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Meeting of the Planning Committee 
 

Monday 11th November 2024 at 6.00pm 

In the Council Chamber, The Council House, Dudley 
 

 
Agenda - Public Session 

(Meeting open to the public and press) 
 

1. Chair’s Announcement. 
Let me first inform you that this is a Committee Meeting of the Council, 
members of the public are here to observe the proceedings and should 
not make contributions to the decision-making process. 
 
Applications are taken in numerical order with any site visit reports first, 
followed by applications with public speaking, then the remainder of the 
agenda. Officers have explained the public speaking procedures with all 
those present who are addressing the committee. Will speakers please 
make sure that they do not over-run their 3 minutes. 
 
There will be no questioning by Members of objectors, applicants or 
agents, who will not be able to speak again.  
 
All those attending this Committee should be aware that additional 
papers known as the "Pre-Committee Notes" are available to view on 
the Council’s Committee Management Information System (CMIS). 
These contain amendments, additional representations received, etc, 
and should be read in conjunction with the main agenda to which they 
relate. They are fully taken into account before decisions are made. 
 

2. Apologies for absence 
 

3. To report the appointment of any substitute members serving for this 
meeting of the Committee. 

 
  



   

4. To receive any declarations of interest under the Members’ Code of 
Conduct 
 

5. To confirm and sign the minutes of the meeting held on 14th October 
2024 as a correct record (Pages 4 to ) 
 

6. Plans and Applications to Develop 
 

 (a) Planning Application No. P23/1453 – Prestwood Garage, 
Bridgnorth Road, Wollaston, Stourbridge – Erection of a retaining 
wall, tarmac hardstanding and fence (Pages  to ) 

  
(b) 

 
Planning Application No. P24/0312 – Land adjacent 15 
Culverhouse Drive, Brierley Hill – Erection of 3 No. dwellings and 
garage (Pages to )  
 

 (c) Planning Application No. P24/0376 – Dudley College, The 
Broadway, Dudley – Construction of an Energy Centre  
comprising of an external enclosure housing air source heat 
pumps along with 4m high acoustic fencing as part of estate 
decarbonisation strategy (Pages to ) 

   
7. Planning (Development Management) summary report for Quarters 1 

and 2 (April to September 2024) (Pages to ) 
 

8. To consider any questions from Members to the Chair where two clear 
days’ notice has been given to the Deputy Monitoring Officer (Council 
Procedure Rule 11.8). 

  
Distribution: 
Councillor D Harley (Chair) 
Councillor M Webb (Vice-Chair)  
Councillors A Ahmed, B Challenor, B Collins, P Drake, S Keasey, K Razzaq 
and E Taylor  
 

 
 
Interim Chief Executive 
Dated: 1st November 2024 
 



   

Please note the following information when attending meetings: -  
 
Recording and Reporting 

 The use of mobile devices or electronic facilities is permitted for the 
purposes of recording/reporting during the public session of the meeting.  
The use of any such devices must not disrupt the meeting – Please turn 
off any ringtones or set your devices to silent.  

Health and Safety 

 Ensure that you comply with any safety instructions that apply to the 

venue.  

In Case of Emergency 

 In the event of the alarms sounding, please leave the building by the 

nearest exit.  Officers will assist in any event of an emergency.  Please 

follow their instructions 

Public Seating 

 Seating is subject to limits on capacity and will be allocated on a ‘first 

come’ basis. 

Toilets 

 Toilet facilities are available on site.  

No Smoking 

 There is no smoking on the premises in line with legal requirements.  It is 

an offence to smoke in or on the premises.  You cannot use e-cigarettes 

and /or similar vaping devices.  

Submitting Apologies for Absence 

 Elected Members can submit apologies by contacting Democratic 

Services.  Members wishing to appoint a substitute should notify 

Democratic Services as soon as possible in advance of the meeting.  Any 

substitute Members must be eligible to serve on the meeting in question 

(for example, they must have received any training required by the 

Council). 

Private and Confidential Information 

Any agendas containing reports with ‘exempt’ information should be 

treated as private and confidential.  It is your responsibility to ensure that 

information containing private and personal data is kept safe and secure 

at all times.  Confidential papers can be handed to Democratic Services 

for secure disposal.  If you choose to retain the documents, you should 

ensure that the information is securely stored and destroyed within six 

months. 

General 

 Public Wi-Fi is available 

 Information about the Council and our meetings can be viewed on the 

website www.dudley.gov.uk 

 



   

 

If you need advice or assistance 

     If you (or anyone you know) requires assistance to access the venue, or if 
you have any other queries, please contact Democratic Services - 
Telephone 01384 815238 or E-mail Democratic.Services@dudley.gov.uk 

 

If you are reading these documents on an electronic device, you 
have saved the Council £7.00 (on average) per printed agenda 
and helped reduce the Council’s carbon footprint 
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Present: 
 
Councillor D Harley (Chair) 
Councillor M Webb (Vice-Chair) 
Councillors A Ahmed (for part of the meeting only), B Challenor, B Collins, 
P Drake, K Razzaq and E Taylor. 
 
Officers: 
 
I Lowe and J Mead (Both Principal Planning Officers), J Todd (Development 
Manager) – All Directorate of Regeneration and Enterprise, G Breakwell 
(Solicitor) and K Buckle (Democratic Services Officer) - Both Directorate of 
Finance and Legal Services.  
 

 
14. 

 

 
Apology for Absence 
 

 An apology for absence from the meeting was received on behalf of 
Councillor S Keasey.  
 

 
15. 

 
Appointment of Substitute Members 
 

 There were no substitute members appointed for this meeting of the 
Committee.  
 

  
16. 

 
Declarations of Interest 
 

No Member declared an interest under the Members Code of Conduct. 

 

Minutes of the Planning Committee 
Monday 14th October 2024 at 6.00pm 

in the Council Chamber, The Council House,  
Dudley 
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17. 

 
Minutes 
 

 Resolved 
 

  That the minutes of the meeting held on 22nd July 2024, be 
approved as a correct record, and signed. 

  

 
18. 

 

 
Plan and Application to Develop 

 A report of the Director of Regeneration and Enterprise was submitted on 
the following plan and application to develop.  Details of the plan and 
application were displayed by electronic means at the meeting.  
 
The following person attended the meeting, and spoke on the planning 
application as indicated: - 
 

 Application No. Objectors/supporters 
who wished to speak 

Agent/Applicant who 
wished to speak 
 

 P24/0740 J Kuhnert Mr J Guerin 
    

 
19. 

 

 
 
 

 
Planning Application No. P24/0740 – 44 Tansey Green Road, 
Pensnett, Brierley Hill – Change of use from Dwelling House 
into a 4 Bedroom HMO  
 

  In considering the application, as the objector was unable to attend 
the meeting in person, Members considered the objector’s written 
representations as presented by I Lowe – Principal Planning Officer, 
which related to car parking issues, proposed parking to the rear of 
the property and the increase in the number of HMO’s which would 
have a negative impact on the area in question and the possibility 
that the HMO may increase to a five bedroom HMO. 
 

  The applicant addressed the Committee and in doing so referred to 
the work conducted with the authority to resolve parking issues and 
concerns relating thereto.  It was stated that the neighbouring 
properties also had parking to the rear of their properties; the 
property had been refurbished to a high standard and would add 
value to the local area and assist to ease housing pressures and it 
was hoped to attract occupations who were employed at the local 
hospital.  
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At this juncture the Chair advised Councillor A Ahmed that he would 
be unable to contribute to the discussion or vote on the application 
due to his late attendance and Councillor A Ahmed abstained from 
both the discussion and from voting on the application.  
 

  Following the above representations, Members raised questions with 
answers provided by both J Mead – Principal Planning Officer and J 
Todd – Development Manager. 

   
  Resolved 

 
   That the application be approved subject to conditions 

numbered 1 to 3 inclusive and additional condition numbered 4 
restricting the number of occupiers at 44 Tansey Green Road, 
Pensnett, Brierley Hill to four.    

   
 

20. 
 
Planning Appeals – Holloway Street, Lower Gornal and Lowlands 
Farm, Illey Lane, Halesowen.  
 

 The Committee considered a report of the Director of Regeneration and 
Enterprise on the outcomes of the recent Planning Appeal decisions for 
the following: - 
 

 An application for change of use to an HMO at Holloway Street 
which was refused by the Planning Committee on 26th March 2024 
against officer recommendation and subsequently allowed by the 
Planning Inspectorate on 20th August 2024. 

 Application for Battery Energy Storage at Lowlands Farm, refused 
by officers under delegated powers on 27th September 2023 and 
subsequently allowed by the Planning Inspectorate on 4th 
September 2024 following a hearing.  

 
I Lowe – Principal Planning Officer presented the report submitted 
referring to the summary of the Inspectors decision in relation to each 
reason for refusal as set out in the report submitted regarding the 
application relating to Holloway Street.  
 
The details of the application refused and subsequent appeal by the 
applicant and decision of the Planning Inspectorate at the hearing in 
relation to Lowlands Farm, as set out in the report submitted were noted.  
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The site local plans for both applications were appended to the report 
submitted and the weblinks to the decisions were provided.  
 
In response to question from Councillor E Taylor on whether the 
decisions set a precedent, the Development Manager confirmed that all 
applications should be considered on their own merits, however the 
decisions of the Planning Inspectorate referred to above in any similar 
applications would need to be considered given the possible cost 
implications to the Council. 
  

 Resolved 
 

  That the contents of the report submitted on the Planning Appeals 
relating to Holloway Street, Lower Gornal and Lowlands Farm, Illey 
Lane, Halesowen together with the appendices to the report 
submitted, be noted.  

  

 
21. 

 
Questions under Council Procedure Rule 11.8 
 
There were no questions to the Chair pursuant to Council Procedure Rule 
11.8. 

  
The meeting ended at 6.45pm. 
 

CHAIR 



 
PLANNING APPLICATION NUMBER: P23/1453 

 
 
Type of approval sought Full Planning Permission 
Ward Wollaston and Stourbridge Town Ward 
Agent Simone Tomlinson 
Case Officer Samuel Everton 
Location: 
 

PRESTWOOD GARAGE, BRIDGNORTH ROAD, 
WOLLASTON, STOURBRIDGE, DY8 3PY 

Proposal ERECTION OF A RETAINING WALL, TARMAC 
HARDSTANDING AND FENCE 

Recommendation 
Summary: 

APPROVE SUBJECT TO CONDITIONS 

 
 
SITE AND SURROUNDINGS 

 

1. The application site comprises Prestwood Garage, located on 

Bridgenorth Road in the main built-up area of Wollaston, Stourbridge.  

 

2. The site is occupied by a vehicle servicing and repairs garage, and its 

surrounding grounds and forecourt. The garage building is a single 

storey steel clad structure with roller shutter doors. To the rear of the 

site is a large factory unit.  

 

3. The streetscene is mixed, comprising industrial and other commercial 

uses, including the Katie Fitzgeralds pub located adjacent to the site, 

along with residential properties.  

 



4. The site is unallocated within the Development Strategy, however part 

of the site falls within the Environment Agency Flood Zone’s 2 & 3 

areas.  

 
 

PROPOSAL 

 

5. The application seeks retrospective consent for the erection of a 

retaining wall, tarmac hardstanding and fence.  

 

6. The hardstanding is located on the southeastern part of the site, 

measuring approx. 1032sq.m and surfaced in tarmacadam. The 

retaining wall and fence are also located on the southeastern shared 

boundary, with the retaining wall measuring 1.6m with a 2.1m timber 

fence on top, together measuring 3.6m in height in total. 

 
7. ACO drainage channels are included within the new tarmac area, which 

run along the southeastern boundaries and connect to the existing 

drainage outlets to discharge surface run-off water into the existing 

storm drain. Weep holes are also included within the bottom of the 

retaining wall, which are required to ensure the structural integrity of the 

wall by preventing any below water retention applying force to the 

retaining structure. The weepholes are not connected to the ACO 

channels and are not to discharge surface water.  

 

RELEVANT PLANNING HISTORY 

 

8. None relevant. 

 



PUBLIC CONSULTATION 

 

9. The application has been advertised by way of letters being sent to 

neighbouring occupiers. 

 

10. Councillor Tromans (Wollaston and Stourbridge Town) objects to the 

application for the following reasons 

 

 The application does not address the concerns raised about flood 

risk to neighbouring properties. The land is prone to flooding and 

there are currently drainage issues.  

 The proposal would result in significant glare and overlook to 

neighbouring properties 

 The impact on biodiversity has not been considered 

 The removal of natural acoustic screening could have a damaging 

impact on the local area, and in particular the nearby Katie 

Fitzgeralds entertainment venue.  

 

11. Councillor Eccles (Wollaston and Stourbridge Town) objects to 

the application for the following reasons 

 

 The work has been undertaken outside of permitted hours and 

carried out without permission 

 Trees removed without permission, which poses a problem within 

this high risk flood zone. The trees provided a wildlife corridor.  

 Damage to the boundary with Katie Fitzgerald’s, which has caused 

flooding into the venue. Concerns that this will continue there are no 

trees or spoil to absorb any surface run off.  



 Conduct of landowners  

 

12. In addition, 106 letters of objection have been received from 

surrounding neighbours objecting to the application on the following 

grounds.  

 

 Concerns relating to flood risk and the drainage provision for 

surface run off water 

 Removal of trees and site clearance has resulted in the loss of an 

acoustic screening for the adjacent Katie Fitzgerald’s and 

therefore concerns relating to ‘agent of change’ principal and the 

potential for imposing unreasonable restrictions on existing 

businesses as a result of the proposed development.   

 The removal of trees has had a negative impact on local wildlife 

 The wall is inappropriate in terms of its materials and size, and 

could affect neighbours sunlight and amenity 

 Concerns in relation to the impact on Katie Fitzgerald’s ability to 

run as a business  

 The application site boundary includes land of which ownership is 

contested  

 Removal of trees has resulted in glare from floodlighting to 

neighbours properties 

 Loss of property values 

 No reference to Biodiversity Net Gain  

 

OTHER CONSULTATION 

 

13. Highways Authority (AMEY) 



No objection raised. 

 

14. Severn Trent 

No response received.  

 

15. Environment Agency  

No bespoke comments offered.  

