BIRMINGHAM CITY COUNCIL
REPORT OF DIRECTOR OF PLANNING AND REGENERATION 

PLANNING COMMITTEE                                                 
14th November 2013

DRAFT LOCAL DEVELOPMENT ORDER

ADVANCED MANUFACTURING HUB, BIRMINGHAM 

1. 
Subject and Brief Summary of Proposals 

1.1
This report advises your Committee of the responses from the consultation exercise for the proposed Local Development Order for the Advanced Manufacturing Hub, at East Aston.

1.2 
The report also advises on suggested revisions to the LDO.

2.   
Recommendations

    2.1 
That the revisions to the LDO are agreed, the LDO is then sent to the Secretary of State and that subject to no intervention, that the LDO is formally adopted. 

3. 
Contact Officer 

Victoria Chadaway, Planning and Regeneration 

Tel: 0121 675 0501 

Email: Victoria.chadaway@birmingham.gov.uk
4.0       Background
4.1     
A report was presented to Planning Committee on 11th July 2013, detailing 
the draft Local Development Order for the Advanced Manufacturing Hub in 
East Aston. Committee endorsed the report for consultation purposes.

4.2
Formal consultation was undertaken on the draft LDO, which finished on 16th 
August 2013. This consisted of the following;

· Press Notice
· 5 Site Notices around the boundaries of the LDO sites
· Notification letters to all land owners within the LDO area

· Consultation letters to owners and occupiers of premises adjacent to the LDO areas – 910 letters sent
· Consultation letters to statutory consultees as defined by Article 34 of the Town and Country Planning (Development Management Procedure) (England) Order 2010
· Website with information and opportunity to comment on line

5.0 Consultation responses

5.1.
Highways Agency (HA) – Welcomes the core aims of the draft LDO to 
promote elements of the Aston Regional Investment Site (RIS) through the 
simplification of planning controls. The land uses set out in the LDO are 
agreeable to the HA. However the HA recommends that there are should be 
stronger links made in the LDO to the Travel Plan requirements set out in 
the 
Aston, Newtown and Lozells Area Action Plan (AAP). In particular HA 
consider that policy T6 of the AAP should be replicated in full in the 
LDO. 


5.2.
English Heritage (EH) – Consider that insufficient evidence has been 
provided with the LDO to demonstrate that the measures proposed by the 
LDO would necessarily result in the conservation of the grade II* Aston 
Parish Church and the adjacent conservation area in a manner 
appropriate to their significance in accordance with national policy for the 
historic environment. 

EH consider that the absence of any description of the significance of the 
parish church as part of the LDO, and the contributions made by its setting to 
the area, suggests an inadequate consideration of the impact of the LDO on 
this heritage asset. 

From Aston Hall, its Park and Witton Lane, the LDO development of the 
Serpentine Site will provide a backdrop to the parish church. Due 
consideration of this wider context should be demonstrated through the LDO. 
 
5.3.
Network Rail (NR) – Raise concern that the LDO may result in proposals 
being undertaken near to or next to the operational railway which may impact 
upon its safety, performance and operation. NR request that any proposals 
approved under the LDO ensure that access points and infrastructure of the 
railway is not impacted.  


5.4.
West Midlands Fire Service (WMFS) – Would like to be consulted on 
development with regard to water supplies and access for fire fighting for 
each development prior to it reaching Building Regulations stage. 


5.5.
Natural England (NE) - have no comments to make on this consultation.


5.6.
Environment Agency (EA) – No objections to this proposal with the conditions 
proposed. 


5.7.
Stuart Homer, Land owner of Concentric Park Industrial Estate (SH) – 
Objects on the following grounds:

No reason is given as to why phase 2 of AAP is not included in LDO;

It has not been mentioned that large part of the LDO not in HCA/ Council 
Ownership, and that area includes a thriving industrial estate;

Reducing parking in an effort to encourage use by public transport will 
result in residential side streets becoming congested and impacting on 
local residential amenity;

Improving the Lichfield Road/ Aston Hall Road junction will not improve 
access to the Strategic Highway Network but will exacerbate the existing 
issues by increasing the volume of traffic arriving at these pinch points;

