
 Civic Centre, Riverside, Stafford 
Contact   Andrew Bailey 

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

Dear Members 

Special Planning Committee (Large Scale Major Application) 

A virtual meeting of the Special Planning Committee will be held using Zoom on 
Friday 15 January 2021 at 10.00am 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 892 9806 0317 when prompted 

3 Enter Password 214557 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 

(LARGE SCALE MAJOR APPLICATION) 

15 JANUARY 2021 

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

A G E N D A 

1 Apologies 

2 Declaration of Member’s Interests/Lobbying 

Page Nos 

3 Planning Applications 3 - 42 

MEMBERSHIP 

Chairman - Councillor R M Sutherland 
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A P Edgeller 
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A D Hobbs 
J Hood 

W J Kemp 
A Nixon 
A N Pearce 
M Phillips 
R M Sutherland 

(Substitutes - F Beatty, A T A Godfrey, P W Jones, R Kenney) 
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V1     7/1/21  08:40 

ITEM NO 3   ITEM NO 3 
___________________________________________________________________ 

SPECIAL PLANNING COMMITTEE - 15 JANUARY 2021 
___________________________________________________________________ 

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 

20/33137/FUL Land off A34 north at Redhill, Stone Road, 4 - 42 
Stafford 

This application has been referred to the Planning  
Committee because the development is a large scale 
major application 

Officer Contact - Richard Wood, Development Lead, 
Telephone 01785 619324 

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: 20/33137/FUL  
 
Case Officer: Ed Handley 
 
Date Registered: 25 September 2020 
 
Target Decision Date: 15 January 2021 
Extended To: - 
 
Address: Land off A34 north at Redhill, Stone Road, Stafford 
 
Ward: Seighford and Church Eaton 
 
Parish: Creswell 
 
Proposal: Development of warehouse and distribution facility (Use Class 

B8) (including ancillary offices), parking and servicing; ancillary 
outbuildings (gatehouse, fuelling facility, vehicle wash, weigh 
station, tote store, smoking shelter, cycle shelters) and plant 
including external generator; associated infrastructure works; 
provision of new access road and access roundabout with the 
A34 Stone Road; and associated circulation space, landscaping 
and other ancillary works. 

 
Applicant: Stoford Stafford Unit 1 Limited and Pets at Home 
 
Recommendation: Approve, subject to conditions and to the applicant entering into 

a legal agreement to secure the payment of a monitoring fee 
relating to the proposed travel plan. 

 
 
 
 
REASON FOR REFERRAL TO COMMITTEE 
 
This application has been referred to the planning committee because the development is 
a large scale major application which the Council’s Constitution specifies is determined by 
the Planning Committee. 
 
Context 
 
The application site comprises an area of agricultural land, a short (275m) stretch of the 
A34, and a pedestrian access point into the adjacent Redhill Business Park and covers an 
area measuring 26ha. A significant parcel of land to the east of the A34, which lies outside 
of the application site, is also under the control of the applicant. 
 
The site is to the west of the A34, north of Stafford and north of the existing Redhill Business 
Park, separated by the Redhill Farm wet woodland SBI (site of biological importance) – 
some of which lies within the application site; to the north of the site lies agricultural land 
and the rural hamlet of Whitgreave, beyond fields to the west is the M6 motorway (325m at 
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its closest point), and beyond the A34 to the east is further agricultural land, Redhill Farm 
(under the applicant’s control), and two other properties which lie outside of their control – 
West View and No.74 Holding. 
 
The site itself is within 15km of the Cannock Chase SAC (special area of conservation) and 
within an area classified by Natural England as being an impact risk zone of SSSIs (sites of 
special scientific interest). The northern part of the site lies within the consultation zone of a 
high pressure pipeline (FM21 Audley to Alrewas). Land to the west (ridge and furrow), 
northwest (marl pit), and Red Hill Farm to the east are examples of numerous nearby listings 
from the County Historic Environment Record. There are four grade II listed buildings in the 
vicinity and to the east of the M6 motorway, however these are not within close proximity of 
the proposed development – Black and white cottage (Whitgreave); Church of St Leonard 
(Marston); Creswell Chapel (Creswell) and the milepost on the A34 which is closest to the 
site over 400m to the south. 
 
The application site comprises mainly agricultural (pastoral) land with a number of ponds, 
field hedges, and trees present; there are many other ponds within the vicinity. 
 
This application is for the phased provision of a warehouse facility (use class B8) with 
ancillary office accommodation for the applicant; the second phase would amount solely to 
the proposed extension of the warehouse by an additional 9,291sqm. The facility would 
comprise the erection and installation of the following elements: 
 
- Phase one warehouse (55,785sqm) with three-storey office element (4,208sqm), and 

two two-storey office elements (each 526sqm); 
- Phase two warehouse extension (9,291sqm); 
- Recycling unit (929sqm) to the northwest of the main building; 
- Tote store (279sqm) to the northwest of the main building; 
- Gatehouse (25sqm) to the north of the main building; 
- Car parking to the east of the main building; 
- Tractor and trailer parking spaces to the south of the main building; 
- Tractor parking to the north of the main building;  
- Fuelling station; 
- Generator; 
- Wash station;  
- Weigh station;  
- Pumping station;  
- Sprinkler tanks; and 
- A new roundabout on the A34 with one new westbound arm leading into the site. 

 
The site would be landscaped beyond the associated hard-surfaced area with pedestrian 
trail, new tree planting, and the provision of wildlife and surface water ponds. A pedestrian 
link would be provided into the Redhill Business Park to the south and off-site highway 
works are proposed to provide pedestrian footways and crossing points linking the site with 
Stafford to the south. 
 

The main building would be rectangular in footprint with additional office hubs protruding 
from the north and south elevations with the three-storey office block wrapping around the 
southeast corner. Maximum dimensions of phase 1 would measure 296m x 190m with a 
maximum height of 18m (16.4m to eaves). The walls would be clad in a randomised pattern 
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of panels in shades of green/brown; the roof would have a green finish and comprise 
multiple ridges to minimise the overall height whilst achieving the required internal 
clearance. The three-storey office block would project from the southeast corner and would 
have grey cladding in contrast to the rest of the building. Detailing would comprise a palette 
of grey and green. The office hubs to the north and south elevations would also have grey 
cladding. Phase two of the building would result in an additional 50m to the west of the 
building, resulting in a cumulative length of 346m; the randomised cladding pattern would 
continue on the latter elevations. 
 
In the northwest corner of the site a recycling store and tote store would be provided. Both 
would have a rectangular footprint; the recycling unit would have maximum dimensions 
measuring 47.3m x 20.8m and the tote store 20.5m x 14.6m respectively. Each would have 
a mono-pitched roof sloping up from an eaves height of 8m at the rear following the same 
gradient to 9.5m (tote store) and 10.2m (recycling store). 
 
Along the northern boundary of the curtilage/service yard of the warehouse building a 
number of ancillary structures would be provided, to include fuelling station, wash station, 
weigh point, and a gatehouse at the access point. Whilst details of the former structures 
could be secured by condition, details of the gatehouse are provided; it would have a 
rectangular footprint measuring 9.105m x 3.960m with a mono-pitched roof rising from 3.6m 
to 4.4m. All ancillary buildings would have grey cladding with green roofs. 
 
A new roundabout would be provided for vehicular access off the A34, this would lead onto 
an access road into the site whereby cars would be directed to the east of the building and 
a large parking area, and goods vehicles would use a separate entrance adjacent to the 
proposed gatehouse to access the site. Thereafter goods vehicles would travel clockwise 
around the building where lorry parking would be provided to the south, incoming deliveries 
would be serviced on the southern elevation of the building, and outgoing movements would 
be serviced on the northern elevation. 
 
The site would be regraded to allow for a flat surface for the building; a number of ponds for 
wildlife and drainage purposes would be provided; and additional planting would be carried 
out around the curtilage of the proposed warehouse and the boundaries of the site for both 
ecological and screening purposes. 
 
A statement from the applicant indicates that the proposal would provide in the region of 
800 jobs in 2022 which is forecast to rise to around 1,200 jobs by 2032. It is stated that the 
proposed office would initially provide workspace for around 150 employees and is 
necessary on site to ensure the efficient operation of the warehouse and distribution 
functions. The application site has been chosen in order to relocate from Stoke and 
Northampton to meet business needs following rapid and continued growth, particularly in 
online operations. 
 
In order to meet requirements with regard to protected species and for the proposed site to 
be occupied by July 2022 the applicant states that should permission be granted it would 
be preferable for the wording of any conditions to allow the following to constitute “pre-
commencement” works: 
 
- Site clearance (vegetation); 
- Archaeological investigations; 
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- Translocation of protected species (Great Crested Newts); 
- Earthworks; 
- Drainage works; 
- Site access construction; and  
- Temporary construction access. 

 
The application is supported by the following documents: 
 
- Environmental Statement (see section 2 of this report); 
- Statement of community engagement; 
- Planning statement; 
- Design and access statement; 
- Flood risk assessment; 
- Transport assessment; 
- Travel plan; 
- Noise impact assessment; 
- Lighting assessment; 
- Ecological assessment; 
- Landscape environment management plan (LEMP); 
- Arboricultural report and impact assessment; 
- Foul drainage strategy; 
- Archaeology and heritage statement; 
- Geo-environmental and geotechnical report; 
- Economic statement; 
- Energy statement; and 
- BREEAM pre-assessment. 
 
During the course of consideration of the application revised plans have been received to 
reflect amendments to the proposed elevations of the warehouse building and to reduce 
the extent of the application site resulting in the access improvements constituting off-site 
highway works. 

 
Officer Assessment - Key Considerations 
 
1. Principle of development 
 
Whilst policy SB1, in The Plan for Stafford Borough: Part 2, defines settlement boundaries 
for housing, the boundary for employment sites within Stafford is not set following a court 
order that this be quashed in 2017.  The Plan does, however, set out Strategic Development 
Locations for employment and Protected Employment Areas; the majority of the application 
site is within the designated SDL (strategic development location) for employment/mixed 
use and is a protected employment area. This equates to 14.75ha of the parcel of land 
measuring 24.25ha to the west of the A34. 
 
Policy Stafford 2 (north of Stafford) provides for sustainable, well designed mixed use 
development within the area identified as the SDL; this policy requires that development is 
consistent with a masterplan for the wider area and should not prejudice the delivery or 
design of the wider SDL area. Whilst a masterplan has been produced for the Stafford North 
SDL it must be acknowledged that this indicates the allocation of the application site but 
focusses on the delivery of residential development on the eastern side of the A34. 
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Consequently, it is not considered that the development hereby proposed is contrary to the 
provisions of the masterplan.  
 
Furthermore, development in this area must deliver at least 36ha of new employment land 
with comprehensive links for a range of transport modes across the A34 to housing 
development areas. Policy Stafford 2 continues to outline requirements with regard to 
environmental, highways, design, and infrastructure matters which are considered in the 
relevant sections of this report. 
 
In accordance with the thrust of the National Planning Policy Framework (NPPF), spatial 
principle (SP) 1 presumes in favour of sustainable development which is carried forward in 
SP5, under which 56% of the 8ha of employment land required per annum is identified in 
SP2 as being provided at Stafford. SP6 seeks to promote a sustainable rural economy. 
 
SP7 supports development and activities of a scale and nature appropriate to secure the 
sustainability of any specific settlement and continues to state that development in the open 
countryside would be supported where it is consistent with the objectives of SP6 and policy 
E2 in supporting rural sustainability; where it does not conflict with the environmental 
protection and nature conservation policies of the Plan; and where provision is made for 
any necessary mitigating or compensatory measures to address any harmful implications. 
 
