APPENDIX 1
REDDITCH BOROUGH COUNCIL

PLANNING
COMMITTEE 9th November 2016

Planning Application 2016/238/FUL

Proposed additional bay to existing workshop.
Bus Depot , Plymouth Road, Redditch, B97 4PA, ,

Applicant: Mr Simon Dunn &

Ward: CENTRAL Q~

(Site Q attached)

The author of this report is Sarah Willetts, Planning Officer (DM), wthn-be contacted
on Tel: 01527 881607 Email: Sarah.willetts@bromsgroveandred '@ov.uk for more

information.
K
O

Site Description QQ
This site lies south of the main bus station area of% iNgfisher Shopping centre. There
is a bank running around the site to three sides varies in height. Station Way and

Site Description

Oakly Road are located to the east and Aspa e and Pymouth Road to the west.
It is understood that the site was originally Sidt for the railway line that used to
continue towards Redditch Train Station t North. The site is east of Plymouth road

with a vehicular access at the Northe of the site. This access serves both the
application site and the access to eQub’ at the main centre.

Presently the site is used as bm\depot for ‘Diamond’ Buses with an offices/staff
facilities and, workshop a . The site provides vehicle storage when not on duty
and also serves for staff g at the site.

The site lies just 0 @Ee main central area of Redditch Town centre identified as the
peripheral area.A{/

Relevant Palicies :

CS02 CateJorthe Environment

CS07 T™he Sustainable Location of Development
BB %Jalities of Good Design

B%ugh of Redditch Local Plan No.3:

CSO01 Prudent Use of Natural Resources
EEMPO1 Employment Provision

EEMPO2 Design of Employment Development
ETCROL1 Vitality and Viability of the Town Centre
ETCRO3 Peripheral Zone
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CT12 Parking Standards
Emerging Borough of Redditch Local Plan No. 4

Policy 1: Presumption in Favour of Sustainable Development
Policy 5: Effective and Efficient use of Land

Policy 15: Climate Change

Policy 16: Natural Environment &
Policy 18: Sustainable water Management Q‘
Policy 19: Sustainable travel and Accessibility O

Policy 23: Employment Land Provision
Policy 25; Development outside Primarily Employment Areas

Policy: 39 Built environment Q/
Policy: 40 High Quality Design and Safer Communities ’&
Others: é

NPPF National Planning Policy Framework

NPPG National Planning Practice Guidance %CQ

Relevant Planning History
2016/237/FUL  Demolition of existing si@orey
e

Policy 20: Transport Requirements for New Development Qg

offices and erection of 2 y resited

offices. Q\/

2016/261/FUL  Removal of b @d reduce level to

highway leyel and Change of Use from
@3 to Sui Generis Bus

Reside
Depo %
2003/047/FUL bin To Use As An Office 19.03.2003
A neers Mess Room And Storage

2000/13& Erection Of Bus Operators Office 24.05.2000
\2\ Facilities

Con'sultations

Highway Network Control
No objections
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Contaminated Land- Worcestershire Regulatory Services
No objections - subject to conditions

North Worcestershire Water Management
No objections subject to conditions

Arboricultural Officer &
No objections subject to protection measures and proximity to fuel tank via condi'Q’E

North Worcestershire Economic Development And Regeneration O
No Comments Received To Date Qg
Public Consultation Response Q‘

2 comments received raising concerns over the development g&/

Previous bus company installed glazed units to homes. Bu noisy concerned that
this is all day and night. Drivers block the road and make ©akly Road dangerous and do
not respect priority road/signage arrangements