Concentric Park Industrial Estate which is facing closure as a result of this 
proposal has created 150 jobs in the last 2 years. Evidence suggests that this 
is a far higher employment rate density than that expected through the 
LDO;

Concentric Park Industrial Estate has already regenerated a derelict site and 
supports businesses involved in automotive and aerospace manufacturing as 
well as other diverse sectors; 

The demolition of Concentric Park Industrial Estate will put many businesses 
and jobs at risk in the very sectors that are being promoted;

By taking phase 2 of the RIS out of the LDO existing poor quality buildings 
will continue to frame the main routes leading to and though the RIS; and 

The LDO bears little resemblance to the AAP and will not help deliver the 
comprehensive, managed and high quality development promised in the 
AAP.


5.8.
Aston Parish Church (APC) - Object to the Serpentine Site (Area 2 of the 
LDO as shown on the LDO boundary plan) being included in the LDO but will 
withdraw this objection if they receive evidence that the issues outlined below 
have been addressed:


Evidence presented in the planning documents makes it clear that the 
Serpentine Site with a statutory conservation area, listed buildings, 
archaeological requirements and being adjacent to housing makes it very 
different to the other two areas included in this proposal;  


It is unclear how this proposal meets the requirement of Aston, Newtown, 
Lozells Area Action Plan (AAP) section 7.18, regarding improved pedestrian 
access to Aston Churchyard;

Who is to own and maintain the security wall between the Churchyard and 
Serpentine Site that was installed by Asda when the site was used for a 
supermarket? The church is keen to open up public access to the churchyard 
and a more appropriate boundary treatment is needed for this. There is 
nothing in this proposal about improving the boundary;

How does this proposal to limit building heights to 15m meet the 
requirement of AAP section 2.16 that the design of new development should
be of high quality taking into consideration its historic context, building 
materials, massing and views;

What is the estimated S106 grant and how much of this will be for the  
community and to improve public access to the churchyard; 


Will there be adequate car parking facilities on the site;


Is preserving public access to the site guaranteed? Security gating 
would be inappropriate;

The entrance to the Serpentine Ground between the Aston Tavern and the 
churchyard is a disgrace, what are the proposals for it being landscaped and 
who is responsible for this;

How are pedestrians to gain access to the 15m landscape buffer from Aston 
Hall Road; 

Who is to be responsible for the maintenance of the 15m landscape 
buffer and to what standard will it be maintained? Who will 
be responsible for 
removing fly tipping; 

What is to happen to the vacant land between the LDO boundary and the 
conservation area – churchyard shown white on the plan? (The Church 
considers this should be a public open space integrated into the closed 
churchyard area maintained by the City Council); 

A 15m high wall is permitted by the LDO on the railway boundary, 
furthermore there is no restriction on building massing so how are 
sightlines 
to be maintained from the railway and A38(M) into the conservation 
area?;

Roof materials should be specified, crinkly tin will not do; and 

What safeguards are there that the development will present an 
appropriate aspect – elevation for the residential properties on the 
western 
edge of the area?

5.9
One objection has been received from a local resident on the grounds that the 
Councils intentions are unclear and she wishes to be offered a house 
exchange. 
6.0
Response to Consultations

6.1.
Highways Agency has raised no objection to the LDO but has suggested that 
stronger links should be made in the LDO to the Travel Plan requirements set 
out in the AAP. Condition B14 of the LDO would require any occupiers of new 
buildings constructed though the LDO to affiliate to “Company Travel Wise in 
Birmingham”. Policy T6 of the AAP requires 
developers and/ or occupiers 
within the RIS to sign up to and implement the Framework Travel Plan 
produced by the City Council, in consultation with Centro and the Highways 
Agency. Condition B14 of the LDO can be amended to reflect this 
recommendation by HA and to ensure compliance with the AAP. 