Policy E1 seeks to sustain and support the local economy and new economic development 
through, in particular, providing an adequate supply and variety of land for current and future 
employment uses for small and large businesses; encouraging development consistent with 
SP7; and, within existing employment areas, encourages new enterprises to locate in more 
modern, accessible, or other suitably designed and landscaped developments. 
 
Policy E2 provides for development outside of the settlements identified in SP3. As Stafford 
does not have a settlement boundary with regard to employment use the entirety of the site 
is considered to be within open countryside. Policy E2 encourages development within such 
locations only where it respects the natural landscape, built vernacular of character of the 
area, and any designated or undesignated heritage asset; is of a high quality design, 
consistent with the requirements of policy N1; is appropriately designed for its purposes; is 
not detrimental to the amenity of the area; and which provides appropriate crime prevention 
measures.  
 
It must be acknowledged that the majority (60%) of the site lies within the SDL where the 
principle of development for employment and mixed uses is clearly acceptable. Further to 
this, in the absence of a settlement boundary for Stafford with regard to employment uses 
it is considered that the remainder of the application site is in a highly sustainable position 
on the edge of Stafford immediately adjacent to an area of significant recent employment 
development at Redhill Business Park and which benefits from good transport links from 
the A34 in close proximity to junction 14 of the M6 motorway. The principle of development 
comprising a use within class B8 (warehouse and distribution) is considered to be 
acceptable in this location. 
 
The National Planning Policy Framework defines offices as a main town centre use and, at 
paragraph 86 states that the Local Planning Authority should apply a sequential test to 
planning applications for such uses which are neither in an existing centre nor in accordance 
with an up-to-date plan and only where suitable sites are not available (or expected to 
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become available within a reasonable period) should out of centre sites be considered. 
Although 40% of the site lies outside of the SDL it is not considered that a sequential test is 
necessary in this instance on the following grounds. 
 
The development comprises the provision of office space equating to a cumulative floor 
area of 5,260sqm. In terms of the quantum of development it can be considered that a floor 
area equating to 9.43% of the total floor area constitutes an ancillary function; however the 
majority of office space would be utilised by the HQ operations of the applicant and occupier 
(Pets at Home) – this would clearly provide a function separate to the B8 use for 18.75% of 
the initial workforce. The applicant does, however, advise that in this instance the role of the 
offices would assist in the main operation of the warehouse and distancing the offices in a 
town centre location, away from the application site would not benefit the efficient and 
effective operation of the business and would increase vehicle trips between the two sites 
– on-site management, engineers, and IT staff are considered to be paramount to the 
efficient operation of the applicant’s business model. Whilst the NPPF seeks to ensure that 
town centre uses are steered towards such locations, it must be acknowledged that the 
recent amendments to the Use Classes Order makes the requirements of the NPPF 
somewhat out-dated. The amendments to the Use Classes Order mean that a number of 
uses defined as main town centre uses now fall into class E which covers commercial, 
business, and services uses and which are appropriate to provide in a commercial, 
business, or service locality. The fact that the location of the office space proposed is within 
the SDL for employment and mixed uses (southern part of the site) indicates that the 
provision of a commercial or business function should be considered to be appropriate in 
this location. 
 
Further to this, it is acknowledged that the site is in a location supported by spatial principle 
7 in instances where settlement boundaries are not defined; the site is accessible and being 
situated on the main route north out of Stafford is considered to be well connected to the 
town centre via public transport and walking/cycling routes. 
 
It is considered that, subject to other material considerations, the principle of the proposed 
development is acceptable. 
 
Policies and Guidance:- 
 
National Planning Policy Framework 
Paragraphs: 7, 8, 10, 11, 12, 80, 86, 87 
 
The Plan for Stafford Borough 
Policies:  SP1 Presumption in favour of sustainable development; SP2 Stafford Borough 
housing & employment requirements; SP3 Stafford Borough sustainable settlement 
hierarchy; SP5 Stafford Borough employment growth distribution; SP6 Achieving rural 
sustainability; SP7 Supporting the location of new development; Stafford 2 North of Stafford; 
E1 Local Economy; E2 Sustainable rural development 
 
The Plan for Stafford Borough: Part 2 
Policies: SB1 Settlement boundaries 
  

9



20/33137/FUL - 7 

2. Environmental Impact Assessment 
 
The proposed development falls under Schedule 2, Part 10a (industrial estate development 
projects) of the Environmental Impact Assessment (EIA) Regulations 2017 as amended and 
exceeds the applicable thresholds and criteria within Column 2 of Schedule 2 (i.e. the 
proposed development area exceeds 5 hectares). As such, an Environmental Statement 
was required as part of the application submission to evaluate the sensitivity of the site and 
the surrounding area and to assist in determining whether the development would be likely 
to have potentially significant effects by virtue of its characteristics, location, and the nature 
of the potential effects. 
 
The Environmental Statement covers the following chapters – introduction; methodology; 
description of site and development; alternative design evolution; construction methodology 
phasing; landscape and views; transport and access; air quality; noise and vibration; water 
resources and flood risk; biodiversity; cultural heritage and archaeology; and a summary. 
Volume 2 contains a number of appendices. 
 
The Environmental Statement suggests that the proposed development would result in a 
number of negative effects, including impacts on vehicular access and disturbance during 
development; and views of the site and surrounding landscape. 
 
The applicant has attempted to design out many of the environmental effects through the 
detailed scheme submitted and the supporting documents make recommendations to 
ensure that potential negative effects can be mitigated appropriately; these are accepted 
and it is considered that such matters can be conditioned where appropriate. 
 
Notwithstanding the mitigation and enhancements measures proposed the Environmental 
Statement concludes that there would be a number of positive effects from the development, 
including improvements to biodiversity and nature conservation value; improvements to 
accessibility via sustainable modes of transport; improved road safety through appropriate 
speed limiting and lighting. 
 
Relevant Legislation:- 
 
The Town and Country (Environmental Impact Assessment) Regulations 2017 
 
3. Character and appearance  
 
The application site comprises farmland which is situated outside of the built confines of 
Stafford. Notwithstanding its presence within an area defined as a strategic development 
location it is rural in character, separated from the adjacent developed site by the Redhill 
Farm Wet Woodland SBI and hedgerows forming field boundaries. The landscape is 
characterised by its undulating topography and irregular field pattern with numerous ponds 
and small groups of trees. Outside of the built confines of Stafford buildings are generally in 
small clusters, the settlement of Whitgreave being the largest group in the immediate 
vicinity. It is, however acknowledged that the site is immediately adjacent to the A34 (dual 
carriageway in this location), and Redhill Business Park on which there are a significant 
number of large modern industrial type buildings. Furthermore, in the vicinity to the west is 
the M6 motorway and across the A34 to the south east is a large area designated for future 
residential development. Whilst the surrounding area is currently relatively rural in character 
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it is likely that this will change significant in the short-term future. Furthermore, it could be 
argued that the scheme is relatively well aligned with the uses already established on the 
adjacent Redhill Business Park and so could be viewed as being reflective of a prevalent 
pattern of development. 
 
The site is relatively low within the surrounding landscape and on the approach into Stafford 
southbound along the A34 it is notably visible. 
 
Whilst almost any built form would impact upon the open green character of the area it is 
acknowledged that in designating the site as a strategic development location The Plan for 
Stafford Borough accepts that development, in some form, is acceptable in this location. 
The Council’s Supplementary Planning Document: Design states that development should 
be designed in a contextually sensitive manner which identifies and responds positively to 
reinforce locally distinctive patterns of development, landscape, and culture. Furthermore, 
landscaping and open space should be of high quality which enhances the environment and 
forms a cohesive element of the overall development. 
 
The proposed warehouse building is designed for the applicant as the end user and is not 
speculative development. It is stated that the size of the unit is required for the defined 
needs of the applicant and it is acknowledged that a certain clear operating height of 15m 
is required within such modern units so that automated racking systems can be utilised; the 
resultant ridge height allows for the roof spans necessary to provide this height across the 
extent of the proposed building. 
 
A building of this size would undoubtedly significantly impact upon the landscape and visual 
amenity of the area; it would be prominent in views on the main local approach into Stafford 
from the north (A34) and would be clearly visible in wider views from vantage points within 
and around Stafford, including from Stafford Castle and high points around Yarlet, Hopton, 
and Cannock Chase. It is considered that, in order to be acceptable, the design of the 
proposed development – the building and surrounding landscaping – must mitigate this 
inevitable harm. 
 
It is considered that the initial scheme, which involved a relatively standard approach of 
three stark bands of cladding in lightening tones of grey would have fallen short of providing 
a sensitive response to the local context and how the building would have impacted upon 
the character and identity of its context. Consequently it would have resulted in the proposed 
building exerting an overly dominating and visually obtrusive impact both locally and within 
wider landscape views. The initial scheme failed to make a substantive enough attempt to 
minimise or mitigate these impacts. 
 
Following the amendments to the scheme the building is proposed to be clad in a slightly 
randomised ‘wave’ pattern comprising six colours picking up prevalent tones and shades 
from the surrounding landscape; generally this would be darker at the bottom to assist in 
anchoring the building and drawing the eye down. The wave pattern proposed is broadly 
derived from the undulation of the application site. The fascia and gables would be treated 
in light grey cladding, a shade lighter than the patterned walls, to further reduce visual 
impact whilst the roof would be a shade of green (RAL 100 60 20). It is considered that the 
provision of a green coloured roof would facilitate the building in blending into its 
surroundings in long range views of the building given the surrounding fields and trees; for 
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example in views from Stafford Castle, Cannock Chase AONB (Area of Outstanding Natural 
Beauty), and higher ground such as Hopton. 
 
The office hubs and HQ office space on the southeast corner would be a stark contrast to 
the main building given their treatment with darker grey cladding; however it is not 
considered that the office hubs would be readily visible in wider views and whilst the HQ 
office space would be visible in views from the east it would not have the appearance of 
such a monolithic building in its own right. In wider views, whilst this element is likely to be 
more prominent, the majority of the building would be more visually recessive due to its 
colour palette. 
 
In closer views the grading of the colour would assist in the eye being drawn down to 
somewhat mitigate the dominance of the warehouse building; however it must be 
acknowledged that the building would be undeniably prominent in the locality. A significant 
depth of hedge screening would be retained and provided along the A34 so that the building 
would be relatively well screened when close by along the A34 northbound. On approach 
from the north on the southbound carriageway of the A34 the warehouse building would 
extend significantly across the landscape, however as projected on the submitted 3D 
visualisations submitted in support of this application it is considered that the colour palette 
proposed would assist in reducing the visual impact. Furthermore, it is noted that the large 
buildings present at the existing Redhill Business Park are particularly prominent in existing 
views and the designation of the site as part of the SDL for employment use indicates that 
the principle of relatively large scale buildings in this location is accepted. 
 
The economic benefits of the proposed development to the Borough are noted, as is the 
operational requirement of a building of this scale in order to meet functional needs. Whilst 
the scale, form, and massing would still clearly exert a dominating and urbanising impact 
upon the locality, on balance it is considered that the revised building design, arrived at 
following proactive discussion with the applicant, would largely reduce the visual impact of 
the building to a point which is achievable without rendering the proposed development 
unviable in terms of the operations of the applicant. 
 