 

16. Staffordshire County Council Flood Risk Management (Lead Local 

Flood Authority)  

Advised that surface water flooding can be difficult to predict, more so 

than river or sea flooding, as it is hard to forecast exactly where or how 

much rain will fall in any storm. This is based on the best available 

information, such as topography, ground levels and drainage. However, 

there are no reported flooding hotspots within the immediate vicinity of 

the site. 

 

Given the nature of the proposals, they would result in no significant 

change to the impermeable area and little change to the surface water 

runoff generated by the site. Therefore, the Flood Team have no further 

comments to offer on this application. 

 

RELEVANT PLANNING POLICY 

 

17. Section 38 of the Planning and Compulsory Purchase Act 2004 requires 

planning applications to be determined in accordance with the 

provisions of the Development Plan, unless material considerations 

indicate otherwise. 



 

18. The Development Plan currently comprises the Black Country Core 

Strategy (2011) and the Dudley Borough Development Strategy (2017).  

Relevant policies include: - 

 

Black Country Core Strategy (2011) 

 

 Policy TRAN2 Managing Transport Impacts of New 

Development  

 Policy ENV 3 Design Quality 

 

  Dudley Borough Development Strategy (2017) 

 

 Policy S1 (Presumption in favour of Sustainable 

Development)  

 Policy S4 (Flood Risk) 

 Policy S5 (Minimising Flood Risk and Sustainable Drainage 

Systems (SuDS) 

 Policy S6 (Urban Design) 

 Policy L1 (Housing Development, extensions and alterations 

to existing dwellings) 

 

19. National Planning Policy Framework  

 

20. The NPPF (December 2023) sets out the Government’s position on the 

role of the planning system in both plan-making and decision-taking. It 

states that the purpose of the planning system is to contribute to the 

achievement of sustainable development, in economic, social and 



environmental terms, and it states that there should be “presumption in 

favour of sustainable development” and sets out what this means for 

decision taking. 

 

21. The NPPF (December 2023) confirms the plan-led approach to the 

planning system and that decisions must be made in accordance with 

the Development Plan unless material considerations indicate 

otherwise.  

 

22. Relevant paragraphs within the NPPF include paragraphs: - 

 

  8:  Three dimensions of Sustainable Development 

  11-14:The Presumption in favour of Sustainable    

   Development 

  47-50:  Determining Applications 

  131, 135, 137, 139: Achieving Well-Designed and Beautiful 

Places 

  165, 173-174: Planning and Flood Risk 

  224, 225: Implementation 

 

23. Other relevant documents include: - 

 

Parking Standards Supplementary Planning Document (2017).  

 

Manual for Streets. 

 

 

 



ASSESSMENT 

 

24. The determining issues for the assessment of the proposed 

development include:-  

 

 Principle of the development in a Flood Risk Zone. 

 Design and impact on the character and appearance of the 

area. 

 Impact on Trees 

 Impact on residential amenity. 

 Impact on highway safety. 

 Community Infrastructure Levy  

 Biodiversity Net Gain  

 

Principle of the Development in a Flood Risk Zone  

 

25. The NPPF, the Black Country Core Strategy and Policy S1 of the 

Development Strategy advocate a presumption in favour of sustainable 

development unless material considerations indicate otherwise. The site 

is unallocated and forms part of an existing car garage grounds and 

forecourt area and the installation of new boundary treatment and 

hardstanding on this area is in line with the existing land use.   

 

26. The application site is however located within an area designated as 

Flood Risk Zones 2 and 3. The NPPF is clear that where development 

is necessary in areas of highest risk, development should be made safe 

for its lifetime without increasing flood risk elsewhere.  

 



27. Paragraph 173 of the NPPF states that when determining any planning 

applications, local planning authorities should ensure that flood risk is 

not increased elsewhere. Where appropriate, applications should be 

supported by a site-specific flood-risk assessment.  Development 

should only be allowed in areas at risk of flooding where, in the light of 

this assessment (and the sequential and exception tests, as applicable) 

it can be demonstrated that:  

 
a)  within the site, the most vulnerable development is located 

in areas of lowest flood risk, unless there are overriding 
reasons to prefer a different location;  

 
b)  the development is appropriately flood resistant and resilient 

such that, in the event of a flood, it could be quickly brought 
back into use without significant  refurbishment;  

 
c)  it incorporates sustainable drainage systems, unless there is 

clear evidence that this would be inappropriate;  
 

d)  any residual risk can be safely managed; and  
 

e)  safe access and escape routes are included where 
appropriate, as part of an agreed emergency plan. 

 
28.Paragraph 174 also makes it clear that applications for some minor 

development and changes of use should not be subject to the 
sequential or exception tests but should still meet the requirements for 
site-specific flood risk assessments. 

 
29. Policies S4 and S5 of the Development Strategy further set out the 

requirements for requiring flood risk assessments and ensuring that 
developments do not result in an increase of flood impacts.  

 



30. In light of this, the application is supported by a site specific flood risk 
assessment which has determined that the proposed development 
would not increase the risk of flooding elsewhere. The assessment 
states that there is a low risk of surface water flooding along the south-
east and southwest boundary, where the existing retaining wall is 
located. The site development will bring no changes to the existing site 
levels, therefore, concluding that the surface water flood risk would 
remain unchanged.  

 
31. Both the Environment Agency and the Lead Local Flood Authority 

(LLFA) were consulted on the application. The LLFA note that the 
nature of the proposals, would not result in any significant change to the 
impermeable area and little change to the surface water runoff 
generated by the site.  

 
32. The Environment Agency did not offer any bespoke comments and 

referred the LPA to the Environment Agency’s Standing Advice. Having 
referred to the standing advice, the development falls within the ‘less 
vulnerable’ classification and is therefore considered to be appropriate 
in relation to its flood risk vulnerability. This is also confirmed by the 
submitted flood risk assessment. As such, based on the above it is 
considered that the proposed development risk is acceptable in regard 
to flood risk impacts as it would not lead to increased adverse flooding 
that would warrant refusal of the application. Safeguarding conditions 
are also attached.  

 
33. Notwithstanding the above, although the proposal may be considered to 

be acceptable in principle it is still required to meet the provisions within 
the development plan in respect to matters of detail. The next part of 
this report will go to consider the proposal in this respect. 

 

Design and the Impact on the Character and Appearance of the Area 

 

34.In respect to matters of design and appearance, it is noted that there is 

a variety of boundary treatments visible within the streetscene of 



Bridgnorth Road and its surrounding, which includes 1.8-2m high 

closeboard fencing, brick walls of various heights and metal access 

gates. It is also noted that whilst residential is the predominate land use 

in the vicinity, there are several non-residential and commercial uses 

within the wider area. Indeed, whilst the fence and retaining wall forms 

a prominent feature that is readily visible from the streetscene, much of 

the retaining wall is not visible from Bridgnorth Road, with only a the 

2.1m fence visible, therefore representing a boundary treatment typical 

of properties within the area. The retaining wall and fence would be 

particularly visible and prominent together when viewed from the cul-de-

sac of Mamble Road, however it presents a height and scale and mass 

similar to the previous boundary treatment here. As such, it is 

considered that the fence and retaining wall are comprised of materials, 

a general height and design that is appropriate to their context and do 

not significantly detract from the character and appearance of the area. 

 

35.In respect to the tarmac hardstanding, the new tarmac has replaced the 

previous hardstanding for the forecourt and grounds surrounding the 

garage, and as such are considered appropriate and do not introduce 

any new significant impacts on the character and appearance of the 

area over and above the previous hardstanding surface.  

 

36.Therefore, having had regard to Policy S6 of the Development Strategy, 

Policy ENV3 of the BCCS and the requirements contained within the 

NPPF, it is considered that the proposal is acceptable in respect to its 

impact on the character and appearance of the area. 

 
 
 



Impact on Trees  

 

37.The neighbours’ concerns in relation to the loss of the trees on the 

southeastern boundary are noted. Whilst these trees may have had a 

positive contribution to the character of area, the trees were not 

protected and could have been removed at anytime without the need for 

consent from the Council. Therefore, there is little weight that can 

attributed to the loss of trees that may have previously been located on 

the site in the determination of this application. 

 

Impact on Residential Amenity 

 

38.The material considerations in respect to residential amenity include the 

potential for impact on outlook and loss of light to neighbouring 

dwellings. 

 

39.In respect to assessing the potential for loss of light and outlook to 

neighbouring properties, it is observed that the retaining wall and fence 

is located 9.7m at its closest point to the rear elevations of adjoining 

properties on Mamble Road and 1.5m to the side elevation to the 

property at No. 5. However given the distance achieved for properties 

backing onto the site, and that there are no ground floor level side 

facing habitable windows on No. 5 that directly face the wall, it is 

considered that the fence and retaining wall does not have a significant 

detrimental impact to neighbours daylight or outlook.  

 

40.In respect to the neighbours concerns regarding noise impacts as a 

result of the removal of the trees, officers would again advise that the 



trees were not protected and could have been removed at any point. 

Moreover, there is no clear evidence to suggest that the trees provided 

an effective acoustic barrier for the adjoining live music venue.  

 

41. Similarly, in respect to the neighbours comments regarding glare, it is 

understood that these refer to security lighting placed on the southern 

side elevation of the garage. In response, officers would advise that the 

trees could have been removed at anytime and there is no clear 

evidence to suggest that the trees provided an effective screening to 

the adjoining garage. Notwithstanding, officers would advise that the 

Council’s Environmental Safety and Health team has powers to deal 

with nuisance caused by noise and light pollution, and officers would 

advise that such concerns if raised would need to be reported to the 

Environmental Safety and Health team for investigation. 

 

42. Following the above, it is considered that the proposal does not have a 

significant adverse impact on the amenity for occupiers of the 

surrounding dwellings. It is therefore considered that the design of the 

proposal is acceptable, and it meets the requirements of the NPPF and 

Policy L1 of the Dudley Borough Development Strategy. 

 

Impact on Highway Safety 

 

43. The proposed hardstanding is used for the general operations of 

the garage and the display of vehicles, and has replaced an existing 

area of hardstanding, therefore, enhancing the existing parking 

provision of the site. The proposed wall and fence has replaced existing 

boundary treatment and does not alter the existing access 



arrangements to the site or any visibility splays. It is also noted that the 

highways officer has not raised any objection to the proposal.   

Therefore, it is considered that the proposal does not result in a 

detrimental impact on highways safety and therefore is in accordance 

with Policy L1 of the Development Strategy and Paragraph 115 of the 

NPPF. 

 

Other Matters 

 

44. The neighbours’ comments raised in regards to land ownership are 

noted. In response officers would advise that the applicant has 

amended the submitted plans and site boundary to include land within 

their ownership. Officers would add that issues relating to 

landownership are a civil matter to be resolved privately between the 

affected parties and fall outside the remit of planning.  

 

Community Infrastructure Levy 

 

45. The proposal does not constitute CIL liable development. 

 

Biodiversity Net Gain 

 

46.The application was submitted prior to the commencement of BNG and 

is therefore exempt from BNG requirements.   

 

 

 

 



CONCLUSION 

 

47. In respect to all matters of acknowledged interest and policy tests it is 

considered that the proposal, subject to the attached conditions, would 

not result in any significant harm to acknowledged interests and is 

therefore considered to be in accordance with the Development Plan. 

 

RECOMMENDATION 

48. It is therefore recommended that the application be approved subject 

to the attached conditions. 

 
 
 
Conditions and/or reasons: 
 

1. The development hereby permitted shall be retained in accordance 
with the following approved plans: Dwg No. 1347 100 Rev A, 1347 
200 Rev D, 1347 300 Rev A  
REASON: For the avoidance of doubt and in the interests of proper 
planning. 

2. The drainage as shown on the approved plans, shall be retained and 
maintained for the life of the development.  
REASON: In the interests of sustainability, reducing flood risk, run off 
and pollution of watercourses and to comply with Adopted BCCS 
Policy ENV5 - Flood Risk, Sustainable Drainage Systems and Urban 
Heat Island and Borough Development Strategy 2017 Policy S5 
Minimising Flood Risk and Sustainable Drainage Systems (SuDS). 
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PLANNING APPLICATION NUMBER: P24/0312 

 
 
Type of approval sought Full Planning Permission 
Ward Amblecote Ward 
Agent Mr R. Duncan 

Mr R. Duncan 
Case Officer Catherine Golightly 
Location: 
 

LAND ADJACENT 15 CULVERHOUSE DRIVE, 
BRIERLEY HILL, DY5 3FE 

Proposal ERECTION OF 3 NO. DWELLINGS AND GARAGE 

Recommendation 
Summary: 

APPROVE SUBJECT TO CONDITIONS 

 
 
SITE AND SURROUNDINGS 

  

1. The application site consists of part of a former brick works site located 

within the built up area of Brierley Hill, to the south of Brettell Lane.  The 

site, which originally formed part of the wider area approved for 

housing, has since been excluded from the wider residential 

development, and along with the adjoining land to the east currently 

forms an area of privately owned open space. The site consists of a 

mixture of grassland, scrub and trees. The application site sits outside 

the Boroughs designated Green Network but is sited within and forms 

part of the defined boundary of the Clockfields Site of Local Importance 

for Nature Conservation (SLINC). 

 
2. The application site is bound to the north by modern residential terraces 

along Perrott Gardens, which have rear elevations and associated 

amenity garden areas closest to the application site boundary. These 

properties are sited at a higher ground level to that of the application 



site. The land to the west and south comprises of a road network and 

open spaces that serve the adjoining residential estate. The land to the 

east comprises of an area of planted woodland that is protected by a 

Woodland Order, and was planted as a part of an Urban Forest. This 

area, which is outlined in blue on the submitted site and location plan 

forms part of the area owned by the applicant.  

 

3. The application site falls within a High Risk Coal Mining area relating to 

former Coal workings within the vicinity of the site formerly belonging to 

the Amblecote Opencast Site.  

 

PROPOSAL 

 

4. This application seeks approval for the erection of three detached 

dwellings with a detached garage to the rear of unit 1. 

 

5. The application is a resubmission of two previously withdrawn 

applications (P17/0317 and P19/0185) that sought planning permission 

for four dwellings; and a refused application for three dwellings 

dismissed at appeal (P21/0006). Application P21/0006 sought similar 

permission for the erection of three dwellings and a garage that was 

refused by the Planning Inspectorate as a result of inadequate 

information being provided to suitably mitigate and compensate for the 

ecological impacts of the development in this location.  

