
Civic Centre, Riverside, Stafford 
Contact   Andrew Bailey 

  Direct Dial   01785 619212 
Email   abailey@staffordbc.gov.uk 

Dear Members 

Special Planning Committee 

A virtual meeting of the Planning Committee will be held using Zoom on 
Wednesday, 17 June 2020 at 3.00pm to deal with the business as set out on the 

agenda. 

To watch the meeting, please follow the instructions below:- 

1 Log on to Zoom at https://zoom.us/join 

2 Enter Meeting ID 899 0177 6811 when prompted 

3 Enter Password 436777 when prompted 

Or, to listen to the meeting, please call the following telephone number:- 

0131 460 1196 

Please note that this meeting will be recorded. 

Members are reminded that contact officers are shown in each report and members 

are welcome to raise questions etc in advance of the meeting with the appropriate 

officer. 

Head of Law and Administration 
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SPECIAL PLANNING COMMITTEE - 17 JUNE 2020 

Chairman - Councillor R M Sutherland 
Vice-Chairman - Councillor A S Harp 

A G E N D A 

1 Minutes 

2 Apologies 
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V1     8/6/2020  08:23 

ITEM NO 5  ITEM NO 5 
___________________________________________________________________ 

SPECIAL PLANNING COMMITTEE - 17 JUNE 2020 
___________________________________________________________________ 

Ward Interest - Nil  

Planning Applications 

Report of Head of Development 

Purpose of Report 

To consider the following planning applications, the reports for which are set out in 
the attached APPENDIX:-  

Page Nos 

19/30481/FUL Plot 9, Beacon Business Park, 4 - 19 
Weston Road, Stafford 

This is a large scale major development which  
is excluded from the scheme of delegation and 
therefore needs to be determined by the  
Planning Committee 

Officer Contact - John Holmes, Development 
Manager - Telephone 01785 619302 

Previous Consideration 

Nil 

Background Papers 

Planning application files are available for Members to inspect, by prior arrangement, 
in the Development Management Section.  The applications including the 
background papers, information and correspondence received during the 
consideration of the application, consultation replies, neighbour representations are 
scanned and are available to view on the Council website.  
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Application 19/30481/FUL Case Officer:  Mark Alford 

Date Registered 29 May 2019 Target Decision Date 

Extended to 

 28 August 2019 

Address Plot 9  Beacon 
Business Park, 
Weston Road, 
Stafford 

Ward    Milwich 

Parish  Hopton and 
Coton 

Proposal   

Applicant 

Proposed mixed use development comprising engineering and 
assembly workshops, storage and hire of plant and commercial 
vehicles; ancillary office, welfare and training facilities; car parking and 
site landscaping with new vehicular access.  

Webb Plant Group 

Recommendation Approve subject to a legal agreement to secure a travel plan 
monitoring fee and subject to conditions 

Reasons for referral to Committee: 

1) This is a large scale major development which is excluded from the scheme of
delegation and therefore needs to be determined by the Planning Committee.

Context 

The site is a cleared, vacant plot of about 3.6 hectares. It has been graded and levelled to 
accommodate development and is thus up to about 3m lower than adjoining land which 
rises to the north. A public footpath runs outside of the site adjacent to the northern 
boundary. A mature tree belt intervenes on the east side between the boundary and 
residential properties about 100m away to the east. 

The floor area proposed is 8,858 sq m of Use Class B2 (general industry) plus another 
890 sq m for ancillary uses (total 9,748 sq m). The specific purpose of the building is 
described as the assembly, storage and hire of specialist rail and construction commercial 
vehicles; provision of specialist haulage services; training for rail vehicle operators and 
related occupations and ancillary office functions. The application proposal seeks to meet 
the needs and requirements of a single business enterprise which currently operates from 
two sites within the Borough. Up to 150 full time or equivalent jobs are stated to be 
involved. 

The applicant is an established supplier of specialist rail and construction equipment and 
has been operating since 1971. The company owns one of the largest fleets of rail plant 
and attachments in the UK, and its services and expertise are provided to service users 
throughout the country on a 24 hour/365 day basis.  
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The building would have a broadly U-shaped footprint with car parking areas to the front 
and side of the building, and outside space for a commercial vehicle hire and plant storage 
compound, road/rail test bed/rig and vehicle washing facilities. Provision for external gas 
bottle and fuel stores are also indicated. 
 
