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Agenda Item 4b



 
 
Application Number:  0156/2020 
 
Development:  Demolition of existing buildings and erection of 20 dwelling houses 

(comprising of 6 no. dwellings and 14 no. apartments), car parking and 
associated works 

 
Location:  Land off Hospital Street, TAMWORTH 
 

 
1. Introduction 
 
1.1. The application is being reported to Planning Committee based on the size and nature of the application. 

The application is considered a major application based on number of dwellings proposed for the site 
being more than 10. In total there are 20 proposed dwellings to be erected within the development. 
 

1.2. The application is for the total demolition and site clearance of all disused factory and associated office 
buildings on the old Phoenix Machine Works site south of Hospital Street. In addition to the demolition, 
any necessary ground remediation works will also take place. The development will also include the 
erection of 20 dwellings with a mix of 6 houses and 14 apartments to be included within the 
development. The development will also include associated parking for all units as well as bin storage 
and collection areas and bird and bat boxes to preserve and enhance biodiversity both within and 
around the site. 

 
1.3. The proposal is accompanied by a Design and Access Statement, Planning Statement, Heritage 

Statement, Noise Survey, Archaeology Report, Bat Survey, Environmental Impact Assessment, CMP 
and a Demolition Survey. The application site is currently a disused factory site and has a number of 
vacant buildings in a state of disrepair. Vehicular access to the site is proposed from an existing access 
road off Hospital Street and an additional pedestrian access will be provided onto Offa Street to increase 
the site’s permeability and integration with the surrounding area. The access then leads into a cul-de-
sac style development with housing and parking positioned along the highway. Small areas of 
landscaping are included at points adjacent to the highway to enhance the street scene and character 
and appearance of the area.  

 
1.4. The current buildings on site are a mix of single storey factory buildings and two storey office buildings 

to the south of the site. There are also car parking areas within the site which are also disused and 
overgrown. The entire site is derelict and is in a state of disrepair. 

 
1.5. The site is subject to a number of constraints and has led to a number of additional reports and 

considerations to be made during the appliocation process. The site is partially within two conservation 
areas (Tamworth Town centre and Hospital Street) and is in close proximity to grade II listed buildings 
and also lies in an area of high archaeological potential. Other constraints include the potential for 
ground contamination and the nesting of bats within the site. Therefore consideration has been required 
when shaping this development so that all constraints are factored in and no significant harm is 
generated as a result of the proposed development. 

 
1.6. The principle of development of this important town centre site for residential development is supported. 

The site is an allocated housing site in the adopted Tamworth Local Plan, therefore there is no objection 
in principle to a proposal for residential development. However, there is still the need to assess the 
details in respect of the traffic, parking, design and amenity issues as well as impacts on biodiversity and 
ground contamination. The central issue relating to this site is the potential impact of the development 
on the surrounding heritage assets – namely the Town’s Conservation Area and the Listed Buildings. 
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Location Plan 
 
 
2. Policies 
 
2.1 Local Plan Policies  
 

SS1 – The Spatial Strategy for Tamworth 
SS2 – Presumption in Favour of Sustainable Development 
HG1 – Housing  
HG2 – Sustainable Urban Extensions 
HG4 – Affordable Housing 
HG5 – Housing Mix 
HG6 – Housing Density 
EN4 – Protecting and Enhancing Biodiversity 
EN5 – Design and New Development 
EN6 – Protecting the Historic Environment 
SU1 - Sustainable Transport Network 
SU2 – Delivering Sustainable Transport 
SU4 - Flood Risk and Water Management 
SU5 – Pollution, Ground Conditions and Minerals and Soils 
IM1 – Infrastructure and Developer Contributions 
Appendix A – Housing Trajectory  
Appendix C – Car Parking Standard 

 
3. Relevant Site History 

 
T10898 PROPOSING RESITING OF ENTRANCE IN OFFA STREET AND       ERECTION OF 

BOUNDARY WALL AT THE TAMWORTH HERALD CO.LTD. 
T15088 MINOR ALTERATIONS IN CONNECTION WITH THE USE OF THE     BUILDING AS 

OFFICES. 
0139/2005 Proposed link between 11 & 12 Aldergate 
0141/2005 Proposed link between 11 & 12 Aldergate 
T02949 Proposed widening of existing vehicular entrance on Hospital Street. 
0393/2018 Confirmation that all conditions relating to planning permission T22898 have been discharged 
0394/2018 Confirmation that all conditions relating to Conservation Area Consent  T22899 have been 

discharged 
 
 

3. Consultation Responses 
 
3.1 Whilst every effort has been made to accurately summarise the responses received, full copies of 

the representations received are available to view at 
http://planning.tamworth.gov.uk/northgate/planningexplorer/generalsearch.aspx  

 
  

3.2       Severn Trent Water Ltd 
         
            No objections subject to conditions. 
 
3.3       Tamworth Borough Council – Environmental Health 
         
            No objections subject conditions 
 
3.4       Tamworth Borough Council – Refuse Collection 
         
            No objections provided sufficient space for refuse facilities. 
 
3.5      Tamworth Borough Council (Development Plan) 
 
           No objections. 
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3.6      Tamworth Borough Council (Strategic Housing) 
 
           No objections. 
 