 
6. This revised application is a similar proposal seeking permission for 

three detached dwellings, but has been submitted with additional 

supporting information, including the following reports: 



 Amended Design and Access Statement 

 Planning Statement 

 Amended Landscape and Ecology Management Plan 

 Amended Biodiversity Metric Assessment 

 Amended Biodiversity Net Gain Metric 

 Tree Survey 

 Ground Investigation Report 

 Contamination Report 

 

 
7. The proposal seeks the following: 

 Unit 1 would be a 4 bed 7 person dwelling, providing a residential 

floor area of approx. 150sqm   

 Unit 2 would be a 4 bed 7 person dwelling providing a residential 

floor area of approx..135 sqm  

 Unit 3 would be a 5 bed 8 person dwelling providing a residential 

floor area of approx..180 sqm   

 

8. Each dwelling would include off road parking with driveways and 

garaging to accommodate a minimum of three spaces per dwelling, with 

soft landscaping areas to the front and private gardens to the rear 

ranging between approx. 95 and 200sqm per dwelling. 

 

9. The design of the dwellings differ between properties with the final 

materials to be agreed by condition.  The design of the properties would 

be similar to dwellings within the wider estate which comprise 

predominantly of modern detached dwellings of varying sizes and 

designs. 



 
10. In accordance with Biodiversity Net Gain requirements to ensure a 

minimum 10% gain, proposals are included to provide enhancements 

and future maintenance to the existing SLINC located to the east of the 

application site which falls within the applicants ownership. Full details 

are to be finalised through conditional requirements for a Habitat 

Management and Monitoring Plan. This is also subject to a monitoring 

fee of £2,500 to be secured through a S.106 agreement.   

    

HISTORY 

 

11. Relevant planning history: 

 

APPLICATION 

NO. 

PROPOSAL DECISION DATE 

DB/73/12949 Opencast mining and restoration Approved 

with 

Conditions 

04/12/1973 

88/51249 Outline – residential development Approved 

with 

Conditions 

20/10/1988 

88/52877 Erection of 183 dwellings with 

associated roads and public open 

space 

Approved 

with 

Conditions 

13/06/1989 

98/50240 Residential development for the 

erection of 55 No. dwellings 

Approved 

with 

Conditions 

07/08/1998 

P00/51751 Change of use of land from Approved 15/12/2000 



residential (approved under 

98/50240) to woodland/private 

open space including retention of 

re-graded area. 

with 

Conditions 

P17/0317 Erection of 4 no. dwellings Withdrawn 26/02/2018 

 

P19/0185 Erection of 4 no. dwellings Withdrawn 16/05/2019 

 

P21/0006 Erection of 3 No. dwellings and 

garage 

Refused 

Dismissed 

on appeal 

25/05/2022 

24/04/2023 

 

 

 Planning Appeal P21/0006: 

 

12. Planning Application P21/0006 was refused at Planning Committee on 

the 25th May 2022 on the single reason that the development would 

have a harmful impact on the continuity of the green space and the 

visual amenity of the area. Members should note that the Planning 

Inspector’s decision, whilst dismissing the appeal, determined that the 

adverse impacts of the development on the Green Network and nature 

conservation site could potentially be mitigated and compensated 

against by securing a suitable management plan to improve the 

retained parts of the SLINC. The Inspector considered that whilst the 

scale, layout and design of the development was acceptable and would 

not cause any undue harm, the lack of information relating to mitigation 

before them, meant the appeal could not be allowed. The Inspector also 

noted concerns raised through the application in relation to land stability 



and confirmed that the proposal was acceptable subject to conditions 

relating to further investigation and mitigation/remedial works.   

 

PUBLIC CONSULTATION 

 

13. Neighbour notification has been undertaken by way of letter 11 

neighbouring addresses surrounding the site and a site notice has been 

displayed. As of the 23th October, 227 responses have been received 

from 170 addresses, with 13 of which being anonymous. In addition, 

comments have also been received from the former Mayor of the West 

Midlands, the former MP Suzanne Webb, Councillor Lee, Councillor 

Eccles, and Councillor Davies. Responses outline the following: 

 House design being out of keeping with the wider estate, 

 The properties are too tall, 

 The development does not respect the existing settlement pattern, 

 Insufficient sized gardens to serve the new dwellings,  

 Loss of privacy and overlooking, 

 Loss of light, sunlight and overshadowing, 

 Loss of views, 

 Light pollution, 

 Air pollution, 

 Noise and disturbance to neighbours, 

 Contravenes Human Rights set out within the European 

Convention of Human Rights and Human Rights Act, 

 Against the Law on Statutory Nuisance in terms of noise, dust and 

disturbance, 

 Ecological implications and loss of habitats, 



 The proposed mitigation does not sufficiently compensate for the 

loss of this green space, 

 Negative impact on SLINC, 

 Loss and damage to protected trees, 

 Loss of amenity green space,  

 Who is responsible for the active management of the SLINC, 

 The development is in contravention with the Wildlife and 

Countryside Act, 

 Loss of Black Country Urban Forest 

 Loss of open space, children’s play area and dog walking areas, 

 Impact on the Green Network and adjacent SLINC, 

 Loss of existing footpath through the amenity space, 

 Concerns over land stability, unsuitable for development, 

 The presence of a high wall will prevent any development on this 

site, 

 Previous reports suggest that land is undevelopable, 

 Potential land contaminants being exposed, 

 Increase in on street parking issues, 

 Displacement of cars and indiscriminate parking on the highway 

causing obstruction/congestion. 

 Increase in traffic volumes to the estate, 

 Construction traffic impacting on upgraded road network, 

 The road cannot cope with more traffic, 

 Previous applications have already been withdrawn/refused on 

this site, 

 No need for any more housing, the Council has met their housing 

targets, 



 The proposed homes will not be affordable properties, 

 Other applications for new dwellings have been refused, 

 Potential drainage implications, 

 Increase in flooding,  

 Housing should be located on Brownfield sites, 

 Land is not allocated for housing, 

 Limited contribution to the Council’s housing need, 

 Other empty homes should be repurposed for housing, 

 Set a precedent for further development, 

 Security implications, 

 Contrary to health and wellbeing of existing residents, 

 Landowner does not maintain the site currently, 

 Damage to neighbouring properties,  

 Deeds of Dedication and Covenant prevents development of this 

site, 

 Devaluation of properties, 

 No need for more housing in Borough. 

 

14. A further response has been received from The Wildlife Trust who have 

raised objections to the potential damage to the SLINC, potential 

negative impacts on protected and notable species and on the loss of 

green space.  

 

15. An undated petition has been provided but this relates to the sale of the 

land rather than relating to this specific application. 

 

 

 



OTHER CONSULTATION 

 

16. Highways Engineer: 

Raised no objections subject to conditions being added to secure 

appropriate access and parking being secured. 

 

Head of Environmental Health and Trading Standards:  

Raised no objections to the scheme subject to appropriate conditions 

being attached to seek a method of controlling dust, emissions and 

noise during construction. 

 

Head of Planning and Regeneration (Land Contamination): 

Raised no objection subject to inclusion of appropriate conditions being 

attached to ensure the risks associated with ground-based 

contaminants and gases are identified and mitigated appropriately. 

 

The Coal Authority: 

No objections subject to conditions being added to any approval to 

ensure appropriate site investigations, mitigation and verification is 

demonstrated prior to any occupation. 

 

Council’s Ecologist: 

Raised no objection to the loss of the small section of the designated 

SLINC subject to appropriate conditions being attached to provide 

suitable mitigation, compensation and enhancement to the wider 

SLINC. 

 

 



Council’s Tree Protection Officer: 

Raised no objection to the loss of the trees within the application site as 

these are not of sufficient amenity and significance to justify their 

protection, providing appropriate mitigation is secured to account for 

their loss.  

 

RELEVANT PLANNING POLICY 

 

17. National Planning Policy Framework (NPPF) 2023 

 

National Design Guide (2019) 

 

 Black Country Core Strategy 2011 

 DEL1 Infrastructure Provision 

 ENV1 – Nature Conservation 

 ENV2 - Historic Character and Local Distinctiveness 

 ENV3 Design Quality 

 HOU1 Delivering Sustainable Housing Growth 

 HOU2 Housing Density, Type and Accessibility 

 CSP4 Placemaking 

 TRAN2 Managing Transport Impacts of New Development 

 

 Dudley Borough Development Strategy 2017 

 S1 – Presumption in favour of Sustainable Development 

 S6 - Urban Design 

 S8 - Local Character and Distinctiveness 

 S19 – Green Network, 

 S17 - Access & Impact of Development on the Transport Network 



 S21 - Nature Conservation Enhancement, Mitigation and 

Compensation  

 S22 - Mature Trees, Woodland and Ancient Woodland 

 L1 - Housing Development, extensions and alterations to existing 

Dwellings 

 D2 - Incompatible Lane Uses 

 D3 - Contaminated Land 

 D4 - Unstable Land 

 D5 – Noise Pollution 

 D6 – Light Pollution 

   

   Supplementary Planning Guidance 

 Parking Standards SPD (2017) 

 Residential Design Guide SPD (2023) 

 Nature Conservation SPD (2016) 

 Planning Obligations SPD (2016) 

 

ASSESSMENT 

 

18. The determining issues in the assessment of this application are: 

 Policy, 

 Principle, 

 Layout/Design/Proposed Amenities, 

 Neighbours Amenities, 

 Highway safety 

 Trees 

 Ecology/Biodiversity Net Gain 



 Land Stability 

 Financial Considerations 

 Other matters 

 

Policy 

 

19. The current version of the National Planning Policy Framework (NPPF) 

was adopted in 2023 and has retained its presumption in favour of 

sustainable development. The main thrust of the NPPF is to create 

economic growth, whilst supporting strong, vibrant and healthy 

communities, as well as seeking to protect and enhance the natural and 

built environment. This presumption in favour of sustainable 

development outlines that decision makers should approve 

development proposals that are in accordance with an up-to-date 

development plan without delay unless any adverse impacts of doing so 

would significantly and demonstrably outweigh the benefits, when 

assessed against the policies in the Framework taken as a whole. 

 

20. In respect of housing, the NPPF refers to the importance of providing 

additional housing supply, highlighting in Paragraph 70 that small sites 

can make an important contribution of meeting housing requirements in 

local areas. Paragraph’s 123 and 124 of the NPPF expresses the need 

to make effective use of land in meeting the need for homes, while 

safeguarding and improving the environment; ensuring that decisions 

“encourage multiple benefits from both urban and rural land, including 

through mixed use schemes and taking opportunities to achieve net 

environmental gains”. 

 



21. The NPPF outlines, when considering the ecological impacts of 

development the primary objective is to conserve and enhance 

biodiversity, whilst recognising that  “opportunities to improve 

biodiversity in and around developments should be integrated as part of 

their design, especially where this can secure measurable net gains for 

biodiversity or enhance public access to nature” (paragraph 186).  

 
22. In considering land instability matters, the NPPF seeks to ensure 

proposals take account of ground conditions and any risks arising from 

contamination, ensuring that land instability is addressed. However, it 

highlights that the responsibility for securing safe developments rests 

with the developer and/or landowner.  

 

23. The above national policies are supported and reinforced at the local 

level by the Black Country Core Strategy, the Dudley Borough 

Development Strategy and subsequent SPD’s, including the Residential 

Design Guide, Parking Standards and Nature Conservation SPDs’ 

which shape decision making within the Borough. 

 
24. Of particular note is Policy ENV1 of the Black Country Core Strategy 

which outlines that “Adequate information must be submitted with 

planning applications for proposals which may affect any designated 

site or any important habitat, species or geological feature to ensure 

that the likely impacts of the proposal can be fully assessed. Without 

this there will be a presumption against granting permission.” 

 

25. In addition, Policy S21 of the Dudley Borough Development Strategy 

outlines that “Dudley Council will safeguard and enhance designated 

nature conservation sites, habitats and features through the 



development process and in accordance with the Core Strategy, in 

particular Policy ENV1. Developments in the Borough will be positively 

encouraged where they demonstrate improvements, expansion or 

increased links to nature conservation sites, evidenced from up-to-date 

ecological surveys.” This policy goes on to outline that exceptionally 

where the “benefits of a development outweigh the nature conservation 

importance of the area impacted upon, Dudley Council will ensure any 

damage or loss of nature conservation assets is fully offset by additional 

nature conservation improvement works. It will be expected that these 

will normally be accommodated on-site. However where there are 

exceptional circumstances, which prevent this, off-site works will be 

required instead.” 

 

26. Policy S22 - Mature Trees, Woodland and Ancient Woodland - of the 

Dudley Borough Development Strategy promotes the protection of trees 

within the Borough and outlines that “where trees are affected by 

development, applicants will be required to provide full details of any 

impact. Proposals involving the loss of mature and semi-mature trees 

will normally be required to include replacement tree planting.” 

 
27. Policy D4 – Unstable Land - of the Dudley Borough Development 

Strategy outlines that “Where it is known or suspected that land stability 

may have an impact on any development or works to upgrade the local 

environment, planning applications must be accompanied by sufficient 

proportionate information to determine the extent of the instability. The 

developer will be required to undertake an assessment of the potential 

of such works to mitigate against, or ensure that there are no significant 

adverse impacts on controlled waters and geological features of value.” 

 



Principle 

 

28. The proposed development would be sited on an area of privately 

owned open amenity space that is located within a predominantly 

residential area. The site is within a sustainable location within a built-

up area close to a variety of services including access to public 

transport.  The principle of residential development would contribute to 

the Councils need for additional housing and its residential use would 

be in accordance with the wider land uses and in accordance with both 

local and national policy. Therefore, the principle of development should 

not be resisted subject to considerations of other material planning 

matters as outlined below in this report.  

 

Layout/Design/Proposed Amenities 

 

29. The proposal seeks a very similar proposal to that considered by the 

Inspector. Given their support for the principle in terms of siting, design 

and layout, there is no resistance to the development in this respect.  

 

30. The density of the development at approx. 25 dwellings per hectare 

would be slightly lower than that of the average densities in the 

immediate surrounding area which is approx. 36.6 dwellings per 

hectare. As such, the density would not be significantly out of keeping 

with the established densities within the wider estate. Notwithstanding 

objections raised regarding the development being out of keeping with 

the estate, suggesting that the development fails to respect the existing 

settlement pattern locally, as indicated within the previous appeal 



decision letter, the development would form an acceptable scale of 

residential development within this location. 

