 

increased to 36; which represents 30% of the total number of residential units 

across the site. 

 

The 36 affordable units are split into 21No. 1 bed and 15No. 2 bed.  These will 

be provided in Block F/G.    The tenure mix for the affordable units is 56% for 

social rent, 22% for affordable rent and 22% for shared ownership.  This 

element is open to negotiation with the WDC Housing Officers in terms of tenure 

mix. 

 

In light of the applicant’s ability to rely on VBC to justify a significantly lower 

level of affordable housing, the revised proposal to provide a total of 30% 

affordable units equating to 36 properties across the scheme is considered 

acceptable.   

 

Impact on visual amenity and the character of surrounding area and the impact 

on heritage assets 

 

The National Planning Policy Framework (NPPF) places significant weight on 

ensuring good design which is a key aspect of sustainable development and 

should positively contribute towards making places better for people. The NPPF 

states that permission should be refused for development of poor design that 

fails to take the opportunities available for improving character, the quality of an 

area and the way it functions.  

 

Policy BE1 of the Warwick District Local Plan reinforces the importance of good 

design stipulated by the NPPF as it requires all development to respect 

surrounding buildings in terms of scale, height, form and massing.  

 

In addition, the Local Plan calls for development to be constructed using 

appropriate materials and seeks to ensure that the appearance of the 

development and its relationship with the surrounding built and natural 

environment does not detrimentally impact the character of the local area.  

 

The adopted Residential Design Guide Supplementary Planning Document sets 

out steps which must be followed in order to achieve good design in terms of the 
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impact on the local area; the importance of respecting existing important 

features; respecting the surrounding buildings and using the right materials. 

 

Paragraph 129 of the NPPF requires Local Planning Authorities to identify and 

assess the particular significance of any heritage asset that may be affected by a 

proposal (including by development affecting the setting of a heritage asset) 

taking account of the available evidence and any necessary expertise. They 

should take this assessment into account when considering the impact of a 

proposal on a heritage asset, to avoid or minimise conflict between the heritage 

asset's conservation and any aspect of the proposal.  

 

Policy HE1 of the Local Plan expects development proposals to have appropriate 

regard to the significance of designated heritage assets. Where any potential 

harm may be caused, the degree of harm must be weighed against any public 

benefits of the proposal.  

 

The site contains a Grade II* building, three Grade II listed buildings (Nos 1 and 

3 Smith Street as one entry and Nos 10 -14 Chapel Street as two entries) and a 

number of non-designated assets. It is located within the Warwick Conservation 

Area and is adjacent to a large number of other designated and non-designated 

heritage assets, including a Scheduled Ancient Monument. 

 

Therefore, it is necessary for proposed works pay special regard for the 

desirability 

of preserving the special interest of the listed buildings and their settings in 

accordance with Section 16(2) and 66(1) of the Planning (Listed Building and 

Conservation Areas) Act 1990 and special attention to the desirable objective of 

preserving or enhancing the character and appearance of the Conservation Area, 

in accordance with Section 72 of the Act. 

 

Paragraph 193 of the NPPF states 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. Paragraph 196 of the NPPF 

states that where a development proposal will lead to less than substantial harm 

to the significance of a designated heritage assets, the harm should be weighed 

against the public benefits of the proposal, including securing its optimum viable 

use. 

 

Policy HE1 of the Local Plan states that development will not be permitted if it 

would lead to substantial harm to the significance of a designated heritage asset. 

Where the development would lead to less than substantial harm to the 

significance of a designated heritage asset, this harm will be weighed against the 
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public benefits of the proposal. The explanatory text for HE1 clarifies that in 

considering applications relating to Conservation Areas, the Council will require 

that proposals do not have a detrimental effect upon the integrity and character.  

of the building or its setting, or the Conservation Area. Local Plan policy HE2 

supports this and states that it is important that development both within and 

outside a conservation area, including to unlisted buildings, should not adversely 

affect its setting by impacting on important views and groups of buildings within 

and beyond the boundary. 

 

Following feedback from the Warwick Conservation Advisory Forum and 

Conservation and Design Comments Team, the design of the proposals were 

amended during the determination of the application.   An assessment of the 

design under each of the sites is set out below.   

 

Site A 

 

The proposals involve the retention, internal refurbishment and change of use 

back to their original residential use of the vacant Grade II* Listed Landor House 

and Grade II Listed Nos 1 and 3 Smith Street ensuring their continued viable use 

for residential purposes therefore offering a net heritage benefit.   The proposals 

will result in the removal of the poor-quality 20th /21st century extensions to 

the Listed Buildings and returning the buildings to their original footprint and 

creating space around the buildings to enhance their setting. 

 

Notwithstanding notes on the drawings, officers advise that the bay window to 

the rear elevation of Landor House and the historic window in Apartment 15 on 

the first floor (above the classrooms) shall be retained, unless it can be 

demonstrated that the existing is beyond repair.  Officers also advise that all 

new and replacement windows Listed and new buildings should be timber and a 

condition is recommended that would address this requirement.    

 

Sites B/C 

 

Sites B and C are set between The Butts and Chapel St, the area of which 

currently 

comprises of relatively modern structures including the former sixth former 

building, gymnasium, languages building and playground. The application 

proposes the demolition the existing buildings and construction of 54 residential 

units. Officers are satisfied that the buildings subject to demolition are 

acceptable, as these are not considered to make a positive contribution towards 

the appearance and character of Warwick conservation area. Designated 

heritage assets in the site’s immediate setting include the site of St Mary’s 
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College, a Scheduled Monument, located off the Butts and the following Grade II 

listed 

buildings: 

 

 10-16 (evens), 22, 26-40 (evens) Chapel Street, 

 19-25 The Butts 

 2-14 (evens), 3-15 (odds) and 19-25 The Butts 

 Stone wall to Deanery Garden adjacent to The Butts 

 The Glebe House and The Old Deanery 

 County Library Headquarters and Pavilions 

 The Punch Bowl Hotel 
 

It is also worth noting that remains of a stone wall runs along the southern side 

of Chapel St, with both sections extended vertically with red brick resulting in a 

tall wall on Chapel St. Little is known about the origins of the wall, although a 

solid boundary here is present on historic maps. Officers are therefore satisfied 

that the removal of unsympathetic red brick and retention of the historic section 

of wall is acceptable, with a schedule of work be submitted for the wall to be 

secured by condition.   

 

In response to feedback from Officers, the height of Block along Chapel Street 

has been reduced by one storey to reduce the impact on the existing properties 

opposite the building on Chapel Street. This has resulted in the proposed built 

form in this location appearing more akin to a townhouse arrangement which is 

more consistent with the built form in this location.  

 

A greater variation of the facades has been achieved through a change to the 

detail of the buildings, the variance in the fenestration (including pitched dormer 

windows) and the variation of the eaves and ridge heights. This breaks up the 

perceived massing of the blocks and better integrates the structure with the 

surrounding streetscape. Officers agree that these alterations represent an 

enhancement of the existing scheme and result in minor beneficial impacts on 

the Warwick Conservation Area. 

 

At the request of Officers, the applicant has also converted all flat roof dormer 

windows facing Chapel Street to pitched dormers, adjusted the eaves line and 

removed one of the three gable ends on the Butts elevation to reduce the visual 

bulk of the roofscape.  
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Site D 

 

The existing Priory building is to be demolished and replaced with five 

townhouses with each property having private amenity space to the rear of the 

dwelling.  Parking to serve the development is to be provided on the former 

playground to the rear of the site and pedestrian access to the car park from 

Chapel Street is to be provided alongside the most northern property. 

 

In response to initial comments from officers, the window arrangements have 

been revised. The dormers to the front elevations have been removed. These 

are replaced with roof lights on the dwelling next to No.16 Chapel Street. The 

two dwellings closest to No.24 Chapel Street have small windows at the upper 

storey similar to the dwellings in the centre of the terrace.  In addition the gap 

between the neighbouring buildings have been removed.   

Site E 

 

This area comprises of 10-14 Chapel St (former Iris Lees Day Club) – a row of 

Grade II listed two-storey red brick houses built in the early to mid-19th 

century. The proposals involve the demolition of existing single-storey modern 

additions to the rear as well as internal alterations/reconfiguration to form three 

separate domestic properties. Officers are also supportive of the proposals to 

return the houses back to individual units as well as their return to domestic use. 

 

In response to officer comments, the applicant has reintroduced the boundary 

treatment to provide defensible space.  The extensions have reduced to be more 

in keeping with the existing, allowing for modern building constraints. The 

windows in the extension have been centred to follow the existing rhythm and 

symmetry of similar extensions. The infill element windows have been increased, 

allowing for a small pier either side for structure.   