Reference is made to design in policy Stafford 2 on the basis of the requirement that 
sustainable construction methods in the context of policy N2 are used. Policy N2 requires 
that development reduces the consumption of natural resources and mitigates against the 
impacts of climate change and with regard to the provision of a sustainable drainage system, 
the provision of electric vehicle charging points, the provision of a significant recycling store, 
and the target of achieving a ‘very good’ BREEAM rating it is considered that the proposed 
development has been designed with such impacts in mind. Whilst it is acknowledged that 
policy E2 states that all new non-residential development with a floor area greater than 
1,000sqm should achieve an ‘excellent’ BREEAM rating it is not considered that failure to 
achieve this alone would justify the refusal of this application. 
 
Given the size of the proposed building it is evident that it would be visible from a range of 
vantage points within and around Stafford, including from the Cannock Chase AONB. The 
AONB Officer advises that the existing, adjacent warehousing to the north of Stafford is 
visible from Cannock Chase set against a wooded backdrop and that there would be 
potential for the upper elevations and associated lighting to be visible also, thereby 
extending the urban footprint and spread of lighting into the landscape. Concern was initially 
raised with regard to the proposed material palette which would likely result in the proposed 
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development contrasting with the predominant colour and tone of the landscape; however, 
the proposed use of green coloured roofing would result in the building appearing more 
recessive in the landscape and consequently it is considered that the proposal would result 
in a very low impact on the setting of the AONB. The AONB Officer raises no objection to 
the proposed development.  
 
Whilst the other ancillary buildings would be significantly smaller than the main warehouse 
it is acknowledged that the recycling store and tote store, in particularly, would be of a 
reasonable size in their own right. It is considered that their design is subservient to the 
main building and appears to be entirely led by function; the colours proposed would assist 
in the buildings integrating with the wider site. The gatehouse would follow a similar style 
with mono-pitched roof and colours to complement the main warehouse, assisting in the 
buildings having a common group identity. Precise details of the other structures proposed 
within the service yard – listed below – have not been provided, however it is acknowledged 
that these would all be of a functional design and required in order to allow the facility to 
operate or comply with planning requirements; it is considered reasonable to secure such 
details by condition: 
 
- Electric vehicle charging points; 
- Bicycle storage; 
- Smoking shelters; 
- Sprinkler tanks; 
- Generator; 
- Fuelling station; 
- Wash station; 
- Weigh station; and 
- Pumping station.  

 
On the basis of the siting of the ancillary buildings and structures and the proposed 
landscaping it is considered that they would generally be well screened in views from 
outside of the site and where they would be visible they would be absorbed into the massing 
of the main warehouse building. On this basis it is considered that these elements of the 
scheme are acceptable with regard to their impact upon character and appearance. 
 
The first phase of the scheme amounts to the provision of a 55,785sqm warehouse building 
and associated structures; the latter phase a further 9,291sqm extension to the west 
elevation. The detailed consideration outlined above has been made with regard to the 
scheme as a whole and it is not considered that the first phase of development would 
present any additional harm above and beyond its complete and extended presence 
following phase two. The west elevation would be treated in the same manner at phase one 
and two with the only difference being a shorter building with additional hard-surfaced 
service yard between the west elevation and the surface water pond and site boundary. 
 
The proposal would result in an expanse of car parking provision to the east of the building, 
lorry trailer parking to the south, and, service yard to the north. It is acknowledged that a 
building of this size would require a large area of parking, manoeuvring, and servicing space 
and it is considered that this provision would be in the most appropriate locations within the 
site, adjacent to the A34 yet separated and screened from public view by a landscaped 
boundary of significant depth – a minimum of 20m; this landscaping buffer would include a 
line of planting either side of the proposed pedestrian trail. This buffer would extend around 
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the southeast corner of the site towards the Redhill Farm Wet Woodland SBI providing 
screening of the trailer parking and activity on the southern side of the building. 
 
The landscaping scheme would include a screen of planting adjacent to the west elevation 
and continue beyond the northern side of the service yard. Screen planting would be 
increased towards the northeast corner of the proposed development where planted bunds 
would assist in screening the building in views from the proposed roundabout on the A34. 
Further screening and filtering of the proposed development in long range views from the 
north would be provided by a significant amount of additional tree planting on the higher 
ground along the northern extent of the application site; the existing field boundary would 
be significantly enhanced with additional planting. Beyond tree and shrub planting the 
landscaping scheme provides for a pedestrian trail around the site, taking in a staff picnic 
area, a number of wildlife ponds and a system of surface water ponds and swales, and a 
pet walking area adjacent to the cycle link entrance to the site. 
 
It is acknowledged that the scheme would introduce additional external lighting into the 
landscape; however it is indicated within the supporting documents that the lighting scheme 
is designed to utilise low energy sources which would be positioned and could be controlled 
to ensure a balance of appropriate operational lighting for health and safety purposes whilst 
limiting upward light pollution; furthermore, smart controls would allow hours of illumination 
to be managed and measures are taken to ensure that light spill is significantly reduced with 
regard to sensitive habitats. 
 
The Council’s Design Advisor states that he is content to support the amendments made to 
the scheme as an overall tangible reduction in the visual impact upon the wider area from 
that of the earlier iterations of the proposal and on this basis it is considered that a balance 
has been struck between the policy support for such development, specifically in this 
location, the inevitable impacts that such largescale commercial development would impose 
on the locality, and the mitigation measures proposed in order to ameliorate such visual 
impacts. 
 
Policies and Guidance:- 
 
National Planning Policy Framework 
Paragraphs: 124, 127, 128 & 130 
 
The Plan for Stafford Borough 
Policies: Stafford 2 North of Stafford; N1 Design; N2 Climate change; N7 Cannock Chase 
AONB; N8 Landscape character; N9 Historic environment 
 
National Design Guide (2019) 
 
Supplementary Planning Document (SPD) – Design 
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4. Residential amenity and public health 
 
Notwithstanding that the proposed development comprises a very large building and 
provision of a vast area of hard surfacing it is not considered that the proposal would result 
in any implications with regard to visual amenity for the occupiers of the nearby residential 
properties at Red Hill Farm, West View, and Redlands Farm – all on the eastern side of the 
A34 – given their respective distances from the application site. 
 
The application is supported by a noise impact assessment which states that existing noise 
levels at the nearest dwellings to the east of the application site are mostly attributable to 
traffic on the A34 and in quieter times, such as evening and night time, to the M6 motorway. 
The report concludes that predicted noise levels for activities at the proposed facility would 
be within existing levels of ambient and background noise which would mask that generated 
by the proposed development. Consequently, the proposed development would not result 
in any significant noise impact upon occupiers of the nearest residential properties. Whilst 
the Council’s Environmental Health Officer raises no concern with regard to impacts during 
the operational phase, there are concerns with regard to noise, vibration, dust, and site 
lighting during the development phase. It is considered that a Construction Environmental 
Management Plan which addresses the points raised in the supporting Environmental 
Statement (chapter 9) should be secured by condition and submitted at an appropriate time 
before development commences, except for the provision for pre-commencement access, 
ecological, and archaeological works. The Environmental Health Officer has confirmed that 
the wording of such a condition to allow these pre-commencement works to continue would 
be acceptable. 
 
A detailed geo-environmental report indicates that there is low risk with regard to land 
contamination; however this report recommended that precautionary measures are 
incorporated within the development. It is considered appropriate to attach a condition to 
any approval to ensure that development is carried out in accordance with the 
recommendations of this report. 
 
Policies and Guidance:- 
 
The Plan for Stafford Borough 
Policies: N1 Design 
Supplementary Planning Document (SPD) - Design 
 
5. The local highway network, access and parking  
 
The A34 in this location is an unlit dual carriageway with two lanes in each direction and a 
60mph speed limit. 
 
The proposal would result in the creation of a roundabout on the A34 with a westbound arm 
leading into the development site; the access drive would facilitate a one-way system 
around the proposed warehouse building and lead to parking and servicing areas within the 
site. Off-site highway works are also proposed, to comprise bus stops, pedestrian crossing, 
and footpath to provide pedestrian connection to the site from Stafford to the south. The 
proposal would include the provision of 592 parking spaces, of which 31 would be 
accessible and 30 for electric vehicles; furthermore, there would be provision of space to 
park 120 bicycles and 25 motorcycles. 
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The application is supported by a transport assessment which concludes that the application 
is appropriately accessible and would encourage sustainable travel whilst not resulting in 
any material impact on the local highway network. It is acknowledged that detailed 
assessment has been carried out which estimates that the proposed development is 
expected to generate 99 two-way light vehicles movements and 17 two-way heavy vehicle 
movements during a typical weekday AM peak hour and 91 and 16 two-way movements in 
the weekday PM peak hour; the majority of which would arrive from and depart to the south 
– towards junction 14 of the M6.  
 
A travel plan is also provided in order to ensure that sustainable modes of transport are 
encouraged and to reduce the number of car trips generated by the proposed development 
on a daily basis in accordance with Policy Stafford 2 (viii). 
 
The local highway authority state that the proposed roundabout is configured in line with a 
85kph design speed and that it is therefore proposed to extend the 50mpg limit north of the 
roundabout and a range of pedestrian, cycle, and public transport improvements are 
proposed to improve the accessibility of the site in a sustainable manner. It is stated that 
the transport assessment provides a very robust scenario with no allowance made for any 
reductions gained through enhancements of the sustainable transport facilities and that trip 
rates have been agreed with the highway authority to undertake industry standard modelling 
which demonstrates that the junctions which are likely to be impacted by the proposed 
development would continue to operate within capacity and without any significant delay or 
queuing for the year 2022 and 2033 future year scenario. The highway authority note that 
the volume of recent incidents on the highway in the vicinity is not particularly high; on the 
basis that there are currently improvements being carried out and given that there is no 
suggestion that any existing safety problems would be exacerbated by the proposed 
development it is not considered that any further improvements would be required to 
improve the safety of users of he highway with regard to the proposed development. 
 
The local highway authority raise no objection to the proposal, subject to a number of 
conditions which are considered to be necessary and appropriate in order to ensure that the 
proposed development is acceptable with regard to highways matters. Further to this, it is 
noted that a travel plan monitoring fee is required and, therefore, any approval should be 
subject to this fee being appropriately secured via legal agreement or unilateral undertaking. 
 
An informative should be attached to any approval highlighting the comments of the highway 
authority with regard to the requirement for a highway works agreement. 
 
It is also noted that comment is made with regard to tree planting following the outer edges 
of the roundabout and the potential for relocation should visibility be impacted upon. A 
condition relating to the replacement of trees which are lost or removed would ensure that 
additional planting could be secured elsewhere if necessary in this instance. 
 
Further to the comments of the local highway authority it is noted that Highways England 
have confirmed that they do not wish to provide any comment with regard to this application. 
 
Staffordshire Police are generally supportive of the proposed development. Whilst concern 
was raised with regard to the safety of users of the underpass beneath the A34 this element 
has since been removed from the scheme. 
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Policies and Guidance:- 
 
National Planning Policy Framework 
Paragraphs: 105 & 106 
 
The Plan for Stafford Borough 
Policies: Stafford 2 North of Stafford; T1 Transport; T2 Parking and manoeuvring facilities; 
Appendix B – Car parking standards 
 
6. Ecology and biodiversity 
 
European and national designated sites 
 
The site is within 15km of the Cannock Chase Special Area of Conservation; however, due 
to the nature of the proposal it is not considered that the development would result in any 
impact on the reasons for the designation of the SAC. The Council is, therefore, not required 
to carry out an appropriate assessment in this regard. 
 