6.2.
English Heritage have not objected to the LDO but have raised comments 
regarding the evidence contained in 
the LDO and whether this adequately 
demonstrates that the conditions proposed as part of the LDO would result in 
the conservation of Aston Parish Church in a manner appropriate to its
significance in accordance with national policy. To address this concern a full 
Heritage Statement has now 
been commissioned. The remit of the Heritage 
Statement was to consider the significance of Aston Parish Church and the 
wider conservation area and consider whether the proposed LDO conditions 
had gone far enough in ensuring the protection or enhancement of the grade 
II* Parish Church and the conservation area. The Heritage Statement is
appended to this report (appendix B) and it is now proposed that this should 
become an appendix to the LDO.  


6.3.
Contextual views of the grade II* listed Aston Parish Church and through the 
conservation area have been fully considered as part of the heritage 
assessment of this site. These views are depicted within the Heritage 
Statement. The views though the conservation area from Aston Hall
demonstrate that the Serpentine Site (shown as Area 2 on the LDO boundary 
plan) is screened from view by the presence of the church yard and its trees. 
These views were considered in September when the trees were in full leaf. 
However, it is considered that the density of these trees is such that they will 
comprise an effective screen to the Serpentine Site even in winter, although it 
is possible that there would be limited glimpses of the Serpentine Site during 
the winter months. 


6.4.
The most exposed view of the proposed Serpentine Site from the 
conservation area is at the entrance to the site off Aston Hall Road.


6.5. Having considered the significance of the heritage assets adjacent to the LDO, the Heritage Statement makes several recommendations to ensure the protection of the conservation area and the adjacent grade II* listed Aston Parish Church. The majority of the recommendations made in the Heritage Statement are for improvement to the boundary of the church yard within communally accessible areas of the site (such as at the site entrance and throughout circulation areas of the site). These recommendations include repairing the collapsed northern churchyard wall, removing graffiti, ensuring the design of the entrance to the Serpentine Site to consider the setting of the conservation area (perhaps by including a landscape feature) and representing the meander of the former Serpentine river across the site in some way. It is not possible to require these works though the remit of the LDO but officers recognise the need to undertake these works and have secured S106 funding and Growing Places grant funding to enable these works. 

6.7. Policy R5 of the Aston Newtown and Lozells AAP states that a comprehensive approach is required to develop the RIS and to ensure an integrated and high quality development. A Development Framework is currently being prepared by the Council which will address site wide issues beyond the scope of the LDO such as public realm improvements. This will set out a clear rationale for public realm improvement which will include improvement works to the Serpentine Site. 


6.8. The Heritage Statement has also set out that the roofscape of any proposed development on the Serpentine Site is important from long distance views across the conservation area. Roofing materials will be required to be submitted by condition B1 of the LDO. This will ensure that appropriate materials are agreed for the construction of buildings on the Serpentine Site including ensuring that sensitive roofing materials are used. 


6.9. A final recommendation on the Heritage Statement is for the Holte Almshouses to be recalled in boundary treatment along the Aston Hall Road. The former Almshouses site fall within Area 3 of the LDO site and this part of the site is currently developed with large warehouse buildings in operation by Astra Engineering. As the Council is not the land owner of this site, we can not insist in the creation of this boundary treatment on this land through the LDO. 


6.10. I consider that account has been taken of the important historic context of the area and that through the Heritage Statement it is sufficiently evidenced that the conditions of the LDO along with provisions to be included in the Development Framework would result in the conservation of Aston Parish Church and the Aston Parish Church and Conservation Area in a manner appropriate to their significance in accordance with national policy.

6.11. Concerns raised by Network Rail and West Midlands Fire Service are not material planning considerations but matter of good development practise in bringing forward these sites for development. Although the LDO seeks to simplify the planning process, it remains necessary for developers to comply with all relevant licences, permits and controls required under other legislation. 


6.12. Objection has been raised by Stuart Homer who is the current land owner of Concentric Park Industrial Estate which falls within Area 1 of the Draft LDO boundary. Mr. Homer has stated that no reason has been given as to why phase 2 of AAP is not included in the LDO. The LDO seeks to streamline and simplify the planning process by extending permitted development rights for industrial uses (B1 (b), B1 (c) and B2), thereby reducing costs and lead in times for developers and providing certainty to the market. The LDO is being prepared for the majority of the RIS, but excludes a small proportion of Phase 1, all of Phase 2 and parts of Phase 3 as these areas are more sensitive to development with a number of sites adjacent to well established residential uses.  Guidance in the form of a Development Framework will be prepared for the sites within the RIS that are not covered by the LDO. The framework will cover site-wide issues, such as public realm improvements.