 

Sites F/G 

 

The site currently comprises the former Wesleyen Chapel, most recently used as 

part of the Creative Arts block in the King’s High School Campus. The building 

was built circa 1830 and, whilst not listed, is considered to be a non-designated 

heritage asset, contributing positively to the character and appearance of the 

conservation area. The building fronts onto Chapel Street at the corner of Chapel 

Row and the site lies adjacent to Grade II listed houses along the north side of 

Chapel Street. 

 

The remainder of the site currently comprises a former Borough School building, 

built circa 1890-1900 and subsequently extended in the late-20th and early 21st 
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centuries. The original three-storey brick building has been enclosed by later 

extensions and the interior has been refurbished. The application proposes to 

demolish the later extensions to this building, including the section linking it to 

the former Wesleyen Chapel (Site F), in order to expose the original Victorian 

School Building.   

 

Officers have no objection to the demolition of the later extensions to the 

existing Victorian buildings on the site. 

 

In response to officer comments on the submitted scheme, the design of Site 

F/G was revised.  This was to both provide additional affordable housing and 

also to  

reduce the overall height of block G and utilise hipped roofs in order to reduce 

the dominance of the building. 

 

Site H 

 

It is proposed to demolish the existing modern building on the site.  In response 

to comments from officers, the building has been amended to provide two town 

houses. The scale and form of the roof next to No 4 Chapel St to reduce the step 

on height. The revised proposals are for 2no. 3-bedroom townhouses on this site 

rather than the 6 apartments as originally submitted. 

 

The applicant has provided further imagery that compares the existing building 

with the proposed.  This demonstrates that the overall height of the building 

responds to the existing context with a three storey building on one side and two 

storey house on the other.  

 

Summary 

  

Officers welcome the applicant’s proposals to retain all Listed and historic 

buildings on the site and the demolition of the modern extensions that detract 

from the setting of both the Listed Buildings and Warwick Conservation Area. 

 

Overall, the revised scheme as submitted retains all of the Listed Buildings and 

enhances their character and setting by removing later additions and reverting 

the buildings back to their original purpose.  The proposal would not result in 

any harm to the character, fabric or settings of the Listed Buildings. 
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Officers are satisfied that the proposed development pays special regard for the 

desirability of preserving the special interest of the Listed Buildings and their 

settings in accordance with Section 16(2) and 66(1) of the Planning (Listed 

Building and Conservation Areas) Act 1990 and special attention to the desirable 

objective of preserving or enhancing the character and appearance of the 

Conservation Area, in accordance with Section 72 of the Act.  

 

Overall, the revised scheme is considered to represent a high quality design in 

this sensitive location which will provide significant visual enhancements within 

the area and therefore accord with the NPPF and Local Plan Policies, BE1, HE1 

and HE2. 

 

Impact on the amenity of neighbouring residents 

 

Warwick District Local Plan Policy BE3 requires all development to have an 

acceptable impact on the amenity of nearby users or residents and to provide 

acceptable standards of amenity for future users or occupiers of the 

development. There is a responsibility for development not to cause undue 

disturbance or intrusion for nearby users in the form of loss of privacy, loss of 

daylight, or visual intrusion.  

 

The proposed development is within the town centre but is located close to 

existing residential development.  In use terms, the proposed development is 

appropriate, but an assessment needs to be made in terms of the impact that 

the proposed development will have on the amenity of nearby residents in terms 

of the scale of the development and any privacy considerations. 

 

The ‘Distance Separation Guide’ was adopted by the Council in 2003 to provide 

guidance on the necessary separation distances between new residential 

development (habitable to habitable rooms) to help avoid loss of privacy and 

over dominance to adjoining dwellings.  

 

However, the document also notes that the standards are not intended to be the 

only material consideration in determining planning applications and 

consequently, specific site circumstances including, for example, ground levels, 

design and other physical constraints together with all other material 

considerations should be taken into account.  Further, within Conservation 

Areas, where the overriding need is to preserve or enhance the character or 

appearance of the area, the provisions of the guidance will not be directly 

applied. 

 

The application site is located within the Warwick town centre Conservation Area 

where the overriding character are narrow streets, a close relationship of the 
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buildings and the creation of a dense urban fabric.  The Butts and Chapel Street 

reflect these traits with road widths of 8.7m for 3 storey to 3 storey 

development on The Butts and 11.8m for 3 storey to 2 storey on Chapel Street.  

This pattern is also reflected on adjoining roads with separation distances on 

Smith Street of 9m and 12.2m on Jury Street.   

 

The application has also been revised following submission, with a storey being 

removed from the Chapel Street elevation on Sites B/C.  This revision, together 

with the setting back of the building within the site and the removal of the 

engineered brick wall on Chapel Street means that the amenity of the residents 

on Chapel Street will be protected. 

 

The Amenity of Future Occupiers 

 

Warwick District Local Plan Policy BE3 requires all development to provide 

acceptable standards of amenity for future users or occupiers of the 

development.  

 

The properties have all been designed to provide acceptable levels of amenity 

for future occupiers with primary rooms all served by appropriately sized 

windows giving appropriate levels of light and outlook.  In the case of the 

converted buildings, these provide large areas of glazing giving an excellent 

level of amenity for the future occupiers.  The Listed Buildings also benefits from 

large openings as were befitting of a sizeable historic dwelling and all openings 

have been retained to serve the rooms of the properties with light and outlook 

to an appropriate standard.  The new buildings have also been designed with 

appropriate amenity and access to light and outlook all served through 

appropriately sized windows.  In addition the modern apartments are also 

proposed with open plan living allowing the maximum levels of light to reach all 

areas.   

 

The scheme has been sensitively designed to ensure that the new properties 

have adequate separation distances from other property windows to prevent 

direct loss of privacy from facing windows.   

 

The scale of the accommodation is also acceptable with regards to the minimum 

size standards.   

 

In terms of amenity space, the Residential Design Guide requires new dwellings 

to provide appropriate standards of amenity space. Given that the application 

involved the conversion of a number of Listed and historical buildings, officers 

agree with the applicant that the amenity standards should be applied flexibly.   
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Development of apartments requires 10m2 per bedroom across the site.  

However, the applicant states that the 118 units generates a reduced 

requirement for open space provision of some 2,730 sq.m across the whole 

development.  The current scheme proposes some 4,149 sq.m of amenity space 

and thus there is a notable excess provision over the requirement of 1,419 

sq.m.  Therefore, the level of amenity space provided across the scheme is 

acceptable.   

 

Overall, Officers are satisfied that the amenity of future occupiers is acceptable 

having regard to Policy BE3. 

 

Air Quality 

 

Environmental Protection have raised a concern over the existing air quality in 

the town centre, given that the area is an Air Quality Management Area. The 

applicant has submitted an updated air quality report which addresses their 

previous comments by agreeing to provide the required levels of air quality 

mitigation in accordance with the Council's relevant SPD. 

 

There is only one outstanding issue in respect of air quality which relates to the 

use of the Red House as a residential dwelling.  This is the proposed property 

located at the signalised junction at The Butts and the property would lie 

immediately adjacent to the traffic in this location.   

 

It is noted that the concern relates solely to a single unit out of a scheme of 118 

proposed properties.  To seek to mitigate the impact, the applicants have placed 

primary accommodation away from the roadside elevation and are seeking to 

provide the secondary rooms on this elevation with fixed glazing to prevent 

opening.   

 

In considering this aspect, Officers clearly acknowledge that the Red House is a 

historic building in the Conservation Area which was originally designed and built 

as a house.  An additional mitigating factor is the proposals under consideration 

by the County Council to make The Butts one-way only.  This would remove 

stationary traffic from immediately outside the property that would significant 

reduce the level of harm created through poor air quality.  On  balance, Officers 

agree that the air quality concerns can be mitigated and concerns in respect of 

the Red House are not a sufficient reason to refuse the whole application. 

 

Refuse storage 

 

The Waste Management Team raised objection to the application on the grounds 
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of a waste collection perspective.  In response, the applicant provided an 

updated waste strategy design note, which explains the approach for each of the 

sites.  

 

For sites A, B and C this presents a solution where the bin stores are 

incorporated at basement parking levels and a management company will 

transfer the bins to Street level on the days that waste is collected.  

 

On sites D, E, F and H the residents will utilise doorstep collections. 

 

Overall, whilst this does not fully accord with the requirements of the Waste 

Management Team, given the specific site constraints, Officers consider that the 

applicant has sought to address the concerns.  In order that a satisfactory waste 

management system is in operation for the site, a condition is proposed to 

secure details of the waste management strategy and operation to ensure that 

future residents benefit from an appropriate waste management system across 

the site.  The strategy would be secured through a pre-occupation planning 

condition.   

 

Highway Safety 

 

Policy TR1 of the Warwick District Local Plan requires all developments provide 
safe, suitable and attractive access routes for all users that are not detrimental 

to highway safety.  Policy TR3 requires all development proposals to make 
adequate provision for parking for all users of a site in accordance with the 
relevant parking standards. 
 