 
31. The proposed development would have a layout that would front onto 

the highway, with appropriate soft landscaping areas and planting that 

would have a good relationship to the existing road network, enhancing 

the visual amenity of the site by removing the appearance of 

established rear boundaries from the wider street scene. The property 

layouts, plot sizes and their respective gardens would be of an 

appropriate size and layout to provide a good standard of residential 

accommodation and amenity for the future occupiers. This is in 

accordance with the Nationally Described Space Standards and the 

Residential Design Guide SPD. 

 

32. The appearance of the dwellings would be a modern build with 

traditional materials with contemporary embellishments. The external 

appearance of the dwellings would complement the visual appearance 

of the wider residential estate in terms of the scale and mass, with 

similar contrasting styles and varying roof heights. The proposed 

dwellings would be seen in a wider residential context which, except for 

the terraced units to the north, comprises predominantly of larger 

detached properties of varying designs that are defined by soft 

landscaped frontages with private parking areas. Therefore, the scale 

and design of the dwellings would not have any significant adverse 

impact upon the character of the area., As such, the proposal would be 

in accordance with Policies HOU2, ENV2, ENV3 and CSP4 of the Black 

Country Core Strategy, Policies S6 and L1 of the Dudley Borough 

Development Strategy and the Residential Design Guide SPD 

 



Neighbours Amenities 
 

33. The development complies with the Council’s distance separations 

standards as outlined in the Residential Design Guide SPD. 

Notwithstanding objections received in regard to loss of light, outlook 

and privacy, the proposed development would exceed the 

recommended 22m interface distance separation guidance between the 

rear elevations of the proposed dwellings and the opposing rear 

elevations of existing dwellings. It is also noted that the proposed 

garage to the rear of Unit 1 would meet with the recommended 14m 

distance separation guidance with No.s 6 and 7 Perrott Gardens. 

Furthermore, the proposed dwellings are sited at a lower ground level to 

that of neighbouring dwellings to the rear, which further reduces the 

impact to the existing dwellings.  

 

34. Comments have also been raised suggesting the development would 

appear overbearing to properties fronting Perrott Gardens. However, 

given the difference in ground levels between the existing and proposed 

dwellings there would be no demonstrable overbearing impact on these 

properties. In order to ensure appropriate levels are provided a 

condition is attached requiring existing and proposed level plans to be 

submitted prior to the commencement of development.   

 
35. Therefore, and notwithstanding the objections received in terms of the 

impact upon neighbouring amenities, the proposed development would 

comply with the spatial standards contained within the Residential 

Design Guide SPD and subject to appropriate conditions, the 

development would provide reasonable protection of the amenities of 

neighbouring residents in accordance with Policy L1 of the Dudley 



Borough Development Strategy. As such, there are no sustainable 

reasons for refusal of the application on these grounds. 

 
 

 Highway Safety 

 

36. The proposal is a modest form of development to secure three 

dwellings, the nature and scale of which would have limited increase in 

the number of trip generations and traffic flows locally. Issues regarding 

the upkeep and maintenance of the roads within the estate are noted, 

however this is a separate matter that cannot be taken into account 

during the assessment of this application.   

 

37. The development provides a minimum of three parking spaces per unit 

which is in accordance with the required parking standards contained 

within Parking Standards SPD for 4/5 bedroomed dwellings. The 

parking spaces are of an acceptable width and depth to exceed the 

minimum standards at 2.5m x 5.3m as outlined in this policy. Therefore, 

the development is considered to secure an appropriate level and 

quality of parking to serve the property, to prevent the displacement of 

cars onto the highway. There are no objections from the Highway 

Engineer and as such access and parking is in accordance with the 

requirements of Policy S17 of the Dudley Borough Development 

Strategy and the Parking Standards SPD. 

 
 
 
 
 
 
 



Trees 

 

38. The application has been submitted with an Arboricultural report which 

has been assessed by the Council’s Tree Protection Officer including a 

site inspection to assess the impact of the development on trees. The 

submitted Arboricultural report identifies a group of Category C trees 

(G1) that are centrally located within the site. These trees whilst being 

protected by a woodland Tree Preservation Order comprise of juvenile 

specimens that have a density less than that of the adjacent woodland 

and is of a lesser quality and age to those early mature specimens that 

are sited within the adjacent land to the north and east of the application 

site. As such, the Tree Protection Officer has raised no objection to the 

loss of these category C trees providing the two Category B and one 

Category C trees that are of most note (beyond extreme rear boundary 

of the site) are protected as part of the development. Appropriate tree 

protection measures are conditioned accordingly.  

 

39. The Councils Tree Protection Officer therefore confirms that the net loss 

of the juvenile specimens within the application site would not have a 

sufficiently detrimental impact on the wider amenity to warrant a refusal 

of the application. Furthermore, suitable mitigation would be put in place 

by condition to compensate for the loss of the trees, by way of 

replacement tree planting and additional landscaping measures to 

enhance the visual amenity of the proposed development and the wider 

area in accordance with Policy S22 of the Dudley Borough 

Development Strategy.   

 
40. It is noted that objections have referred to a 99 year Deed of Dedication. 

Whilst the LPA have not received a copy of this deed, it appears to 



relate to the protection of the Urban Forest as a legal agreement 

between land owners and the Millennium Commission (role transferred 

to the Lottery Fund). Members should be aware that such deed 

agreements fall outside the assessment of a planning application and 

should not be considered as part of this submission. Should the site be 

affected by such a Deed, then this would be a private legal matter for 

the landowner/developer. 

 
 

Ecology/Biodiversity Net Gain 
 

 
41. The application has been submitted with a Landscape and Ecology 

Management Plan, a Biodiversity Net Gain Metric and Biodiversity 

Metric Assessment which proposes various ecological mitigation and 

enhancement measures to address the concerns raised by the 

Inspector.  

 

42. As identified within the submitted assessments, it is noted that no 

protected species were recorded on site at the time of the survey, but 

precautionary working measures and mitigation measures can be 

provided through management plans, and these will be secured by the 

recommended conditions. Furthermore, additional habitat enhancement 

measures and mitigation would also be secured through the provisions 

set out in the Landscape and Ecology Management Plan, and suitable 

management and monitoring will be secured to enhance the existing 

habitats to suitably compensate for the loss of the modest ecological 

contribution that the application site contributes to the wider SLINC. 

This approach was promoted by the Inspector in the appeal decision 

notice, who considered that such mitigation and compensation would be 



an appropriate approach to overcome the adverse impacts of the 

development on the remainder of the SLINC. It should be noted that at 

the time of that previous decision, statutory Biodiversity Net Gain 

requirements had not yet been introduced which requires development, 

except where exempt, to achieve a minimum of 10% net gain and that 

such gains are maintained for a minimum of 30 years. 

 
43. Having regard to the recommendations provided by the Council’s 

Ecologist, suitable ecological enhancement and compensation can be 

secured by condition to enhance the ecological value of the remainder 

of the SLINC. The benefits of the BNG requirements to be provided by 

the developer, which in this instance are in excess of the 10% 

requirement (circa 60%), along with the maintenance over a 30 year 

period, add sufficient benefits to the overall proposal. Such mitigation 

would sufficiently compensate for the loss of the small section of the 

SLINC and supports the maintenance of the remaining enhanced land 

that would have otherwise suffered the potential of decline due to the 

lack of management intervention. The BNG long term management 

requirements and the long-term ecological enhancement gains would 

be secured by a condition, along with a Section 106 agreement with the 

landowner requiring a monitoring fee which cover’s the Council’s 

monitoring of the BNG over the 30 year period. It should be noted that 

such conditions and obligations run with the land and not individual 

landowners.  

 
44. Therefore, and in line with the recommendations made by the Inspector, 

this revised application has been submitted with suitable management 

plans and biodiversity enhancement measures to suitably protect and 

enhance the ecological merits of the SLINC to overcome the Inspectors 



reason for refusal in terms of the potential damage to the Green 

Network and nature conservation.  

 
45. Therefore, there are no sustainable grounds to warrant the refusal of 

this application providing the suggested landscape and ecological 

management and enhancement measures are secured by condition and 

S.106 agreement.  

 

 

Land Stability 

 

46. The application site is located within a high risk coal mining area and 

within an area that historically suffers from instability due to previous 

industrial activities on site. Understandably this is a significant concern 

to local residents with issues raised around previous development of 

the site which did not come forward due to the associated risks. The 

National Planning Framework is clear in para. 190 that where a site is 

affected by land stability issues, responsibility for securing a safe 

development rest with the developer or landowner. However, planning 

decisions should also ensure a site is suitable for its proposed use, 

taking account of matters such as former mining activity. In this instance 

the application has been submitted following further ground work 

investigations and has been submitted alongside a robust Coal Mining 

Risk Assessment which identifies the need to provide appropriate 

ground stabilisation and mitigation measures to ensure any future 

development will be safe and stable, such matters that can be secured 

by condition. The information submitted makes it clear that the 

developer is aware of the risks but also sets out the need for suitable 

investigation and mitigation to take place prior to any commencement of 



development. This information has been reviewed by the Coal Authority 

who are the relevant authority consulted on this application and in line 

with their response, conditions are attached to ensure further 

investigations are undertaken to establish the extent of mitigation and 

remedial works required to secure appropriate development of the site. 

Such conditions require details to be submitted to and approved by the 

LPA before any works can begin on site, thereby ensuring the Council 

complies with its requirements to ensure the site is suitable in 

accordance with the NPPF and Policy D4 of the Dudley Borough 

Development Strategy. 

 

Financial Considerations 

 

47. Clause (124) of the Localism Act states that: Local planning authorities 

are to have regard to material considerations in dealing with 

applications including any local finance considerations, so far as 

material to the application. A ‘local finance consideration’ may be taken 

to cover the payment of New Homes Bonus, or sums that a relevant 

authority has received, or will or could receive, in payment of the 

Community Infrastructure Levy (CIL). 

 

48. The clause does not change the law in any way. It is not a new basis for 

planning policy and it remains unlawful for planning permissions to be 

‘bought’. 

 

49. This proposal would provide an additional three dwellings generating a 

New Homes Bonus grant of three times the national average council tax 

for the relevant bands.  



 

50. The proposed dwellings are located in a Zone 1 area which has a £0 

(zero) charging rate for CIL for residential development proposals. As 

such, a financial CIL contribution is not therefore required on this 

occasion. 

 
51. The Council is required to monitor the management of the BNG 

enhancements for the 30 year period. In order to secure funds to carry 

out this monitoring, a Section 106 Agreement needs to be entered into. 

For minor applications, the LPA has set a fee of £2,500 to cover the 

costs of this monitoring. This obligation is in accordance with the 

relevant tests that it is:   

 necessary to make the development acceptable in planning 

terms; 

 directly related to the development; and 

 fairly and reasonably related in scale and kind to the 

development. 

 

 

Other Matters 

 

52. Comments received as part of the consultation process have 

highlighted a number of non-material planning considerations, for 

example, the loss of a view, and the effect on property prices and the 

impact on the existing drainage system. However, such matters do not 

form material planning matters that can be taken into consideration as 

part of the decision making process. 

 



53. In addition to the above, further objections have been raised regarding 

the loss of access over the land for dog walking and as a play area. 

However, it is noted that this land is private and there is no established 

right of way or public amenity space that would be lost through the 

principle of redevelopment on this land.  

 
54. Whilst further objections have been raised in terms of possible impact 

on safety, the proposed layout and siting of the dwellings would 

eliminate the exposed rear boundaries of those properties along Perrott 

Gardens, thereby providing more protection to the rear boundary for 

these residents. Furthermore, the siting of new dwellings in this location 

would provide greater visual natural surveillance over public areas 

which would enhance security in this location.  

 

CONCLUSION 

 

55. The development would create an appropriate form of residential 

development in a sustainable location. The scale, design and layout of 

the proposed dwellings would create appropriate, proportionate 

additions to the site and would provide suitable parking and private 

amenity space. Subject to appropriate conditions relating to trees and 

ecology, including BNG requirements secured through a S.106 

agreement, the limited harm created by the loss to part of the SLINC 

would be sufficiently mitigated. Furthermore, matters relating to former 

mining and land stability are controlled by conditions that seek to 

ensure safe development. As such, the development would comply with 

the policy principles contained within the NPPF, the National Design 

Guide,  Policies contained within the Black Country Core Strategy; 

Policies within the Dudley Borough Development Strategy, and the 



advice given in the Residential Design Guide SPD and the Parking 

Standards SPD. 

 

 RECOMMENDATION 

 
56. That planning application P24/0312 should be approved subject to the 

prior completion of a Section 106 Legal Agreement to secure the 

following; 

 
a)       Biodiversity Net Gain Monitoring Fee of £2500 

 

b)        Payment of the Council’s reasonable legal fees associated with 

the legal agreement 

 

In the absence of a suitable legal agreement being completed to the 

satisfaction of the Local Planning Authority on or before 02/12/2024, or 

such later date as may be authorised by officers under delegated 

powers, the planning permission be refused for the following reason: 

 

1.)       The development requires a Section 106 agreement to be 

secured to ensure suitable long term Biodiversity Net Gain maintenance 

and monitoring can be secured for a period of 30 years. However, no 

such agreement has been reached, and therefore,  the necessary 

Biodiversity Net Gain upgrades and obligations cannot be secured. 

 

That in the event of the planning obligation being completed to the 

satisfaction of the Local Planning Authority on or before 02/12/2024, or such 

later date as may be authorised by officers under delegated powers, 

favourable consideration be given to this application subject to the conditions 



listed below.  Delegated authority is also agreed to amend, delete or add 

conditions to the list below subject to it not fundamentally altering the decision 

made. 

 
 
 
Conditions and/or reasons: 
 

1. The development hereby permitted shall be begun before the 
expiration of three years from the date of this permission. 
REASON:  To comply with Section 91(1) 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 permitted shall be carried out in 
accordance with the following plans and amended plans: INSERT 
REASON: For the avoidance of doubt and in the interests of proper 
planning. 