The building would accommodate large areas of workshops serviced from the rear of the 
site, primarily within the two rear projecting wings of the proposed building, with office, 
welfare and training facilities contained in the front accommodation.  
 
The central section of the building would be a maximum of 16.3m high and have four 
floors, but with a partial void at first and second floor levels over the main entrance space. 
The outer wings would be a maximum of about 12.4m high with three floors. The rear 
workshop wings would be a maximum of 11.15m high owing to the need to accommodate 
high level craning facilities over their single, ground floor. The finished site is shown to 
have a gradual fall in levels from north west to south east, and would be about 5m lower 
than the rear boundary, with the south east side boundary up to about 5m lower. An 
allowance of 8m width to the boundaries is shown to enable the rear and side 
embankments to be graded out to make their slopes shallower and allow for planting. 
 
The building would be set on a brick plinth. The front of the central section would be of a 
curtain walling construction with mainly glazed and opaque glazed panels, as would the 
linear window sections of the frontages of the outer wings. The other parts of the front 
elevations of the outer wings would be an aluminium cladding in a contrasting colour.  The 
external finish of the roof would be a composite aluminium panel with rooflights, and 
window frames, doors and roller shutters would also be of aluminium. Some detail of the 
external illumination of the building and site is shown but it is incomplete. 
 
On the north west side of the site would be the area for open plant storage. There would 
also be a vehicular access on this side to serve the area, the rear workshops and 103 staff 
parking spaces. Provision is also shown for bin storage, sheltered cycle and motorcycle 
parking. On the south side on the frontage would be a further parking area for staff and 
visitors of 46 spaces, served by a further vehicular access which also would lead to the 
rear workshops. 
 
Landscaping is indicated to the graded perimeter of the site and to the frontage and it 
would include a 2.4m high paladin security fence and gates. 
 
Officer Assessment – Key Considerations 
 
1. Principle of development 
 
The site lies within the settlement boundary of Stafford under Spatial Principle (SP) 3 of 
The Plan for Stafford Borough (TPSB), and also within the Strategic Development 
Location (SDL) for employment under Policy Stafford 4 – East of Stafford of that plan. 
Policy SB3 of Part 2 of TPSB also identifies this SDL for employment purposes.  
 
Policy SP7 of TPSB states that development of a scale and nature appropriate to secure 
the sustainability of Stafford, as in this case, will be supported within the settlement 
boundaries. However the settlement boundary for employment uses in Stafford identified 
under Policy SB1 has been quashed following a legal challenge, 
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No objection is therefore raised in principle. 
Policies and Guidance:- 

National Planning Policy Framework: 
Paragraphs 8, 11, 47 

The Plan for Stafford Borough: 
Spatial Principle 1 Presumption in Favour of Sustainable Development 
Spatial Principle 3 Stafford Borough Sustainable Settlement Hierarchy 
Spatial Principle 7 Supporting the Location of New Development 
Policy Stafford 4 – East of Stafford.  

The Plan for Stafford Borough Part 2  
Policy SB3 – Stafford and Stone Protected Employment Areas. 

2. Character and appearance

The submitted drawings have been amended since the original submission to reduce the 
height of the central section of the front elevation by 3m. The Design Advisor welcomes 
the height reduction but does not fully acknowledge the considerably lower level of the site 
in relation to in particular its rear boundary. Views from the public footpath adjacent to this 
boundary would be of the building set about 5m lower than its level. As the site 
landscaping envisaged along this area matures, such views would be progressively 
screened and reduced. 

His particular apprehension for the scale and massing of the building in relation to views 
from the front is understandably prompted by the lack of built context on the north side of 
the business park with which to make a comparison. Whilst there are smaller buildings 
facing the application site, the size and available depth of plots here is restricted; and the 
area adjoining to the north west is vacant and open.  There is only one similar building on 
the north side of this relatively new development area which is the adjoining Wacker 
Neuson plant depot to the south-east, built under consent 14/21546/REM. This is 10m 
high but is about one half of the floor area of the building now proposed, and on a smaller 
site. This building is partially recessed into the up slope to the north and consequently 
appears to be settled into the landscape.  

With the current proposal, the level of the site at the back is proportionally lower where it 
has been excavated, as it extends further north into the rising slope. The building as 
shown would be recessed more into the gradient in comparison, and be proportionally 
more visually subordinate in the landscape in views from the front. This would serve to 
offset the significant presence of the proposed building. 