6.13. Objection is raised that reducing parking in an effort to encourage use by public transport will result in residential side streets becoming congested and impacting on local residential amenity. The RIS site is currently well served by public transport, with frequent rail services on the cross-city and Walsall lines calling at Aston Station and ‘showcase’ style bus services on the Lichfield Road. In addition, improved passenger information, including real time information is proposed at new stop locations.  


6.14. Objection has been raised that improving the Lichfield Road/ Aston Hall Road junction will not improve access to the Strategic Highway Network but will exacerbate the existing issues by increasing the volume of traffic arriving at these pinch points. The works to the Lichfield Road/ Aston Hall Road fall outside of the scope of the LDO. However the proposed highway improvements to Lichfield Road/Aston Hall Road will improve the flow of traffic along this key transport corridor and will also provide a greatly improve access to the RIS. The City Council has worked closely with the Highways Agency (HA) to assess the traffic impact of the RIS on the strategic road network (SRN). 


6.15. In respect of the Concentric Controls Land, at the moment this land comprises a business park of 30 units with a number of operational businesses, which are said to employ approximately 150 people. The business park has been operating since mid-2010. The current use of the site, which is low quality small scale industrial accommodation, does not conform to the objective of the RIS which is to create a high quality development suitable for companies with international/ national operations. The City Council will seek to work with the land owner to enable the effective relocation of the various businesses, including potential financial support packages where relevant. The inclusion of this land in the LDO provides a complete development frontage to Salford Lake and will allow adjoining land currently in the ownership of the HCA to be effectively released for development. 

6.16. Objection has been raised that by taking phase 2 of the RIS out of the LDO existing poor quality buildings will continue to frame the main routes leading to and though the RIS and that the LDO bears little resemblance to the AAP and will not help deliver the comprehensive, managed and high quality development promised in the AAP. However, the NPPF encourages a proactive approach to meet the development needs of business and reduce the burden of planning requirements. This LDO has therefore been prepared for part of the RIS, which seeks to incentivise development by removing the need for subsequent planning consent. It sets out planning conditions which address the requirements of the AAP. For example, the LDO contains conditions which address policies R2-R4 in the AAP, which include a landscape buffer between the development and Salford Lake/ Aston Hall and Church Conservation Area, flood risk mitigation measures, energy standards and noise mitigation measures. A development framework will be prepared to address site wide issues beyond the scope of the LDO such as public realm improvements. The development framework will also provide planning guidance on development plots (such as those fronting Lichfield Road) not covered by the LDO. In terms of the AAP requirement for a scheme of management the LDO effectively controls the type of end user to meet the objectives of the RIS as outlined in the AAP. The highway, transport and environmental improvements referred to in Policy R6 will now be delivered by the City Council rather than through S106 or highways agreements. The package of planning measures comprising LDO, planning applications and development framework address all the matters set out in Policies R2 – R6 of the AAP.

6.17. Objection has been raised to this proposal by Aston Parish Church. The majority of the concerns raised relate to the need for improvements to the boundary of the church and for linked access across the church yard and though the site. Officers have been working with Aston Parish Church to agree how these improvements can be achieved. These will be set out in the Development Framework for the RIS. 

6.18. Aston Parish Church have commented that the Serpentine Site is a sensitive site to develop due to is location adjacent to the parish church, including the conservation area, with archaeological interest and adjacent to housing. Whilst the LDO seeks to streamline the planning system to promote development, the LDO has not been made without conditions or limitations. Account has been taken of the important historic context of the area and a Heritage Statement has now been completed to accompany the LDO. Conditions proposed on the LDO seek to ensure the residential amenity of existing local occupiers and to protect the character of the area (this includes limitations on the height of the building, requiring materials to be submitted and requiring significant areas of landscaping as part of any development). An archaeological investigation has been carried out on this site to the satisfaction of the City Archaeologist. 