WCC Highways have been consulted and they have advised that a thorough and 

robust assessment of the development proposals has been undertaken. Based 

on this assessment, the Highway Authority is satisfied that the development 

proposals will not have a detrimental impact on the safety, operation or capacity 

of the local highway network. 

 

In terms of parking, WCC Highways have advised that compared to other areas 

of the District, Warwick town centre benefits from higher levels of public 

transport accessibility and is well served by cycle and walking facilities and 

public car parking. The centre also accommodates a range of shops and services 

and Town Centre residential development will assist in promoting economic 

growth productivity. 

 

WCC have also advised that overarching principle is that developments located 

within Town Centre areas, close to good public transport services and local 
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facilities, will require less parking than equivalent developments in other areas 

of the District. 

 

The Councils parking standards state that at paragraph 2.4 that a lower 

provision may be justified where the application site is located within an area 

which is highly accessible (for example within the town centres as defined in the 

Local Plan).   Given that the site is located within the town centre, a level of 

parking less than the standards can be justified.   

 

However, following public consultation, public comments raised concerns over 

the number of resident and visitor parking provided.  Therefore, the applicant 

has increased the parking provided on site and this change, combined with the 

reduction in units the applicant is able to meet the Council’s standards in full and 

provide an additional 20% visitor parking spaces as specified within the 

standards.   

 

As parking is provided for on-site together with an appropriate level of visitor 

parking in accordance with the Parking Standards SPD, it is considered 

appropriate to remove the rights to on-street parking permits.  This will be done 

as part of the Section 106 Agreement to prevent the potential for increased on-

street parking stress in the local area. 

 

For the above reasons it has been concluded that the proposals would have an 

acceptable impact on car parking and highway safety and is in accordance with 

Policies TR1 and TR3 of the Local Plan. 

Landscaping and impact on trees 

 

There is a prominent group of trees on the road frontage to the Butts, which will 

be retained.  The landscape strategy within the Design and Access statement 

indicate new tree planting within the communal and private garden areas. These 

new trees would provide a leafy backdrop to the development and assist with 

surface water drainage. The proposed development offers a hierarchy of green 

spaces from 'opening up' spaces between buildings to courtyards; roof gardens 

and terraces (sites B, C and F) and private gardens. Areas of amenity space will 

be provided for both the Wesleyan Chapel and around the old borough school 

building. 

 

Given the site constraints, there is a generous component of landscaping within 

the scheme.  

 

The applicant has also stated that 4 of the existing large trees will be pollarded 

to provide daylight and sunlight into the new apartments.   
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All works to trees and the details of the hard and soft landscaping will be agreed 

by planning condition.   

 

The proposal is therefore considered to be in accordance with Local Plan policy 

NE4. 

 

Drainage and flood risk 

 

The development lies within flood zone 1 of the Environment Agency’s Flood risk 

map and has been subject to a Flood Risk Assessment and SuDs Report.   

 

The submitted documents have been assessed by the WCC Flood Risk 

Management Team who have raised no objection subject to the imposition of 

suitably worded conditions.  

 

On the basis of the above, the proposal is considered to be in accordance with 

Local Plan policies FW1 and FW2 

 

Ecological impact 

 

Policy NE3 of the Warwick District Local Plan states that development proposals 

will be expected to protect, enhance and/or restore habitat biodiversity and 
where this is not possible, mitigation or compensatory measures should be 

identified accordingly. 
 

The County Ecologist has assessed the submitted ecological survey work and 

originally objected to the application on the grounds of the adequacy of the bat 

surveys.  The surveys were subsequently updated with additional inspections 

undertaken by the applicant.   

 

The County Ecologist subsequently advised that given that there is scope within 

the proposed development for artificial bat roost provision and removed their 

objection to the application subject to conditions requiring further bat survey 

work and a mitigation report. 

 

Officers consider that subject to the imposition of the recommended conditions, 

the proposal is considered to be in accordance with Local Plan policies NE1 and 

NE2. 
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Impact on infrastructure / local services 

 

The proposed development of up 118 dwellings would create additional demand 

for local services and to mitigate this, contributions towards community facilities 

would be required. 

 

Negotiations into the levels of contributions are still ongoing and must be 

resolved the satisfaction of the Local Planning Authority before a decision can be 

issued. 

 

Having considered the available evidence, the contributions are considered to be 

in accordance with Regulation 122 of the Community Infrastructure Levy 

Regulations 2010. 

 

The necessary contributions identified would be secured through an appropriate 

Section 106 Legal Agreement.  At the current time, the following financial 

contribution requests have been received; 

 

Warwickshire Police - £31,995. 
Indoor Sports Facilities - £91,991. 

Outdoor Sports Facilities - £8,328. 
Grass Pitch Contribution - £35,798. 
 

The following requests are still outstanding; 
 

 Sustainable Travel Packs 
 Libraries 
 Education and Learning 

 Public Rights of Way Improvements 
 Safer Routes to School Funding 

 Road Safety Contribution 
 Public Transport (Bus Service) Improvement 
 NHS Hospitals 

 NHS Clinical Commissioning Group (Doctors Surgeries) 
 

Where contribution requests are received in time, these will be detailed within 
the update sheet.  If this is not possible, Members are requested to delegate 
authority to Officers to finalise the requirements of the Section 106 Agreement. 

 
Additionally, the Section 106 Agreement will also secure the following; 

 
 30% (36 Units) Affordable Housing 
 Local Labour Agreement. 

 Removal of On-Street parking permit eligibility. 
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 Monitoring Fee. 
 

Health and wellbeing 

 

The proposals would provide housing to meet the housing needs of the District, 

including an element of affordable housing for people in housing need in a highly 

sustainable location. This is a benefit that contributes to health and well-being. 

Additionally, the provision of open space would be seen as a positive benefit that 

adds to the effective layout of the scheme and provides an enhanced 

environment in which to live for future occupiers. 

 

Archaeology 
 
Policy HE4 of the Local Plan requires an appropriate evaluation of potential 

archaeological remains.  Where a development has the potential to have an 
adverse effect on archaeological remains, mitigation would be required through 

an appropriate form of archaeological investigation. 
 

The results of the survey work and trial trenching were submitted in a report 

with the supporting information as part of the current application.  In addition, 

further archaeological works are ongoing to meet the requirements of the 

County Archaeologist. 

 

The site is considered to have high archaeological potential and the 

recommended further investigative and evaluative archaeological fieldwork 

should be secured by an appropriately worded condition. 

 

Subject to the proposed condition, Officers are satisfied that the proposal is in 

accordance with Policy HE4 of the Local Plan. 

 

SUMMARY / CONCLUSION 

 

The scheme seeks the re-development of the former Kings High School Site 

within the historic core of Warwick for residential development.  The proposed 

scheme is considered to provide an acceptable form of development to create 

118 homes of varying sizes together with 30% affordable units together with 

appropriate levels of off-street parking to serve all units. 

 

Site specific matters can be controlled by appropriate conditions to ensure that 

the development is acceptable and does not cause undue harm to the amenity of 

local residents during the construction phase. 
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CONDITIONS 

  

1  The development hereby permitted shall begin not later than three years 
from the date of this permission. REASON: To comply with Section 91 of 

the Town and Country Planning Act 1990 (as amended).  
 

2  The development hereby permitted shall be carried out strictly in 

accordance with the details shown on the site location plan and approved 

drawing(s) 18050-0823-P-00, 18050-0830-P-00, 18050-0831-P-00 and 

18050-0832-P-00, and specification contained therein, submitted on 14 

November 2019 and approved drawing(s) 18050-0350-P-02, 18050-

0353-P-03, 18050-354-P-03, 18050-372-P-03, 18050-0423-P-01, 

18050-0451-P-04, 18050-0452-P-03, 18050-0454-P-03, 18050-0460-P-

03, 18050-0467-P-02, 18050-0468-P-02, 18050-0469-P-02, 18050-

0501-P-01, 18050-0553-P-03, 18050-0561-P-02, 18050-0601-P-03, 

18050-0650-P-03, 18050-0660-P-03, 18050-0701-P-02, 18050-0703-P-

00, 18050-0715-P-02, 18050-0715-P-02, 18050-0720-P-01, 18050-

0721-P-02, 18050-0721-P-02, 18050-0722-P-00, 18050-0730-P-00, 

18050-0750-P-02, 18050-0751-P-02, 18050-0752-P-0118050-0753-P-

01, 18050-760-P-02, 18050-0800-P-02, 18050-0801-P-01, 18050-

0820-P-01, 18050-0821-P-01, 18050-0822-P-01, 18050-0849-P-03, 

18050-0851-P-05, 18050-0852-P-03, 18050-0853-P-04 (F&G 3rd Floor 

Plan), 18050-0853-P-04 (F&G Undercroft Plan), 18050-0855-P-03, 

18050-0861-P-04, 18050-0901-P-02, 18050-0950-P-04, 18050-960-P-

03 and 18050-0965-P-03 and specification contained therein, submitted 

on 20 April 2020 and approved drawing(s) 18050-0552-P-05, 18050-

0554-P-04, 18050-0555-P-04, 18050-0560-P-03, 18050-0850-P-08, 

18050-0860-P-05, 18050-8006-P-05 and 8011-P-03 and specification 

contained therein, submitted on 12 June 2020 and approved drawing(s) 

18050-0450-P-04 and specification contained therein, submitted on 23 

June 2020. 