Furthermore, the site is approximately 8.1km from the Pasturefields Salt Marsh which is 
designated due to the presence of an annex 1 habitat (inland salt meadows) which is 
sensitive to emissions of nitrous oxides. Although vehicular movements would undoubtedly 
increase as a consequence of the proposed development it is not considered that the 
proposal would result in the thresholds set by Natural England being exceeded. The further 
removed from the site the lower the rate of additional traffic, as movements would dissipate 
along the existing road network and away from the designated site.  
 
Natural England have provided comment with regard to potential impacts on these 
designated sites and advise that the proposed development can be screened out of the 
Habitat Regulations Assessment. Therefore it is considered that the proposal complies with 
the relevant elements of policy Stafford 2 with regard to the avoidance, and mitigation, or 
impacts of development on Cannock Chase SAC. 
 
Furthermore, Natural England state that the proposal would not damage or destroy the 
interest features for which the Doxey & Tillington Marshes SSSI has been notified 
 
Biodiversity 
 
The application is supported by an ecological report which concludes as follows: 
- There is no evidence of badgers; 
- Low numbers of common bat species utilise the site for foraging and commuting 

purposes. The proposal would result in minimal impact upon bats; 
- Common mammal species are likely to be present on site; 
- The range of habitats within the site – hedgerows wet woodland, and semi-improved 

grassland are suitable for nesting and foraging birds. Measures should be carried out 
to ensure that nesting birds are not harmed; 

- Ponds within the application site and in the immediate vicinity contain populations of 
Great Crested Newts. The development has potential to cause harm to this species and 
a licence from Natural England is required. The proposal would provide for new suitable 
aquatic and terrestrial opportunities for the species and other amphibians; 
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- There is potential for reptiles to be present; and 
- The site holds minimal value with regard to invertebrates; 

 
The report states that there should be no ecological justification for the refusal of the 
application on the basis of the potential extent of harm and the proposed betterments. 
Furthermore, a biodiversity mitigation and management plan is provided which outlines a 
number of measures proposed to ensure a net gain in biodiversity on site. 
 
Natural England comment that the local planning authority has a duty to have regard to 
conserving biodiversity as part of the decision making process and offers direction to 
standing advice. 
 
The Council’s Biodiversity Officer states that the information submitted in support of the 
application clearly indicates that whilst Statutory nature sites would not be impacted by the 
development, the Redhill Farm Wet Woodland SBI on the site boundary must be protected 
through sympathetic design of drainage and SUDs; furthermore, it is evident that protected 
species would be affected by the proposed development and that appropriate mitigation 
measures are required. It is considered that external lighting has been designed in a manner 
to ensure that it would not raise concern with regard to local ecology. A condition should be 
attached to restrict any additional external lighting provision to ensure that bat habitats are 
not subject to impacts from such lighting. 
 
The ecological assessment provided thoroughly covers the matter and clearly present a 
number of recommendations which should be carried out as stated. No objection is raised 
with regard to biodiversity, subject to conditions being attached to any approval; these 
should include: 
 
- The implementation of the landscape masterplan including planting plans and 

landscape design; 
- Development to be carried out in accordance with the landscape environmental 

management plan (LEMP) and that a revised LEMP would be submitted within six 
months of approval to cover recording, monitoring, and management of the SBI and 
other habitats; 

- New ponds and habitat to be enhanced by the provision of hibernacula and 
stumperies/wood piles to provide cover and features for hibernation of Great Crested 
Newts; 

- Gateways to be provided in any fenced areas to facilitate hedgehog movement; 
- Recommendations for badgers to be undertaken as stated in section 5.3.1 – 5.3.16; 
- Should reptiles be found on site they are to be moved to areas of newly created habitat 

as off-site translocations are not generally successful; 
- Turf stripping is to be undertaken to ensure the successful establishment of the 

proposed wildflower meadow (section 1.5.3); and 
- All bird and bat boxes are to be woodcrete, such as Schwegler design or similar. 

 
Whilst it is acknowledged that the Council’s Biodiversity Officer recommends that building 
and landscaping works are not undertaken in the nesting season unless it can be 
demonstrated by the developer that breeding birds will not be affected, it is considered that 
such protection is better afforded by separate legislation and an informative on any approval 
would bring this matter to the attention of the applicant. 
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Further to this, no objection is raised by Staffordshire Wildlife Trust, subject to the imposition 
of appropriate conditions. The Trust acknowledges that the Biodiversity Impact Assessment 
demonstrates a net gain for habitats within the site. Further to the requirement for a revised 
LEMP and conditions recommended by the Council’s Biodiversity Officer, the Trust 
recommends a number of additional conditions which would require the following to be 
provided at an appropriate time post-commencement: 
 
- The provision of a detailed landscaping design which aligns with the landscape ecology 

management plan (LEMP); 
- The provision of a revised Construction Environmental Management Plan (CEMP) to 

include provision for an Ecological Clerk of Works; 
- The provision of a soil management plan including ecology provisions; 
- The provision of amphibian-friendly road and drainage design; and 
- The provision of a monitoring and reporting plan for all wildlife habitats and key species 

covering years 1-15 of the LEMP. 
 
The Council’s Biodiversity Officer offered further comments that whilst the majority of the 
conditions recommended are appropriate, focus on a soil management plan is not 
considered to be necessary.  
 
Trees and hedgerows 
 
The application is supported by a package of information relating to trees within the site and 
the impacts upon these resulting from the proposed development; it is evident that there are 
no category ‘A’ trees within the site and whilst a limited number of category ‘B’ trees would 
be removed this loss would be compensated for many times over in the substantial amount 
of tree planting proposed in the landscaping scheme. The Council’s Tree Officer raises no 
objection to the proposal on the grounds that no tree which is to be removed or put at risk 
of damage as a result of the proposed development warrants being a prohibitive constraint 
to the development of this site. The majority of trees to be retained within the site would be 
a significant distance from site of construction and, therefore, no protection measures are 
required by condition should the application be approved. Specific comment is made to tree 
T5, an early-mature Lombardy Poplar on the basis that amendments to the scheme resulted 
in the requirement to remove this tree. The Council’s Tree Officer raises no objection to its 
removal on the grounds that the species is unsuitable for long term retention adjacent to a 
highway. 
 
Policy Stafford 2 requires that existing hedgerows and tree lines are to be retained and 
enhanced in order to support the provision of a network of green infrastructure. It is 
acknowledged that two field hedgerows cross the middle of the site (one oriented north-
south and one east-west; however, the designation of the site as part of an SDL will 
inevitably result in the loss of some of these features. It is evident that the hedgerows around 
the boundaries of the site would be significantly enhanced and a new tree line would be 
provided between the access road and service yard to the north of the proposed warehouse 
building. Overall, it is clear that the provision of trees and hedgerows within the site in 
general would be significantly enhanced. Further to this, the County Council’s Archaeologist 
states that whilst small stretches of historic hedgerow would be lost this would have a 
negligible effect on the site as the majority of historic hedgerows would remain. 
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Policies and Guidance:-  
 
National Planning Policy Framework 
Paragraphs: 8, 118, 149, 150, 170, 174, 175, 176 & 177 
 
The Plan for Stafford Borough 
Policies: Stafford 2 North of Stafford; N4 The natural environment & green infrastructure; 
N5 Sites of European, national & local nature conservation importance; N6 Cannock Chase 
special area of conservation 
 
7. Flooding and drainage 
 
The application site lies within flood zone 1 where all types of development are considered 
to be compatible. 
 
Policy Stafford 2 requires that new development within the SDL includes a drainage scheme 
which would work to alleviate flooding downstream on the Marston brook and Sandyford 
brook; furthermore, less than greenfield surface water run-off should be achieved.  Policy 
N2 states that all development shall incorporate sustainable design features to facilitate a 
reduction in the consumption of natural resources, improve the environmental quality, and 
mitigate against the impact of climate change, with particular regard to the need to ensure 
protection from, and not worsen the potential for, flooding. 
 
The application is supported by a flood risk assessment which indicates that the ground is 
designated as a secondary B aquifer which is unlikely to store significant amounts of water 
and probably has low permeability; neither a sequential test nor exception test is required 
with regard to the proposed development as the site is entirely within flood zone 1. It is 
proposed that surface water is discharged to watercourses to the south and west and the 
drainage detail for the site is designed to run on approximately the line of catchments for 
the respective watercourses; a greater proportion of storm water would be diverted to 
Bullockcroft brook to the west than Marston brook to the south in order to alleviate flooding 
issues downstream on the latter. Water treatment would be achieved through the provision 
of attenuation ponds, a swale, attenuation tank, and permeable parking spaces. The 
assessment concludes that the site would not be affected by surface water flooding and that 
it is not at significant risk of groundwater flooding; given the ground composition, infiltration 
drainage is not considered to be feasible and therefore discharge to watercourse is deemed 
to be appropriate. 
 
It is noted that the residential scheme to the east of the A34, and which comprises the 
majority of the site designated as the Stafford North SDL would include a significant level of 
flood storage to assist with downstream flooding and slow down the flow of surface water. 
Furthermore, it is acknowledged that watercourses referenced within policy Stafford 2 are 
situated to the east of the A34 within the wider SDL area. The proposed development would 
result in runoff no greater than greenfield rates and therefore, in conjunction with the 
significant improvements proposed in the eastern part of the SDL site, it is not considered 
that the development would result in increased flood risk. 
 
Further to the Environment Agency indicating the need to comply with policy Stafford 2, no 
objection is raised with regard to the proposed development. Whilst it is noted that the 
Environment Agency welcome the reduction in run-off rates to Marston Brook via discharge 
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to the Bullockcroft Brook, it is stated that there may be better opportunities on site to make 
better use of the green space to the south of the site and wet woodland area to provide 
additional flood storage and further reduce flood risk downstream; however the local flood 
authority should be consulted. 
 
The local flood authority initially stated that whilst the general approach to drainage was 
acceptable further details were required to address concerns relating to the capacity of the 
western watercourse; the surface water drainage plan; clarification of highway drainage 
provisions; and maintenance of the drainage system. Following the submission of additional 
information and proposed drainage solutions the local flood authority raise no objection to 
the proposed development and recommend that a pre-commencement condition is attached 
to any approval to ensure that a full detailed drainage design is submitted for review and 
thereafter implemented. The general approach remains acceptable, however elements of 
the design relating to the concerns initially outlined can be secured by condition. 
 
It is noted that the local flood authority recommend that sufficient evidence is provided to 
demonstrate that the point of discharge is suitable, and that an assessment of the receiving 
ditch-course indicates that it forms a defined channel downstream with the required capacity 
for the anticipated flows. Furthermore, the local flood authority recommend evidence is 
required that the necessary landowner permission is provided and that satisfactory 
maintenance of the ditch would be carried out. 
 
It must be acknowledged that the proposal would reduce run-off rates from the site as a 
whole to less than the greenfield rate and therefore no additional water would be introduced 
into the watercourse. It is clear that where Riparian rights exist there are responsibilities that 
a landowner preserves those rights for landowners downstream and that they would receive 
a flow of water without interferences, and therefore that the ditch-course in question is 
maintained and kept free from obstruction. The requirement for the applicant to obtain the 
permission of a landowner to maintain, or ensure that another landowner maintains a 
watercourse downstream of the application site is not considered to be reasonable and such 
a condition would fail the tests of reasonableness and enforceability. Paragraph 55 of the 
NPPF states, ‘Planning conditions should be kept to a minimum and only imposed where 
they are necessary, relevant to planning and to the development to be permitted, 
enforceable, precise and reasonable in all other respects….’ With regard to this and the 
Government’s Planning Practice Guidance it is not considered that such a condition should 
be attached to any approval. Provided that any condition requires the ditch-course within 
the application site to be assessed to demonstrate that it has the capacity for discharge and 
that discharge is no greater than greenfield rates it is considered that the proposed 
development would meet the requirements of the local flood authority insofar as can be 
controlled under planning legislation. 
 