6.19. Objection has been raised that in theory a 15m high building is permitted by the LDO adjacent to the railway boundary and that there are no restriction on building massing so sightlines from the railway and A38(M) could be lost. Due to the need to service individual proposed units allowed under the LDO with parking and circulation areas it is highly unlikely that there would be a solid built construction along the entire boundary of the railway up to the 15m buffer zone. As such there will still be sightline to the conservation area from the railway line. The elevated height of the A38(M) ensures views of the spire of the church even with development permitted though the LDO. 


6.20. Objection has been raised that roof materials should be specified. This will be the case and is required by condition B1 of the LDO. 

6.21. Objections raised by a local resident do not raise any material planning matters that should be considered further as part of this assessment. 
7.0
Suggested revisions to the LDO

7.1. That the Heritage Statement carried out by PCPT architects is appended to the LDO demonstrating that a full assessment of the significance of Aston Parish Church and the Aston Hall and Church Conservation Area has been undertaken. 
7.2. That condition B14 of the LDO is amended to require developers to sign up to the Framework Travel Plan. 

8. Conclusions

8.1.
With the conditions and restrictions proposed and with the revisions detailed 
above, it is considered that the LDO achieves the right balance of 
streamlining the planning system and promoting economic growth in this 
area, in line with the AAP, whilst also ensuring the character and quality of the 
area. 
8.2 Subject to no intervention by the Secretary of State, the LDOs would be adopted and take effect as soon as possible, in accordance with the Orders outlined in Appendix A. 

Appendix A

Draft LDO for Advanced Manufacturing Hub, Aston

Within the area defined by Plan 1 (Appendix C) – planning permission is hereby granted exclusively for operational development associated with the following uses: 


Permitted Development


Operational Development for use within:

a) Use Class B1 (b) Research and Development of products and Process

b) Use Class B1 (c) Light Industry 

c) 
Use Class B2 General Industry: Use for the carrying out of an 
industrial process other than one falling in class B1


Development not permitted 

· Where the proposal is Schedule 1 EIA development. 


· Where the proposed development would fall within the description of Schedule 2 of the Town and Country Planning (Environmental Impact Assessment) Regulations 2011, unless the Local Planning Authority has, following the submission of a request for screening opinion, determined in accordance with the criteria within Schedule 3 of the same regulations, that the development is unlikely to have a significant effect on the environment by virtue of factors such as its nature, size or location and is therefore not EIA development. 


· No advertisement consent is granted as part of this LDO


· No changes of use to B8 Storage and Distribution uses or B1 (a) Office use is permitted. 

General LDO Conditions:

This LDO only grants planning permission as detailed. It remains necessary for all LDO permitted development to comply with relevant licences, permits and controls required under other legislation. 

The LDO is subject to conditions which are detailed in Table 1 (Appendix B). For development to be permitted under LDO the development must comply with these conditions. 

Table 1

	General conditions 
	Reasons


Restrictions to Changes of Use

	A1 - Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995 (or any Order revoking or re-enacting that Order with or without modification), buildings permitted by this order  shall be used for uses B1 (b), B1(c) and B2 only and for no other purpose including any other purpose in Classes B1 (a) and B8 of the Schedule to the Town and Country Planning (Use Classes) Order 1987, or in any provision equivalent to that Class in any statutory instrument amending, revoking and/or re-enacting that Order with or without modification. 


	In order to define the permission in accordance with Paragraphs 3.8 and 3.10 of the Birmingham UDP 2005 and the NPPF.


Design

	A2 - All new buildings must be designed with main entrances and glazed elevations that front onto street frontages. 


	In order to enhance streetscape quality and safety in accordance with Paragraphs 3.8 and 3.10 of the Birmingham UDP 2005, Places for All SPG, Aston, Newton and Lozells Area Action Plan (2012) and the NPPF


	A3 - The total height of development (including plant and machinery) shall not exceed 15 metres above ground level. 


	In order to protect amenity and create a high quality built environment in accordance with Paragraphs 3.8 and 3.10 of the Birmingham UDP 2005, Places for All SPG, Aston, Newton and Lozells Area Action Plan (2012) and the NPPF. 