3.7      Tamworth Borough Council (Conservation)  
 
           No objections subject to conditions.  
 
3.8      Staffordshire County Highways  
 
           No objections subject to conditions.  
 
3.9      Staffordshire County Ecology  
 
           No objections subject to conditions.  
 
3.10   Staffordshire County Council (Lead Local Flood Authority) 
         
           No objections. 
                         
 

The consultation responses comments are précised if conditions are proposed these are included 
within the conditions at the end of the report unless stated otherwise. 

 
4. Additional Representations 
 
4.1 As part of the consultation process adjacent residents were notified and a press notice and site 

notices were erected. Whilst every effort has been made to accurately summarise the responses 
received, full copies of the representations received are available to view at www.tamworth.gov.uk. 

 
4.2 Comments have been received from two neighbouring properties raising concerns with the 

proposed development. The concerns raised included the methods to be used for demolition and 
preparation of the site and the potential impact that this may have on the surrounding properties in 
terms of disruption and damage to the houses themselves during the demolition and construction 
period. The comments also raised concerns over the inclusion of a pedestrian access point between 
the development and Offa Street. During the consultation period for this application and in response 
to the neighbouring residents concerns additional information was sought from the developer in 
terms of a Demolition Plan as well as a Construction Management Plan (CMP). It should also be 
noted that the potential for temporary disruption during the construction period is not a material 
planning consideration and is not something that can be considered when assessing a planning 
application. However, as with the demolition of the site, Environmental Health have assessed the 
CMP and are satisfied that there will be no significant impact on the amenity of surrounding 
properties during the construction period. The additional information was then assessed by 
Environmental Health who are satisfied that the additional information is acceptable and that the 
methods to be used for demolition will not generate unacceptable levels of noise or vibration and as 
such will not lead to significant harm to the amenity of neighbouring properties or for the potential 
damage of surrounding properties. The comments made by the neighbouring property over the 
removal of asbestos was considered via the Demolition Report that was submitted with the 
application. This has also been assessed by Environmental Health who have no objections to the 
methods to be used during the demolition and for the removal of asbestos from the site. The 
applicant has appointed a registered and reputable company as the main contractor to demolish the 
existing buildings and safely dispose of any asbestos. The contractor is registered to handle and 
dispose of asbestos and are one of the region’s largest demolition contractors. The company have 
acted for local authorities across the country, along with many other private companies and 
Government agencies. Therefore the work will be undertaken professionally and safely, with no risk 
to the health of surrounding residents. In terms of the pedestrian access onto Offa Street, this will 
increase the site’s permeability and integration into the surrounding area as well as encourage 
sustainable transport methods. Increased permeability of a site is regarded as a sound planning 
approach and good practice. The inclusion of a pedestrian access onto Offa Street will not lead to 
issues associated with anti-social behaviour at this point and is therefore deemed to be acceptable. 
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5. Equality and Human Rights Implications 
 
5.1 Due regard, where relevant, has been taken to the Tamworth Borough Council’s equality duty as 

contained within the Equalities Act 2010. The authority has had due regard to the public sector 
equality duty (PSED).  Under section 149 of the Equality Act 2010, a public authority must in the 
exercised of its functions, have due regard to the interests and needs of those sharing the protected 
characteristics under the Act, such as age, gender, disability and race. This proposal has no impact 
on such protected characteristics. 

 
5.2 There may be implications under Article 8 and Article 1 of the First Protocol of the Human Rights 

Act, regarding the right of respect for a person’s private and family life and home, and to the 
peaceful enjoyment of possessions.  However, these issues have been taken into account in the 
determination of this application. 

 
6. Planning Considerations 
 
6.1 The key issues to be considered at this stage are  
 

 Principle 

 Character, Appearance and Scale 

 Housing Mix 

 Affordable Housing 

 Impact on residential amenity 

 Parking and Highways 

 Impact on Ecology and Biodiversity 

 Flooding and Surface Drainage 

 Conservation and Listed Buildings 

 Archaeology 

 Ground Contamination 
 
6.1 Principle 
 
6.1.1 The site is an allocated site for residential development in the adopted Tamworth Local Plan 2006-

2031. The principle of residential development in this location has therefore already been 
established as acceptable. Policy SS1 of the Local Plan gives the spatial strategy to provide 
development in the most accessible and sustainable locations to meet housing and employment 
needs, whilst safeguarding natural and built assets, and policy SS2 requires any proposals that are 
sustainable and in accordance with the Plan should be approved without delay. The site is allocated 
under Reference 347 Phoenix Special Purpose Machines, Hospital Street in Local Plan policy HG1. 
Therefore, housing is considered acceptable on this site, subject to other material planning 
considerations as discussed in this report, such as layout and design, impact on Listed Buildings, 
highway safety, etc. The development is considered to comply with policies SS1, SS2, HG1, HG4, 
HG5, HG6, EN4, EN5, EN6, SU2, SU7, IM1 and Appendix A and C of the adopted Tamworth Local 
Plan 2006-2031. 