The Design Advisor also appreciates the importance of the scale of the overall scheme in 
broader terms to the economic objectives central to the strategy of TPSB, and it is 
considered that this tips the planning balance in favour of the project, given also the 
allocation of the site for employment purposes. 
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A condition on a consent would seek to secure the high quality planting that he suggests 
would soften views of the frontage, along with that for the embankments to the side and 
rear of the site. An informative would advise the applicants to approach the Tree Officer 
for guidance on the most appropriate trees and shrubs for these zones. An additional 
condition limiting the height of external storage to 4m around the building would also serve 
to contain the development. 
 
The external finishes of the main new structure would be similar in style to the adjacent 
Wacker Neuson building and to the two, recent industrial units on the other side of Beacon 
Way. A condition on a consent would secure specific samples of the materials. Whilst the 
application also describes or indicates a test rig, fuel and gas bottle stores, a vehicle wash 
facility, bin store and cycle shelter, no design details have been submitted, and a further 
condition would require their subsequent submission.  
 
The grading of the embankments is indicated to provide a suitable standoff to an off-site 
underground electricity cable. Western Power Distribution has been consulted on this 
aspect but have not replied. The applicants have however explained that their structural 
engineer has had discussions with that energy undertaker about the proposed 
excavations, and it has been agreed that they will visit the site to mark out the exact line of 
the cable.  
 
It is unclear from the application what the paladin boundary fence would look like, and it is 
important that a visually high quality enclosure is provided. A condition would include the 
submission of a specification.  The submitted lighting assessment shows that illumination 
spread would be focussed onto restricted areas close to the building and on the ground. 
However, whilst details of the light fittings have also been supplied, no information has 
been sent to show the poles for the lights or their heights, and the details of the location of 
the lights is incomplete. Another condition would cover these aspects. 
 
In summary, it is considered that the building would on balance be appropriate in terms of 
its design and appearance due to the sympathetic groundworks and its strategic location 
for employment development. 
 
The submitted plans show two trees not subject to a Tree Preservation Order close to the 
northern boundary of the site but outside it. There is also a similarly unprotected tree belt 
just outside the site on the south eastern side. The Tree Officer raises no objection to this 
relationship but suggests an informative on a decision advising the applicants that works 
to the boundaries may affect the trees. 
 
Policies and Guidance:- 
 
National Planning Policy Framework: 
Paragraphs 170, 180. 
 
National Design Guide 
 
The Plan for Stafford Borough: 
Policy N1 Design 
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3. Amenity 
 
The nearest residential properties are about 100m to the east of the north and east 
boundaries of the site (A group including Brickhouse Farm). The applicants have stated 
that most of the site would have 24 hour operation and the Environmental Health Officer 
does not raise any issues on this point. It should be noted that the adjacent Wacker 
Neuson site has an hours of use limitation on its wash bay only, and the applicants in this 
case state that their wash and lift bay and the test rig would only need to operate between 
08.00 and 17.00. A condition would formalise these circumstances, and the conditions to 
control the construction process required by the Environmental Health Officer would be 
added to a consent. He raises no objection to the information so far received on external 
lighting which shows no significant impact on neighbouring residential properties. 
 
The application forms indicate that 1 tonne of acetylene would be stored on the site in 
relation to the proposed uses. Whilst it is listed in the Planning (Hazardous Substance) 
Regulations 2015 as a hazardous substance, this quantity is below the threshold of 5 
tonnes to be a “controlled substance” under those regulations, and therefore an 
application to store that amount under those regulations is not required. There is separate 
health and safety legislation that would apply to the quantity and the Fire Officer has 
stated that he would become involved at the building regulations stage of the project. 
 
Policies and Guidance:- 
 
National Planning Policy Framework: 
Paragraphs 170, 180. 
 
The Plan for Stafford Borough: 
Policy N1 Design 
 
4. Highways and parking 
 
A Transportation Statement has been submitted which explains that the site is easily 
accessible by bus, through cycling and on foot, and the current level of development of the 
overall SDL results in traffic being well within the capacity thresholds identified in the last 
outline consent (reference 14/20153/FUL). The proposal is forecast to generate 27 two-
way trips in the weekday AM peak and 24 two-way trips in the weekday PM peak, which 
equates to less than 1 vehicle every 2 minutes during the peak periods. The report 
concludes that there would be minimal impact on the local highway network. 
 