3. Prior to the commencement of above ground works a written 
schedule of the types, colours and textures of the materials to be 
used on the external surfaces of the buildings hereby approved shall 
be submitted to and approved in writing by the Local Planning 
Authority. The development shall be carried out in complete 
accordance with the approved details unless otherwise agreed in 
writing by the Local Planning Authority.  
REASON: To ensure the satisfactory appearance of the 
development in accordance with BCCS Policy ENV2 - Historic 
Character and Local Distinctiveness and Saved UDP Policies DD1 - 
Urban Design and Borough Development Strategy 2017 Policy S6 
Urban Design and  
Policy L1 Housing Development, extensions and alterations to 
existing dwellings 
Policy D2 Incompatible Land Uses (in part) 

4. Work shall not begin on the demolition and construction of the 
development until a method statement for the control of dust and 
emissions arising from the demolition and construction of the 
development has been submitted to and approved in writing by the 
local planning authority. All works which form part of the approved 
method statement shall be implemented throughout the construction 
and demolition phase of the development. 
REASON: To minimise the impacts to air quality associated with the 



development and to protect the health and well-being of residents in 
accordance with BCCS Policy ENV8 - Air Quality. 

5. Demolition or construction works shall only take place between the 
hours of 07:00 hours and 18:00 hours Mondays to Fridays and 08:00 
hours to 17:00 hours on Saturdays and not at any time on Sundays 
or Public Holidays. 
REASON: To protect the amenities of nearby residents in 
accordance  with Borough Development Strategy 2017 Policy D5 
Noise Pollution, Policy L1 Housing Development, extensions, and 
alterations to existing dwellings and Policy D2 Incompatible Land 
Uses (in part). 

6. No development shall commence until an assessment of the risks 
posed by any contamination has been submitted to and approved in 
writing by the Local Planning Authority.  Such an assessment shall 
be carried out in accordance with authoritative UK guidance. 
REASON: These details are required prior to the commencement of 
development to ensure that the risks associated with any 
contamination are reduced to acceptable levels and that the health 
and wellbeing of future occupiers are protected and to ensure that 
the development complies with Borough Development Strategy 2017 
Policy D3 Contaminated Land. 

7. Where the approved risk assessment (required by condition 6 above) 
identifies contamination posing unacceptable risks, no development 
shall commence until a detailed remediation scheme to protect the 
development from the effects of such contamination has been 
submitted to and approved in writing by the Local Planning Authority. 
A validation and verification plan must be formulated, form part of the 
remediation scheme and be approved by the Local Planning 
Authority.  Following approval, such remediation scheme shall be 
implemented on site in complete accordance with approved details 
unless otherwise agreed in writing by the Local Planning Authority. 
REASON: These details are required prior to the commencement of 
development to ensure that the risks associated with any 
contamination are reduced to acceptable levels and that the health 
and wellbeing of future occupiers are protected and to ensure that 
the development complies with Borough Development Strategy 2017 
Policy D3 Contaminated Land and the NPPF. 

8. Following implementation and completion of the approved 
remediation scheme (required by condition 7 above) and prior to the 
first occupation of the development, a verification report shall be 
submitted to and approved in writing by the Local Planning Authority 
to confirm completion of the remediation scheme in accordance with 



approved details.  
REASON: To ensure that the risks associated with any 
contamination have been reduced to acceptable levels and that the 
health and wellbeing of future occupiers are protected and to ensure 
that the development complies with Borough Development Strategy 
2017 Policy D3 Contaminated Land and the NPPF. 

9. No development shall commence until an assessment of the risks 
posed by any ground gases or vapours has been submitted to and 
approved in writing by the Local Planning Authority.  Such an 
assessment shall be carried out in accordance with authoritative UK 
guidance. 
REASON: These details are required prior to the commencement of 
development to ensure that the risks associated with any 
contamination are reduced to acceptable levels and that the health 
and wellbeing of future occupiers are protected and to ensure that 
the development complies with Borough Development Strategy 2017 
Policy D3 Contaminated Land. 

10. Where the approved risk assessment (required by condition 9 
above) identifies ground gases or vapours posing unacceptable 
risks, no development shall commence until a detailed remediation 
scheme to protect the development from the effects of such ground 
gases or vapours has been submitted to and approved in writing by 
the Local Planning Authority. Following approval, such remediation 
scheme shall be implemented on site in complete accordance with 
approved details unless otherwise agreed in writing by the Local 
Planning Authority. 
REASON: These details are required prior to the commencement of 
development to ensure that the risks associated with any 
contamination are reduced to acceptable levels and that the health 
and wellbeing of future occupiers are protected and to ensure that 
the development complies with Borough Development Strategy 2017 
Policy D3 Contaminated Land. 

11. Following implementation and completion of the approved 
remediation scheme (required by condition 10 above) and prior to 
the first occupation of the development, a verification report shall be 
submitted to and approved in writing by the Local Planning Authority 
to confirm completion of the remediation scheme in accordance with 
approved details.  
REASON: To ensure that the risks associated with any ground gases 
or vapours have been reduced to acceptable levels and that the 
health and wellbeing of future occupiers are protected and to ensure 



that the development complies with Borough Development Strategy 
2017 Policy D3 Contaminated Land and the NPPF. 

12. In the event that contamination is found at any time when carrying 
out the approved development which was not previously identified, 
development shall STOP on that part of the site affected by the 
unexpected contamination and it must be  immediately reported in 
writing to the Local Planning Authority. An additional investigation 
and risk assessment must be undertaken and where remediation is 
necessary, a remediation scheme must be prepared, which shall be 
submitted to and approved in writing of the Local Planning Authority.  
Following approval, such remediation scheme shall be implemented 
on site in complete accordance with approved details unless 
otherwise agreed in writing by the Local Planning Authority. 
REASON: To ensure that the risks associated with any 
contamination are reduced to acceptable levels and that the health 
and wellbeing of future occupiers are protected and to ensure that 
the development complies with Borough Development Strategy 2017 
Policy D3 Contaminated Land and the NPPF. 

13. No development shall commence (excluding demolition, site 
clearance and initial ground investigation works) until details of the 
access(es) into the site, together with parking and turning area(s)  
[including details of lines, widths, levels, gradients, cross sections, 
drainage and lighting] have been submitted to and approved in 
writing by the Local Planning Authority. The development shall not 
be occupied until the access(es) into the site, together with parking 
and turning area(s) within the site have been laid out in accordance 
with the approved details. These area(s) shall thereafter be retained 
and not be used for any other purpose for the life of the 
development. 
REASON: In the interests of highway safety and to comply with 
Borough Development Strategy 2017 Policy S6 Urban Design, Policy 
L1 Housing Development, extensions and alterations to existing 
dwellings 
Policy D2 Incompatible Land Uses (in part) 
and policies CSP5, DEL1, TRAN2, CEN8 and TRAN5. 

14. No development shall commence (excluding demolition, site 
clearance and initial ground works) until detailed plans and sections 
showing existing site levels and proposed ground floor levels of the 
dwellings have been submitted to and approved in writing by the 
Local Planning Authority. The development thereafter shall be 
implemented in complete accordance with the approved details. 
REASON: In the interests of the visual amenities of the area and to 



safeguard the amenities of occupants of neighbouring properties and 
to comply with BCCS Policies CSP4 - Place-Making and  ENV2 - 
Historic Character and Local Distinctiveness and Borough 
Development Strategy 2017 Policy S6 Urban Design and Policy L1 
Housing Development, extensions and alterations to existing 
dwellings 
Policy D2 Incompatible Land Uses (in part). 

15. No part of the development shall be occupied until visibility splays 
to the new access have been provided at the junction between the 
proposed means of access and the highway with an 'x' set back 
distance of 2.4 metres and a 'y' distance of 2.4 metres. No structure 
or vegetation exceeding 600mm in height above the adjoining 
highway shall be placed or allowed to grow within the visibility splay 
for the life of the development unless otherwise agreed in writing by 
the Local Planning Authority. 
REASON: In the interests of highway safety and to comply with 
Borough Development Strategy 2017 Policy S6 Urban Design, Policy 
L1 Housing Development, extensions and alterations to existing 
dwellings, Policy D2 Incompatible Land Uses (in part) and policies 
CSP5, DEL1, TRAN2, CEN8 and TRAN5. 

16. No part of the development shall be occupied until visibility splays 
to the new access have been provided at the junction between 
Perrott Gardens and Culverhouse Drive with an 'x' set back distance 
of 2.4 metres and a 'y' distance of 33 metres. No structure or 
vegetation exceeding 600mm in height above the adjoining highway 
shall be placed or allowed to grow within the visibility splay for the life 
of the development unless otherwise agreed in writing by the Local 
Planning Authority. 
REASON: In the interests of highway safety and to comply with 
Borough Development Strategy 2017 Policy S6 Urban Design, Policy 
L1 Housing Development, extensions and alterations to existing 
dwellings, Policy D2 Incompatible Land Uses (in part) and policies 
CSP5, DEL1, TRAN2, CEN8 and TRAN5. 

17. Notwithstanding the provisions of the Town and Country Planning 
(General Permitted Development) Order (England) 2015 (or any 
order revoking and re-enacting that order), no fences, gates or walls, 
other than those shown on the plans attached hereto, shall be 
erected within the curtilage of any dwelling house forward of any wall 
of that dwelling house which fronts onto a highway.  
REASON: In the interests of the visual amenities of the area and to 
comply with BCCS Policies TRAN2 - Managing Transport Impacts of 
New Developments, CSP4 - Place-Making and  ENV2 - Historic 



Character and Local Distinctiveness and Borough Development 
Strategy 2017 Policy S6 Urban Design and Policy L1 Housing 
Development, extensions and alterations to existing dwellings 
Policy D2 Incompatible Land Uses (in part) 

18. No above ground development shall begin until details of the 
types, sizes and locations of the boundary treatments around the site 
and between the proposed plots has been submitted to and 
approved in writing by the Local Planning Authority. The boundary 
treatments shall be carried out in complete accordance with the 
approved details prior to the occupation of the dwellings hereby 
approved and shall thereafter retained for the lifetime of the 
development unless otherwise agreed in writing with the Local 
Planning Authority 
REASON: In order to make a positive contribution to place-making 
and provide a high quality public realm in accordance with BCCS 
Policies CSP4 - Place-Making, ENV 2 Historic Character and Local 
Distinctiveness, ENV3 - Design Quality and DEL1 - Infrastructure 
Provision and Borough Development Strategy 2017 Policy S6 Urban 
Design and  
Policy L1 Housing Development, extensions and alterations to 
existing dwellings 
Policy D2 Incompatible Land Uses (in part) 
This detail is required prior to the commencement of above ground 
works as the required works may need to be incorporated into 
buildings on the site and as well as needing to protect the amenity of 
existing and proposed occupiers. 

19. No development shall commence (excluding demolition, site 
clearance and initial ground works) until full details of the soft 
landscaping scheme for the site have been submitted to and 
approved in writing by the Local Planning Authority. The agreed 
scheme shall be implemented in accordance with the approved 
details before the end of the first planting season following first 
occupation of the development.  
Any trees or shrubs planted in pursuance of this permission including 
any planting in replacement for which is removed, uprooted, severely 
damaged, destroyed or dies within a period of five years from the 
date of planting shall be replaced by trees or shrubs of the same size 
and species and in the same place unless otherwise agreed in 
writing by the Local Planning Authority. 
REASON:  In order to make a positive contribution to place-making 
and provide a high quality landscaping in accordance with BCCS 
Policies CSP4 - Place-Making, ENV 2 Historic Character and Local 



Distinctiveness, ENV3 - Design Quality and DEL1 - Infrastructure 
Provision and Borough Development Strategy 2017 Policy S6 - 
Urban Design and Policy L1 Housing Development, extensions and 
alterations to existing dwellings and Policy D2 Incompatible Land 
Uses (in part). This detail is required pre commencement (excluding 
demolition, site clearance and initial ground works) as landscaping is 
integral to providing a high quality and sustainable development. 

20. No above ground development shall commence until details of the 
types, colours and textures of the materials to be used in the hard 
surfacing of the development hereby approved have been submitted 
to and approved in writing by the Local Planning Authority. The 
development shall thereafter be carried out in complete accordance 
with the approved details and retained for the lifetime of the 
development unless otherwise agreed in writing with the Local 
Planning Authority.  
REASON: In order to make a positive contribution to place-making 
and provide a high quality landscaping in accordance with BCCS 
Policies CSP4 - Place-Making, ENV 2 Historic Character and Local 
Distinctiveness, ENV3 - Design Quality and DEL1 - Infrastructure 
Provision Borough Development Strategy 2017 Policy S6 Urban 
Design and  
Policy L1 Housing Development, extensions and alterations to 
existing dwellings 
Policy D2 Incompatible Land Uses (in part) 
This detail is required as landscaping is integral to providing a high 
quality and sustainable development. 

21. Prior to first occupation details of the relocation of the lighting 
column shall be submitted to and approved in writing by the Local 
Planning Authority. The development shall not be occupied until the 
lighting column has been relocated in accordance with the approved 
details. 
REASON: In the interests of highway safety and to comply with 
Borough Development Strategy 2017 Policy S6 Urban Design, Policy 
L1 Housing Development, extensions and alterations to existing 
dwellings, Policy D2 Incompatible Land Uses (in part) and policies 
CSP5, DEL1, TRAN2, CEN8 and TRAN5. 

22. No development shall take place until there has been submitted, 
and approved in writing by the Local Planning Authority details of the 
tree protection measures on site. The agreed tree protection 
measures shall be erected / installed prior to the commencement of 
the development hereby approved (including any tree felling, tree 
pruning, demolition works, soil moving, temporary access 



construction and or widening, or any operations involving the use of 
motorised vehicles or construction machinery), and shall not be 
taken down moved or amended in any way without prior written 
approval of the local planning authority. The tree protection details 
shall include: 
a. A plan showing the location and identification (with reference to a 
survey schedule if necessary) of all trees on, or directly adjacent to 
the development site, that are to be retained during construction. 
These trees are to be marked with a continuous outline. 
 
b. A plan showing the location and identification (with reference to a 
survey schedule if necessary) of all the trees on, or directly adjacent 
to the development site that are to be removed prior to, or during 
development. These trees are to be marked with a dashed outline. 
 
c. A plan showing the extent of the Root Protection Area, which is to 
be protected by physical barriers during development. The extent of 
the area that is to be protected will be calculated in accordance with 
Clause 4.6 of British Standard BS:5837 - 2012 'Trees in Relation to 
Design, Demolition and Construction- Recommendations'. 
 
d. Design details of the proposed protective barriers and ground 
protection to be erected around the trees during development. Any 
protection barriers should be designed and constructed in 
accordance with the provisions set out in section 6.2 of British 
Standard BS:5837 - 2012 'Trees in Relation to Design, Demolition 
and Construction- Recommendations'. 
REASON: To ensure that those trees and hedges to be retained on 
the development site are not subject to damage because of either 
works carried out on site or during the carrying out of such works in 
accordance with the Borough Development Strategy 2017 Policy 
S22 Mature Trees, Woodland and Ancient Woodland (in part). 