 
 
6.2 Character, Appearance and Scale 
 
6.2.1 The proposed development would see the demolition of approximately 1902sqm of existing floor 

space and its replacement with 20 dwellings made up of 12 1-bed units, 3 2-bed units and 5 3-bed 
dwellings, on a site area of 0.33Ha. The density of the proposed development would be 60dwellings 
per Ha based on the provision of 20 dwellings on a site area of 0.33Ha. Policy HG6 (Housing 
Density) sets out the minimum densities expected of new developments within Tamworth. 
Developments within, or in close proximity to, the town centre are expected to achieve a minimum 
density of 40 dwellings per Ha. Policy therefore have no objections to the proposal on density 
grounds. 

 
6.2.2 The 20 dwellings proposed are laid out along a single access road in the form of a cul-de-sac layout. 

There will be 3 houses on the right as you enter the site and there will be parking at the southern 
end of the site, the road then bends round to the right where there is a block of apartments and an 
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additional 2 houses. The apartments, houses and coach house block are located on either side of 
the highway. Parking is positioned to the front of each of the dwelling houses. Landscaping is 
incorporated throughout the site and trees are used to break up the frontage parking areas. 

 
6.2.3 The height of the dwellings are a mix of 2 and 3 storey units. The 3 storey apartment block is 

located to the southern edge of the site and is positioned against existing 3 storey buildings that run 
along Aldergate. The remainder of the buildings are all 2 stories and are positioned adjacent to 
existing 2 storey terraced properties on Hospital Street and Offa Street. The scale and massing of 
the proposed development relates well to its surroundings and will not generate harm to the 
surrounding area. The scale and massing of the scheme is suitable for the site and its location, it will 
not harm the character and appearance of the area or the surrounding street scenes. Therefore the 
scale and massing is compliant with Policy EN5 of the Local Plan and is deemed to be acceptable. 

 
6.2.4 The proposed dwellings have been designed in a way that shares the character and appearance of 

the surrounding listed properties on Aldergate. The appearance of the units is that of the Georgian 
period and the apartment block has the appearance of a row of town houses, the additional units 
also share some design elements from the Georgian period with the windows, soldier courses and 
chimneys. The block facing the apartment block also shares design characteristics from this period 
in the form of a coach house block. Therefore the character and appearance of the scheme relates 
well to its surroundings and will not harm the character and appearance of the surrounding streets. 
This is particularly important within this setting due to the close proximity to listed buildings and by 
being situated in two conservation areas. The proposed development is therefore compliant with 
Policy EN5 of the Local Plan and is therefore deemed to be acceptable in terms of design and 
character and appearance.  

 
6.2.5 The proposed development is also compliant with the requirements set out within the Design SPD. 

All dwellings have met the minimum requirements in terms of external amenity space and the 
minimum garden depth. Acceptable external amenity space has also been provided for the 
apartment block and as such these factors are considered to be acceptable. The proposed layout is 
also compliant with the required separation distances. There are no units where they are positioned 
back to back with other proposed or existing dwellings and so there are no issues with minimum 
separation distances not being met. The proposed development is therefore also compliant with the 
required separation distances contained within the Design SPD and is deemed to be acceptable. 

  
 
6.3 Housing Mix 
 
6.3.1 The proposed housing mix for the proposed development comprises of 12 x 1-bed (60%), 3 x 2-bed 

(15%) and 5 x 3-bed (25%) dwellings.  
 

Policy HG5 (Housing Mix) sets out the required housing mix for the borough as follows: 
 

1-bed – 4% 
2-beds – 42% 
3-beds – 39% 
4-beds+ - 15% 

 
A small brownfield development of mainly apartments would not typically be expected to strictly 
adhere to the mix set out in HG5, the mix should nevertheless be the starting point and any 
deviation from it should be appropriately justified. As such as part of the application, the applicant 
was required to provide justification as to why the proposed mix would be more appropriate than 
that set out in policy HG5 for this particular development. Justification was provided by the applicant 
and identified that the higher proportion of smaller units proposed reflects the viable delivery of the 
site, its constrained nature and its sustainable location. The development of this brownfield site 
requires site clearance and demolition of the existing factory buildings.  That cost, added to the 
remediation of the ground, affects viability and means a certain coverage is required to ensure the 
development remains viable. The proposal being considered within this application meets that 
balance.   

 
In order to get the number of homes to achieve viability a higher proportion of apartments are 
required because the site is constrained by existing residential development - on all sides there are 
neighbouring properties with principal habitable rooms looking towards the site.  To avoid loss of 
privacy to existing and future occupiers, the layout has had to be carefully designed limiting the 
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number of larger, traditional homes. Increasing the size of the apartments is not viable insofar as 
cost vs return.  In addition to this point, the larger the apartments the greater the parking 
requirement which would also have an adverse impact on how many homes the site could 
accommodate. 

 
The site is one of a few town centre sites available for development.  Section 11 of the Framework 
relates to making the most effective use of land.  Paragraph 122 underlines that planning decisions 
should make efficient use of land whilst taking into account a number of factors.  It is considered that 
the proposal achieves the most efficient use of the site to deliver housing in a sustainable part of the 
town whilst balancing the competing aims of heritage, amenity and design.  