 
REASON : For the avoidance of doubt and to secure a satisfactory form 
of development in accordance with Policies BE1 and BE3 of the Warwick 

District Local Plan 2011-2029. 
 

 
3  The development hereby permitted (including demolition and site 

preparation works) shall not commence until further bat survey of the 

site, to include appropriate activity surveys in accordance with BCT Bat 
Surveys for Professional Ecologists– Good Practice Guidelines, has been 

carried out and a detailed mitigation plan including a schedule of works 
and timings has been submitted to and approved in writing by the 
District Planning Authority. Such approved mitigation plan shall 

thereafter be implemented in full. REASON: To safeguard the presence 
and population of a protected species in line with UK and European Law, 

the National Planning Policy Framework and Policy NE2 of the Warwick 
District Local Plan 2011-2029. 
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4  No phase of development (including demolition and site preparation 
works) shall be undertaken unless and until a Construction Management 

Plan for that phase has been submitted to and approved in writing by 
the District Planning Authority. The Construction Management Plan shall 

be strictly adhered to and shall provide for: the anticipated movements 
of vehicles; the parking and loading/unloading of staff, visitor, and 
construction vehicles; the loading and unloading of plant and materials; 

the storage of plant and materials used in constructing the 
development; a turning area within the site for construction vehicles; 

wheel washing facilities and other measures to prevent mud/debris 
being passed onto the public highway; noise, vibration and dust 
suppression, a construction phasing plan; and a HGV routing plan. 

REASON: In the interests of highway safety and the amenities of the 
occupiers of nearby properties, the free flow of traffic and the visual 

amenities of the locality in accordance with Policies BE3, TR1 and NE5 
of the Warwick District Local Plan 2011-2029. 

 

5  No phase of development excluding works of demolition shall take place 
until: 

 

1.  

 A desk-top study has been carried out for the phase that shall 

include the identification of previous site uses, potential 

contaminants that might reasonably be expected given those uses 

and other relevant information, and, using this information, a 

diagrammatical representation (conceptual model) for the site of 

all potential contaminant sources, pathways and receptors has 

been produced. 
 

a) If identified as being necessary having completed the desk-top 

survey study, a site investigation has been designed for the site 

using the information obtained from the desk-top study and any 

diagrammatical representations (conceptual model). This should 

be submitted to and approved in writing by the local planning 

authority prior to that investigation being carried out. The 

investigation must be comprehensive enough to enable:  

• A risk assessment to be undertaken relating to human health 
 

• A risk assessment to be undertaken relating to groundwater and 

surface waters associated on and off site that may be affected 

• An appropriate gas risk assessment to be undertaken 
 

• Refinement of the conceptual model 

 

The development of a method statement detailing the remediation 

requirements 
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b) The site investigation has been undertaken in accordance with 

details approved by the local planning authority and a risk 

assessment has been undertaken. 
 

c) A method statement detailing the remediation requirements, 

including measures to minimise the impact on ground and surface 

waters using the information obtained from the site investigation, 

has been submitted to the local planning authority. The method 

statement shall include details of how the remediation works will 

be validated upon completion. This should be approved in writing 

by the local planning authority prior to the remediation being 

carried out on the site. 
 

d) All development of the site shall accord with the approved method 

statement. 
 

2. If during development, contamination not previously identified, is 

found to be present at the site then no further development shall 

take place (unless otherwise agreed in writing with the local 

planning authority for an addendum to the method statement). 

This addendum to the method statement must detail how this 

unsuspected contamination shall be deal with. 
 

3. Upon completion of the remediation detailed in the method 

statement a report shall be submitted to the local planning 

authority that provides verification that the required works 

regarding contamination have been carried out in accordance with 

the approved method statement. Post remediation sampling and 

monitoring results shall be included in the report to demonstrate 

that the required remediation has been fully met. Future 

monitoring proposals and reporting shall also be detailed in the 

report. 
 

REASON: To safeguard health, safety and the environment in 

accordance with Policies BE3 and NE5 of the Warwick District Local Plan 
2011-2029 

 
6  No development (including demolition and site preparation works) shall 

take place within the application site, unless and until a programme of 

archaeological works and investigations has been secured and initiated 
in accordance with a written scheme of investigation which has been 

submitted to and approved in writing by the local planning authority. 
REASON: In order to ensure any remains of archaeological importance, 
which help to increase our understanding of the Districts historical 

development are recorded, preserved and protected were applicable, 
before development commences in accordance with Policy HE4 of the 

Warwick District Local Plan 2011-2029. 
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7  No development including demolition and site preparation works shall 

take place until the means of construction of the foundations of the 
buildings to be constructed, together with any other proposed 

earthmoving and excavation works required in connection with their 
construction, has been submitted to and agreed in writing by the Local 
Planning Authority. The Method Statement shall identify and incorporate 

any measures such as vibration monitoring, to ensure that the risk of 
adversely affecting the stability of the adjacent buildings is 

appropriately minimised. The development shall thereafter only be 
carried out in accordance with the agreed Method Statement. REASON: 
In the interests of avoiding the risk of creating land instability arising 

for any adverse impacts from foundation construction, earthmoving, 
excavations or other construction operations which could adversely 

affect the structural integrity of the adjacent buildings in accordance 
with the advice and guidance on land stability contained in paragraphs 
170 and 178 of the NPPF and the NPPG 

 
8  No development including demolition and site preparation works on each 

phase of development shall commence until an appropriate programme 

of historic building recording and analysis for that phase has been 

secured and implemented in accordance with a written scheme of 

investigation which has been submitted to and approved in writing by 

the local planning authority. REASON: To satisfy Policy HE1 of the 

Warwick District Local Plan 2011-2029 and to ensure that an appropriate 

record is made of the historic building fabric that may be affected by the 

development. 

 
 

9  The development hereby permitted shall not commence until drainage 

plans for the disposal of foul sewage have been submitted to and 
approved by the Local Planning Authority. The scheme shall be 

implemented in accordance with the approved details before the 
development is first brought into use. Due to the size of this 
development a sewer modelling study may be required to determine the 

impact this development will have on the existing system and if flows 
can be accommodated. Severn Trent may need to undertake a more 

comprehensive study of the catchment to determine if capital 
improvements are required. If Severn Trent needs to undertake capital 
improvements, a reasonable amount of time will need to be determined 

to allow these works to be completed before any additional flows are 
connected. Surface water is proposed to discharge to the public sewer, 

which will be subject to a section 106 sewer connection approval. As a 
pumped solution is being proposed for surface water discharge from this 
site, a sewer modelling assessment may be required to determine what 

impact the generated flows from this site will have on the network and 
to determine the maximum pump rate that could be accommodated 

within the existing network without worsening the existing sewer 
performance in rainfall events. Planning Practice Guidance and section H 
of the Building Regulations 2010 detail surface water disposal hierarchy. 

The disposal of surface water by means of soakaways should be 
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considered as the primary method. If this is not practical and there is 
no watercourse is available as an alternative other sustainable methods 

should also be explored. If these are found unsuitable, satisfactory 
evidence will need to be submitted, before a discharge to the public 

sewerage system is considered. REASON: To ensure that the 
development is provided with a satisfactory means of drainage as well 
as reduce the risk of creating or exacerbating a flooding problem and to 

minimise the risk of pollution. 
 

10  No development or other operations (including demolition, site 
clearance or other preparatory works) shall commence unless the tree 
protection measures identified in the Tree Survey Assessment from 

Cotswold Wildlife Surveys have been put into place in full, and 
thereafter remain in place for the full duration of any such work. 

REASON: In order to protect and preserve existing trees within the site 
which are of amenity value in accordance with Policies BE1 and NE1 of 
the Warwick District Local Plan 2011-2029. 

 
11  No phase of development shall be occupied until the vehicular access and 

into the application site for that phase has been provided and constructed 

to the standard specification of the Local Highway Authority. REASON: 

To ensure the protection of highway and pedestrian safety in accordance 

with Policies TR1 and TR2 of the Warwick District Local Plan 2011-2029. 