Concerned that gas tank and bus wash are in clo
concerns. Concerned over fire risk from develo
spray in windy conditions and loss of amenit

years.
Assessment of Proposal Q\/

Principle
This application should be re% !n\sonjunction with 2016/237/FUL. The site has been

mity to boundary and ownership
t and associated noise possible
perty which have lived in over 30

operating as a bus depot f just over 16 years, albeit part of this time by a different
operator. There is no gbjgction in principle to this site continuing as a depot as the site
already has consent. te lies within the peripheral area where mixed development is
considered accep he site is located in a highly sustainable location adjacent to
public transport n centre facilities which encourage access to sustainable choices
of transport facilifieS. The location of the proposed consolidation/redevelopment of the
bus depot not compromise the viability of the town centre. (The changes proposed
represen nsolidation of the ‘Diamond Bus operation to just one site from the site
currently at*Church Hill). The development would ensure compliance with your saved

poli CR)3.
>

Design and Appearance

The new facilities will provide a kitchen, office and associated rest room facilities above
the new extended bus maintenance/store building. The Building will in effect be located
towards the centre of the site , thus avoiding any sensitive boundary with Oakly Road.
The design of the new facility is again a simple framed building with a shallow sloping




REDDITCH BOROUGH COUNCIL

PLANNING
COMMITTEE 9th November 2016

roof and the finish proposed is for cladding materials. Members will note that the
resulting materials may in this instance be adequately controlled by the imposition of
suitable conditions. The facade towards Oakly Road and Station Way has no window
openings with pedestrian access to the western side and vehicle access (south) through
the shutter door.

The new building will lead to a relocation of the wash and fuel tank within the site t@qu
the western boundary. The design of the new building is considered functional a
effective in its surroundings the tank and final bus wash deign my be controlle

imposition of suitably worded conditions therefore the proposal is considere mply
with the provisions of policy B(BE)13 of the Saved Redditch Borough Loc an 3 and
Policy 39 of the emerging Borough Plan 4. Q‘
Access/Parking

Again the main entrance to the site will remain unchanged the office (under
reference 2016/237/FUL) will provide an improved layout to tHe\sité. 8 car parking spaces
will be provided on the site of the existing office and a fur will be allocated along
the boundary on the eastern boundary giving a total of 3 ces. The finished parking
surface layout and spaces including cycle provision n@)e adequately controlled by

condition (see 2016 237/FUL) \
Amenity

The new building proposed will be locate a@side the existing workshop facility and
the appearance of the building will be rea ngside the existing building which is
considered acceptable in this instanQQ

It is noted regarding the concer %arding the operation of the facility however these
concerns mainly relate the use of the road and access arrangements along Oakly Road.
The issue of noise has be @Esed however given the location of the new building is over
14 m away from the bo ry'behind the existing maintenance building set at a lower
level the properties in Road. For these reasons it is considered that any noise will
be adequately conjai ithin the site and no additional mitigation measures will be
required in this i

final desi appearance of these may be adequately controlled by the imposition for
conditions to ensure that they do not lead to any loss of amenity for the neighbouring
pr and restrictions for the hours of operation of the bus wash.

Concerns ;é@ raised with regard to the resited bus wash and full tank however the

L%scaging

As stated in application 2016/237/FUL there is a strong boundary of trees and shrubs
running around the boundary of the site and in the neighbouring site. It appears from the
proposed plans that these shall be retained. These trees and shrubs will help provide a
softening appearance to the development. Whilst not protected by any preservation
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orders conditions are recommended to ensure these are protected as part of the
development.

Other Issues

Concerns have been raised regarding land ownership however the Local Planning
Authority are satisfied that the development is being carried out on land within he
applicants control and the appropriate ownership certificate has been signed. &

The associated impacts of the development have been considered and may b
adequately controlled by condition to ensure the protection of the amenities
neighbouring properties is maintained for the current or any future occup

Conclusion

making use of an
le.

The application proposal is considered to be in a sustainable |
existing site and subject to conditions would be considered

RECOMMENDATION: CQ
That having regard to the development plan o all other material
considerations, planning permission be G D subject to the following

conditions and informatives:
Conditions Q\/E

1) The development to whic permlssion relates must be begun not later than the
expiration of three yeQ inning with the date of the grant of this permission.