	A4 - Adjacent to public highways, the minimum width of perimeter landscaping shall be 4 metres. Use of site perimeter security fencing should be minimised: where required, it must be of an attractive design and set back at least 2 metres from the edge of public highways and its visual impact reduced by landscaping. 


	In order to protect amenity and create a high quality built environment in accordance with Paragraphs 3.8 and 3.10 of the Birmingham UDP 2005, Places for All SPG, Aston, Newton and Lozells Area Action Plan (2012) and the NPPF. 


	A5 - Car parking areas of 900m2 or more must incorporate high quality landscaping including trees and indigenous planting.
	In order to protect amenity and create a high quality built environment in accordance with Paragraphs 3.8 and 3.10 of the Birmingham UDP 2005, Places for All SPG, Aston, Newton and Lozells Area Action Plan (2012) and the NPPF. 

	A6 - No built development is permitted in the landscaped buffers shown on Plan 1 Appendix C. 
	In order to create a buffer against flood zone 3, sites of historical importance, noise sensitive site and between any proposed development in accordance with Paragraphs 3.8, 3.10 and 3.27 of the Birmingham UDP 2005, Places for All SPG, Aston, Newton and Lozells Area Action Plan (2012) and the NPPF. 



Energy Efficiency

	A7 - All buildings must be designed to ensure energy consumption is minimised and meets the Building Research Establishment's Environmental Assessment Method (BREEAM) "very good" ratings as a minimum.
	In accordance with paragraphs 3.8 and 3.10 of the Birmingham UDP 2005, Aston, Newton and Lozells Area Action Plan (2012) and the NPPF. 



Drainage 

	A8 - There shall be no new buildings, structures (including gates, walls and fences) or raised ground levels within 8 meters of the River Tame. 


	To prevent the increased risk of flooding, to improve and protect water quality, improve habitat and amenity, and ensure future maintenance of these in accordance with Paragraphs 3.71-3.76 of the Birmingham UDP 2005, Sustainable Management of Urban Rivers and Floodplains SPD and PPS25


Noise and Vibration 
	A9 – No operational activities associated with the permitted uses shall be carried out on external spaces. 

	In order to define the permission and safeguard the amenities of occupiers of premises/dwellings in the vicinity in accordance with paragraphs 3.8 and 3.10 of the Birmingham Unitary development plan and the NPPF.

	A10 - Within Area 2 (Serpentine) between the hours of 19.00 and 07.00 the maximum instantaneous noise levels (LAFmax) from the development shall not exceed 55 dB, or 10 dB above the existing LA90 (whichever is the greater) assessed from adjoining noise sensitive residential premises on Village Road and Serpentine Road. Where monitoring is not possible from these noise sensitive premises details of alternative monitoring locations should be submitted to and approved by the Local Planning Authority and monitoring shall then be carried out at these agreed locations.


	In order to secure the satisfactory development of the application site and safeguard the amenities of occupiers of premises/dwellings in the vicinity in accordance with Paragraphs 3.8 and 3.10 of the Birmingham UDP 2005 and the NPPF.



	A11 - Cumulative plant noise rating levels arising from the plant and equipment at any development (assessed by BS4142:1997) shall not exceed 10 dB below the existing ambient (LAeq), nor 5 dB below the existing background (LA90) at residential noise sensitive premises at Village Road and Serpentine Road. 



	In order to secure the satisfactory development of the application site and safeguard the amenities of occupiers of premises/dwellings in the vicinity in accordance with Paragraphs 3.8 and 3.10 of the Birmingham UDP 2005 and the NPPF.




Storage and Waste 

	A12 - Equipment, raw materials, finished or unfinished products or parts, crates, packing materials or waste shall only be stacked or stored within buildings permitted by this consent. 


	In order to define the permission and safeguard the amenities of occupiers of premises/dwellings in the vicinity in accordance with paragraphs 3.8 and 3.10 of the Birmingham Unitary development plan and the NPPF.


	Conditions requiring details to be submitted 
	Reasons


Design 

	B1 - No development shall take place until samples of the materials to be used in the construction of the external surfaces of any buildings hereby permitted have been submitted to and approved in writing by the Local Planning Authority. Details of samples shall both be provided for on site consideration and detailed on an annotated elevation drawing. The development shall be implemented in accordance with the approved details. 