The parking provision for a B2 use under TPSB is 1 space per 25 sq m gross floor space 
up to 250 sq m, then 1 space per 50 sq m thereafter. In cases where ancillary office space 
does not exceed 100 sq m, no additional provision is necessary.  The proposals are for a 
total floor area of 9,748 sq m in which the office element is less than 100 sq m, and 
therefore, the maximum parking provision should be 200 spaces.   
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The Transport Statement demonstrates that the proposed parking provision of 149 parking 
spaces is sufficient to accommodate the likely demand for parking by presenting the 
results of an accumulation exercise using the vehicular trip rates from the TRICS output 
database. These show that, given vehicle movements, the total occupation of parking 
spaces during the working day does not exceed 100 at any one time. This conclusion is 
also supported by the ease of access to the site by means other than by car, and by the 
clear provision of cycle and motor cycle parking. 
 
The Highway Authority raises no objection to the conclusions of the statement nor does it 
consider that there would be insufficient space for heavy goods vehicles accessing the 
site. The Highway Authority does however require a Travel Plan monitoring fee which 
would be the subject of a legal agreement, and conditions on a consent would secure 
visibility splays, a Construction Environmental Management Plan, and the construction of 
the accesses and vehicle areas on the site. A further condition would restrict the creation 
of additional floor areas including mezzanines within the main building, which could be 
considerable, in order to maintain available parking space. 
 
Policies and Guidance:- 
 
National Planning Policy Framework: 
Paragraphs 108, 110. 
 
The Plan for Stafford Borough: 
Policy T1 Transport,  
Policy T2 Parking and Manoeuvring Facilities,  
Appendix B – Car Parking Standards 
 
5. Drainage 
 
The submitted Flood Risk Assessment states that the site lies within Flood Zone 1,  with a 
low probability of flooding (less than 0.1% annual probability or 1 in 1000 year chance of 
flooding). The industrial buildings proposed are defined as “Less Vulnerable” and the 
development would thus be considered appropriate in Flood Zone 1. Floor levels of the 
new building have been set at 92.4m AOD with external levels around the building set 
approximately 150mm lower. The site levels would fall towards the site entrances and thus 
there would be no significant flow directed towards the building from car parking and 
vehicle standing areas.  The surface water system so far constructed for the estate 
includes attenuation lagoons and provision for a surface water discharge of 431l/s to them 
from this plot.  The assessment is accompanied by plans of drainage routes, proposed 
falls across the site and flow microcalculations. 
 
The Lead Local Flood Authority does not raise an objection subject to a condition to 
secure the construction of the drainage system shown in the submitted details and a 
management and maintenance plan for the system. 
 

Policies and Guidance:- 
 

National Planning Policy Framework: 
Paragraphs 149, 162, 163, 165. 
  

The Plan for Stafford Borough: 
N2 Climate Change 
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6. Ecology

The submitted ecological report found the site of low ecological value as it had been 
prepared for development and substantially stripped of top soil. However, it cites the 
following as representing potential ecological constraints to development:  

- Walkover survey in respect of badgers in the event of a time-lag to development
commencing; and
- Appropriate consideration given to avoiding direct illumination of vegetation created to
enhance biodiversity.

The report also found the following potential opportunities to provide nature conservation 
and biodiversity enhancements:-   

- Inclusion of native tree and shrub species in planting schemes including new hedgerow
habitats to mark the site boundary;
- Inclusion of bird and bat boxes/opportunities within the building design; and
- Use of species-rich grassland mix for any car park verges/borders.

The lighting issue would be incorporated into a condition for more details on the proposed 
lamp posts and location of the lights, and the specific planting requirements would be 
carried forward in a landscaping condition. The Biodiversity Officer broadly concurs with 
the findings of the report and most of his recommendations along with those remaining 
above would be included in a separate condition. However, it is considered that the 
protection of nesting birds is more appropriately addressed in separate legislation. 

The site is within the impact risk zone of Baswich Meadows Site of Special Scientific 
Interest but it is considered that it would not be likely that there would be significant impact 
on it from the development. The Biodiversity Officer and Natural England concur with this 
conclusion. 