It is proposed that foul drainage would comprise gravity drains around the building and pump 
station for the refuelling and vehicle wash areas which would lead to a connection point on 
the public sewer. Severn Trent Water raise no objection to the proposed means of foul 
drainage on the ground that the development would result in minimal impact on the public 
sewerage system. 
 
Furthermore, it is noted that Severn Trent Water raise no objection to the proposed on the 
basis that it would result in minimal impact on the public sewerage system. 
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Policies and Guidance:-  
 
National Planning Policy Framework 
Paragraphs: 155, 157, 159, 160, 163, & 164 
 
The Plan for Stafford Borough 
Policies: Stafford 2 North of Stafford; N2 Climate change; N4 The natural environment & 
green infrastructure; N5 Sites of European, national & local nature conservation importance 
 
8. Heritage conservation 
 
The application site is not a, and does not contain any, designated or non-designated 
heritage asset. The nearest designated asset is a milepost over 400m south of the site; 
there are other listed buildings in the wider rural landscape in Creswell, Whitgreave and 
Marston, however they are a sufficient distance from the application site for there to be no 
potential impact upon their setting or significance. 
 
There are various inclusions on the Staffordshire Historic Environment Record within the 
site and nearby, including ridge and furrow formations and marl pits; Redhill Farm to the 
east of the A34 is also included on the register. 
 
The archaeology and heritage assessment submitted in support of the application 
concludes that the only extant features of interest within the site are hedgerows demarcating 
the site and A34 boundaries (except for the 20th Century double hedgerow) and that the 
loss of the internal boundaries and some short sections on the perimeter of the site would 
represent a limited adverse effect in historic environment terms. It is stated that the likely 
former marl pits within the site are of very limited local historical interest and typical of the 
wider area and the loss of these would also represent a negligible adverse impact. 
Furthermore, it is considered that cultivation will have disturbed any subsurface remains 
and the leftovers of ridge and furrow formations within the site would be of no special 
interest. The site is considered to be of low archaeological potential, however an 
archaeological investigation is recommended by the supporting assessment. 
 
The County Archaeologist raises no objection to the proposed development, on the grounds 
that the supporting information, which has been produced to the required standards, is 
comprehensive in nature and their conclusions are supported. Considering the scale of the 
proposed development and the demonstrable archaeological potential of the site a condition 
is recommended to ensure that an archaeological investigation is carried out prior to the 
commencement of development. Whilst potential for archaeological interest is low it is 
considered prudent to ensure that investigation takes place and records are made. 
Following the submission of further information relating to the timing of works the County 
Archaeologist has confirmed that revised wording of the initially recommended condition to 
allow certain works to commence at the earliest opportunity would be acceptable.  
 
The comments of Stafford Borough Council’s Conservation Officer relating to the 
submission of additional visualisations of the proposed development taking into account 
views from Stafford Castle are noted, however, it must be acknowledged that views from 
Stafford Castle towards the application site cover a distance of three miles, are not 
considered to be of any special nature such as views between associated listed buildings, 
and would include in the foreground the Stafford West SDL (Burleyfields residential 
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scheme), Doxey, the M6 motorway, Prime Point 14 and the existing Redhill Business Park. 
The proposed development would be set behind the existing Redhill Business Park 
development in any views from the Castle and given the proposed colour tones of the roof 
it is considered that the warehouse building would be significantly more recessive within this 
wider view of the outskirts of Stafford. It is not considered that any harm would arise to the 
setting of this listed building. 
 
The Conservation Officer has also recommended that consultation with Historic England is 
carried out with regard to its visibility in views from Stafford Castle as it comprises a 
scheduled ancient monument. It must be acknowledged that the trigger for consultation with 
Historic England with regard to scheduled ancient monuments its where development would 
impact upon the site of a scheduled monument. Given the vast separation distance there is 
no possibility of the proposed development impacting upon the site of Stafford Castle and 
there is no statutory requirement to consult Historic England. 
 
Policies and Guidance:-  
 
National Planning Policy Framework 
Paragraphs: 184, 187, 189, 190, 193, 194, 196, 197 & 199 
 
The Plan for Stafford Borough 
Policies: N9 Historic environment 
 
9. Other 
 
Policy Stafford 2 requires that development within the Stafford North SDL provides low 
carbon energy solutions in the context of policy N2. These measures include the 
requirement for high levels of energy conservation and adequate provision for the 
separation and storage of waste for recycling. The supporting energy statement 
recommends a strategy that includes the use of high efficiency building fabric and 
construction; energy efficient plant and controls, and air source heat pumps, as well as 
providing for the potential future installation of solar photovoltaic equipment. The building is 
designed to surpass the requirements of relevant building regulations; reference is made to 
passive design whereby energy demand and loss is reduced. It is also acknowledged that 
the parking provision allows priority spaces for electric vehicles and sustainable modes of 
transport are prioritised within the travel plan. Furthermore, there is a significant space 
provided for recycling storage to ensure that waste is limited. On balance it is considered 
that the proposal is acceptable with regard to its sustainability in terms of its potential use 
of resources. 
 
The northern part of the site lies within the outer zone of a high pressure pipeline (FM21 
Audley to Alrewas); some of the highway works (new roundabout and access) and 
landscaping to the northern boundary would be within this zone – all other development 
proposed lies outside of the consultation zones. The Health and Safety Executive (HSE), 
via their web-app, raise no objection and do not advise against development. The matter 
was referred to National Grid, by Cadent, who raise no objection. Whilst a number of 
standard comments are provided by National Grid and it would be prudent to bring these to 
the attention of the applicant via informative on any approval, it is acknowledged that the 
pipeline lies over 150m north of the application site. 
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Policies and Guidance:-  
 
National Planning Policy Framework 
Paragraphs: 2, 8, 45, 95, 148 
 
The Plan for Stafford Borough 
Policies: Stafford 2 North of Stafford; N2 Climate change 
 
10. Concluding comments and the planning balance 
 
The majority of the application site comprises part of the ‘Stafford North’ strategic 
development location where The Plan for Stafford Borough specifically supports new 
commercial and mixed-use development; furthermore, the remainder of the site, 
immediately adjacent to this SDL and in very close proximity to one of the largest residential 
growth areas in the Borough is considered to be a highly sustainable location for a 
warehousing function with associated office space. The proposed development would result 
in a large employer merging two sites and relocating into Stafford Borough, constituting 
significant benefits to the local economy. 
 
Whilst the proposed warehouse building would be large and undoubtedly result in an impact 
on the character of the area and the wider landscape it must be acknowledged that the 
designation of the site for commercial use accepts that such large buildings are likely, and 
furthermore, it is considered that the general appearance of the proposal is of a similar 
nature to the predominant development on the western side of the A34 in this location. 
Significant amendments have been made to reduce and mitigate the likely visual impacts 
of the proposal and on balance it is considered that the proposed development is acceptable 
in this regard. 
 
It is considered that potential adverse impacts with regard to the local highway network; 
ecology within and adjacent to the site; and surface water drainage can be avoided and 
appropriately mitigated for via condition. 
 
On balance the proposal is considered to constitute sustainable development and it is 
considered to be acceptable in the context of national and local planning policy. Therefore, 
the application should be approved, subject to appropriate conditions and the applicant 
entering into a unilateral undertaking to secure the payment of monitoring costs associated 
with the travel plan submitted in support of this application. 
 
 
Consultations 
 
Highways England: 
Highways England have no comment to make in respect of the proposed development. 
 
Highway Authority: 
No objection subject to conditions relating to the following: 
- Submission of a Construction environmental management plan; 
- Completion of the proposed roundabout prior to occupation of the site; 
- Completion of the proposed off-site highway works prior to occupation of the site 

which include:  
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-  A new shared foot/ cycleway on the eastern side of the A34 Stone Road 
-  A new footway on the western side of the A34 Stone Road 
-  A new Toucan crossing across the A34 to the south of the proposed roundabout 
-  Pedestrian crossing facilities across William Bagnall Drive 
-  A new bus layby and markings on the western side of the A34 
- Improved bus infrastructure at both northbound and southbound bus stops in 
  proximity to the site, including shelters, flags, timetable case, seating, real time   
  passenger information, lighting and bins; 

- Provision of parking and turning areas; 
- Permanent closure of the existing site access; 
- Provision of cycle parking facilities and shower/locker facilities for staff; 
- Provision of details of the gate to the car park and gate house barrier; 
- Implementation and monitoring of the travel plan dated November 2020, revision P04. 

 
Design Advisor: 
(Comments dated 16 December 2020): 

 No objection. 
 The revised iteration of the building design has been arrived at as a result of 

meaningful and largely a very positive process of engagement between Council 
Officers and the applicant’s design team. I am content to support the amendments 
as a tangible reduction in the visual impact upon the wider area from that of the earlier 
iterations of the proposal. 

 Whilst the scale, form, and massing would still exert a dominating and urbanising 
impact upon its locality, the current elevational design would deliver as reasonable 
an attempt to ameliorate its visual impacts through its design as could realistically be 
achieved without substantially modifying and reducing the scale and form of the 
building which would lead to impacts on the functionality and operational aspects of 
the building. 

 Cladding: the organic wave is directly informed by and related to the undulating 
topography of the surrounding landscape and is far more sensitive to the locality and 
more likely to help the building visually sit within the landscape. Additional changes 
help to lighten the elevation to reduce the overall visual massing. 

 Colours: the current scheme utilises a 5 colour palette which picks up on and 
references some of the prevalent colours and tones in the wider landscape setting. 
The more sensitive palette would be slightly fragmented and randomised, thereby 
reducing visual dominance and contrasting appearance. 

 Landscape: whilst there would be no substantial increase in tree planting to the north 
of the site, additional planting immediately adjacent to the eastern and southern 
elevations would introduce very welcomed finer grained and seasonal visual interest 
and filtering of the enormous elevations. 

 Although the physical scale, form, and massing of the building remain unchanged 
and would still exert a significant visual and urbanising impact on the locality, the 
latest 3D images demonstrate that the reconsidered cladding patterning and colour 
selection would be relatively successful in breaking up and reducing the perceived 
bulk, massing, and visual impact of the building in its setting. 

(Comments dated October 2020): 
 Objection. 
 Although the scheme appears well aligned with the uses already established on the 

adjacent Redhill Business Park and so could be viewed as being reflective of a 
prevalent pattern of development in the area, the sheer scale of this proposal raises 
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several concerns relating to its design. These essential revolve around how the 
building relates to and impacts upon the existing character and identity of its context. 
Both the architectural and landscape design fall short of providing a sensitive enough 
response to local conditions to not exert too dominating and visually obtrusive an 
impact locally to be supported. 

 The scale of the building should not be underestimated. The form and massing of the 
building would make it a behemoth in its wider setting. 

 The scheme fails to make a substantive enough attempt to minimise or mitigate these 
impacts. Whilst this may be a response to the LVIA which finds that visual impacts 
would be mostly contained by natural topography this is not a fully convincing 
position. There are several localised areas whose existing character would be too 
significantly negatively impacts upon: 

o The northern approach along A34 would be transformed from its state of open 
fields and general green character; 

o The frontage presence to the A34 would be dominant on this important arrival 
corridor. The design should make a more positive contribution to this; 

o The roundabout should provide a high quality landscaped design feature 
which makes a positive contribution to the quality of the locality.  