	In order to secure the satisfactory development of the application site in accordance with Paragraphs 3.8 and 3.10 of the Birmingham UDP 2005.


Noise and Vibration 
	B2 - Prior to the installation of any new buildings, structure, plant or machinery a scheme of insulation against the emission of noise shall be submitted to and approved in writing by the Local Planning Authority. The development shall be implemented in accordance with the approved details and thereafter maintained. 

	To ensure that the buildings, structures and plant are adequately sound proofed in the interests of the amenities of the occupiers of nearby premises in accordance with Paragraphs 3.8 and 3.10 of the Birmingham UDP 2005 and the NPPF.

	B3 - Prior to the occupation of any B2 use that would cause vibration in excess of 0.14 mm/s peak particle velocity; details shall be submitted to the Local Planning Authority demonstrating that the principles of BS6472:2008 have been followed. 


	In order to secure the satisfactory development of the application site and safeguard the amenities of occupiers of premises/dwellings in the vicinity in accordance with Paragraphs 3.8 and 3.10 of the Birmingham UDP 2005 and the NPPF.




Lighting

	B4 - Development hereby approved within Area 2 shall not be occupied until a detailed external lighting scheme has been submitted to and approved in writing by the Local Planning Authority. The detailed lighting scheme shall include site plans showing horizontal and vertical overspill to include light trespass and source intensity. All lighting works shall be implemented in accordance with the approved details and shall be completed prior to the occupation of any part of the development and thereafter maintained.


	To ensure a high quality of external environment, to complement the development proposals, and to protect and reinforce local character in accordance with Paragraphs 3.8, 3.10, 3.14 and 3.16A of the Birmingham UDP 2005, Places for All SPG and Lighting Places SPD.


Land Contamination 

	B5 - Prior to commencement of development of each building plot, a site assessment and, if required,  remediation scheme to deal with the risks associated with contamination of the site for the intended use shall be submitted to and approved, in writing, by the Local Planning Authority:

1) A preliminary risk assessment, which has identified:

• all previous uses

• potential contaminants associated with those uses

• a conceptual model of the site indicating sources, pathways and receptors

• Potentially unacceptable risks arising from contamination at the site.

2) A site investigation scheme, based on (1) to provide information for a detailed risk assessment of the risk to all receptors that may be affected, including those off site.

3) If contamination is found to be present and assessed as an unacceptable risk to human health, safety and the environment, an options appraisal and remediation strategy shall be submitted giving full details of the remediation measures required and how they are to be undertaken, timetable of works and site management procedures.

4) A verification plan providing details of the data that will be collected in order to demonstrate that the works set out in (3) are complete and identifying any requirements for longer-term monitoring of pollutant linkages, maintenance and arrangements for contingency action.

The scheme shall be implemented as approved and must ensure that the site will not qualify as contaminated land under Part 2A of the Environmental Protection Act 1990 (and subsequent legislation) in relation to the intended use of the land after remediation.
	In order to secure the satisfactory development of the application site and safeguard the amenities of occupiers of premises/dwellings in the vicinity in accordance with Paragraphs 3.8 and 3.10 of the Birmingham UDP 2005 and the NPPF.




Flood Risk

	B6 - Prior to the commencement of development of each new building plot, developers are required to demonstrate that flood resiliency and resistancy has been incorporated into the proposed design. These details should then be submitted to the planning authority for approval in writing. Building works should be carried out in accordance with these approved details. Within the design there would be a general requirement for a flood emergency plan for any units proposed within Flood Zone 2.
	In order to secure the satisfactory development of the application site and safeguard the amenities of occupiers of premises/dwellings in the vicinity in accordance with Paragraphs 3.8 and 3.10 of the Birmingham UDP 2005 and the NPPF.