Policies and Guidance:- 

National Planning Policy Framework: 
Paragraphs 170, 175 

The Plan for Stafford Borough: 
N4 The Natural Environment and Green Infrastructure 
N6 Sites of European, National and Local Nature Conservation Importance 

7. Planning balance and conclusions
The proposed use is entirely appropriate for the employment SDL designation and would 
result in economic and social benefits in terms of employment opportunities and business 
development as well as environmental benefits from any biodiversity enhancement of the 
site with its landscaping. Such benefits would also result from the reduction of the height 
of the building which has resulted since the original submission of the application. There 
would also be no significant impacts on residential amenity given also the conditional 
safeguards put forward. In combination, they would outweigh the reservations expressed 
by the Design Advisor over the mass and scale of the building in the planning balance.  
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Consultations 

Highway Authority: 
The developer has produced a Transport Statement that outlines the effect the 
development will have on the surrounding Highway Network and also the parking 
provision required. 

No objection subject to securing a travel plan monitoring fee of £12,138 and subject to 
conditions to secure a travel plan, visibility splays, a construction environmental 
management plan, the construction of the access and vehicle areas on the site. 

Design Advisor: 
21 May 2020 
Having met the applicant and their design team to discuss previously provided comments, 
it was imparted to officers that while the applicants have a very strong commitment to 
maintain the operation of the business in the Borough, the level of growth and investment 
needed to sustain and drive the progression of the company requires the quantum and 
arrangement of accommodation currently proposed. It was additionally expressed by the 
applicants that this site is the only suitable and currently available site in the Borough. In 
this context, the applicants made clear that they would not be able to substantively seek to 
reduce either the 3 storey height of the main body of the principle frontage building, the 
footprint of the proposed building, and reconsider its disposition within the site.  

It was also noted in those discussions that recent developments on the Redhill Business 
Park that were also considered to demonstrate qualities of design that were regarded as 
too visually dominant and potentially incongruous in their setting had been approved and 
built.  

The applicants have made some positive change to the design; most notably is that the 
central entrance feature has been substantially re-modelled to reduce its overall height by 
3m which is not insubstantial. Additionally, this modification reduces the impact of this 
feature as a very bold, visual statement by simplifying its form and this will reduce the 
visual discordance that the building would have in and with its setting.  

It also appears that some further set back from the street has been achieved at the south 
west corner of the building and, although the relationship between the street scene and 
building is still considered to be less that ideal, as it will likely form a relatively dominant 
and potentially discordant visual feature in the street scene,  the provision of an “avenue” 
of trees (once mature), and structural shrub planting within the landscaped frontage does 
assist in visually “softening” this concern.  I would recommend that the Tree Officer be 
asked for a recommendation for appropriate species, size and specification to achieve 
maximum effect.  

However, and notwithstanding the changes to the layout and design of the central feature 
which are considered tangible improvements to the scheme, the overall scale and 
massing qualities of the building remain as very large in comparison with the prevalent 
height, scale and massing qualities of existing development within the park. I have not 
been made aware of any wider landscape visual impact issues related to this 
development, and given that the site is not on a highly visible and important gateway, or 
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landmark type location, any impacts would be anticipated to be contained to the 
immediate internal environment of the business park. Ultimately, the balance to be struck 
appears to rest between the value and importance of this investment into the local 
economy, and concern over some aspects of its design having an impact on the character 
and quality of the locality. 

21 June 2019: 
While architecturally speaking I do not have great concern about the central feature, I do 
have some reservation that the overall 3 storey height of the main elements of the 
elevation will be overtly discordant with the prevalent heights of almost every other 
building on the park. This is not to say that I inherently object to three storey heights in the 
context of the business park, but I do think that further exploration of this needs to be 
undertaken, and I would strongly suggest that some further 3 dimensional 
modelling/views/sections of the building in its context be undertaken to provide sufficient 
information to undertake a more comprehensive and accurate assessment.  

I also have concern with how the built form relates to the street scene and particularly the 
south-western corner. Whereas most of the built form on the park has a relatively regular 
set back from the street, this building essentially sets up an oblique relationship and it is 
considered that the south-western corner could exert too dominant an impact on the 
overall character of the park at this location. Undertaking some of the further work outlined 
above may provide sufficient information to clarify this, but my initial thoughts are that a 
more regularised building line would be more appropriate. Whether this can be delivered 
either by a reorientation of the building within the plot, or by a slight tweaking (or hinging) 
of the frontages around the central feature is something that would be worth further 
exploration.  

In regard to the architectural style (or aesthetic) of the building, I do not have any 
substantive concern except for a slight concern that the colouring of the building may be 
somewhat discordant from the predominantly monochromatic colour schemes on the rest 
of the park. 