 
Policy officer have provided an additional consultation response based on the further justification 
that was submitted by the applicant and has deemed the justification to be acceptable. As such 
Policy have expressed no objection to the proposed mix on the site and as such the proposed 
housing mix is deemed to be acceptable despite not being compliant with the mix required within 
Policy HG5. 

 
6.4 Affordable Housing 
 
6.4.1 The proposal does not include any affordable housing.  In accordance with policy HG4 (Affordable 

Housing), we would expect at least 20% of the dwellings on site to be affordable (a minimum of 4 
dwellings in this case), unless it can be demonstrated that to do so would render the development 
unviable.  

 
The applicant has submitted a Vacant Building Credit (VBC) report with the application, detailing 
why no affordable housing should be sought on site.   

 
Paragraph 63 of the National Planning Policy Framework states “To support the re-use of brownfield 
land, where vacant buildings are being reused or redeveloped, any affordable housing contribution 
due should be reduced by a proportionate amount.”  The NPPF footnote 28 goes on to state that 
vacant building credit does not apply to buildings which have been abandoned. 

 
Planning Practice Guidance (PPG) suggests that when considering whether vacant building credit 
can be applied to a particular case, the charging authority should consider: 

 Whether the building has been abandoned (i.e. whether it has been made vacant solely for the 
purposes of re-development). 

 Whether the building is covered by an extant or recently expired planning permission for the same 
or substantially the same development. 

 
The applicant has included evidence within the VBC report that the building has not been 
abandoned as business rates are still being paid on the property, this has since been confirmed with 
TBC business rates team.  The application site is a residential allocation in the Local Plan with no 
other extant permissions on the site for residential development.  Therefore we conclude that the 
tests for vacant building credit have been met. 

 
When calculating VBC it is necessary to take the floor space of the existing vacant building and 
subtract it from the proposed floor space and then calculate the affordable requirement from the 
difference. The proposal will demolish approx. 1900sqm of commercial building and build approx. 
1100sqm of residential dwellings.  As the proposed gross internal floor space is less than the 
existing gross internal floor space (to be demolished), and the vacant building credit tests have been 
met, we conclude that no affordable housing is required on site and Policy officers have deemed the 
proposal to be acceptable. The proposed development complies with national policy and guidance 
which is more contemporary than policy HG4 and therefore is deemed to be acceptable. Given that 
this is the first time that VBC has been proposed in Tamworth, further discussions with the South 
Staffordshire legal team were also held to ensure that our understanding was correct.  

 
6.5 Impact on Residential Amenity 
 
6.5.1 The proposed layout of the scheme will not lead to a significant impact on the amenity of 

neighbouring residential properties or properties included within the scheme. When assessing the 
potential impact on the amenity of neighbouring properties the following aspects are considered: 
loss of light, loss of privacy and overlooking, a sense of enclosure and being overbearing. 
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6.5.2 The proposed layout will not lead to any harm in terms of loss of light, there are no impacts to the 
rear gardens or rear elevations of the properties on Offa Street or Hospital Street. The proposed 
dwellings are positioned far enough away from existing properties for there to be no significant 
impacts on the light into amenity spaces or habitable rooms. The proposed apartment block is also 
positioned at an acceptable distance away from the building on Aldergate that there will also be no 
impact associated with loss of light to the rear of that property. The external amenity space to the 
rear of the site is also positioned to the rear of the apartment block which increases the separation 
distance and as such reduces the potential impact in terms of loss of light. Therefore when 
considering this aspect, the proposed layout and scale and massing is deemed to be acceptable.  

 
6.5.3 The proposed layout will not lead to any significant impacts associated with loss of privacy or 

overlooking. The houses to the north of the site will largely look back onto the side elevation of the 
existing property on Offa Street and so there will be no issues associated with loss of privacy or 
overlooking. The proposed dwelling furthest north has an obscure glazed window serving a 
bathroom and the other window will be obscured by the side elevation of the adjacent property and 
so there will be no harm generated to the privacy of the rear of properties along Offa Street. As 
previously mentioned, all minimum separation distances have been met and so there will be no 
impacts associated with loss of privacy or overlooking for any of the proposed dwellings. The 
apartments to the south of the site have also been designed in a way where overlooking and loss of 
privacy will not lead to significant issues. The windows that face towards existing buildings are small 
windows to the kitchen areas and will face the rear of existing commercial properties as well as 
being separated by car parking and external amenity space, therefore there will be no significant 
impacts. The layout of the entire site is deemed to be acceptable in terms of loss of privacy and 
overlooking. 

 
6.5.4 As all minimum separation distances and external amenity spaces have been complied with and 

due to the positioning of the proposed units, there will be no significant impacts associated with any 
units creating a sense of enclosure or being overbearing. The dwellings are positioned in a way 
where there will be no sense of being overbearing for the properties on Offa Street or Hospital 
Street. Likewise the apartment block to the south will also not generate a sense of enclosure to the 
existing buildings on Aldergate due to the positioning and separation distances. 

6.5.2 As such the proposed development and layout will not lead to any significant impacts associated 
with the amenity of neighbouring properties. The proposed layout is compliant with Policy EN5 of the 
Local Plan and the requirements set out within the Design SPD and is therefore deemed to be 
acceptable. 