23. No development or other operations shall commence on site or in 
connection with the development hereby approved, (including any 
tree felling, tree pruning, demolition works, soil moving, temporary 
access construction and or widening, or any operations involving the 
use of motorised vehicles or construction machinery) until a detailed 
tree felling / pruning specification has been submitted to and 
approved in writing by the Local Planning Authority. No development 
or other operations shall commence on site until the approved tree 
felling and pruning works have been completed. All tree felling and 
pruning shall be carried out in full accordance with the approved 



specification and the requirements of British Standard 3998 (2010) 
Recommendations for Tree Work. 
REASON: To ensure that all tree works carried out on site are 
appropriate and justified in line with the proposed development and 
the safeguarding of the visual and environmental amenity in 
accordance with policy with the Borough Development Strategy 2017 
Policy S22 Mature Trees, Woodland and Ancient Woodland (in part). 

24. The existing trees shown on the approved plans to be retained 
shall not be damaged or destroyed, uprooted, felled, lopped or 
topped during the construction period of the development without 
prior written consent of the local planning authority. Any trees 
removed without such consent or dying or being seriously damaged 
or diseased during that period shall be replaced with healthy trees of 
such size and species as may be agreed in writing by the Local 
Planning Authority. 
REASON: To maintain the visual and environmental quality of the 
site and surrounding area in accordance with the Borough 
Development Strategy 2017 Policy S22 Mature Trees, Woodland 
and Ancient Woodland (in part). 

25. If the development hereby approved does not commence (or, 
having commenced, is suspended for more than 12 months) within 2 
years from the date of the planning consent, the approved ecological 
measures secured through Conditions 26-29 shall be reviewed and, 
where necessary, amended and updated. The review shall be 
informed by further ecological surveys commissioned to  
i) establish if there have been any changes in the presence and/or 
abundance of important habitats or species; and 
ii) identify any likely new ecological impacts that might arise from 
any changes. 
Where the survey results indicate that changes have occurred that 
will result in ecological impacts not previously addressed in the 
approved scheme, the original approved ecological measures will be 
revised and new or amended measures, and a timetable for their 
implementation, will be submitted to and approved in writing by the 
local planning authority prior to the commencement of development. 
Works will then be carried out in accordance with the proposed new 
approved ecological measures and timetable. 
IMPORTANT: If any protected species are identified in the new 
surveys that were not previously known to be on site, and are likely 
to be harmed by the development, then a protected species licence 
might be required before works can commence. 
REASON: In line with national policies for the preserving and 



enhancing of the natural environment (NPPF, 2023), Policy ENV1 of 
the Black Country Core Strategy and in accordance 
recommendations made within the Preliminary Ecological Appraisal 
by Worcestershire Wildlife Consultancy update surveys would be 
required to ensure that significant changes do not occur to the site 
before the commencement of development. 

26. No development shall take place (including further demolition, 
ground works, vegetation clearance) until a construction 
environmental management plan (CEMP: Biodiversity) has been 
submitted to and approved in writing by the local planning authority. 
The CEMP (Biodiversity) shall include the following. 
a) Risk assessment of potentially damaging construction activities. 
b) Identification of "biodiversity protection zones". 
c) Practical measures (both physical measures and sensitive 
working practices) to avoid or reduce impacts during construction 
(may be provided as a set of method statements).  
Drainage and pollution control measures and sensitive lighting 
schemes for the duration of the construction phrase should be 
implemented specifically to protect the adjacent SLINC. 
Precautionary working measures for faunal species should also be 
detailed in line with the recommendations made within the Ecological 
Walkover Survey report submitted alongside the application 
produced by Middlemarch Environmental (Report Number: RT-MME-
160628-01). Any update recommendations that might come from 
pre-commencement surveys should also be appropriately detailed.   
d) The location and timing of sensitive works to avoid harm to 
biodiversity features. 
e) The times during construction when specialist ecologists need to 
be present on site to oversee works. 
f) Responsible persons and lines of communication. 
g) The role and responsibilities on site of an ecological clerk of works 
(ECoW) or similarly competent person. 
h) Use of protective fences, exclusion barriers and warning signs. 
The approved CEMP shall be adhered to and implemented 
throughout the construction period strictly in accordance with the 
approved details, unless otherwise agreed in writing by the local 
planning authority. 
REASON: To ensure the provision, protection and maintenance of 
the site's ecology and comply with BCCS Policies ENV1 - Nature 
Conservation, CSP3 Environmental Infrastructure and DEL1 - 
Infrastructure Provision and Borough Development Strategy 2017 



Policies S19 Dudley Borough's Green Network and S21 Nature 
Conservation Enhancement, Mitigation and Compensation. 

27. Prior to the first occupation of the buildings hereby permitted a 
suite of artificial nesting and/or roosting boxes shall be submitted to 
and approved in writing by the Local Planning Authority. The type 
and location of the features should be informed by the 
recommendations made within Landscape and Ecological 
Management Plan (LEMP) submitted alongside the planning 
application produced by Middlemarch Environmental Ltd (Report 
Number: RT-MME-160628-03 Rev A) and the scheme shall then be 
undertaken in accordance with the agreed details. 
The following artificial nesting/roosting boxes shall be provided: 
a) A total of 5 woodcrete bat boxes suitable for small crevice 
dwelling bat species 
b) A total of 5 woodcrete artificial nesting boxes suitable for bird 
species such as robin, blackbird and tit species  
REASON: To ensure the provision of roosting/nesting opportunities 
for wildlife in accordance with the National Planning Policy 
Framework and to ensure the provision, protection and maintenance 
of the site's ecology and comply with BCCS Policies ENV1 - Nature 
Conservation, CSP3 Environmental Infrastructure and DEL1 - 
Infrastructure Provision and Borough Development Strategy 2017 
Policies S19 Dudley Borough's Green Network and S21 Nature 
Conservation Enhancement, Mitigation and Compensation. 

28. Prior to the erection of any external lighting on the site a lighting 
plan, including the details of the specification and design of the 
fixtures to be erected, shall be submitted to and approved in writing 
by the Local Planning Authority. The development shall be carried 
out in accordance with the approved details and thereafter retained 
for the lifetime of the development.  
The submitted scheme should be designed in accordance with Bat 
Conservation Trust/ Institution of Lighting Professionals Guidance 
Note 08/23 'Bats and Artificial Lighting at Night' and guidance 
provided within the Landscape and Ecological Management Plan 
(LEMP) submitted alongside the planning application by 
Middlemarch Environmental Ltd (Report Number: RT-MME-160628-
03 Rev A), to help minimise the impact artificial lighting.  
REASON: To minimise disturbance to bats, a European Protected 
Species as well as other nocturnal species. 

29. Prior to the commencement of development hereby permitted, a 
Habitat Management and Monitoring Plan (HMMP), based on the 
relevant template developed by Natural England and in accordance 



with an approved Biodiversity Gain Plan (BGP), shall be submitted to 
and approved in writing by the Local Planning Authority.  The habitat 
retention, creation and enhancement specified within the HMMP 
shall then be implemented in full and managed for a period of at 
least 30 years in accordance with the agreed HMMP from completion 
of the habitat creation and enhancement works.  Monitoring reports 
shall be submitted to the Local Planning Authority, using the relevant 
template developed by Natural England, in accordance with the 
monitoring intervals set out in the agreed HMMP. 
REASON: To ensure the development delivers a biodiversity net 
gain on site in accordance with Schedule 7A of the Town and 
Country Planning Act 1990. 

30. No development shall commence until; 
a) a scheme of intrusive site investigations has been carried out on 
site to establish the risks posed to the development by past coal 
mining activity, and; 
b) any remediation works and/or mitigation measures to address 
land instability arising from coal mining legacy, as may be necessary, 
have been implemented on site in full in order to ensure that the site 
is made safe and stable for the development proposed. This should 
include the submission of the approved site layout plan to illustrate 
the position / delineation of the opencast highwall(s) and how this 
relates to the approved layout. 
The intrusive site investigations and remedial works shall be carried 
out in accordance with authoritative UK guidance. 
REASON: The undertaking of intrusive site investigations, prior to 
the commencement of development, is considered to be necessary 
to ensure that adequate information pertaining to ground conditions 
and coal mining legacy is available to enable appropriate remedial 
and mitigatory measures to be identified and carried out before 
building works commence on site. This is in order to ensure the 
safety and stability of the development, in accordance with 
paragraphs 189 and 190 of the National Planning Policy Framework. 

31. Prior to the occupation of the development, or it being taken into 
beneficial use, a signed statement or declaration prepared by a 
suitably competent person confirming that the site is, or has been 
made, safe and stable for the approved development shall be 
submitted to the Local Planning Authority for approval in writing. This 
document shall confirm the methods and findings of the intrusive site 
investigations and the completion of any remedial 
works and/or mitigation necessary to address the risks posed by past 
coal mining activity. 



REASON:  The undertaking of intrusive site investigations, prior to 
the commencement of development, is considered to be necessary 
to ensure that adequate information pertaining to ground conditions 
and coal mining legacy is available to enable appropriate remedial 
and mitigatory measures to 
be identified and carried out before building works commence on 
site. This is in order to ensure the safety and stability of the 
development, in accordance with paragraphs 189 and 190 of the 
National Planning Policy Framework. 

32. The garage hereby permitted that is associated to Unit 1 of the 
development shall not be occupied at any time other than for 
purposes ancillary to the residential use associated with this dwelling 
and shall not be sold, occupied or let separately from the main 
dwelling house without the express grant of planning permission. 
REASON: In the interests of neighbour and occupier amenity, and to 
ensure there is no shortfall in car parking in accordance with BCCS 
Policy TRAN2 - Managing Transport Impacts of New Development 
and Borough Development Strategy 2017 Policy L1 Housing 
Development, extensions and alterations to existing dwellings and 
Policy D2 Incompatible Land Uses (in part). 
Policy D2 Incompatible Land Uses (in part). 

33. The landscaped areas shall be retained in the form shown on the 
approved plan throughout the life of the development and shall not 
be used for any other purpose, unless otherwise agreed in writing by 
the Local Planning Authority.  
REASON: To preserve the character and visual amenities of the 
area, in accordance with BCCS Policies CSP4 - Place-Making, ENV 
2 Historic Character and Local Distinctiveness, ENV3 - Design 
Quality and DEL1 - Infrastructure Provision and Borough 
Development Strategy 2017 Policy S6 Urban Design and Policy L1 
Housing Development, extensions and alterations to existing 
dwellings 
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PLANNING APPLICATION NUMBER:P24/0376 

 
 
Type of approval sought Full Planning Permission 
Ward Castle and Priory Ward 
Agent Mr T. Bradley 
Case Officer Samuel Everton 
Location: 
 

DUDLEY COLLEGE, THE BROADWAY, DUDLEY, 
WEST MIDLANDS, DY1 4AS 

Proposal CONSTRUCTION OF AN ENERGY CENTRE 
COMPRISING OF AN EXTERNAL ENCLOSURE 
HOUSING AIR SOURCE HEAT PUMPS ALONG WITH 
4M HIGH ACOUSTIC FENCING AS PART OF ESTATE 
DECARBONISATION STRATEGY 

Recommendation 
Summary: 

APPROVE SUBJECT TO CONDITIONS 

 
 
 
SITE AND SURROUNDINGS 

 
1. The application site comprised of an existing carpark within the grounds 

of Dudley College, located on The Broadway, Dudley. 
 

2. The carpark was surfaced in tarmacadam and is bound by closeboard 
fencing and dense mature vegetation on its northern and eastern 
boundaries. The trees to the eastern boundary are protected by Tree 
Preservation Order (TPO No. 012/W1). To the south of the site is the 
buildings of the College, which comprises a two – four storey brick 
building.  
 

3. The immediate area is mixed comprising the college, along with Dudley 
Castle and Zoo to the east. To the north of the site are residential 
properties on Gervase Drive which are characterised by large, detached 
dwellings within generous plots.  
 

4. The College is a locally Listed Building and is bound by a number of 
heritage assets including the following: 

 



To the west: 
 St James’s Priory Scheduled Monument, (HER 999),  
 St James Priory Ruins – Grade I listed, (HER 12802),  
 Priory Park Grade II listed Registered Park and Garden, (HER 

6460), 
 

To the east/north –  
 Castle Hill Conservation Area 
 Castle Hill and Wrens Nest Scheduled Monument, (HER 12291),  
 Dudley Castle Scheduled Monument, (HER 926),  
 and Grade I listed structure, (HER 12249),  
 Dudley Town Centre Conservation Area. 

 
PROPOSAL 

 
5. The application seeks planning permission for the construction of an 

Energy Centre comprising of an external enclosure housing air source 
heat pumps along with a 4m high acoustic fencing as part of the estate 
decarbonisation strategy.  The development has been constructed.   
 

6. The proposed air source heat pumps provide heating and hot water to 
buildings on the campus and replace the use of the current gas fired 
boilers and water heaters on the site with these electrically driven 
systems. The Energy Centre provides: 

 
• 2 no. 600kw ASHP (with space allowance for future provision of 1 

no. additional 500kw) 
• 5 no. 14kw ASHP (with space allowance for future provision of 6 

no. additional 14kw) 
 

7. The air source heat pumps are housed within a secure, ventilated metal 
louvre enclosure, which measures 2.5m to 4.2m high due to land level 
differences across the site. 
 

8. The development includes the installation of a 4m acoustic fence 
spanning across the north elevation and part of the western elevation. 
Noise attenuators are installed on the proposed air source heat pumps 
which together with the acoustic fence provide sound mitigation, in 



accordance with the recommendations of the Noise Impact Assessment 
submitted in support of the application.  