Environmental Health Officer: 
20 May 2020: 
No further comments. This service is satisfied with the proposed lighting plan to reduce 
the impact of lighting on residential properties. 

27 April 2020:  
Acetylene is proposed to be stored as ancillary to the use and it is a hazardous substance; 
suggest consulting the Health and Safety Executive and the Fire Officer. 

4 June 2019:  
No objection subject to conditions to restrict hours of construction and related deliveries; 
prohibit burning and to damp down dust during construction. 

Fire Officer: 
No comments on the storage of acetylene at this stage. We would comment at the 
building regulations stage. 
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Local Lead Flood Authority: 
6 May 2020:  
Secure a new maintenance and management plan for the system by condition. 

31 March 2020:  
No objection; Recommend that a condition is attached to any planning permission in order 
to secure the implementation of the submitted drainage scheme and to require its 
maintenance and management in accordance with an existing approved plan. 

Natural England: 
Based on the plans and ecological appraisal submitted, Natural England considers that 
the proposed development will not have significant adverse impacts on designated sites 
including Baswich Meadows Site of Special Scientific Interest.   

Biodiversity Officer: 
The FPCR Preliminary Ecological Survey concludes that no constraints to the proposed 
development have been identified in respect of ecologically designated sites due to the 
separation distances involved and nature of development proposed. I am satisfied with 
this conclusion in respect to Baswich Meadows SSSI. 

No significant protected species issues were identified. 

External lighting should be designed to avoid light spill on boundary hedges to protect 
bats.  

The developer should demonstrate that breeding birds will not be affected. This can be 
done by requesting a method statement for protection/ avoidance of nesting birds as a 
condition.   

Swift bricks should be incorporated within the building design. 

Landscaping plans should reflect proposals set out in 5.3 – 5.5 of the Design & Access 
Statement. 

A species-rich native species hedgerow should be planted along the rear and side 
boundaries. Details should be provided in a landscaping scheme. 

Tree Officer:  
No objection. The applicant is advised that the works may affect trees on adjoining land. 

Western Power Distribution: 
Consultation expiry date 11 February 2020 – No reply received. 

Parish Council: 
Consultation expiry dates 19 June, 29 October 2019 and 5 February 2020 – No replies 
received. 
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Neighbours: 
(8 notified) 2 representations received from 1 address. The material issues are 
summarised below:- 
- Levels changes may undermine existing trees
- Drawings are inconsistent
- Underground power line is not correctly shown
- Slopes could not be practically achieved as shown without gabions
- Insufficient space for test rig and vehicles
- Noise
- Light pollution
- Disturbance of wildlife
- Restricted space for landscaping

Publicity 
Site Notice - Expiry date 21 June 2019 
Advert - Expiry date 26 June 2019 

Relevant Planning History 

Adjacent land 

14/21546/REM – Warehouse building including vehicle wash bay – approved 16 April 
2015 with condition limiting use of wash bay to between 09.00 and 17.00 hours only; built.  

Recommendation 
Approve subject to a legal agreement to secure a travel plan monitoring fee and to the 
following conditions: 

1. The development to which this permission relates must be begun not later than the
expiration of three years beginning with the date on which this permission is
granted.

2. The approved plans are drawings numbers:-

1850/10 - Location plan
32594_T revision O - Topographical survey
1AW1-MHA-FS-00-DR-A-01001/S2/P4 - Layout plan
1AW1-MHA-XX-XX-DR-A-03002/S2/P2 - South West and North East
1AW1-MHA-XX-XX-DR-A-03001/S2/P2 - North West & South East elevations
1AW1-MHA-XX-03-DR-A-02013/S2/P1 - Third floor plan
1AW1-MHA-XX-02-DR-A-02012/S2/P2 - Second floor plan
1AW1-MHA-XX-01-DR-A-02011/S2/P2 - First floor plan
1AW1-MHA-XX-00-DR-A-02010/S2/P2 - Ground floor plan (apart from the details
of the positions shown of external lights on the elevations which are incomplete and
thus not approved);
14783/910A - Proposed landscaping section locations
14783/911A - Proposed landscaping plan sections
A0000-JPR-XX-EX-DR-E-0050A - External lighting layout
Proposed Drainage Layout (ABA Consulting, dated 21-10-19)

The development shall be carried out in accordance with the approved plans
except as required by other conditions of this consent.
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3. No above ground construction shall commence until colour samples of the
proposed external materials to be used for the construction of the walls and roofs of
the main building have been submitted to and approved in writing by the local
planning authority. Thereafter, only the approved materials shall be used.