 In order to address these concerns, suggestions are made with regard to the 
following aspects of the proposal:  

o Colour tones and patterning; 
o Lighting columns, 
o Planting for screening and visual filtering; 
o Roundabout as a design element rather than overtly engineered solution; and 
o Consideration of alternative approach to building form, composition, height, 

and massing. 
 Even if the above recommendations are taken on board the development would exert 

a dominating and urbanising impact on its locality. If the Council is minded to approve 
the development on other important grounds it should do so conscious of the other 
impacts which this development would have and, if minded to approve, seek to 
reasonable minimise and mitigate the impacts to preserve and sensitively manage 
the resulting change to the existing character and quality of the locality. 

 
AONB Officer: 
(Comments dated 2 December 2020): 

 No further comment. 
(Comments dated 26 October 2020): 

 The use of Moorland Green (RAL 100 60 20) would satisfy my comment that the roof 
be recessive in the landscape. 

(Comments dated 22 October 2020): 
No objection. 

 Warehousing on the north side of Stafford, close to the application site, is visible from 
Cannock Chase AONB set against a wooded backdrop.  

 There is potential for the upper elevations and any associated lighting to be visible, 
extending the urban footprint and spread of lighting into the landscape. 

 If a development would be visible from afar, the objective should be to ‘lose’ it in the 
landscape, therefore colour tones should match or be slightly darker than the tonality 
of the landscape background or context colours. Pale, reflective materials for the roof 
and upper elevations should be avoided. 
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 Lighting column heights and lighting generally should be kept to the minimum 
necessary for operation to minimise intrusive light spill. 

 Assuming the above can be secured, bearing in mind the distance of the 
development from the AONB, and the context of the view where the proposal would 
be seen set behind and associated with other similar development, there would be 
very low impact on the setting of the AONB. 

 
Natural England: 
No objection – it is not considered that the proposed development would have significant 
adverse impacts on designated sites. 

 The proposal would not damage or destroy the interest features for which the Doxey 
& Tillington Marshes SSSI has been notified; 

 The proposal is unlikely to have a significant effect on any European site and can be 
screened out from any requirement for further assessment. The supporting 
documentation confirms that increased nitrogen deposition would be below the 
thresholds set by Natural England which would trigger appropriate assessment under 
the habitat regulations. The further removed from the site access the lower the rate 
of AADT as the additional traffic would dissipate along the existing road network. 

 
Environment Agency: 
(Comments dated 2 December 2020): 
No objection. 
Previous comments are reiterated. 
(Comments dated 23 October 2020): 
No objection. 

 It is advised that a holistic approach is taken across the ‘north of Stafford’ allocation 
site rather than treating individual parcels of land in isolation; 

 Due to flooding issues downstream of the site along the Sandyford Brook the 
Environment Agency are keen to ensure that any new development in this area is 
brought forward in line with Policy Stafford 2 – North of Stafford of The Plan for 
Stafford Borough in that development includes measures to alleviate flooding 
downstream; 

 Flood storage should be provided on site or opportunities investigated to maximise 
multi-functional open space to provide green infrastructure; 

 The reduction in run-off rates to Marston Brook via discharge to the Bullockcroft 
Brook is welcomed, however there may be better opportunities on site to make better 
use of the green space to the south of the site and wet woodland area to provide 
additional flood storage and further reduce flood risk downstream; 

 The lead local flood authority should be consulted, in particular regarding the 
reduction in surface water run-off rates to less than greenfield rates. 

 
Local Flood Authority: 
(Comments dated 17 December 2020): 
No objection.  

 A pre-commencement condition should be attached to any approval to ensure that a 
full detailed drainage design is submitted for review. 

 Whilst the proposals are generally acceptable, the elements of the design relating to 
water quality mitigation for the highway drainage, issues regarding the suitability of 
the point of discharge, and confirmation of maintenance responsibilities could be 
secured via condition. 
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(Comments dated 15 December 2020): 
Objection. The recent submission does not address any of the outstanding issues 
highlighted in our previous response dated 30 November. 
(Comments dated 30 November 2020): 
Objection. Whilst the proposal goes some way to addressing previous concerns, some 
issues remain outstanding, specifically: 

 No further detail has been provided in response to issues with regard to the western 
watercourse; 

 Sufficient water quality measures should be provided for all sources of runoff, 
including highways. There appears to be sufficient space within the site for a new 
swale which could receive highway flows before discharging to the existing 
watercourse; 

 Confirmation of parties responsible for maintenance has not been provided, however 
this could be secured via pre-commencement condition. 

(Comments dated 27 October 2020): 
Objection. 

 Whilst the approach is generally acceptable, several issues remain outstanding and 
it is recommended that planning permission is not granted until the following issues 
have been addressed: 

o Western watercourse to be surveyed; 
o Surface water drainage plan to be updated; 
o Clarification required relating to highway drainage; and 
o Maintenance schedule to be updated. 

 
Severn Trent Water: 
No objection. The proposal would have minimal impact on the public sewerage system. 
 
Tree Officer: 
No objection. 

 No tree which is to be removed or put at risk of damage as a result of the proposed 
development warrants being a prohibitive constraint to development. 

 None of the trees on site fall into category ‘A’.  
 Whilst there are a number of category ‘B’ trees, and some would be removed, the 

proposed removal would be compensated for many times over in the proposed 
landscaping; 

 Retained trees are for the most part located a significant distance from sites of 
construction and there is no requirement to make tree protection the subject of any 
condition. 

 
Biodiversity Officer: 
(Comments dated 2 December 2020): 

 A condition to ensure that development is carried out in accordance with the LEMP 
and that a revised LEMP would be submitted within six months of approval to cover 
recording, monitoring, and management of the SBI and other habitats would be 
appropriate. 

(Comments dated 30 November 2020): 
 Impacts related to the proposed temporary access are covered sufficiently by the 

information submitted. 
 If an assessment of ecological net gain has been carried out it would be appropriate 

to submit this prior to determination. 
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(Comments dated 21 October 2020):  
No objection.  
Ecology Solutions undertook an Ecological Assessment during 2020. Surveys found 
evidence that protected species would be affected by the development and therefore 
mitigation is required. The assessment report is thorough and clearly presented with a 
number of recommendations that should be carried out as stated. This will include planting 
plans and landscape design as shown in the Landscape Masterplan. 

 Statutory nature sites would not be impacted by the development. The Redhill Farm 
Wet Woodland SBI on the site boundary must be protected through sympathetic 
design of drainage and SUDs; 

 New bat boxes and features in the swift box sill provide opportunities for roosting 
bats. External lighting should be designed to minimise light spill onto areas of habitat 
and bat boxes; 

 New ponds and habitat should be enhanced by the provision of hibernacula and 
stumperies/wood piles to provide cover and features for hibernation of Great Crested 
Newts; 

 Gateways should be provided in any fenced areas to facilitate hedgehog movement; 
 Recommendations for badgers should be undertaken as stated in section 5.3.1 – 

5.3.16; 
 Should reptiles be found on site they should be moved to areas of newly created 

habitat. Off-site translocations are not generally successful and should be avoided; 
 Building and landscaping works should not be undertaken in the nesting season 

unless it can be demonstrated by the developer that breeding birds will not be 
affected; 

 The swift nesting tower is welcomed; 
 The Landscape & Ecology Management Plan should be carried out as stated; 
 For the creation of wildflower meadow it is advised that turf stripping is undertaken 

to ensure their successful establishment (section 1.5.3); 
 All bird and bat boxes should be woodcrete, such as Schwegler design or similar. 

 
Staffordshire Wildlife Trust: 
(Comments dated 7 December 2020): 

 The applicant’s Biodiversity Impact Assessment shows a net gain for habitats within 
the site; 

 The temporary site access impacts and management actions could be included in 
the CEMP; 

 Pre-commencement conditions are recommended for the CEMP and soil 
management; 

 All other conditions recommended could secure details to be submitted at an 
appropriate time post-commencement. 

(Comments dated 27 November 2020): 
No objection, subject to the provision of further information relating to: 
- Confirmation of ecological impacts of the proposed temporary access; and 
- Biodiversity Impact Assessment to assess net gain on site. 

Furthermore, conditions are recommended relating to the following: 
- Landscaping details to align with the landscape ecology management plan (LEMP); 
- Off-site compensation if a biodiversity deficit is found; 
- Revised LEMP to include recommended amendments including aims and provisions for 

the Redhill Wet Woodland SBI; 
- Monitoring and reporting plan for the SBI; 
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- CEMP to include provision for an Ecological Clerk of Works; 
- Soil management plan including ecology provisions; 
- Bat sensitive lighting details to protect all retained and new bat habitats; 
- Details of amphibian-friendly road and drainage design; 
- Details of wildlife access points to be provided in fencing; 
- Monitoring and reporting plan for all wildlife habitats and key species covering years 1-

15 of the LEMP. 
 
Conservation Officer: 
The application site is not located within a conservation area, nor is it within the curtilage or 
setting of any listed building. However, due to the scale of the proposed development it may 
have a visual impact upon the surrounding landscape and on key views from designated 
heritage assets in the Borough. 
- The proposed development would be visible from Stafford Castle (scheduled ancient 

monument) and it is suspected that the proposed building would appear as an extension 
to the amorphous grey mass of existing warehousing. 

- Whilst an unfortunate intrusion into the countryside, it would not add substantially to the 
harm already existing, assuming that the proposed building would not breach the 
treeline beyond. 

- The revised elevations should aid in blending the structure with the treeline beyond it is 
considered that photomontages should be provided of the proposed development in 
views from Stafford Castle to clarify the landscape impact of the proposed structure. 

- Historic England should be consulted on the proposed development due to its scale and 
visibility in views from the castle. 

 
County Archaeologist: 
(Comments dated 11 November 2020): 
A revised condition to allow junction works on the A34, pre-development ecological 
mitigation works, hedgerow/tree removal, and the formation of a temporary construction 
access and compounds prior to the implementation of a programme of archaeological works 
would be acceptable. 
(Comments dated 21 October 2020): 
No objection, subject to a condition to ensure a written scheme of archaeological 
investigation and post-excavation assessment. 

 The conclusions of the supporting documents are generally supported. 
 There are no known archaeological assets within the site and there is low potential 

for pre-historic, Roman, and early-medieval remains in this area. 
 Whilst there may be potential for some late prehistoric activity in proximity to the 

minor stream valley the investigations carried out during the development of Redhill 
Business Park to the south revealed nothing of particular interest. 

 Whilst small stretches of historic hedgerow would be lost this would have a negligible 
effect as the majority of the historic hedgerow would remain; 

 The screening to the eastern boundary would minimise harm to the setting of Redhill 
Farm. 

 
Environmental Health Officer: 
(Comments received 9 November 2020): 
A revised condition to allow pre-development ecological mitigation works, hedgerow/tree 
removal, and archaeological investigations prior to the implementation of a CEMP would be 
acceptable. 
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(Comments dated 2 November 2020): 
No objection, subject to conditions to ensure that the development is carried out in 
accordance with a comprehensive Construction Environmental Management Plan to use 
the best practicable means to reduce the effects of noise, vibration, dust, and site lighting. 
The plan must ensure that all mitigations measures referred to in paragraphs 9.98-9.103 of 
the Environmental Statement (chapter 9 – noise and Vibration) have been addressed.  
 