 
 
6.6 Parking and Highways 
 
6.6.1 The proposed development will have a single highway access point which will make use of an 

existing access from Hospital Street. There will be a pedestrian access onto Hospital Street as well 
as onto Offa Street to the west of the site. The access into the site has a wide entrance and there 
are TROs (in the form of double yellow lines) in place on Hospital street that ensure visibility splays 
are maintained and will provide acceptable visibility when entering and leaving the site. County 
Highways have been consulted as part of this application and have expressed no objections to the 
proposed layout or the access. They have stated that the proposed development will not harm 
pedestrian or highway safety and is as such the development is compliant with Policy SU2 of the 
Local Plan. 

 
6.6.2 The highway is to an adoptable standard and it is the intention of the developer for the highway to 

be adopted once the development is completed. The development has included adequate access 
and turning facilities for waste service vehicles and as such is deemed to be acceptable. 

 
6.6.3 The proposed development is accompanied by associated parking and the proposed parking 

provision is compliant with the requirements in Appendix C of the Local Plan. Each of the dwelling 
houses provides 2 off street parking spaces, plots 7 and 8 (flats) also provide off street parking for 2 
cars each and as such these units have overprovided on parking, which in turn reduces the 
pressure on the residential streets surrounding the site or the visitors spaces provided within the 
site. The apartments in the block at the south of the site each have off street parking for 1 vehicle. 
There are also 5 visitor parking spaces incorporated into the site layout. The site has overprovided 
in terms of parking provision and as such will ensure that the surrounding residential streets are not 
adversely affected as a result of the development in terms of any increased on street parking. In 
addition to the off street parking provision incorporated into this scheme, there is a secure and 
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sheltered cycle store in the south east corner of the site. This combined with the strong public 
transport links surrounding the site and the close proximity to the Town Centre means the 
development is supporting a sustainable transport model and is compliant with Policy SU2 of the 
Local Plan. The combination of the off street parking provision, the sustainable transport provision 
and the proximity of the site to the Town Centre have meant that the parking provision incorporated 
into the site are deemed to be acceptable. 

 
6.7 Impact on Ecology and Biodiversity 
 
6.7.1 The site does contain evidence of wildlife and biodiversity in the form of bats and as such it has 

been necessary to make provisions to protect and enhance the biodiversity within the site. The 
layout has a number of bat and bird boxes included which have been detailed in the site layout 
plans as well as a detailed Bat Survey and Environmental Statement. As part of the assessment of 
the application, County Ecology has been consulted and is satisfied with the reports and plans that 
have been submitted with this application. As such the consultation response raised no objection to 
the proposed development. The development will not harm the biodiversity within and around the 
site and will actually protect and enhance biodiversity. The proposed development is therefore 
compliant with Policy EN4 of the Local Plan and the proposed development is therefore deemed to 
be acceptable. 

 
6.7.2 The proposed development has been accompanied with a detailed landscaping plan which has 

indicated the exact position, number of trees, hedges and shrubs as well as the species to be 
included. The landscaping that is being included will enhance the character and appearance of the 
site and development. The landscaping will also significantly increase the amount of biodiversity 
within the site and again is therefore compliant with Policy EN4 of the Local Plan and is deemed to 
be acceptable. 

 
6.8 Flooding and Surface Drainage 
 
6.8.1 The site does not sit in a Flood Zone however due to the size of the site does need to be assessed 

for the potential for the impact on flooding and surface drainage. As part of the application the Local 
Lead Flood Authority (LLFA) and Severn Trent have been consulted and both consultees have 
come back with no objection to the proposed development. The proposed development will not lead 
to an increased risk of flooding or issues associated with surface drainage and as such is compliant 
with Policy SU4 of the Local Plan. In fact as the site is reducing the amount of impermeable 
surfaces and is increasing the amount of landscaping and permeable surfaces, the potential for 
surface flooding is likely to be reduced as a result of this development. Therefore the proposed 
development is deemed to be acceptable. 

 
 
6.9 Conservation and Listed Buildings 
 
6.9.1  In determining any planning application, special attention shall be paid to the desirability of 

preserving a listed building, including its setting as set out in Sections 66 and 72 of the Planning 
(Listed Buildings and Conservation Areas) Act 1990 (PLBCA). Regard should also be given to the 
relevant parts of the National Planning Policy Framework (the Framework), in particular paragraphs 
127 and 184-202. This is particularly important with this application as it sits across two 
Conservation Areas (Hospital Street and Town Centre Conservation Areas) as well as being in close 
proximity to Listed Buildings. 

 
 The significance of the Town Centre is noted in the Conservation Area Appraisal and derives its 
significance from its medieval origins with the medieval street layout still intact, particularly towards 
the castle. The development around the subject site is later and more Victorian to Edwardian which 
saw Tamworth expand in the direction of the railway station. The Hospital Street Conservation area 
which is centred on Cherry Street, Barbara Street and Hospital St is closely related to this growth 
towards the railway station and is important for reflecting the speculative Victorian and Edwardian 
development of Tamworth. The site also contributes to the setting of designated and non-designated 
heritage assets, particularly those along Aldergate where there is group value in their form and 
construction around the medieval thoroughfares.  