4. No above ground construction shall commence until details of the proposed hard
and soft landscaping of the layout of the site have been submitted to and approved
in writing by the local planning authority. Such details shall include any proposed
retaining structures to the embankments; a scheme of planting for the site to be
informed by the submitted Design and Access Statement, the submitted ecology
report and the observations of the Council`s Biodiversity Officer and Design
Advisor; and details of perimeter fences and any other means of enclosure.
Thereafter, the approved means of hard landscaping shall be carried out before the
first occupation of the main building and the approved planting scheme shall be
carried out within eight months of the first occupation of the main building. Any
plants, trees or shrubs which die, become diseased or are removed within five
years of planting shall be replaced in the current or subsequent planting season.

5. No above ground construction shall commence until details of the test rig, fuel and
gas bottle stores, vehicle wash facility, bin store and cycle shelter shown on the
approved plans have been submitted to and approved in writing by the local
planning authority. The structures/buildings shall thereafter only be constructed in
accordance with the approved details.

6. Notwithstanding any information in the application, no above ground construction
shall commence until full details of the locations of lighting on the elevations of the
main building; details of support poles for the submitted external lighting scheme;
and details of how the construction of external lighting would not harm any
presence of bats over the site have been submitted to and approved in writing by
the local planning authority. Thereafter, the lighting scheme shall only be
constructed in accordance with the approved details and the submitted lighting
scheme. No other external lighting shall be constructed at any time without the
written permission of the local planning authority.

7. The vehicle wash facility and the test rig shall only be used between the hours of
08.00 and 17.00 on any day.

8. Notwithstanding the provisions of the Town and Country Planning Act, 1990, no
additional internal floor space or mezzanines shall be constructed within the main
building without the written permission of the local planning authority.

9. Any external storage including of vehicles, plant and machinery shall not exceed
4m in height.

10. All construction works including related deliveries shall only take place between the
hours of 8.00am and 6.00pm Monday to Friday; 8.00am to 2.00pm Saturdays and
not at all on Sundays or bank holidays.
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11. There shall be no burning on site during construction works

12. Facilities shall be provided at the site and used for damping down to prevent
excessive dust during construction works.

13. The development hereby permitted shall not be brought into use until the access,
parking, servicing and turning areas have been provided in accordance with the
approved plans.

14. The development hereby permitted shall not be brought into use until the accesses
to the site within the limits of the public highway have been completed.

15. No above ground construction shall commence unless and until details of visibility
splays to the accesses have been submitted to and approved in writing by the
Local Planning Authority.. The visibility splays shall thereafter be provided in
accordance with the approved details prior to the development being brought into
use and be kept free of all obstructions to visibility over a height of 600 mm above
the adjacent carriageway level.

16. No construction shall commence until a Construction Environmental Management
Plan (CEMP) has been submitted to and approved in writing by the Local Planning
Authority. The approved CEMP shall include details relating to construction access,
hours of construction, routing of HGV's, delivery times and  the location of the
contractors compounds, cabins, material storage areas and contractors parking
and a scheme for the management and suppression of dust from construction
activities including the provision of a vehicle wheel wash. It shall also include a
method of  restoration of the site. All site operations shall then be undertaken
strictly in accordance with the approved CEMP for the duration of the construction
programme.

17. No part of the development permitted by this consent shall be occupied until a
Travel Plan has been submitted to and approved in writing by the Local Planning
Authority. The Travel Plan shall set out proposals (including a timetable) to promote
travel by sustainable modes which are acceptable to the Local Planning Authority.
The Travel Plan shall be implemented in accordance with the timetable set out in
that plan unless otherwise agreed in writing by the Local Planning Authority.
Reports demonstrating progress in promoting sustainable transport measures shall
be submitted annually on each anniversary of the date of the planning consent to
the Local Planning Authority for approval for a period of five years
from first occupation of the development permitted by this consent

18. No above ground construction shall commence until a sitewide SUDS Management
and Maintenance Plan for the submitted surface water drainage system has been
submitted to and approved in writing by the local planning authority. Thereafter the
development hereby permitted shall not be brought into use until the approved
drainage scheme shown in the drawing "Proposed Drainage Layout (ABA
Consulting, dated 21-10-19)" and associated documents has been implemented,
and it shall be retained and maintained in accordance with the approved sitewide
SUDS Management and Maintenance Plan.
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19. No above ground construction shall commence until details of the proposed 

number and location of bird and bat boxes and Swift bricks have been submitted to 
and approved in writing by the local planning authority. Thereafter the development 
shall only be carried out with the implementation of the other measures included in 
the submitted ecology report, and the development shall not be first occupied until 
the approved bird and bat boxes and Swift bricks have been constructed and they 
shall be retained. 