	B7 - No development shall take place until a surface water drainage scheme for each proposed site, based on sustainable drainage principles and an assessment of the hydrological and hydro geological context of the development, has been submitted to and approved in writing by the Local Planning Authority. The scheme shall subsequently be implemented in accordance with the approved details before the development is completed. 
	To prevent the increased risk of flooding, to improve and protect water quality, improve habitat and amenity, and ensure future maintenance of these in accordance with Paragraphs 3.71-3.76 of the Birmingham UDP 2005, Sustainable Management of Urban Rivers and Floodplains SPD and PPS25


Odour 

	B8 - Details of the extract ventilation and odour control equipment shall be submitted to and approved in writing by the Local Planning Authority for approval prior to the occupation of any new building where an extraction flue is required. The development shall be implemented in accordance with the approved details and thereafter maintained. 
	In order to define the permission and safeguard the amenities of occupiers of premises/dwellings in the vicinity in accordance with paragraphs 3.8 and 3.10 of the Birmingham Unitary development plan and the NPPF.


Ecology 

	B9 - No new development permitted by this order, including demolition, shall take place until an ecological assessment extended phase 1 survey including bat survey and a report have been submitted to and approved in writing by the Local Planning Authority. The scope of the survey shall be agreed in advance with the Local Planning Authority. The survey report shall be accompanied by a strategy, which provides full details of measures for mitigation and enhancement. The development (including demolition) shall then be implemented in accordance with the approved details of the mitigation strategy. 


	In order to secure the satisfactory development of the application site in accordance with Paragraphs 3.37-3.40 of the Birmingham UDP 2005, PPS9 and the Nature Conservation Strategy for Birmingham SPG.

	B10 - No trees or hedgerows shall be uprooted, felled, lopped, topped, or cut back in any way until a scheme for such works has been submitted to and approved in writing by the Local Planning Authority. 


	In order to secure the satisfactory development of the application site in accordance with Paragraphs 3.37-3.40 of the Birmingham UDP 2005, PPS9 and the Nature Conservation Strategy for Birmingham SPG.



Highways

	B11 - No development shall take place on the Holte and Priory site (Area 1) until full details of the siting and design of a means of vehicular access have been submitted to and approved in writing by the Local Planning Authority. The details of any proposed vehicular access will have been informed by a Transport Assessment that will have included a junction capacity study for the Lichfield Road/ Aston Hall Road junction. The approved access shall be implemented before the first permitted development at this site is brought into use. No other new accesses are permitted by this order. 


	In order to secure the satisfactory development of the application site in the interests of highway safety in accordance with Paragraphs 3.8, 3.10, 6.17 and 6.39 of the Birmingham UDP 2005.



	B12 - No building shall be occupied until that part of the service road, which provides access to it has been constructed in accordance with details to be submitted to and the approved by the Local Planning Authority. 


	In order to secure the satisfactory development of the application site in the interests of highway safety in accordance with Paragraphs 3.8, 3.10, 6.17 and 6.39 of the Birmingham UDP 2005.



	B13 - No new building plot development shall take place until details of the vehicle parking and turning areas have been submitted to and approved in writing by the Local Planning Authority, such details to include surface treatment. These areas shall be provided in accordance with the approved plans prior to occupation of any part of the development hereby permitted and thereafter maintained and shall not be used for other than their designated purpose. 


	In order to secure the satisfactory development of the application site in the interests of highway safety in accordance with Paragraphs 3.8, 3.10, 6.17 and 6.39 of the Birmingham UDP 2005.



	B14 - No new building shall be occupied until the occupiers of the premises have affiliated to the Framework Travel Plan  produced by the City Council, in consultation with Centro and the Highways Agency.  

Reason: In order to achieve a more sustainable development in accordance with Paragraphs 3.8, 3.10 and 6.17 of the Birmingham UDP 2005.


	In order to secure the satisfactory development of the application site in the interests of highway safety in accordance with Paragraphs 3.8, 3.10, 6.17 and 6.39 of the Birmingham UDP 2005.



	B15 - Prior to the commencement of work at each new building plot details of the provision for the secure, and where appropriate, covered storage for cycles and motorcycles shall be submitted to and approved in writing by the Local Planning Authority. Provision shall thereafter be implemented and maintained in accordance with the approved details. 


	In order to secure the satisfactory development of the application site in the interests of highway safety in accordance with Paragraphs 3.8, 3.10, 6.17 and 6.39 of the Birmingham UDP 2005.




Appendix B
Heritage Statement
Appendix C 


Plan 1
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