 

 
12  No dwelling hereby permitted shall be occupied until the access and 

parking (including footpath connections) serving it have been laid out 

and substantially constructed to the satisfaction of the Highway Authority 

in accordance with the details approved in writing by the Local Planning 

Authority. REASON: To ensure the protection of highway and pedestrian 

safety in accordance with Policies TR1 and TR2 of the Warwick District 

Local Plan 2011-2029. 

 

 
13  The development hereby permitted shall not be occupied unless and 

until a scheme for the provision of adequate water supplies and fire 
hydrants, necessary for firefighting purposes at the site, has been 
submitted to and approved in writing by the Local Planning Authority 

and the approved scheme has been implemented in full in strict 
accordance with the approved details. REASON: In the interest of the 

fire safety and protection of public safety and to satisfy Policy BE1 of 
the Warwick District Local Plan 2011-2029. 

 

14  No dwelling on a phase of development shall be occupied unless and 
until a hard and soft landscaping scheme for that phase has been 

submitted to and approved in writing by the local planning authority. 
Details of hard landscaping works shall include boundary treatment, 
including full details of the proposed boundary walls, railings and gates 

to be erected, specifying the colour of the railings and gates; footpaths; 
and hard surfacing, which shall be made of porous materials or 



Item 5 / Page 31 

provision shall be made for direct run-off of water from the hard surface 
to a permeable or porous area. The hard landscaping works shall be 

completed in full accordance with the approved details within three 
months of the first occupation of the development hereby permitted; 

and all planting shall be carried out in accordance with the approved 
details in the first planting and seeding seasons following the first 
occupation. Any tree(s) or shrub(s) which within a period of five years 

from the completion of the development dies, is removed or becomes in 
the opinion of the local planning authority seriously damaged, defective 

or diseased shall be replaced in the next planting season with another 
of the same size and species as that originally planted. All hedging, 
tree(s) and shrub(s) shall be planted in accordance with British 

Standard BS4043 - Transplanting Root-balled Trees and BS4428 - Code 
of Practice for General Landscape Operations. REASON: To ensure a 

satisfactory standard of appearance of the development in the interests 
of the visual amenities of the area in accordance with Policies BE1, BE3 
and NE4 of the Warwick District Local Plan 2011-2029. 

 
15  No development, other than the demolition of existing buildings to 

groundslab only, shall take place until a detailed surface water drainage 

scheme for the site, based on sustainable drainage principles, the 

approved FRA, and an assessment of the hydrological and 

hydrogeological context of the development, has been submitted to and 

approved in writing by the Local Planning Authority in consultation with 

the LLFA. The scheme shall subsequently be implemented in accordance 

with the approved details before the development is completed. The 

scheme to be submitted shall: 

 

4. Demonstrate that the surface water drainage system(s) are 

designed in accordance with ‘The SuDS Manual’, CIRIA Report 

C753, provide cross-sections for attenuation features. 

 Demonstrate detailed design (plans, network details and 

calculations) in support of any surface water drainage scheme, 

including details of any attenuation system, and outfall 

arrangements. 

 Calculations should demonstrate the performance of the designed 

system for a range of return periods and storm durations inclusive 

of the 1 in 1 year, 1 in 2 year, 1 in 30 year, 1 in 100 year and 1 in 

100 year plus climate change return periods.  

 Provide plans and details showing the allowance for exceedance 

flow and overland flow routing, overland flow routing should look 

to reduce the impact of an exceedance event.  

 Provide evidence to show an agreement from Severn Trent Water 

to connect to or reuse existing connections the existing surface 

water network.  
 

REASON: To prevent the increased risk of flooding; to improve and 

protect water quality and to improve habitat and amenity. 
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16  No occupation and subsequent use of the development shall take place 

until a detailed maintenance plan is implemented and provided to the 
LPA giving details on how surface water systems shall be maintained 

and managed for the life time of the development. The name of the 
party responsible, including contact name and details shall be provided 
to the LPA within the maintenance plan. REASON: To ensure the future 

maintenance of the sustainable drainage structures. 
 

17  No dwelling on each phase of development hereby permitted shall be 

occupied until details of all external light fittings and external light 

columns for that phase have been submitted to and approved by the 

Local Planning Authority. The development shall not be carried out 

otherwise than in full accordance with such approved details. In 

discharging this condition the Local Planning Authority expects lighting 

to be restricted on the southern side of the site and to be kept to a 

minimum at night across the whole site in order to minimise impact on 

emerging and foraging bats. No lighting shall be installed other than in 

strict accordance with the scheme approved under this condition. The 

lighting shall be maintained and operated in strict accordance with the 

approved scheme at all times thereafter. REASON: To ensure that any 

lighting is designed so as not to detrimentally affect the amenities of the 

occupiers of nearby properties and to ensure that appropriate measures 

are taken in relation to protected species in accordance with Policies BE3, 

NE2 & NE5 of the Warwick District Local Plan 2011-2029. 

 
18  Notwithstanding the finished floor levels details submitted, no 

development above ground level in each phase shall take place until 
details of the finished floor levels of all buildings, together with details 

of existing and proposed site levels for each phase on the application 
site and the relationship with adjacent land and buildings have been 
submitted to and approved in writing by the local planning authority. 

The development shall be carried out in strict accordance with these 
approved details or any subsequently approved amendments. REASON: 

To ensure sufficient information is submitted to demonstrate a 
satisfactory relationship between the proposed development and 
adjacent land and buildings in the interests of amenity in accordance 

with Policies BE1 and BE3 of the Warwick District Local Plan 2011-2029 
 

19  No development shall be carried out above slab level unless and until 

samples of the external facing materials to be used have been submitted 

to and approved in writing by the local planning authority for the relevant 

phase. The development shall only be carried out in accordance with the 

approved details. REASON: To ensure that the proposed development 

has a satisfactory external appearance in the interests of the visual 

amenities of the locality in accordance with Policy BE1 of the Warwick 

District Local Plan 2011-2029. 
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20  No development shall be carried out above slab level unless and until 

large scale details of doors, roof lights, windows (including a section 

showing the window reveal, heads and cill details), eaves, verges and 

rainwater goods and railings at a scale of 1:5 (including details of 

materials) for the relevant phase have been submitted to and approved 

by the Local Planning Authority. The development shall not be carried 

out otherwise than in strict accordance with such approved details. 

REASON: To ensure an appropriate standard of design and appearance 

within the Conservation Area, and to satisfy Policy HE1 of the Warwick 

District Local Plan 2011-2029. 

 
21  Notwithstanding the details shown on the approved plans, all window 

and door frames shall be constructed in timber and shall be painted and 
not stained. REASON: To ensure a high standard of design and 

appearance for this Listed Building, and to satisfy Policy HE1 of the 
Warwick District Local Plan 2011-2029 and to ensure an appropriate 
standard of design and appearance within the Conservation Area, and 

to satisfy Policy HE2 of the Warwick District Local Plan 2011-2029. 
 

22  No dwelling hereby permitted shall be occupied unless and until the car 

parking provision for the relevant phase has been constructed or laid 

out, and made available for use by the occupants and / or visitors to the 

dwelling and thereafter those spaces shall be retained for parking 

purposes at all times. REASON: To ensure the satisfactory provision of 

off-street vehicle parking facilities in accordance with the local planning 

authority's standards and in the interests of highway safety and the 

satisfactory development of the site in accordance with Policies BE1 and 

TR3 of the Warwick District Local Plan 2011-2029. 

 
23  None of the apartments hereby permitted shall be occupied until the bin 

and cycle store for that apartment have been provided and made 
available for use in accordance with the details on the approved plans 
and thereafter those facilities shall remain available for use at all times. 

REASON: In the interests of encouraging the use of alternative modes 
of transport with the aim of creating a more sustainable development in 

accordance with Policies BE1, TR1 and TR3 of the Warwick District Local 
Plan 2011-2029 

 

24  No part of the development hereby permitted shall be occupied until a 
detailed waste management strategy/ plan to demonstrate that the 

waste from the site can be satisfactorily disposed of has been submitted 
to and approved in writing.  Thereafter, the development shall only 
operate strictly in accordance with the approved plan. REASON:  To 

ensure an acceptable waste disposal strategy is in place for future 
occupants of the development having regard to Policy BE3 of the 

Warwick District Local Plan 2011-2029. 
 

25  The development hereby permitted shall not be occupied until the noise 

mitigation measures detailed in the approved documents have been 
installed. The development shall be completed in full accordance with 
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the approved details. REASON: To ensure that future occupants do not 
experience unacceptable levels of noise, in accordance with Policy BE3 

of the Warwick District Local Plan 2011-2029 
 

26  The development hereby permitted shall not be occupied until a scheme 
which satisfies the requirements set out in the Council's adopted Air 
Quality and Planning Supplementary Planning Document (January 2019) 

has been submitted to and approved in writing by the Local Planning 
Authority and implemented in full accordance with the approved details. 