Environmental Protection Lead: 
No objection. 
The air quality report is accepted; there are no significant considerations for contaminated 
land risk; and the inclusion of electric vehicle charging points is supported. 
 
Health and Safety Executive: 
(Web-app): Do not advise against. 
 
Cadent: 
(Comments dated 6 October 2020): 
There is apparatus in the vicinity of the application site which may be affected by the 
proposed development. The consultation has been referred to our Asset Protection Team 
for further assessment. 
 
National Grid: 
(Comments dated 19 October 2020): 
No objection. 
 
Staffordshire Police Design Advisor: 
(Comments dated 9 December 2020): 
The amendments made to the proposed scheme would have no substantive impact in terms 
of the potential for criminal opportunity compared with the initial proposal. Please refer to 
previous comments. 
(Comments dated 12 October 2020): 
Generally the application is viewed very positively in terms of crime prevention by 
Staffordshire Police. 

 There is plenty of scope for the proposed development to be secure and successful. 
 Many aspects contribute to the potential good level of security and the applicant is 

clearly aware of the importance of seeking to design out criminal opportunity and 
provide a safe environment. 

 The underpass link should be made as safe as possible and measures such as 
lighting should be incorporated.  

 
Creswell Parish Council:  
No representation received. 
 
Whitgreave (adjacent) Parish Council: 
Objection. 

 Development of a greenfield site outside of a strategic development area; 
 Vacant sites should be utilised before developing greenfield sites; 
 Other sites are likely to become vacant; 
 Access could be achieved from Redhill rather than creating a new access off the 

A34; 
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 Impact on rural character of Whitgreave; 
 No mitigation to increased traffic through Whitgreave; 
 Limited mitigation to limit noise and light pollution; 
 The development would result in Stafford encroaching into surrounding villages. 

 
Marston (adjacent) Parish Council: 
No representation received. 
 
Neighbours (31 consulted via letter): 
No representations received. 
 
Site notice expiry date: 12 November 2020 
 
Newsletter advert expiry date: 4 November 2020 
 
No representations have been received with specific regard to the Environmental Statement 
submitted in support of this application or the nature of the proposal comprising EIA 
development. 
 
Relevant Planning History 
 
None. 
 
Recommendation 
 
Approve subject 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. This permission relates to the originally submitted details and specification and to 

the following drawings, except where indicated otherwise by a condition attached to 
this consent, in which case the condition shall take precedence:- 

 
 19-138-SGP-STE-00-DR-A-130000 C 'Location plan' 
 19-138-SGP-STE-00-DR-A-131000 H 'Proposed site plan 670k unit' 
 19-138-SGP-STE-00-DR-A-131001 J 'Proposed site plan 770k unit' 
 19-138-SGP-STE-00-DR-A-131002 F 'Proposed fencing plan' 
 19-138-SGP-B01-ZZ-DR-A-131300 C 'Proposed base 670k unit' 
 19-138-SGP-B01-ZZ-DR-A-131301 D 'Proposed base 770k unit' 
 19-138-SGP-B01-ZZ-DR-A-131100 C 'Proposed warehouse GA plan 670k unit' 
 19-138-SGP-B01-ZZ-DR-A-131101 'Proposed office GA plans 670k unit' 
 19-138-SGP-B01-ZZ-DR-A-131102 A 'Proposed roof plan 670k unit' 
 19-138-SGP-B01-ZZ-DR-A-131103 D 'Proposed warehouse GA plan 770k unit' 
 19-138-SGP-B01-ZZ-DR-A-131104 'Proposed office GA plans 770k unit' 
 19-138-SGP-B01-ZZ-DR-A-131105 A 'Proposed roof plan 770k unit' 
 19-138-SGP-ZZ-ZZ-DR-A-131106 A 'Recycling & tote store' 
 19-138-SGP-ZZ-ZZ-DR-A-131107 A 'Gatehouse' 
 19-138-SGP-STE-00-DR-A-131200 A 'Proposed typical site sections' 
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 19-138-SGP-B01-ZZ-DR-A-131200 ' Proposed typical warehouse sections; 
 19-138-SGP-ZZ-ZZ-IE-A-131700 B 'Proposed materials' 
 1631-ESC-00-ZZ-DR-E-2100 P5 'External lighting layout 670k unit' 
 1631-ESC-00-ZZ-DR-E-2101 P3 'External lighting layout roundabout' 
 1631-ESC-00-ZZ-DR-E-2102 P2 'External lighting layout 770k unit' 
 RP2-BWB-HGN-XX-SK-TR-0100 P4 'Proposed site access connection & context' 
 RP2-BWB-HGN-XX-SK-TR_0102 P2 'Potential temporary construction access' 
 136318/2011 E 'Proposed stormwater drainage' 
 136318/2012 C 'Existing catchment plan' 
 136318/2013 D 'Flood exceedance plan' 
 779 P07 C 'Landscape masterplan' 
 779 P08 C 'Landscape layout 1 of 2' 
 779 P09 C 'Landscape layout 2 of 2' 
 779 P11 C 'Landscape cross-sections (A & B)' 
 779 P12 C 'Landscape cross-sections (C & D)' 
 136318/2010 E 'Foul drainage plan' 
 
 3. Other than archaeological investigation, pre-development ecological mitigation 

works, hedgerow and tree removal, no development shall take place unless and 
until a comprehensive and site specific Construction Environmental Management 
Plan (CEMP) has been submitted to, and approved in writing by, the local planning 
authority. The CEMP shall demonstrate the adoption and use of the best 
practicable means to reduce the effects of noise, vibration, dust, site lighting and it 
shall thereafter be adhered to. The CEMP shall include, but not be limited to:  

 
 - Procedures for maintaining good public relations including complaint 

management, public consultation and liaison; 
 - Arrangements for liaison with the Council's Pollution Control Team; 
 - All works and ancillary operations which are audible at the site boundary, or at 

such other place as may be agreed with the Local Planning Authority, shall be 
carried out only between the hours of 08:00 and 21:00 on Mondays to 
Saturdays and at no time on Sundays and bank holidays;  

 - Deliveries to and removal of plant, equipment, machinery and waste from the 
site must only take place within the permitted hours detailed above; 

 - Mitigation measures as defined in BS 5528: Parts 1 and 2 : 2009 Noise and 
Vibration Control on Construction and Open Sites shall be used to minimise 
noise disturbance from construction works; 

 - Procedures for emergency deviation of the agreed working hours; 
 - Control measures for dust and other air-borne pollutants. This must also take 

into account the need to protect any local resident who may have a particular 
susceptibility to air-borne pollutants; 

 - Measures for controlling the use of site lighting whether required for safe 
working or for security purposes; 

 - The provision for an Ecological Clerk of Works. 
 
 4. Other than archaeological investigation, pre-development ecological mitigation 

works, hedgerow and tree removal, no development shall take place unless and 
until a Construction Management Plan (CMP) has been submitted to, and approved 
in writing by, the Local Planning Authority. Development shall thereafter be carried 
out in accordance with the approved CMP(s). Where appropriate, a separate CMP 
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shall be prepared for works related to the temporary site access, the creation of a 
new access with the A34, and for works related to building construction. 

 Any CMP shall include details relating to construction access; hours of 
construction; lighting; routing of heavy goods vehicles; the location of the 
contractors compounds, cabins, material storage areas, and visitor/contractor 
parking; and a scheme for the management and suppression of dust from 
construction activities both within the site and on surrounding roads including the 
provision of a vehicle wheel wash site.  

 
 5. Other than archaeological investigation, pre-development ecological mitigation 

works, hedgerow and tree removal, and the construction of a temporary access, no 
development shall take place unless and until a Soil Management Plan (SMP) for 
earthworks has been submitted to, and approved in writing by, the Local Planning 
Authority.  The approved SMP shall include details of ecological provisions for the 
use of topsoil on site where possible. 

 
 6. Other than pre-development ecological mitigation works, hedgerow and tree 

removal, and the construction of a temporary access, no groundworks shall take 
place until the implementation of a programme of archaeological works for that 
phase of development has been secured in accordance with a Written Scheme of 
Investigation for that phase of works, which shall be submitted to, and approved in 
writing by, the Local Planning Authority. The scheme shall include the following: 

 
 a. Details of the programme of archaeological works to be carried out within the 

site, including likely post-excavation reporting and publication.  
 b. The archaeological site work shall thereafter be implemented in full in 

accordance with the written scheme(s) of archaeological investigation 
approved under condition (a).  

 c. The development shall not be occupied until the site investigation and post-
excavation assessment has been completed in accordance with the written 
scheme of archaeological investigation approved under condition (a) and the 
provision made for analysis, publication and dissemination of the results and 
archive deposition has been secured. 

 
 7. Other than archaeological investigation, pre-development ecological mitigation 

works, hedgerow and tree removal, no development shall take place unless and 
until a detailed surface water drainage design has been submitted to, and approved 
in writing by, the local planning authority. The design shall be broadly in 
accordance with the principles laid out within drawing 136318/2011 E and shall 
include additional measures including a swale upstream of the highway drainage 
outfall. If further investigation into the viability of the proposed point of discharge 
finds this to be unsatisfactory, then alternative arrangements must be 
demonstrated. The design must demonstrate: 

 
 - Surface water drainage system(s) designed in accordance with the non-

technical standards for sustainable drainage systems (DEFRA, March 2015); 
 - SuDS design to provide adequate water quality treatment, in accordance 

with the CIRIA SuDS Manual Simple index Approach and SuDS treatment 
design criteria, for all sources of runoff. 
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 - Limiting discharge rate generated by all rainfall events up to 100 year plus 
climate change in accordance with the guidance in the Staffordshire County 
Council SuDS handbook. 

 - Detailed design (plans, network details, and calculations) in support of any 
surface water drainage scheme, including details on any attenuation system, 
and the outfall arrangements. Calculations shall demonstrate the 
performance of the designed system for a range of return periods and storm 
durations. 

 - Regarding the point of discharge, sufficient evidence to demonstrate that it is 
suitable, including an assessment and confirmation that the receiving ditch-
course forms a defined channel downstream with the required capacity for 
the anticipated flows. 

 - Plans illustrating flooded areas and flow paths in the event of exceedance of 
the drainage system, including pump failure where applicable. 

 - Provision of an acceptable management and maintenance plan for surface 
water drainage to ensure that surface water drainage systems shall be 
maintained and managed for the lifetime of the development. The party or 
parties responsible for ongoing maintenance shall be named and their 
contact details provided. 

 
 8. Other than archaeological investigation, pre-development ecological mitigation 

works, hedgerow and tree removal, no development shall take place unless and 
until details of the finished floor levels of the proposed building(s), including their 
relationship to the application site, and levels of the highway have been submitted 
to and approved in writing by the Local Planning Authority. The development shall 
thereafter be carried out in accordance with the approved details. 

 
 9. Within six months of the commencement of development, a revised Landscape 

Environmental Management Plan (LEMP) shall be submitted to the Local Planning 
Authority. The revised LEMP shall be in accordance with the principles of the LEMP 
dated 29 November 2020 and shall include additional details regarding habitat and 
species management; and details relating to the aims and provisions for the Redhill 
Wet Woodland SBI.  The revised LEMP shall be approved in writing by the Local 
Planning Authority and the development shall thereafter be carried out and 
managed in accordance with the approved LEMP. 