 
RELEVANT PLANNING HISTORY 

 
APPLICATION PROPOSAL DECISION DATE 

P23/0520 Removal of existing external 
stepped access and provision of 
a new graded external 
pedestrian access.  Extension to 
existing entrance providing 
entrance canopy and draft lobby. 
External alterations to include 
new windows, new façade 
material finish and new eternal 
fire escape.  

Approved 

subject to 

conditions 

23/06/2023 

 

PUBLIC CONSULTATION 

 
9. The application was initially advertised by site notice and neighbour 

letter, where 12 letters of objection were received raising the following 
concerns:- 
 

 Noise and vibration impacts to neighbouring properties, including 
impacts to buildings as well as occupiers health and wellbeing 

 Devaluation of neighbours properties 
 Affects on wildlife and animals in adjacent Dudley Zoo 

 
10. Due to a revised noise assessment and amended plans to include 

the acoustic fence, the application was re-advertised. A further 9 letters 
of objection were received raising the same issues as above and the 
following additional issues: 

 
 That construction work to install the proposed air source heat 

pumps has commenced  



 There may be other more suitable sites within the college grounds 
for the proposed energy centre 

 
 

OTHER CONSULTATION 

 
11. Highways (AMEY) 

No comments received.  
 

12. Environmental Safety and Health  
No objections were raised to the scheme as originally submitted, 
subject to the noise mitigation measures proposed which included the 
use of noise attenuators installed directly on the proposed equipment.  
 
Later a revised noise report was then submitted by the applicant to 
include an acoustic barrier as an additional mitigation measure, and 
Environmental Safety and Health raised no objection to this revised 
report and the acoustic wall as an additional measure. 
 

 
RELEVANT PLANNING POLICY 

 
13. Section 38 of the Planning and Compulsory Purchase Act 2004 requires 

planning applications to be determined in accordance with the 
provisions of the Development Plan, unless material considerations 
indicate otherwise. 
 

14. The Development Plan currently comprises the Black Country Core 
Strategy (2011) and the Dudley Borough Development Strategy (2017).  
Relevant policies include: - 

 
Black Country Core Strategy (2011) 
 

 Policy TRAN2 Managing Transport Impacts of New 
Development  

 Policy ENV 3 Design Quality 
 Policy ENV 2 Historic Character and Local Distinctiveness 
 Policy ENV 7 Renewable Energy 



 
  Dudley Borough Development Strategy (2017) 
 

 Policy S1 (Presumption in favour of Sustainable 
Development)  

 Policy S6 (Urban Design) 
 Policy S8 (Conservation and Enhancement of Local 

Character and Distinctiveness) 
 Policy S10 (Listed Buildings) 
 Policy S22 (Mature Trees and Woodland) 
 Policy D5 (Noise Pollution) 

 
 

15. National Planning Policy Framework  
 

16. The NPPF (December 2023) sets out the Government’s position on the 
role of the planning system in both plan-making and decision-taking. It 
states that the purpose of the planning system is to contribute to the 
achievement of sustainable development, in economic, social and 
environmental terms, and it states that there should be “presumption in 
favour of sustainable development” and sets out what this means for 
decision taking. 
 

17. The NPPF (December 2023) confirms the plan-led approach to the 
planning system and that decisions must be made in accordance with 
the Development Plan unless material considerations indicate 
otherwise.  
 

18. Relevant paragraphs within the NPPF include paragraphs: - 
 

  8:    Three dimensions of Sustainable Development 
  11-14:   The Presumption in favour of Sustainable 
      Development 
  47-50:    Determining Applications 
  131, 135, 137, 139: Achieving Well-Designed and Beautiful 
Places 

195 - 214: Conserving and Enhancing the Historic 
Environment  

  224, 225:  Implementation 



 
19. Other relevant documents include: - 

 
Parking Standards Supplementary Planning Document (2017).  

 
Manual for Streets. 

 
ASSESSMENT 

 
20. The determining issues for the assessment of the proposed 

development include:-  
 

i)  Principle of the development. 
ii)  Design and impact on character and form of the area. 
iii) Impact on amenity. 
iv)  Impact on highway safety. 
v) Trees and Landscaping. 
vi) Ecology 
vii)  Biodiversity Net Gain. 

 
Principle of the Development 
 

21. The NPPF, the Black Country Core Strategy and Policy S1 of the 
Development Strategy advocate a presumption in favour of sustainable 
development unless material considerations indicate otherwise. The 
NPPF fully supports the transition to a low carbon future. Chapter 14 
(paragraph 157) notes that the planning system should: help to shape 
places in ways that contribute to radical reductions in greenhouse gas 
emissions, minimise vulnerability and improve resilience; encourage the 
reuse of existing resources, including the conversion of existing 
buildings; and support renewable and low carbon energy and 
associated infrastructure. 

  
22. Chapter 163 of the NPPF notes that when determining 

applications for renewable and low carbon development, local planning 
authorities should: 
 

i. not require applicants to demonstrate the overall need for 
renewable or low carbon energy, and recognise that even 
small-scale projects provide a valuable contribution to 
cutting greenhouse gas emissions; and  



 
ii. approve the application if its impacts are (or can be made) 

acceptable. 
 

23. Policy ENV7 of the Black Country Core Strategy states that 
proposals involving the development of renewable energy sources will 
be permitted where proposals accord with local, regional and national 
guidance and would not significantly harm the natural, historical or built 
environment or have a significant adverse effect on amenity of those 
living or working nearby in terms of visual, noise, odour, air pollution 
and other effects. 
 

24. The Renewable Energy Supplementary Planning Document 
(2015) further supports the use of renewable energy. 
 

25. In this respect, it is noted that the site is unallocated and forms part of 
the existing Dudley College grounds and the installation of an Energy 
Centre for providing heating and hot water to buildings on the campus 
falls in line with the existing land use, and supported with both national 
and local policy which advocate for supporting low carbon energy and 
associated infrastructure. As such the principal of the development is 
considered to be acceptable.  
 

26. Notwithstanding the above, although the proposal may be 
considered to be acceptable in principle it is still required to meet the 
provisions within the development plan in respect to matters of detail. 
The next part of this report will go to consider the proposal in this 
respect. 
 
Design and Impact on Character and Form of the Area and 
Acknowledged Heritage Interests 
 

27. Paragraph 205 of the NPPF states that when considering the impact of 
a proposed development on the significance of a designated heritage 
asset, great weight should be given to the asset’s conservation. 
Paragraph 206 continues stating that any harm to, or loss of, the 
significance of a designed heritage asset (from its alteration, or from 
development within its setting), should require clear and convincing 
justification. 
 



28. The application site is located within the Castle Hill Conservation Area 
and adjacent part of the college itself is locally listed.  However, the 
energy centre is located within the grounds of the existing College, on 
an existing car park area to the rear of the wider campus. The energy 
centre is therefore not readily visible from the streetscene and its design 
is not considered to be out of character within its context. As such, the 
energy centre has not had a significant detrimental impact upon the 
character or appearance of the Conservation Area or its setting and that 
of other nearby acknowledged heritage assets.  
 

29. Therefore, having had regard to Polices S6, S8 and S10 of the 
Development Strategy, Policies ENV2 and ENV3 of the BCCS and the 
requirements contained within the NPPF, it is considered that the 
proposal would be acceptable in respect to its impact on the character 
and form of the area and acknowledged heritage assets. 

 

Impact on Residential Amenity 
 

30. There are concerns from neighbours in relation to noise and vibration 
impacts as a result of the development. Indeed, the energy centre has 
introduced a new noise source through the general operation of the air 
source heat pumps and associated plant and machinery. In such cases, 
Policy D5 of the Development Strategy seeks to minimise noise 
emissions and intrusions to an agreed, acceptable level.  
 

31. The proposal includes two key mitigation measures to reduce noise 
impact, which include the use of sound attenuators that ware attached 
directly to the machinery, along with the 4m acoustic fence. The 
supporting Noise Impact Assessment concludes that these together 
ensure that the proposal would not exceed the current background 
noise level of the nearest residential properties.   

 
32. The proposal and findings of the Noise Impact Assessment have been 

reviewed and accepted by the Council’s Environmental Safety and 
Heath team and have raised no objection to the proposal subject to 
conditions ensuring that the sound emissions are controlled and the 
mitigation measures are carried out and maintained for the life of the 
development. Should the Council be minded to grant permission, it is 
recommend that these conditions are attached to any decision issued.  
 



33. Therefore, based on the above and subject to the attached conditions, 
the proposal is considered acceptable in regard to its impact on amenity 
and would meet the requirements of the NPPF and the Dudley Borough 
Development Strategy.  

 
Impact on Highway Safety 
 

34. The proposed energy centre has resulted in the loss of 19 car parking 
spaces, reducing the number of spaces within the college to 420. 
Notwithstanding, the applicant has stated that the loss of these spaces 
is not expected to have any knock-on effect on the basis that these 
spaces have not been used since June 2023, having been used as a 
site compound for the Block E retrofit project, during which time the 
college has still had capacity within the rest of the main Broadway car 
park. They have also stated that the demand for parking is expected to 
reduce over time as the College are in the process of launching a new 
Sustainable Travel Plan in September 2024, which aims to reduce car-
usage generally across the campus. Moreover, it is noted that the site is 
located within Dudley town centre, which is a central location which 
benefits from good access to public transport.  

 
35. As such, it is considered that the proposal would not have an adverse 

impact on highways safety over and be in accordance with Policy L1 of 
the Development Strategy and Paragraph 115 of the NPPF. 
 
Trees/Landscaping  

 
36. The proposed development is located within a Conservation Area and 

as a result, all of the trees within this designated boundary are 
protected, and TPO protected trees are located adjacent to the western 
boundary of the site. Whilst it is acknowledged that the energy centre is 
located within close proximity to the trees to the north of the site, there 
were and no planned changes to these trees shown.    
 
Ecology 

 
37. The neighbours concerns in respect to impacts on wildlife are noted. 

However the application is supported by an ecological reports in respect 
to trees and the pond located north of the application site boundary. The 



report did not find evidence of great crested newts and no trees are 
proposed or have been removed or altered as a result of the. As such, 
there are no significant concerns in respect to ecology.  

 
 

Biodiversity Net Gain  
 

38. The proposal would impact on less than 25 sqm of on-site habitat and is 
therefore exempt from BNG requirements.  

 
CONCLUSION 

 

39. In respect to all matters of acknowledged interest and policy tests it is 
considered that the proposal, subject to the attached conditions, has not 
result in any significant harm to acknowledged interests and is therefore 
considered to be in accordance with the Development Plan. 

 

RECOMMENDATION 

40. It is therefore recommended that the application be approved subject to 
the attached conditions. 
 

 
 
 
 
 
Conditions and/or reasons: 
 

1. The development hereby permitted shall be carried out in 
accordance with the following approved plans: Location Plan, Dwg 
No's.  1036766-CDL-ZZ-ZZ-DR-M-5001, 1036766-CDL-ZZ-ZZ-DR-
E-6001, ASC -CUL -ZZ -00 -DR -A -0111 Rev P02, ASC -CUL -ZZ -
00 -DR -A -0210 Rev P03, ASC -CUL -ZZ -ZZ -DR -A -0502 Rev P02 
and ASC -CUL -ZZ -ZZ -DR -A -0610 Rev P03. 
REASON: For the avoidance of doubt and in the interests of proper 
planning. 

2. The rating level of sound emitted from any fixed plant and/or 
machinery associated with the development shall not exceed 



background sound levels by more than 5dB(A) between the hours of 
0700-2300 (taken as a 15-minute LA90 at the nearest sound 
sensitive premises) and shall not exceed the background sound level 
between 2300-0700 (taken as a 15-minute LA90 at the nearest 
sound sensitive premises). All measurements shall be made in 
accordance with the methodology of BS4142 (2014) (Methods for 
rating and assessing industrial and commercial sound) and/or its 
subsequent amendments.  
  
Where access to the nearest sound sensitive property is not 
possible, measurements shall be undertaken at an appropriate 
location and corrected to establish the noise levels at the nearest 
sound sensitive property. 
 
Any deviations from the LA90 time interval stipulated above shall be 
agreed in writing with the Local Planning Authority. 
 
REASON: To protect the amenities of nearby residents and comply 
with Policy D5 of the Development Strategy and the NPPF. 

3. The noise mitigation measures detailed in Section 5.4 of the 
submitted Noise Impact Assessment (doc ref: DC-CDL-XX-XX-T-AS-
45201; revision: P03; date: 2 August 2024) shall be completed and 
shall be retained and maintained for the life of the development. 
REASON: To protect the amenities of nearby residents and comply 
with Policy D5 of the Development Strategy and the NPPF. 

4. No additional internal or external fixed plant or machinery associated 
with the development shall be used, until a scheme to prevent 
disturbance to the amenities of nearby residents from noise arising 
from its operation has been submitted to and approved in writing by 
the local planning authority. All works that form part of the approved 
scheme shall be completed before use of the plant or machinery and 
shall be retained and maintained for the life of the development. 
REASON: To protect the amenities of other occupiers of the building 
and comply with Borough Development Strategy 2017 Policy L1 
Housing Development, extensions, and alterations to existing 
dwellings. 
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D Block 

E Block 

Block G&H

F Block 

ENERGY CENTRE -
ASHP COMPOUND

LTHWASHP
LTHWASHP

LTHWASHP

ASHP

LTHW

LTHWASHP

Main Block A,B,C

ANIMAL SCIENCE CENTRE (BLOCK 'E') LTHW F&R PIPEWORK
OFFSETS BETWEEN ENERGY CENTRE AND  BLOCK 'D'
PLANTROOM VIA DEDICATED BELOW GROUND SERVICES
TRENCH.
HEATING DUTY REQUIRED FOR BLOCK E = 70 kW
Ø80mm FLOW AND RETURN

PRIMARY LTHW F&R PIPEWORK OFFSETS BETWEEN ENERGY
CENTRE AND INTERNALLY WITHIN BLOCK 'D' ABOVE GROUND.

HEATING DUTY REQUIRED FOR MAIN BLOCK, BLOCK D,F,G&H
= 1470 kW AT Ø100mm FLOW AND RETURN.

ALLOWANCE FOR BUILDERS WORK HOLES THROUGH BLOCK
'D' TO BE PROVIDED.