The approved scheme shall be retained and maintained as such at all 
times thereafter. REASON: To ensure mitigation against air quality 
impacts associated with the proposed development in accordance with 

Policy NE5 of the Warwick District Local Plan. 
 

27  Notwithstanding the provisions of the Town and Country Planning 
(General Permitted Development) Order 2015 (or any order revoking 
and re-enacting that Order with or without modification), no gate, 

fence, wall or other means of enclosure shall be erected within the 
curtilage of any dwellinghouse fronting a highway or footpath. 

REASON: That having regard to the design, layout and general nature 
of the proposed development it is important to ensure that no further 

development is carried out which would detract from the appearance of 
the area and affect the amenity of adjacent properties in accordance 
with Policies BE1 and BE3 of the Warwick District Local Plan 2011-2029. 

 
28  Notwithstanding notes on the drawings, the bay window located to the 

rear elevation of Landor House and the historic window in proposed 
Apartment 15 on the first floor (above the classrooms) shall be 
retained, unless it can be demonstrated that the existing is beyond 

repair.  Before any replacement window is agreed, a written report on 
the condition of the window shall be submitted to and approved in 

writing by the Local Planning Authority. REASON: To protect the 
character of the Listed Building and to ensure an appropriate standard 
of design and appearance within the Conservation Area, and to satisfy 

Policy HE1 of the Warwick District Local Plan 2011-2029. 
 

29  The development hereby permitted shall not be occupied unless and 
until a scheme showing how a water efficiency standard of 110 litres 
per person per day based on an assumed occupancy rate of 2.4 people 

per household (or higher where appropriate) will be achieved has been 
submitted to and approved in writing by the Local Planning Authority. 

No dwelling/ unit shall be first occupied until the works within the 
approved scheme have been completed for that particular dwelling / 
unit in strict accordance with the approved details and thereafter the 

works shall be retained at all times and shall be maintained strictly in 
accordance with manufacturer's specifications. REASON: To ensure the 

creation of well-designed and sustainable buildings and to satisfy the 
requirements of Policy FW3 of the Warwick District Local Plan 2011-
2029 

 

----------------------------------------------------------------------------- 
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Planning Committee: 14 July 2020 Item Number: 6  
 

Application No: W 19 / 1941 LB 
 

  Registration Date: 20/04/20 
Town/Parish Council: Warwick Expiry Date: 20/07/20 
Case Officer: Dan Charles  

 01926 456527 dan.charles@warwickdc.gov.uk  
 

Kings High School for Girls, Chapel Street, Warwick, CV34 4HJ 
Redevelopment of former Kings High School site consisting of main school site, 

Priory Building, St Nicholas Building and numbers 2 and 10-14 Chapel 

Street.  Development to include the demolition of gymnasium building, sixth 
form building, language building, Priory Building and modern elements attached 

to the Listed Buildings together with alterations to external appearance of 
retained non-Listed Buildings.  Erection of new apartment buildings and town 

houses together with the conversion of retained buildings to create a total of 118 

residential units in a mixture of houses, apartments and duplexes.  Creation of 
underground car and cycle parking together with all hard and soft landscaping 

and other associated works. FOR  Wake Green (Warwick) Limited 
---------------------------------------------------------------------------------- 
 

This application is being presented to Committee due to the number of 
objections received. 

 
RECOMMENDATION 
 

Planning Committee is recommended to grant Listed Building Consent subject to 
the conditions listed at the end of this report.  
 

DETAILS OF THE DEVELOPMENT 
 

This is an application for Listed Building Consent for the redevelopment of the 
former Kings High School site.  Due to the scale of the site, the development is 

broken down into specific areas identified as sites A-H.   
 
All of the Listed Buildings and historic buildings on the site (other than the 

ground floor of the library block) are to be retained, refurbished and converted 
into residential use.     The key Listed Buildings are those fronting onto Smith 

Street with Landor House being a Grade II Star Listed Building. 
 
The development also comprises demolition of gymnasium building, sixth form 

building, language building, Priory Building and modern elements attached to the 
Listed Buildings together with alterations to external appearance of retained 
non-Listed Buildings. 

 

The development includes the erection of new apartment buildings and town 

houses together with the conversion of retained buildings to create a total of 118 
residential units in a mixture of houses, apartments and duplexes.  For Sites A,B 
and C, there will be a new vehicular access off the Butts into a proposed 

underground communal parking area.  

https://planningdocuments.warwickdc.gov.uk/online-applications/applicationDetails.do?activeTab=documents&keyVal=_WARWI_DCAPR_85132
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During the course of the application, the scheme was amended following 
feedback from the consultation process.  The key change were as follows: 

 
 Reduction in overall unit numbers from 135 to 118 

 Increase in affordable housing proportion from 10 units to 36 units, 
representing 30% of total dwellings. 

 Increased parking provision from 230 spaces to 268 spaces 
 

Changes specific to each site are as follows: 

 
 Site A: Unit numbers reduced from 21 to 16.  Red House is now to be 

converted into 1 dwelling (previously 4 units), the 3 original classroom is 

now to be converted to 1 dwelling (previously 3 units), removal of the 5 
parking spaces to the rear of Red House and the creation of two double 

garages to serve Red House and the main school along with a drop off 
space / taxi / delivery space at the car park entrance off The Butts. 
Increase in the size of the window openings to the main hall to reflect the 

size of the window openings elsewhere on the façade. 
 

 Site B/C: Unit numbers reduced from 74 to 54.  Minor change to the siting 
of Blocks B & C.  Additional 11 car parking spaces.  Elevational changes to 

Chapel Street to include pitched roof dormers and greater variation in the 
treatment of the façade to reflect the character of nearby properties.   
Inclusion of pitched dormers to The Butts to reflect the character to the 
area. 

 

 Site D: Removal of the dormers on the front elevation of two of the 

properties and additional window detailing, and window fenestration 
amended to reflect the character of the area. 

 

 Site E: Changes to the window detailing on the rear elevation to be more 

sympathetic to the Listed Buildings, a reduction in the width of the first 
floor extensions and additional parts of the historic building retained 
internally. 

 

 Site F/G: Unit numbers increased from 26 to 38, with 36 affordable 
homes (all the accommodation within Blocks F & G other than the former 

Wesleyan Chapel to be affordable housing).   Increase in the footprint of 
the building over the former proposed decked area to allow for the 

provision of additional affordable homes. Land still retained on the corner 
for amenity space and planting. Additional 25 parking spaces with the 
inclusion of a further car park level (Block G) including 2 club car spaces 

(available for public use) and 2 spaces for the Former Wesleyen Chapel 
dwellings. 

 

 Site H: Unit numbers reduced from 6 to 2, representing a pair of 
townhouses with double garages and 1 visitor space to the rear, 
elevational changes and variety in the eaves height and detailing of the 

buildings to provide a development more in keeping with the character of 
properties on Chapel Street 
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THE SITE AND ITS LOCATION 

 

The former Kings High School is located within Warwick town centre and within 
the Conservation Area.  The site covers an area of approximately 1.1 hectares 

split across four sites located on Priory Road, Chapel Street, The Butts and Smith 
Street.  The application site has and includes four separate, but closely related 
parcels of land which cover the applicant’s development sites A-G.  The buildings 

are as follows 

 
Site 1 – The Main School Site (proposed sites A/B/C)  
 

The main school site is bounded by The Butts, Smith Street and Chapel Street.  
It is a large site comprising a number of historic buildings with various 

extensions and several modern new buildings including the following: 
 

 Landor House a 17th century Grade II* listed building; 
 Nos 1 and 3 Smith Street (Grade II Listed) 16th century former cottages; 
 The Red House and adjacent garden; 

 main hall and adjacent teaching rooms; 
 dining hall; 

 gymnasium;  
 sixth form centre; 

 two playgrounds; and 
 modern languages and Octagon buildings. 

 

The site is partly bounded to the south east by the Eastgate, a Grade II* listed 
and Scheduled Ancient Monument (SAM).  To the north west of the site lies 

Mitchell House, an apartment block and associated car park.  To the north of the 
site, on the opposite side of Chapel Street there are a mixture of residential and 
school buildings whilst to the south on The Butts lie the grounds of St Mary’s 

Church and residential development.   
 

Site 2 – The Priory Building (proposed site D) 
 

The Priory Building fronts onto Chapel Street and comprises a 1960’s infill 

development.  The former school playground is located to the rear of the 
building abutting Priory Road.  The Telephone Exchange lies to the north and 

east of the site whilst there is residential development either side of the Priory 
Building fronting Chapel Street.  A number of the adjacent cottages are Grade II 
listed (nos 26-40 Chapel Street and 16 Chapel Street). 
 