 
10. Prior to the commencement of any construction of the new site access roundabout 

on the A34, a Construction Environmental Management Plan (CEMP) shall be 
submitted to, and approved in writing by, the Local Planning Authority. The CEMP 
shall include details relating to construction access, hours of construction, routing of 
HGVs, delivery times and the location of the contractor's compounds, cabins, 
material storage areas and contractors parking and a scheme for the management 
and suppression of dust and mud 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. 

 
11. Prior to the construction of the following associated structures/plant, precise details 

of their design and appearance shall be submitted to, and approved in writing by, 
the local planning authority: 
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 - Fuelling station; 
 - Wash station; 
 - Weigh station; 
 - Pumping station; 
 - Generator; 
 - Sprinkler system and associated tanks; 
 - Electric vehicle charging points; and 
 - Smoking shelters. 
 
12. The external areas of the site shall be surfaced in accordance with details which 

shall first be submitted to, and approved in writing by, the local planning authority. 
The hard landscaping details shall include specification of colour finish, size, 
texture and manufacturer and shall refer to all external hard surfacing, kerbing 
treatments to the internal parking, access and manoeuvring areas. 

 
13. The gatehouse barrier and gate to the car park shall be provided in accordance 

with details which shall first be submitted to, and approved in writing by, the local 
planning authority, and shall include their design, appearance, and means of 
control. 

 
14. Unless otherwise required by any other condition attached to this permission the 

development shall be carried out in accordance with the conclusions and 
recommendations of the Ecological assessment by Ecology Solutions (reference 
8522M.EcoAs.vf1, dated September 2020). 

 
15. The development shall be carried out in accordance with the Biodiversity Mitigation 

and Management Plan (revision B), dated November 2020. Notwithstanding any 
description/details in the application documents: 
 

 - All bird and bat boxes shall be of a woodcrete design; 
 - The road and drainage infrastructure to be provided as part of the 

development hereby permitted shall include provisions to enable the 
movement of amphibians within these features; 

 - Turf stripping shall be undertaken to ensure the successful establishment of 
the proposed wildflower meadow. 

 
16. Notwithstanding any description/details in the application documents, if reptiles are 

found on site they shall be moved to areas of newly created habitat within the 
application site. 

 
17. The development shall be carried out in accordance with the recommendations and 

provisions of the Geo-environmental and geo-technical interpretative report by 
Fairhurst (reference 136318/01, dated July 2020). 

 
18. The materials to be used in the construction of the external wall(s) and roof(s) of 

the buildings hereby permitted shall, prior to the completion of the superstructure of 
the respective building, first be submitted as samples to, and approved in writing 
by, the local planning authority. The materials shall be in accordance with drawing 
19-138-SGP-ZZ-ZZ-IE-A-131700 B (Proposed materials schedule). The 
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development shall thereafter be carried out in accordance with the approved 
details. 

 
19. External lighting on the building and within the site shall be erected and thereafter 

operated in accordance with drawings 1631-ESC-00-ZZ-DR-E-2100 P5, 1631-
ESC-00-ZZ-DR-E-2101 P3, and 1631-ESC-00-ZZ-DR-E-2102 P2 and the lighting 
assessment reference 1631-ESC-00-ZZ-RP-Z-0004 P6. No additional external 
means of illumination, including security lights, shall be installed on the 
development hereby permitted without the prior written consent of the Local 
Planning Authority. 

 
20. No external plant or equipment shall be installed unless and until details have been 

submitted to, and approved in writing by, the Local Planning Authority. Such details 
shall include the location, design, materials and colour finish of the 
extract/ventilation system/plant and any associated ducting as well as the potential 
impacts of any chillers, air conditioning or extraction units and other fixed plant and 
equipment on the nearest noise sensitive property. The development shall 
thereafter be carried out in accordance with the approved details. 

 
21. Before the development is first brought into use an Ecology Monitoring and 

Reporting Plan shall be submitted to, and approved in writing by, the local planning 
authority. The report shall cover years 1-15 of the LEMP and include the Redhill 
Wet Woodland SBI, all created and maintained wildlife habitats, and key species 
(bats, amphibians, birds). 

 
22. The development hereby permitted shall not be brought into use unless and until 

the new site access roundabout onto the A34 Stone Road has first been completed 
within the limits of the public highway broadly in accordance with drawing RP2-
BWB-HGN-XX-SK-TR-0100 S2 P4. 

 
23. The development hereby permitted shall not be brought into use unless and until 

the proposed off-site highway works, broadly indicated on submitted Plan RP2-
BWB-HGN-XX-SK-TR-0100 S2 P4, have been completed within the limits of the 
public highway or within the areas proposed to be put forward for adoption by the 
Highway Authority. The off-site highway works shall include: 
 

 - A new shared foot/ cycleway on the eastern side of the A34 Stone Road 
 - A new footway on the western side of the A34 Stone Road 
 - A new Toucan crossing across the A34 to the south of the proposed 

roundabout 
 - Pedestrian crossing facilities across William Bagnall Drive 
 - A new bus layby on the western side of the A34. 
 - Improved bus infrastructure at both northbound and southbound bus stops in 

proximity to the site, including shelters, flags, timetable case, seating, real 
time passenger information, lighting and bins. 

 
24. The development hereby permitted shall not be brought into use unless and until 

the parking and turning areas have been provided in accordance with drawing 19-
138-SGP-STE-00-DR-A-1310000 H. The car parking, access, servicing and 
circulation areas as shown on drawing 19-138-SGP-STE-00-DR-A-1310000 H shall 
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be sustainably drained, hard surfaced in a bound material and marked out prior to 
the first occupation of the development hereby permitted and thereafter the parking 
and servicing areas shall be retained in accordance with the approved plans. 

 
25. Notwithstanding any description/details in the application documents, the 

development hereby permitted shall not be bought into use until secure and 
weatherproof cycle parking facilities and shower/locker facilities for staff have been 
provided in accordance with details which shall first be submitted to, and approved 
in writing by, the local planning authority. The cycle parking and shower/locker 
facilities shall thereafter be retained. 

 
26. From the date on which the development hereby permitted is first brought into use 

the Travel Plan dated November 2020 (reference RP2-BWB-ZZ-XX-RP-TR-
003_Travel Plan-S2 P04) shall be implemented and monitored in accordance with 
the targets and timescales contained therein. 

 
27. Within 12 months of the development first being brought into use the site shall be 

landscaped in accordance with a detailed landscaping scheme, which aligns with 
the Landscape Ecological Management Plan to be submitted in pursuance of 
condition 9 and which is broadly in accordance with drawings 779 P07 Rev C, 779 
P08 Rev C and 779 P 09 Rev C. The detailed landscaping scheme shall first be 
submitted to, and approved in writing by, the local planning authority. 

 Any plants or trees that are removed or die or become seriously damaged or 
diseased within a period of 5 years from the date of planting shall be replaced with 
others of similar size and species in the next planting season unless otherwise 
approved in writing by the local planning authority.  

 
28. Within 12 months of the development first being brought into use the site shall be 

enclosed in accordance with drawing 19-138-SGP-STE-00-DR-A-131002 F. 7. 
Provisions to enable the movement of wildlife through boundary fences shall be 
included within those features. 

 
29. The office space hereby permitted shall be occupied and operated by the occupiers 

of the warehouse building and shall not be sold off or sub-let as a separate 
business. 

 
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 safeguard the amenities of the area and in order to ensure that the development 

does not result in damage or harm to legally protected species or their 
habitat/roost. (Policy N1e of The Plan for Stafford Borough and paragraph 170 of 
the National Planning Policy Framework). 
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 4. In the interests of the safety and convenience of users of the highway. (Policy T1c 
of The Plan for Stafford Borough). 

 
 5. To ensure the prudent use of natural resources, minimise waste and pollution, and 

help to improve biodiversity (paragraph 8c of the National Planning Policy 
Framework). 

 
 6. In order to afford proper archaeological investigation recording and protection.  

(Policy N9 of The Plan for Stafford Borough). 
 
 7. To prevent the increased risk of flooding both on and off site (Policy N2 of the Plan 

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

The Plan for Stafford Borough). 
 
 9. In order to ensure that the development results in a net gain in biodiversity. 

(Paragraph 170 of the National Planning Policy Framework). 
 
10. In the interests of the safety and convenience of users of the highway. (Policy T1c 

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

The Plan for Stafford Borough). 
 
12. To ensure the satisfactory appearance of the development (Policies N1 g and h 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 order to ensure that the development does not result in damage or harm to 

legally protected species or their habitat/roost. (Paragraph 170 of the National 
Planning Policy Framework). 

 
15. In order to ensure that the development results in a net gain in biodiversity. 

(Paragraph 170 of the National Planning Policy Framework). 
 
16. In order to ensure that the development does not result in damage or harm to 

legally protected species or their habitat/roost. (Paragraph 170 of the National 
Planning Policy Framework). 

 
17. To ensure that no new development takes places in areas where environmental 

risks cannot be properly managed. (Policy N4e of The Plan for Stafford Borough). 
 
18. To ensure the satisfactory appearance of the development (Policies N1 g and h of 

The Plan for Stafford Borough). 
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19. In order to ensure that the development does not result in damage or harm to 
legally protected species or their habitat/roost. (Paragraph 170 of the National 
Planning Policy Framework). 

 
20. To ensure the satisfactory appearance of the development and to safeguard the 

occupiers of nearby residential properties from undue noise and general 
disturbance. (Policy N1 e, g, and h of The Plan for Stafford Borough). 

 
21. In order to ensure that the development results in a net gain in biodiversity. 

(Paragraph 170 of the National Planning Policy Framework). 
 
22. In order to ensure that the road and footway proposals and related  drainage are 

satisfactory to serve the development and to ensure the safety of all road users 
thereafter (Policies T1c and N1m and N2 of the Plan for Stafford Borough) 

 
23. In order to ensure that the road and footway proposals and related  drainage are 

satisfactory to serve the development and to ensure the safety of all road users 
thereafter (Policies T1c and N1m and N2 of the Plan for Stafford Borough) 

 
24. To ensure the provision of adequate off-street facilities in the interests of the 

convenience and safety of users of the highway. (Policy T2d of The Plan for 
Stafford Borough). 

 
25. In order to encourage the use of sustainable modes of transport. (Policy T1 d of 

The Plan for Stafford Borough). 
 
26. In order to encourage the use of sustainable transport modes and reduce the 

impact of traffic from new development on the road network. (Policy T1 (b, d, & g) 
of The Plan for Stafford Borough). 

 
27. To ensure the satisfactory appearance of the development (Policies N1 g and h of 

The Plan for Stafford Borough). 
 
28. In order to safeguard the character and appearance of the area and to ensure that 

the development does not result in damage or harm to legally protected species or 
their habitat/roost. (Policy N1h of The Plan for Stafford Borough and paragraph 170 
of the National Planning Policy Framework). 

 
29. To define the permission. 
 
Informative(s) 
 
1 In accordance with the requirements of Article 31 of the Town and Country 

Planning (Development Management Procedure) (England) (Order) 2010, as 
amended, and the National Planning Policy Framework 2019, the Council has 
worked in a positive and proactive way in determining the application and has 
granted planning permission. 
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2 The applicant's attention is drawn to the comments of the local highway authority 
and National Grid with regard to the requirement for a highway works agreement 
and the presence of apparatus within and/or adjacent to the site respectively. All 
comments can be viewed online through the planning public access pages of the 
Council's website (www.staffordbc.gov.uk). 
 

3 The applicant's attention is drawn to the protected status of nesting birds and the 
requirement that they are not disrupted during the nesting season (March to 
August). 
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