MAIN BUILDING PRIMARY 100Ø LTHW F&R PIPEWORK
TRAVERSES UNDERGROUND WITHIN TRENCH BETWEEN
ENERGY CENTRE AND LTHW PLANTROOM IN MAIN BLOCK VIA
DEDICATED BELOW GROUND SERVICES TRENCH AND SHORT
RUN WITHIN BLOCK 'D'.
HEATING DUTY REQUIRED FOR MAIN BLOCK A,B,C AND
BLOCKS G&H = 1390 kW AT Ø100mm FLOW AND RETURN
REFER TO INDICATIVE TRENCH DETAILS (TBC BY SPECIALIST)

FUTURE
LTWH
PLANTROOM
IN BLOCK 'D'

EXISTING MAIN BLOCK
PLANTROOM
BASEMENT

2 No. 'OAK 600' (600kW each)
CLADE ASHP'S TO BE
INSTALLED AT 'DAY ONE' TO
SERVE MAIN BLOCK
REQUIREMENTS.

.

.

CLADE OAK 600

CLADE OAK 600

CLADE OAK 500

1 No. 'OAK 500' (500kW)
CLADE ASHP TO BE
INSTALLED IN THE FUTURE
PHASE.

IMPORTANT NOTE:

ALL AREAS WITHIN THE MAIN BLOCK TO BE SURVEYED
ASSESSED BY CONTRACTOR TO SELECT NEW
RADIATORS TO SUIT THE NEW ASHP HEATING SYSTEM.

ALL RADIATORS TO BE PROVIDED WITH PRESSURE
INDEPENDENT THERMOSTATIC RADIATOR VALVES.

.

.

5 NO. MITSUBISHI ASHPs at
14kW EACH TO BE
INSTALLED AT 'DAY ONE' TO
SERVE BLOCK 'E' HEATING
REQUIREMENTS.

LTHWASHP
LTHWASHP

LTHWASHP

ASHP

LTHW

LTHWASHP

LTHWASHP

.
FUTURE ASHP PROVISION TO SERVE BLOCKS D AND F.
6NO. MITSUBISHI ASHPs AT 14kW EACH TO BE INSTALLED
FOR  FUTURE

FUTURE HEATING PLANTROOM TO SERVE BLOCKS D & F.
LIKELY TO UTILISE EXISTING PLANTROOM IN BASEMENT.
LOCATION TO BE CONFIRMED.
HEATING DUTY REQUIRED FOR MAIN BLOCK, BLOCK D,F,G&H
= 83 kW AT Ø83mm FLOW AND RETURN.

.

ALL ABOVE GROUND PIPEWORK TO BE TRACE HEATED .

REFER TO DRG
1036766-CDL-ZZ-XX-DR-M-5003

100mm PREINSULATED LTHW F&R RISES FROM LOW LEVEL
AND ENTERS BLOCK D TO RUN INTERNALLY AT HIGH LEVEL. .

NEW BURIED HEATING
F&R TO PASS BENEATH
EXISTING ELECTRICAL
SERVICES TRENCH

EXISTING
ELECTRICAL
SERVICES
WITHIN
TRENCH

NEW BURIED HEATING
F&R TO PASS BENEATH
EXISTING HEATING
TRENCH

100mm PREINSULATED LTHW F&R
EXITS BUILDING AT HIGH LEVEL AND
DROPS INTO EXTERNAL TRENCH.

EXISTING HEATING F&R
PIPEWORK WITHIN TRENCH

100mm PREINSULATED
LTHW F&R EXITS GROUND,
RISES TO HIGH LEVEL AND
ENTERS PLANTROOM

ALTERNATIVE PIPEWORK ROUTING
TO BE CONSIDERED TO AVOID
PROPOSED ENTRANCE RAMP,
POTENTIALLY VIA BLOCK D
BASEMENT. TBA

CONTROLS LINK CABLE TO
RUN WITHIN PIPEWORK
TRENCH TO EXTERNAL
ASHPS

20
00

0

16000

 LTHW/DHW ASHP - 600kW

TO MEET HEATING/DHW LOAD IN BLOCKS A,B &C ON DAY ONE

 SPACE FOR A FUTURE 500kW ASHP UNIT

FUTURE TO MEET HEATING/DHW LOAD IN BLOCKS G &H 

 LTHW/DHW ASHP - 600kW

TO MEET HEATING/DHW LOAD IN BLOCKS A,B &C ON DAY ONE

5 No. MITSUBISHI
PUZ-HWM140YHA ECODAN
HEAT PUMPS IN CASCADE
CONFIGURATION COMPLETE
WITH ANCILARIES. REFER TO
MITSUBISHI QUOTE: Ecodan
Quote - Dudley Animal Science
Centre _ PRO-75696

LTHW
ASHP

LTHW
ASHP

LTHW
ASHP ASHP

LTHWLTHW
ASHP

SPACE FOR FUTURE 6 NO
"RESIDENTIAL" TYPE ASHPs TO
MEET HEATING DEMAND FOR
BLOCKS D AND F. WITH FUTURE
PIPEWORK ROUTE INTO BLOCK D.
APPROX TOTAL LOAD: 83kW

LTHW
ASHP

LTHW
ASHP

LTHW
ASHP ASHP

LTHWLTHW
ASHP

LTHW
ASHP

ISOLATED CONNECTION
POINTS FOR FUTURE
EXPANSION

Ø100 LTHW FLOW & RETURN
PRIMARY PIPEWORK TO RUN
ABOVE GROUND LEVEL TO SERVE
MAIN BLOCK, BLOCKS D&F AND
BLOCKS G&H . ALL ABOVE
GROUND PIPEWORK TO BE
INSTALLED WITH ELECTRIC TRACE
HEATING FOR FROST
PROTECTION.

BLOCK 'E' Ø80 LTHW
FLOW&RETURN PRIMARY
PIPEWORK ABOVE GROUND LEVEL.
ALL ABOVE GROUND PIPEWORK
TO BE INSTALLED WITH ELECTRIC
TRACE HEATING FOR FROST
PROTECTION. RETURN PUMPS TO
BE PROVIDED WITH
WEATHERPROOF HOUSING

LTHW PIPEWORK DISTRIBUTION
LEAVES THE COMPOUND AND
ENTERS BLOCK D

ASHP COMPOUND TO BE
PROVIDED WITH AN
ACOUSTICALLY RATED
ENCLOSURE THAT ALSO
ALLOWS THE FREE
MOVEMENT OF AIR FLOW
FOR HEAT REJECTION
PURPOSES

CONDENSATE DISCHARGE GULLY.
FINAL LOCATION TO SUIT LOCAL
DRAINAGE.

DOUBLE
ACCESS DOOR

.

.
SYSTEM 2
ASHP 01(14kW)

SYSTEM 2
ASHP 02(14kW)

SYSTEM 2
ASHP 03(14kW)

SYSTEM 2
ASHP 04(14kW)

SYSTEM 2
ASHP 05(14kW)

SYSTEM 3
ASHP 01(14kW)

SYSTEM 3
ASHP 02(14kW)

SYSTEM 3
ASHP 03(14kW)

SYSTEM 3
ASHP 04(14kW)

SYSTEM 3
ASHP 05(14kW)

SYSTEM 3
ASHP 06(14kW)

ASHP 02
CLADE OAK 600
(600 kW)

ASHP 01
CLADE OAK 600
(600kW)

ENERGY CENTRE - ASHP COMPOUND (1:100)

P01 03/10/23 FOR INFORMATION MP LM HS

PROPOSED ENERGY CENTRE AND
AND LTHW DISTRIBUTION LAYOUT

1036766-CDL-ZZ-ZZ-DR-M-5001

1:200

S2 - FOR COMMENT

1. THIS DRAWING SHALL BE READ IN CONJUNCTION
WITH ALL RELEVANT ARCHITECTURAL, STRUCTURAL
AND ENGINEERING SERVICES DRAWINGS,
SPECIFICATIONS, SCHEDULES AND PROJECT
SPECIFIC DOCUMENTS.

2. ALL PLANT AND EQUIPMENT IS TO BE INSTALLED TO
MANUFACTURER'S RECOMMENDATIONS, ALLOWING
FULL ACCESS FOR COMMISSIONING, MAINTENANCE
AND REMOVAL/REPLACEMENT.

3. ALL DIMENSIONS IN mm UNLESS OTHERWISE
STATED.

4. DO NOT SCALE FROM THIS DRAWING.
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THIS DRAWING MAY INDICATE ELEMENTS RELATED TO FIRE SYSTEMS.
THESE ARE INDICATIVE ONLY AND FINAL NUMBER, POSITIONING AND
PERFORMANCE MUST BE ESTABLISHED AS PART OF THE CDP WORKS
TO MAINTAIN THE INTENT OF THE DESIGN FIRE STRATEGY

DUDLEY COLLEGE, BROADWAY
 - PHASE 3B DECARBONISATION

DUDLEY COLLEGE OF TECHNOLOGY
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1036766

TYPICAL TRENCH DETAILS (NTS)
APPROX. 825MM DEEP x 800MM WIDE TO BE
FULLY CONFIRMED WITH SPECIALIST
SUPPLIER
(THIS DETAIL HAS BEEN DETERMINED FROM
KINGSPAN LOGSTAR MANUFACTURER
REQUIREMENTS)

800mm

MECHANICAL LEGEND

PRIMARY LTHW F&R PIPEWORK

HIGH LEVEL LTHW F&R PIPEWORK

EXISTING ELECTRICAL SERVICES

PIPEWORK DROP

225mm
150mm

225mm

225

800mm

225mm
150mm

225mm

225
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Guidance For Pricing
Cundall have used their reasonable endeavours to establish the requirements of the Client during the
design stages.  In this regard, the Contractor should refer to the guidance provided by BSRIA BG 6 -
'A Design Framework for Building Services' (2014 Edition) section 2.11 - Precision In Design.

This states that the design stages represent an iterative process whereby the level of detail and the
degree of precision included in the design increases from one stage to the next.  Following the
guidelines given in Turner and Simister's Handbook of Project Management, which relate specifically
to precision of cost estimates, and applying similar guidelines to the accuracy of all design, the
following levels of accuracy could reasonably be achieved by the end of the respective design
stages:
• RIBA Stage 2: ± 25%
• RIBA Stage 3: ± 15% (± 20% at the completion of RIBA Stage 3a)
• RIBA Stage 4: ± 5%

The Contractor should take into account the level of uncertainty indicated in the guidelines at the
designated design stage of the project, and the Contractor should reflect the associated risk and
uncertainty in their pricing.

The above precision figures do not include the effects of fundamental variations to the scale or
nature of the project, however, they will reasonably be applied to quantities of materials, associated
labour costs, service outlets and the final locations for equipment.



FUTURE
LTHW
PLANTROOM
IN BLOCK 'D'

PROPOSED NEW 1000kVA SUBSTATION IN GRP HOUSING.
SIZE AND INTERNAL LAYOUT OF THE SUBSTATION TO BE
DEVLOPED WITH THE OPERATORS OF THE CAMPUS HV/LV
NETWORK.
SUBSTATION TO HOUSE 1000Kva TRANSFORMER AND LV
PANELBOARD. PANELBOARD TO SERVE SUPPLIES TO THE
ASHP'S, AND MAIN LV SUPPLIES TO BLOCK D, BLOCK E AND
BLOCK F.

ENERGY
CENTRE -
ASHP
COMPOUND

SERVICE TRENCH FOR NEW LV SUPPLY FROM SUBSTATION
TO THE E BLOCK LV SWITCH ROOM TO BE COORDINATED
WITH OTHER SERVICES RUNNING FROM ASHP COMPOUND
INTO THE FUTURE LTHW PLANTROOM IN D BLOCK.

EXISTING HV SUPPLY INTO THE EXISTING SUBSTATION TO
BE UPGRADED TO ALLOW FOR AN INCREASE IN AGREED
SUPPLY CAPACITY.
THE NEW ASC TO THE SITE IS 1.5MVA; THIS ACCOUNTS FOR
THE NEW ASHP ENERGY CENTRE LOAD IN ADDITION TO THE
EXISTING SITEWIDE DEMAND.

THE NEW HV FEED TO THE NEW SUBSTATION IS PROPOSED
TO RUN ALONG THE SAME ROUTE AS THE EXISTING HV
FEED TO THE D BLOCK SUBSTATION.
EXACT ROUTING OF EXISTING DUCTS AND TRENCHES TO
BE CONFIRMED VIA SURVEY.

ROUTING OF EXISTING HV CABLING TO D BLOCK
TRANSFORMER BELIEVED TO BE WITHIN THIS VICINITY.

SS

SUBSTATION

SUITABILITY OF THE EXISTING HV SWITCHGEAR BEING
RE-USED / EXPANDED TO ACCOMMODATE THE
CONNECTION TO THE NEW SUBSTATION IS TO BE ADVISED
BY THE OPERATOR / MAINTAINER OF THE HV NETWORK ON
THE CAMPUS.

INDICATIVE ROUTE OF HV CABLING TO THE NEW
SUBSTATION. MOST PRACTICAL ROUTE TO BE
INVESTIGATED ON SITE, MAKING CONSIDERATION
TOWARDS THE NEW ASHP COMPOUND AREA AND ANY
OTHER OBSTRUCTIONS.

NEW HV CABLE TO THE NEW SUBSTATION TO PASS
THROUGH AREA BETWEEN D BLOCK AND F BLOCK WITHIN
SERVICE TRENCH. SERVICE TRENCH TO BE FORMED
DURING DEMOLITION WORKS IN THIS AREA TO ALLOW FOR
SERVICES TO PASS FROM ONE SIDE OF THE BUILDING TO
THE OTHER.

NEW LV FEED INTO E BLOCK IS PROPOSED TO BE ROUTED
THROUGH THE EXISTING PLANTROOM IN BASEMENT.
LOCATION TO BE CONFIRMED.

E BLOCK
(ASC)

D BLOCK
F BLOCK

BLOCK G&H

MAIN BLOCK
A,B,C

PROPOSED HV DISTRIBUTION LAYOUT
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THIS DRAWING MAY INDICATE ELEMENTS RELATED TO FIRE SYSTEMS.
THESE ARE INDICATIVE ONLY AND FINAL NUMBER, POSITIONING AND
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