Site 3 – Former Wesleyan Chapel and the Creative Arts Building (proposed sites 

E, F and G) 
 

This site is bounded by Chapel Street, Chapel Row and Priory Road and 

comprises: 
 

 the former site of a Wesleyan Chapel;  
 the Creative Arts Building; 
 nos. 10, 12 and 14 Chapel Street (Nos 10 and 14 are Grade II listed 

buildings); and 
 car park with access off Priory Road. 
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The rear part of the site has open views across the car park and onto the rear of 
the commercial properties fronting Smith Street.  There are residential 

properties abutting the site on Priory Road.  
 

Site 4 - No 2 Chapel Street (proposed site H)  
 
The site comprises a modern infill development and lies adjacent to residential 

development, a commercial property fronting Smith Street and WDC Smith 
Street public car park to the rear.   
 

PLANNING HISTORY 
 

The site has an extensive planning history although this relates to its previous 
education use and none is directly relevant to the current proposals. 
 

 
RELEVANT POLICIES 

 
 National Planning Policy Framework 

 Warwick District Local Plan 2011-2029 
 HE1 - Protection of Statutory Heritage Assets  
 HE2 - Protection of Conservation Areas  

 Windows in Listed Buildings & Conservation Areas (Supplementary Planning 
Guidance) 

 
 
SUMMARY OF REPRESENTATIONS 

 
Warwick Town Council: Following receipt of revised plans addressing our 

concerns, no objection. 
 
Historic England: No objection to the applications on heritage grounds. We 

consider that the applications meet the requirements of the NPPF with the 
imposition of appropriate conditions. In determining these applications you 

should bear in mind the statutory duty of sections 16(2) and 66(1) of the 
Planning (Listed Buildings and Conservation Areas) Act 1990 to have special 
regard to the desirability of preserving listed buildings or their setting or any 

features of special architectural or historic interest which they possess as well as 
section 72(1) of the same Act to pay special attention to the desirability of 

preserving or enhancing the character or appearance of conservation areas. 
 

WCC Archaeology: No objection, subject to conditions. 
 
Conservation Area Forum (CAF): Overall, CAF felt that the proposals 

represented overdevelopment of the site. 
 

Public Response: 9 objections have been received in response to the original 
submission with the main issues being: 
 

 Design and appearance of the proposal 
 Impact on the Conservation Area 
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 Impact on neighbouring residential amenity (loss of light, privacy and 
outlook, noise disturbance, pollution / air quality) 

 Chapel Street elevations and impact on properties opposite 
 Number of dwellings provided 

 Number of parking spaces provided, particularly the level of visitor parking 
and loss of existing garages 

 Highway access 

 Level of affordable housing 
Approach to construction 

 
Impact on Heritage Assets 
 

Paragraph 129 of the NPPF requires Local Planning Authorities to identify and 
assess the particular significance of any heritage asset that may be affected by a 

proposal (including by development affecting the setting of a heritage asset) 
taking account of the available evidence and any necessary expertise. They 
should take this assessment into account when considering the impact of a 

proposal on a heritage asset, to avoid or minimise conflict between the heritage 
asset's conservation and any aspect of the proposal.  

 
Policy HE1 of the Local Plan expects development proposals to have appropriate 

regard to the significance of designated heritage assets. Where any potential 
harm may be caused, the degree of harm must be weighed against any public 
benefits of the proposal.  
 

The site contains a Grade II* building, three Grade II listed buildings (Nos 1 and 

3 Smith Street as one entry and Nos 10 -14 Chapel Street as two entries) and a 
number of non-designated assets. It is located within the Warwick Conservation 
Area and is adjacent to a large number of other designated and non-designated 

heritage assets, including a Scheduled Ancient Monument. 
 

Therefore, it is necessary for proposed works pay special regard for the 
desirability of preserving the special interest of the listed buildings and their 
settings in accordance with Section 16(2) and 66(1) of the Planning (Listed 

Building and Conservation Areas) Act 1990. 
 

Paragraph 193 of the NPPF states 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. Paragraph 196 of the NPPF 

states that where a development proposal will lead to less than substantial harm 
to the significance of a designated heritage assets, the harm should be weighed 

against the public benefits of the proposal, including securing its optimum viable 
use. 
 

Policy HE1 of the Local Plan states that development will not be permitted if it 
would lead to substantial harm to the significance of a designated heritage asset. 

Where the development would lead to less than substantial harm to the 
significance of a designated heritage asset, this harm will be weighed against the 
public benefits of the proposal. The explanatory text for HE1 clarifies that in 

considering applications relating to Conservation Areas, the Council will require 
that proposals do not have a detrimental effect upon the integrity and character.  

of the building or its setting, or the Conservation Area. 
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Following feedback from the Warwick Conservation Advisory Forum and 
Conservation and Design Comments Team, the design of the proposals were 

amended during the determination of the application.  
 

An assessment of the design under each of the sites is set out below.   
 

Site A 
 

The proposals involve the retention, internal refurbishment and change of use 

back to their original residential use of the vacant Grade II* Listed Landor House 

and Grade II Listed Nos 1 and 3 Smith Street ensuring their continued viable use 
for residential purposes therefore offering a net heritage benefit.   The proposals 
will result in the removal of the poor-quality 20th /21st century extensions to 

the Listed Buildings and returning the buildings to their original footprint and 
creating space around the buildings to enhance their setting. 

 

Notwithstanding notes on the drawings, officers advise that the bay window to 
the rear elevation of Landor House and the historic window in Apartment 15 on 
the first floor (above the classrooms) shall be retained, unless it can be 

demonstrated that the existing is beyond repair.  Officers also advise that all 
new and replacement windows Listed and new buildings should be timber and a 

condition is recommended that would address this requirement.    
 

Sites B/C 
 

Sites B and C are set between The Butts and Chapel St, the area of which 

currently comprises of relatively modern structures including the former sixth 
former building, gymnasium, languages building and playground. The application 

proposes the demolition the existing buildings and construction of 54 residential 
units. Officers are satisfied that the buildings subject to demolition are 
acceptable, as these are not considered to make a positive contribution towards 

the appearance and character of Warwick conservation area. Designated 
heritage assets in the site’s immediate setting include the site of St Mary’s 

College, a Scheduled Monument, located off the Butts and the following Grade II 
listed buildings: 
 

 10-16 (evens), 22, 26-40 (evens) Chapel Street, 
 19-25 The Butts 

 2-14 (evens), 3-15 (odds) and 19-25 The Butts 
 Stone wall to Deanery Garden adjacent to The Butts 
 The Glebe House and The Old Deanery 

 County Library Headquarters and Pavilions 
 The Punch Bowl Hotel 

 

It is also worth noting that remains of a stone wall runs along the southern side 
of Chapel St, with both sections extended vertically with red brick resulting in a 

tall wall on Chapel St. Little is known about the origins of the wall, although a 
solid boundary here is present on historic maps. Officers are therefore satisfied 

that the removal of unsympathetic red brick and retention of the historic section 
of wall is acceptable, with a schedule of work be submitted for the wall to be 
secured by condition.   
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In response to feedback from Officers, the height of Block along Chapel Street 
has been reduced by one storey to reduce the impact on the existing properties 

opposite the building on Chapel Street. This has resulted in the proposed built 
form in this location appearing more akin to a townhouse arrangement which is 

more consistent with the built form in this location.  
 

A greater variation of the facades has been achieved through a change to the 

detail of the buildings, the variance in the fenestration (including pitched dormer 
windows) and the variation of the eaves and ridge heights. This breaks up the 

perceived massing of the blocks and better integrates the structure with the 
surrounding streetscape. Officers agree that these alterations represent an 
enhancement of the existing scheme and result in minor beneficial impacts on 

the Warwick Conservation Area. 
 

At the request of Officers, the applicant has also converted all flat roof dormer 
windows facing Chapel Street to pitched dormers, adjusted the eaves line and 
removed one of the three gable ends on the Butts elevation to reduce the visual 

bulk of the roofscape.  
 

Site D 
 

The existing Priory building is to be demolished and replaced with five 
townhouses with each property having private amenity space to the rear of the 
dwelling.  Parking to serve the development is to be provided on the former 

playground to the rear of the site and pedestrian access to the car park from 
Chapel Street is to be provided alongside the most northern property. 
 

In response to initial comments from officers, the window arrangements have 
been revised. The dormers to the front elevations have been removed. These 

are replaced with roof lights on the dwelling next to No.16 Chapel Street. The 
two dwellings closest to No.24 Chapel Street have small windows at the upper 

storey similar to the dwellings in the centre of the terrace.  In addition the gap 
between the neighbouring buildings have been removed.   
 

Site E 
 

This area comprises of 10-14 Chapel St (former Iris Lees Day Club) – a row of 
Grade II listed two-storey red brick houses built in the early to mid-19th 
century. The proposals involve the demolition of existing single-storey modern 

additions to the rear as well as internal alterations/reconfiguration to form three 
separate domestic properties. Officers are also supportive of the proposals to 

return the houses back to individual units as well as their return to domestic use. 
 