 
As part of the consultation process the Conservation Officer was consulted and the consultation 
response offered no objection to the proposed development. The development of the site would 
cause less than substantial harm to the character and appearance of the conservation area and also 
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towards the significance of listed buildings as a result of development within their setting as per 
paragraph 194 of the Framework. Any potential harm generated would be towards the lower end of 
the scale, however any harm must be given great weight in accordance of paragraph 193 of the 
Framework. Paragraph 196 of the NPPF states that where there is ‘less than substantial harm,’ that 
the benefits of the development are weighed against the harm, including the optimum use. The 
above specified policies of the Tamworth Local Plan and accompanying guidance also seek to 
preserve the character and appearance of the conservation area and the setting of designated and 
non-designated assets and ensure design and materials are appropriate for the historic 
environment. 

 
The Conservation Officer has stated that there are public benefits in developing the site, such as 
removing an industrial use with a more appropriate residential use, and a design which adequately 
blends in with the character and appearance of the area and considers the setting of surrounding 
designated and non-designated heritage assets. There would also be socio-economic benefits to 
the construction and economy as a result of local expenditure from future occupants, short term 
employment and long term housing opportunities and the regeneration opportunities of a site which 
has been designated for such. The Conservation Officer has also stated that there are substantial 
benefits and mitigating influences which outweigh the harm caused to the significance of 
conservation area and the designated heritage assets. Paragraph 197 is also applicable with regard 
to the Local Listed Buildings and that whilst there is the potential for less than substantial harm, it is 
considered that this is outweighed by the benefits in which the development brings. Therefore the 
determination of the Conservation Officer is that having considered and paying special attention to 
the conservation area and special interest of the listed building as required by Sections 66 and 72 of 
the PLBCA. The scheme would appear appropriate from a historic environment perspective and is 
compliant with Policy EN6 of the Local Plan. 

 
6.9.2  Details of the proposed materials to be used have been submitted with the application and include 

Weinerberger Westcliffe Red Multi, the proposed bricks are deemed to be acceptable and will not 
generate harm to the character and appearance of the surrounding properties or street scene. There 
is already a mix of bricks and materials used within the area and the bricks are a blend that fit with 
the palette of bricks that currently exist within the area. The roof tiles proposed to be used as part of 
this development are a mix of Dreadnought Brown Heather Sandfaced and Red/Blue Sandfaced 
tiles. As with the proposed bricks, these are deemed to be acceptable and will not harm the 
character and appearance of the area or the street scene. The proposed windows are a Quickslide 
legacy Sliding Sash Window with an Agate Grey colour finish. The style of the windows are in 
keeping with the character and appearance of those used within the nearby listed buildings. As such 
these are deemed to be acceptable and will not generate harm to the listed buildings that the site is 
adjacent to. The final element of the materials being considered are the rain water goods. The 
proposed rainwater goods are Marley Plumbing UPVC regency in a black finish. The conservation 
officer had sought metal rainwater goods, however the existing residential properties along Offa 
Street and Hospital Street as well as the modern retirement homes on Hospital Street all have 
UPVC rainwater goods. Therefore the use of UPVC rainwater goods in this development is deemed 
to be acceptable as it is in keeping with those used in the surrounding area and will not generate 
harm to the adjacent Listed Buildings, Conservation Areas or street scene. Therefore all proposed 
materials are deemed to be acceptable and are compliant with Policy EN6 of the Local Plan. 

 
 
6.10 Archaeology 
  
6.10.1  The application has been accompanied by a detailed Archaeological Desk-Based Assessment 

(ADBA) which has been assessed by County Archaeology due to the potential for the site to contain 
significant archaeological remains. The consultation response from County Archaeology has 
assessed the ADBA and has no objection to the proposed development. The previous development 
of the site has likely already disturbed or destroyed any significant archaeological remains, however 
the conditions that have been requested by County Archaeology are that detailed Archaeological 
Monitoring takes places during the development of the site. As such a programme of archaeological 
works will be required to establish whether any further remains are present and if so these should 
be characterised and further works undertaken to ensure their preservation by record. The required 
monitoring will include trial trenching within areas of the site that are previously ‘undeveloped’ and 
an Archaeological Watching Brief is conducted during the groundworks of the site. Therefore, 
subject to the condition outlined above, no objections from County Archaeology are present and the 
proposed development is deemed to be acceptable and is compliant with Policy EN6 of the Local 
Plan. 
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6.11 Ground Conditions 
 
6.11.1 The site is subject to the potential for ground contamination due to the previous use of the site. The 

application was accompanied by a detailed Ground Conditions report and Environmental Health 
have been consulted to assess the contents of this report. In addition to this demolition reports and 
a Construction Management Plan were also submitted as part of the application. Environmental 
Health are satisfied with the details that have been submitted and have offered no objection to the 
proposed development. There are no concerns over the ground conditions and as such no 
remediation is required to ensure that the site is developable. Therefore no concerns exist and the 
development which is compliant with Policy SU5 of the Local Plan and is deemed to be acceptable. 