Reason :- In acc with the requirements of Section 91(1) of the Town and
Country Planni 1990 as amended by Section 51 of the Planning and

Compulsoré{ ase Act 2004
2) The dfm.ko ent hereby approved shall be implemented in accordance with the

foll plans:

007
PL 008
PL 009

> wWww

Reason: To accurately define the permission for the avoidance of doubt and to
ensure that the development is satisfactory in appearance in order to safeguard
the visual amenities of the area in accordance with Policy B(BE).13 of the Borough
of Redditch Local Plan No.3
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3) Prior to the commencement of development details of the form, colour and finish of

4)

5)

the materials to be used externally on the walls and roofs shall be submitted to and
approved in writing by the Local Planning Authority. The development shall then
be carried out in accordance with the approved details.

Reason: To ensure that the development is satisfactory in appearance, to
safeguard the visual amenities of the area and in accordance with Policy 3
of the Borough of Redditch Local Plan No.3.

Prior to the commencement of development finished details of the ash and
fuel tank (in the form of colour and finish) to be shall be submit nd
approved in writing by the Local Planning Authority. The develo t shall then
be carried out in accordance with the approved details. Q/

Reason: To ensure that the development is satisfactg appearance, to
safeguard the visual amenities of the area and in organce with Policy B(BE).13
of the Borough of Redditch Local Plan No.3.

Unless otherwise agreed by the Local Plangi Czthority development, other than
that required to be carried out as part of roved scheme of remediation, must
not commence until conditions 1 to 6% een complied with:

1. A preliminary risk assessment e carried out. This study shall take the
form of a Phase | desk stu@qﬁ site walkover and shall include the
identification of previous.sitéuses, potential contaminants that might
reasonably be expect (%en those uses and any other relevant information.
The preliminary risk assessment report shall contain a diagrammatical
representation tual model) based on the information above and shall
include all po ontaminants, sources and receptors to determine whether
a site inve is required and this should be detailed in a report supplied
to the L nning Authority. The risk assessment must be approved in
writin e any development takes place.

2. an unacceptable risk is identified a scheme for detailed site

JRAleStigation must be submitted to and approved in writing by the Local
Planning Authority prior to being undertaken. The scheme must be designed to

findings of the preliminary risk assessment. The investigation and risk

/Qz\ assess the nature and extent of any contamination and must be led by the

assessment scheme must be compiled by competent persons and must be
designed in accordance with DEFRA and the Environment Agency's "Model
Procedures for the Management of Contaminated Land, CLR11".

3. Detailed site investigation and risk assessment must be undertaken and a
written report of the findings produced. This report must be approved by the
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)

6)

Local Planning Authority prior to any development taking place. The
investigation and risk assessment must be undertaken by competent persons
and must be conducted in accordance with DEFRA and the Environment
Agency's "Model Procedures for the Management of Contaminated Land,
CLR11".

4. Where identified as necessary a detailed remediation scheme to bring thegsite
to a condition suitable for the intended use by removing unacceptable rj
identified receptors must be prepared and is subject to the approval
Local Planning Authority in advance of undertaking. The remediatj
must ensure that the site will not qualify as Contaminated Land

er Part 2A

Environmental Protection Act 1990 in relation to the intende the land
after remediation.
5. The approved remediation scheme must be carried ih gccordance with its

terms prior to the commencement of developmen efthan that required to
carry out remediation, unless otherwise agreed i iting by the Local Planning

Authority.

6. Following the completion of the measures_identified in the approved
remediation scheme a validation repo t demonstrates the effectiveness of
the remediation carried out must b uced, and is subject to the approval of

the Local Planning Authority priQr e occupation of any buildings.