 
20. The proposed development shall only be used for purposes within Use Class B2 

(general industrial) of the Town and Country Planning (Use Classes) Order 1987 as 
amended or ancillary uses to that use. It shall not be used for any other purposes 
including Use Class B1 (business) or B8 (storage and distribution) uses. 

 
21. Notwithstanding the provisions of the Town and Country Planning (General 

Permitted Development)(England) Order 2015, no walls, fences, gates or other 
means of enclosure shall be erected without the written permission of the local 
planning authority. 

 
 
The reasons for the Council’s decision to approve the development subject to the above 
conditions are: 
 
 1. To comply with the requirements of Section 51 of the Planning and Compulsory 

Purchase Act 2004. 
 
 2. To define the permission. 
 
 3. To ensure the satisfactory appearance of the development (Policies N1 g and h of 

The Plan for Stafford Borough). 
 
 4. To ensure the satisfactory appearance of the development (Policies N1 g and h of 

The Plan for Stafford Borough). 
 
 5. To ensure the satisfactory appearance of the development (Policies N1 g and h of 

The Plan for Stafford Borough). 
 
 6. To ensure the satisfactory appearance of the development and to enhance 

biodiversity (Policies N1 and N4 of The Plan for Stafford Borough) 
 
 7. To safeguard the amenities of the area (Policy N1e of The Plan for Stafford 

Borough). 
 
 8. To ensure that the parking space shown on the approved plans remains sufficient 

for the development (Policies T1 and T2 of The Plan for Stafford Borough) 
 
 9. To safeguard the amenities of the area (Policy N1e of The Plan for Stafford 

Borough). 
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10. To safeguard the amenities of the area (Policy N1e of The Plan for Stafford
Borough).

11. To safeguard the amenities of the area (Policy N1e of The Plan for Stafford
Borough).

12. To safeguard the amenities of the area (Policy N1e of The Plan for Stafford
Borough).

13. In the interests of the safety and convenience of users of the highway. (Policy T1c
of The Plan for Stafford Borough).

14. In the interests of the safety and convenience of users of the highway. (Policy T1c
of The Plan for Stafford Borough).

15. In the interests of the safety and convenience of users of the highway. (Policy T1c
of The Plan for Stafford Borough).

16. In the interests of the safety and convenience of users of the highway. (Policy T1c
of The Plan for Stafford Borough).

17. In the interests of the safety and convenience of users of the highway. (Policy T1c
of The Plan for Stafford Borough).

18. To reduce the risk of surface water flooding to the development and properties
downstream for the lifetime of the development (Policy N2 of The Plan for Stafford
Borough)

19. To enhance biodiversity (Policy N4 of The Plan for Stafford Borough)

20. To define the permission.

21. To ensure the satisfactory appearance of the development (Policies N1 g and h of
The Plan for Stafford Borough).

Informative(s) 

1 The Local Planning Authority consider the use to be a sustainable form of 
development and therefore it complies with the provisions of the National Planning 
Policy Framework 

2 The Tree Officer of the Council advises the applicant that site works may affect 
trees located outside of the application site. He should also be consulted on the 
type of trees to be included in the landscaping scheme for the frontage of the site. 

3 The attention of the applicant is drawn to the observations of the Highway Authority 
and the Staffordshire Fire and Rescue Service on this application.  All comments 
received can be viewed online through the planning public access pages of the 
Council's website at:(www.staffordbc.gov.uk). 

18

http://www.staffordbc.gov.uk/


19/30481/FUL - 16 

19/30481/FUL 
Land Adj Beacon Business Park, Plot 9 

Weston Road 
Stafford 

ST18 0DG 

19


	FP - Special Planning Committee - 17 June 2020 - Agenda
	Item No 5 - Planning Applications
	19/30481/FUL - Plot 9 Beacon Business Park, Weston Road, Stafford
	Map