 
 
7.1 Developer Contributions  
 
7.1.1 The proposed development will not require any contributions to be made by the developer. Based 

on the housing mix there will be no education contribution required based on the calculations that 
are used by the County Schools Authority. No affordable housing provision will be required as part 
of this development as a result of VBC, where the offset has been allowed to ensure the site is 
viable and allows the development of a brownfield site to be brought forward. 

 
 
 
8 Conclusion 
 
8.1 The proposal comprises a sustainable form of development making good use of a currently derelict 

and also allocated Brownfield site. It provides a good quality design that protects the interests of 
neighbouring residents, Conservation Areas and adds to the character of the area, whilst not 
harming nearby listed buildings.  

8.2 The proposal will ensure the redevelopment of a derelict site within the borough and is located 
within a sustainable location which will encourage sustainable modes of transport whilst supporting 
the economic health of the Town Centre. 

 
8.3 The proposal will ensure the protection of ecological features and enhancement of landscape 

features by the incorporating a detailed landscaping scheme and method statement. As such the 
biodiversity on the site is not harmed and is in fact enhanced as a result of the proposed 
development. 

 
8.4 The development will not lead to an impact on highway safety and will encourage the use of 

sustainable transport methods and support services within the nearby Town Centre. 
 
 
8.5 When balancing all of the planning issues this is a scheme that fully accords with policies within the 

adopted Local Plan policies and in the absence of any other material considerations, the application 
is recommended for approval. This accords with policies SS1, SS2, HG1, HG5, HG6, EN4, EN5, 
EN6, SU1, SU2, SU4, SU5, IM1 and Appendix C of the adopted Tamworth Local Plan 2006-2031 
and the National Planning Policy Framework.  
 

8.6 The proposed development will provide a scheme that relates well to its surroundings and is of an 
appropriate scale and massing. The development will not harm the character and appearance of the 
surrounding area or the street scene. The development has considered the potential impact on the 
conservation areas and adjacent listed buildings well, as such it has put forward a scheme that will 
generate less than substantial harm to the surrounding historic elements. The proposed 
development meets the parking requirements within Appendix C and will encourage sustainable 
transport methods. The development will not harm the amenity of surrounding properties or the 
existing wildlife and biodiversity and is therefore acceptable.  

 
8.7 Therefore the proposed development is recommended for approval subject to conditions outlined 

below. 
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9 Recommendation 
 

1. Approval subject to conditions 
 
  

 
 
Conditions / Reasons 
 

 
Hospital Street Conditions 
 

1. The development shall be started within three years of the date of this permission.  
 
REASON: To comply with Section 91 of the Town and Country Planning Act 1990 (as amended by 
Section 51 of the Planning and Compulsory Purchase Act 2004.  
 

2. The development hereby approved shall only be carried out in accordance with the following 
drawings and documents. 

  

Drawing(s) Reference(s) 

Block Plan 2242/03 Rev D 

Floor Plans and Elevations 2242/20, 2242/21, 2242/22 and 2242/23 

Street Scenes 2242/25, 2242/26, 2242/27, 2242/28 and 2242/29 

Drainage Plan XTHHOSPITAL.23_DO1 

Construction Plan Dated 17
th
 July 2020 

Materials and Landscaping 2242/06 Rev A 

 
REASON: To define this permission. 

 
3. Prior to commencement, a detailed drainage plan for the disposal of foul and surface water flows 

should be submitted to and approved by the Local Planning Authority. 
Reason: to ensure that the development is provided with a satisfactory means of drainage as well as 
to prevent or to avoid exacerbating any flooding issues and to minimise the risk of pollution in 
accordance with Policy SU4 of the Local Plan. 
 

4. The approved drainage scheme shall be implemented in accordance with the approved details 
before the development is first brought into use.  
Reason: to ensure that the development is provided with a satisfactory means of drainage as well as 
to prevent or to avoid exacerbating any flooding issues and to minimise the risk of pollution in 
accordance with Policy SU4 of the Local Plan. 

 
5. Prior to the commencement of the development hereby permitted, a written scheme of 

archaeological investigation (‘the Scheme’) shall be submitted for the written approval of the Local 
Planning Authority. The Scheme shall provide details of the programme of archaeological works to 
be carried out within the site, including post-fieldwork reporting and appropriate publication 
Reason: to protect any potential undiscovered archaeological remains within the site in accordance 
with Policy EN6 of the Local Plan. 
 

6. The archaeological site work shall thereafter be implemented in full in accordance with the written 
scheme of archaeological investigation approved under condition (5) 
Reason: to protect any potential undiscovered archaeological remains within the site in accordance 
with Policy EN6 of the Local Plan. 
 

