
 
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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