7. In the event that contamin \Va found at any time when carrying out the
approved development a%as not previously identified it must be reported in
writing immediately to'Kd ocal Planning Authority. An investigation and risk
assessment must be undertaken and where necessary a remediation scheme
must be prepared) e will be subject to the approval of the Local Planning
Authority. Fo% he completion of any measures identified in the approved

remediatio e a validation report must be prepared, which is subject to
the appr, writing of the Local Planning Authority prior to the occupation of
any b

Re @To ensure that risks from land contamination to the future users of the
%\ neighbouring land are minimised, together with those to controlled

S, property and ecological systems, and to ensure that the development can

la
t
& e carried out safely without unacceptable risks to workers, neighbours and other

offsite receptors

No works or development shall take place until a scheme for surface water
drainage has been submitted to, in the form of a full drainage plan, and approved
in writing by the Local Planning Authority. The scheme shall include the results of
an assessment into the potential of disposing of surface water by means of a
sustainable drainage system (SuDS) and shall provide an appropriate level of
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runoff treatment. If infiltration techniques are used then the plan shall include the
details of field percolation tests. The approved scheme shall be completed prior to
the first use of the development hereby approved.

Reason: In order to ensure satisfactory drainage conditions that will not create or
exacerbate flood risk on site or within the surrounding local area.

7) No demolition, site clearance or development shall take place until all tree ﬁ
hedges/shrubs to be retained on the site and around the boundaries of I
have been protected in accordance with the specification set out in Byiti
Standard BS:5837 2005: Guide for Trees in relation to Constructio ,Qd such

protection measures shall remain in situ for the duration of the ment and in
accordance with Policies B(NE)1a and B(NE)3 of the Boroug dditch Local
Plan No.3.

Reason:-To ensure the protection of trees and hedge %(the interests of visual

amenity.
O

8) The operation of the bus wash shall be Iimited@etween;
0800 to 1800 hours Monday to Frida%
0900 to 1200 hours Saturdays S\
and NO WORKING shall take p t any time on Sundays, Bank Holidays

or Public Holidays or at any time out f the above permitted working hours
unless first agreed in writing by the&tal Planning Authority.

Reason: In the interests of @zbours amenity

9) Prior to the occupatio of't}e development, details of cycle parking provision shall
be submitted to an %@d in writing by the Local Planning Authority. The details
agreed shall be i éy nted on site prior to the occupation and use of the building
hereby permitt ess otherwise agreed in writing by the Local Planning
Authority.

Reason~ln\the interests of sustainability and in accordance with Policy B(BE).13 of
the @ gh of Redditch Local Plan.
10) rks or development shall take place until a scheme for surface water
& rainage has been submitted to, in the form of a full drainage plan, and approved
q in writing by the Local Planning Authority. The scheme shall include the results of
an assessment into the potential of disposing of surface water by means of a
sustainable drainage system (SuDS) and shall provide an appropriate level of
runoff treatment. If infiltration techniques are used then the plan shall include the
details of field percolation tests. The approved scheme shall be completed prior to
the first use of the development hereby approved.
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Reason: In order to ensure satisfactory drainage conditions that will not create or
exacerbate flood risk on site or within the surrounding local area

Informatives

1)

2)

3)

Procedural matters

The attention of the applicant is drawn to the need to keep the highway fre%f;om
any mud or other material emanating from the application site or a rks
pertaining thereto. Q‘

THIS PERMISSION DOES NOT AUTHORISE THE LAYIN Q PRIVATE
APPARATUS WITHIN THE CONFINES OF THE PUBLI WAY. The
applicant should apply to Worcestershire County Council for ent under the
New Roads and Streetworks Act 1991 to install priva pparatus within the

confines of the public highway. Precise details of s within the public
highway must be agreed on site with the Highway Aution

Drainage arrangements shall be provided to ensure) that surface water from the
parking/hardsurface and/or vehicular turning (a does not discharge onto the
public highway. No drainage or effluent fr proposed development shall be
allowed to discharge into any highway dr over any part of the public highway.

g

Q\/

This application is being reporte c01e Planning Committee because the applicant is

to Officers.

Redditch Borough Council. % s the application falls outside the scheme of delegation

)

@\
éo

Q