7. The development shall not be occupied until the site investigation and post-fieldwork assessment 
has been completed in accordance with the written scheme of archaeological investigation approved 
under condition (6) and the provision made for analysis, publication and dissemination of the results 
and archive deposition has been secured.” 
Reason: to protect any potential undiscovered archaeological remains within the site in accordance 
with Policy EN6 of the Local Plan. 
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8. Prior to commencement, a Construction Environmental Management Plan (CEMP) shall be 
submitted to, and approved in writing by the Local Planning Authority. The Approved management 
plan shall include details relating to construction access, hours of construction, routing of HGVs, 
delivery times and location of the contractor’s compounds, cabins, material storage areas, 
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 in accordance with the 
approved CEMP for the duration of the construction programme. 
Reason: To protect Highway and Pedestrian safety, in accordance with Policy SU2: Delivering 
Sustainable Transport as set out in the Tamworth Local Plan 2006-2031. 

9. No construction site machinery or plant shall be operated, no process shall be carried out and no 
construction related deliveries taken at or dispatched from the site except between the hours of 
08:30 - 17:00 hrs. Monday to Friday, 08:30 - 13:00 hrs. Saturday and not at any time on Sundays, 
Bank or Public Holidays. 
Reason: To protect the amenity of the locality in accordance with Policy EN5 of the Local Plan, 
especially for people living and/or working nearby, in accordance with local planning policy and in 
accordance with the provisions of Circular 11/95. 

10. Prior to the development exceeding ground floor slab level, a scheme shall be submitted to and 
agreed in writing by the local planning authority that specifies the provisions to be made for the level 
of illumination of the site and to control light pollution. The scheme shall be implemented and 
maintained and shall not be altered without the prior written approval of the local planning authority. 
Reason: To protect the amenity of the locality, in terms of light pollution especially for people living 
and/or working nearby, in accordance with EN4: Protecting and Enhancing Biodiversity and EN5: 
Design of New development as set out in the Tamworth Local Plan 2006-2031. 

11. Prior to occupation, the site access to Hospital Street shall be completed within the limits of the 
public highway, in accordance with submitted plan 2242/003 Rev D. The surface of access to the 
rear of the carriageway edge should be constructed with a porous bound material for a minimum of 
10m. 
Reason: To protect Highway and Pedestrian safety and avoid surface flooding or the spread of 
deleterious material onto the highway, in accordance with Policy SU2: Delivering Sustainable 
Transport as set out in the Tamworth Local Plan 2006-2031. 

12. Prior to occupation, the access, parking and manoeuvring areas broadly indicated on the submitted 
plan 2242/003 Rev D, shall be completed and surfaced in a porous bound material which shall 
thereafter be retained for the life of the development. 
Reason: To protect Highway and Pedestrian safety, in accordance with Policy SU2: Delivering 
Sustainable Transport as set out in the Tamworth Local Plan 2006-2031. 

13. The vehicular access onto Hospital Street shall remain ungated for the lifetime of the development. 
Reason: To protect Highway and Pedestrian safety, in accordance with Policy SU2: Delivering 
Sustainable Transport as set out in the Tamworth Local Plan 2006-2031. 

14. Demolition of buildings shall be undertaken outside of bird nesting season (1st March to end 
August.) If this is not possible then a suitably qualified ecologist shall check the areas concerned 
immediately prior to the clearance works to ensure that no nesting or nest-building birds are present. 
If any nesting birds are present, then the vegetation or buildings shall not be removed until the 
fledglings have left the nest.  
Reason: To protect the vitality and wellbeing of biodiversity and wildlife within and around the site, in 
accordance with EN4: Protecting and Enhancing Biodiversity as set out in the Tamworth Local Plan 
2006-2031. 

 
15. All demolition work shall comply with measures detailed in Method of Working on pages 25-26 of the 

Preliminary Bat Roost Assessment and Bird Survey (S. Christopher Smith, Dec 2019) 
Reason: To protect the vitality and wellbeing of biodiversity and wildlife within and around the site, in 
accordance with EN4: Protecting and Enhancing Biodiversity as set out in the Tamworth Local Plan 
2006-2031. 
 

16. Prior to occupation, details shall be submitted to and approved in writing by the Local Planning 
Authority indicating adequate covered and secure cycle storage facilities for the proposed 
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development. The cycle storage facilities shall thereafter be provided and retained for those 
purposes only prior to first occupation of the development.  
Reason: To encourage the use of sustainable transport methods, in accordance with Policy SU2: 
Delivering Sustainable Transport as set out in the Tamworth Local Plan 2006-2031. 
 

17. All final developed landscaped site and internal boundary structures (fences, walls etc.,) to be 
designed and constructed so that they do not seal to the ground continuously and stop the 
movement and dispersal of wildlife, notably hedgehogs. Boundaries must have 130mm by 130mm 
holes at ground level at least every 10m running length or should not seal to the ground at all 
between posts with a 120mm gap from fence base to ground. 
Reason: To protect the vitality and wellbeing of biodiversity and wildlife within and around the site, in 
accordance with EN4: Protecting and Enhancing Biodiversity as set out in the Tamworth Local Plan 
2006-2031. 

 
18. The first floor window in the rear elevation of the dwellings to the north of the site serving bathrooms 

hereby approved shall be obscure glazed (at least level 3 obscurity) and this shall be maintained in 
perpetuity.  
Reason: To preserve the privacy of the occupiers of the neighboring properties on Offa Street and 
Hospital Street, in accordance with policy EN5: Design of New developments as set out in the 
Tamworth Local Plan 2006-2031. 
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