In response to officer comments, the applicant has reintroduced the boundary 
treatment to provide defensible space.  The extensions have reduced to be more 

in keeping with the existing, allowing for modern building constraints. The 

windows in the extension have been centred to follow the existing rhythm and 
symmetry of similar extensions. The infill element windows have been increased, 
allowing for a small pier either side for structure.   
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Sites F/G 
 

The site currently comprises the former Wesleyen Chapel, most recently used as 
part of the Creative Arts block in the King’s High School Campus. The building 

was built circa 1830 and, whilst not listed, is considered to be a non-designated 
heritage asset, contributing positively to the character and appearance of the 
conservation area. The building fronts onto Chapel Street at the corner of Chapel 

Row and the site lies adjacent to Grade II listed houses along the north side of 
Chapel Street. 
 

The remainder of the site currently comprises a former Borough School building, 
built circa 1890-1900 and subsequently extended in the late-20th and early 21st 

centuries. The original three-storey brick building has been enclosed by later 
extensions and the interior has been refurbished. The application proposes to 

demolish the later extensions to this building, including the section linking it to 
the former Wesleyen Chapel (Site F), in order to expose the original Victorian 
School Building.   

 
Officers have no objection to the demolition of the later extensions to the 

existing Victorian buildings on the site. 
 

In response to officer comments on the submitted scheme, the design of Site 
F/G was revised.  This was to both provide additional affordable housing and 
also to  reduce the overall height of block G and utilise hipped roofs in order to 

reduce the dominance of the building. 
 

Site H 
 

It is proposed to demolish the existing modern building on the site.  In response 

to comments from officers, the building has been amended to provide two town 
houses. The scale and form of the roof next to No 4 Chapel St to reduce the step 

on height. The revised proposals are for 2no. 3-bedroom townhouses on this site 
rather than the 6 apartments as originally submitted. 
 

The applicant has provided further imagery that compares the existing building 
with the proposed.  This demonstrates that the overall height of the building 

responds to the existing context with a three storey building on one side and two 
storey house on the other.  
 

Summary 
  

Officers welcome the applicant’s proposals to retain all Listed and Historic 
Buildings on the site and the demolition of the modern extensions that detract 
from the setting of the Listed Buildings. 
 

Overall, the revised scheme as submitted retains all of the Listed Buildings and 

enhances their character and setting by removing later additions and reverting 
the buildings back to their original purpose.  The proposal would not result in 
any harm to the character, fabric or settings of the Listed Buildings. 
 

Officers are satisfied that the proposed development pays special regard for the 

desirability of preserving the special interest of the Listed Buildings and their 
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settings in accordance with Section 16(2) and 66(1) of the Planning (Listed 
Building and Conservation Areas) Act 1990. 
 

Overall, the revised scheme is considered to represent a high quality design in 

this sensitive location which will provide significant visual enhancements within 
the area and therefore accord with the NPPF and Local Plan Policies, BE1, HE1 
and HE2. 
 

CONDITIONS 

  
1  The works hereby permitted shall begin not later than three years from 

the date of this consent. REASON:  To comply with Section 18 of the 

Planning (Listed Buildings and Conservation Areas) Act 1990 (as 
amended). 

 
2  The development hereby permitted shall be carried out strictly in 

accordance with the details shown on the site location plan and approved 

drawing(s) 18050-0823-P-00, 18050-0830-P-00, 18050-0831-P-00 and 
18050-0832-P-00, and specification contained therein, submitted on 14 

November 2019 and approved drawing(s) 18050-0350-P-02, 18050-
0353-P-03, 18050-354-P-03, 18050-372-P-03, 18050-0423-P-01, 

18050-0451-P-04, 18050-0452-P-03, 18050-0454-P-03, 18050-0460-P-
03, 18050-0467-P-02, 18050-0468-P-02, 18050-0469-P-02, 18050-
0501-P-01, 18050-0553-P-03, 18050-0561-P-02, 18050-0601-P-03, 

18050-0650-P-03, 18050-0660-P-03, 18050-0701-P-02, 18050-0703-P-
00, 18050-0715-P-02, 18050-0715-P-02, 18050-0720-P-01, 18050-

0721-P-02, 18050-0721-P-02, 18050-0722-P-00, 18050-0730-P-00, 
18050-0750-P-02, 18050-0751-P-02, 18050-0752-P-0118050-0753-P-
01, 18050-760-P-02, 18050-0800-P-02, 18050-0801-P-01, 18050-

0820-P-01, 18050-0821-P-01, 18050-0822-P-01, 18050-0849-P-03, 

18050-0851-P-05, 18050-0852-P-03, 18050-0853-P-04 (F&G 3rd Floor 
Plan), 18050-0853-P-04 (F&G Undercroft Plan), 18050-0855-P-03, 

18050-0861-P-04, 18050-0901-P-02, 18050-0950-P-04, 18050-960-P-
03 and 18050-0965-P-03 and specification contained therein, submitted 

on 20 April 2020 and approved drawing(s) 18050-0552-P-05, 18050-
0554-P-04, 18050-0555-P-04, 18050-0560-P-03, 18050-0850-P-08, 
18050-0860-P-05, 18050-8006-P-05 and 8011-P-03 and specification 

contained therein, submitted on 12 June 2020 and approved drawing(s) 
18050-0450-P-04 and specification contained therein, submitted on 23 

June 2020. 
 
REASON : For the avoidance of doubt and to secure a satisfactory form 

of development in accordance with Policies BE1 and BE3 of the Warwick 
District Local Plan 2011-2029. 

 
 

3  No development shall take place until the means of construction of the 

foundations of the buildings to be constructed, together with any other 
proposed earthmoving and excavation works required in connection 

with their construction, has been submitted to and agreed in writing by 
the Local Planning Authority. The Method Statement shall identify and 

incorporate any measures such as vibration monitoring, to ensure that 
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the risk of adversely affecting the stability of the adjacent buildings is 
appropriately minimised. The development shall thereafter only be 

carried out in accordance with the agreed Method Statement. REASON: 
In the interests of avoiding the risk of creating land instability arising 

for any adverse impacts from foundation construction, earthmoving, 
excavations or other construction operations which could adversely 
affect the structural integrity of the adjacent buildings in accordance 

with the advice and guidance on land stability contained in paragraphs 
170 and 178 of the NPPF and the NPPG 

 
4  No development on each phase of development shall commence until an 

appropriate programme of historic building recording and analysis for 

that phase has been secured and implemented in accordance with a 

written scheme of investigation which has been submitted to and 

approved in writing by the local planning authority. REASON: To satisfy 

Policy HE1 of the Warwick District Local Plan 2011-2029 and to ensure 

that an appropriate record is made of the historic building fabric that may 

be affected by the development. 

 
5  No development shall be carried out above slab level unless and until 

samples of the external facing materials to be used have been submitted 

to and approved in writing by the local planning authority for the relevant 

phase. The development shall only be carried out in accordance with the 

approved details. REASON: To ensure that the proposed development 

has a satisfactory external appearance in the interests of the visual 

amenities of the locality in accordance with Policy BE1 of the Warwick 

District Local Plan 2011-2029. 

 
6  No development shall be carried out above slab level unless and until 

large scale details of doors, roof lights, windows (including a section 

showing the window reveal, heads and cill details), eaves, verges and 

rainwater goods and railings at a scale of 1:5 (including details of 

materials) for the relevant phase have been submitted to and approved 

by the Local Planning Authority. The development shall not be carried 

out otherwise than in strict accordance with such approved details. 

REASON: To ensure an appropriate standard of design and appearance 

within the Conservation Area, and to satisfy Policy HE1 of the Warwick 

District Local Plan 2011-2029. 

 
7  Notwithstanding the details shown on the approved plans, all window 

and door frames shall be constructed in timber and shall be painted and 
not stained. REASON: To ensure a high standard of design and 
appearance for this Listed Building, and to satisfy Policy HE1 of the 

Warwick District Local Plan 2011-2029 and to ensure an appropriate 
standard of design and appearance within the Conservation Area, and 

to satisfy Policy HE2 of the Warwick District Local Plan 2011-2029. 
 

8  Notwithstanding notes on the drawings, the bay window located to the 

rear elevation of Landor House and the historic window in proposed 
Apartment 15 on the first floor (above the classrooms) shall be 

retained, unless it can be demonstrated that the existing is beyond 
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repair.  Before any replacement window is agreed, a written report on 
the condition of the window shall be submitted to and approved in 

writing by the Local Planning Authority. REASON: To protect the 
character of the Listed Building and to ensure an appropriate standard 

of design and appearance within the Conservation Area, and to satisfy 
Policy HE1 of the Warwick District Local Plan 2011-2029. 

 

----------------------------------------------------------------------------- 
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