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1

Introduction

1.1

This Planning Statement is submitted in support of proposals for a range of modest amendments to the
extant consents to refurbish and redevelop the former Coventry and Warwickshire Hospital site (in part) on
Stoney Stanton Road (‘the Site’) (see Figure 1) for purpose built student accommodation (‘PBSA’).

Figure 1 – Site location

1.2

Planning permission ref. FUL/2017/0578 and listed building consent ref. LB/2017/0602 were granted in July
2017 for conversion of the Grade II listed former nurses accommodation and outpatients clinic buildings to
PBSA, the erection of new 5 storey PBSA building on the northern boundary of the site (‘Block C’); and, a
small scale single storey building on the southern (Stoney Stanton Road) frontage to be occupied by a cafe.

1.3

In total 322 beds spaces were proposed, broken down to 176 beds in the former nurses’ accommodation
building, 40 within the former outpatient’s clinic, and 106 within the new central building. The approved
layout is shown in Figure 2 below.

Figure 2 – Approved layout
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1.4

The proposed development, and particularly conversion of the listed buildings, is a complex project made
even more so due to the dilapidated nature of the buildings to be retained. This complexity, amongst other
matters, has been behind the failure to deliver the permitted scheme to date.

1.5

The new applicants, Kier Property Developments (‘Kier’), have been able to design a scheme that can be
delivered by them and their chosen operators of the PBSA, Fresh Student Living (‘FSL’). However, this is
predicated on securing consent for some modest amendments to the approved development.

1.6

There is an urgency to the submissions in terms of both the risk of further damage to the listed buildings,
and the requirement to have the scheme available for occupation during the 2020/2021 academic year.

1.7

In short, the proposed amendments will secure an uplift from 322 to 344 student bed spaces. This will be
achieved by minor modifications to the internal layout of the consented PBSA creating 4 additional bed
spaces; and, replacement of the café pavilion with 3 townhouses each containing 6 bed spaces. Further
modifications are also required to the internal arrangements of buildings to make the layout more efficient
(and minimise disruption to the listed buildings), alongside some corresponding minor external alterations.

1.8

Some of these internal revisions are proposed to the existing listed buildings which necessitates an updated
listed buildings consent. More fundamentally, extensive works are required to the internal fabric of the
listed building in order to remedy an outbreak of dry rot.

1.9

In summary, the Applicants are pursuing three separate, yet inter-linked, applications as follows:
Continuation of the proposed development without compliance of Conditions 2, 3, 6, 8, 11, 13, 14, 16, 17,
18, 20, 22, 26, 27, 28, and 32 of planning permission ref. FUL/2017/0578. Minor material amendment to the
previously approved development.
Listed Building consent for refurbishment, part demolition, alteration and extension of two listed buildings
[amendments to LB/2017/0602].
Full planning permission for the erection of three purpose built student accommodation townhouse (18 bed
spaces) with access, landscaping and associated works.

1.10 The proposed site layout is shown in Figure 3 below:
Figure 3 – Proposed site layout

Quod | Kier Property Developments | Planning Statement | November 2018

3

1.11 This Statement addresses the planning implications arising from each application, recognising the clear
inter-relationships between the respective submissions. The focus of this Statement, and the wider
submission package, is on the planning and environmental implications arising from the proposed
amendments to the previously approved scheme.
1.12 Therefore, whilst the content of the wider planning submission package is as set out below, only this
Statement, the drawings and Design & Access Statement, the Air Quality Assessment, Transport Statement,
and Acoustic Assessment are updates/alternatives to those previously considered and approved by the
Council. The Student Management Plan has also not previously been considered by the Council.
1.13 The wider submission package comprises of the following:


Full suite of drawings;



Design & Access Statement;



Student Management Plan;



Built Heritage Assessment (previously considered);



Preliminary Ecological Appraisal (previously considered);



Air Quality Assessment;



Transport Statement;



Acoustic Assessment;



Ecology Assessment (previously considered); and



Drainage Statement (previously considered).

1.14 In summary, this Planning Statement, when read alongside the wider submission package, demonstrates
that the proposals will deliver significant planning and regeneration benefits with no corresponding
material harm to the economic, or social or environmental objectives of the Development Plan. ‘Delivery’
is the key focus here given the difficulties encountered with the extant proposals, and the urgency to
remedy the deteriorating condition of the listed buildings.
1.15 The benefits arising from the proposals include, but are not restricted to, the following:


The creation of a substantial number of jobs linked to construction, management, and maintenance
of the PBSA development;



Support for the ongoing success of Coventry’s higher and further education institutions by providing
further choice and availability of high quality, well located accommodation;



Support for local services and facilities through additional availability of student expenditure –
proximity to the city centre increases the propensity for this support to be afforded to businesses in
the centre;



PBSA is acknowledged as a means by which to reduce pressure on private family housing for student
accommodation, thereby increasing supply of housing and helping to manage house price growth;



The proposed development has a dedicated operator committed to the scheme already – it is not a
speculative development. This allows the applicants to be confident that the PBSA will be subject to
high quality levels of management and operation, which in turn will ensure that students will be safe,
and their activities properly controlled;
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The proposals will ensure a viable and sustainable future for the listed buildings on site. The
deteriorating condition of the former nurses accommodation building in particular increases the
weight to be afforded to this consideration;



By making efficient use of previously developed land to meet the demand for student bed spaces
and reduce pressure on the existing housing stock, there should be a corresponding reduction in
pressure for the release of more peripheral greenfield land for new homes.

1.16 These planning benefits should be afforded significant weight as material considerations in favour of the
applications, over and above general development plan support.
1.17 Overall it is demonstrated that any minor adverse impacts arising from the proposed amendments to the
approved development are outweighed through delivery of the scheme with it corresponding benefits; and,
that the proposals represent an appropriate means by which to preserve the listed buildings and their
setting.
1.18 Therefore, it is concluded that planning permission and listed building consent should be granted without
delay.
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2

Relevant Background

Site characteristics
2.1

The Site consists of the former Coventry and Warwickshire Hospital premises (in part), located at the
southern end of Stoney Stanton Road. It is broadly rectangular in shape, and contains two vacant buildings,
hardstanding and some boundary landscaping.

2.2

To the north of the Site are the grounds of the modern Coventry and Warwickshire Hospital. To the west is
the recently completed Eden Girls School. To the east, on the opposite side of Stoney Stanton Road, is St
Mark's Church (Grade II listed) and Swanswell Park & Pool. To the south is the A4053, with Coventry City
Centre beyond.

2.3

The two vacant buildings comprise the former outpatient’s clinic to the west, and the former nurse’s
accommodation block to the east. Both are subject to a statutory Grade II listing (see below), but are in a
serious state of disrepair.

Environmental designations
2.4

The entirety of Coventry is subject to an Air Quality Management Area (‘AQMA’) designation. This is
relevant to the new townhouse accommodation, in particular, the implications of which are addressed in
the enclosed Air Quality Assessment.

2.5

The site is subject to a Tree Preservation Order (‘TPO’) (No. 373). One of the protected trees (to the Stoney
Stanton Road frontage) was negligently removed by contractors during 2016 prior to Kier’s involvement in
the site.

2.6

The Site is within Flood Zone 1; i.e. the area at lowest risk of flooding.

2.7

As set out above, both vacant buildings on Site are Grade II listed under the same list entry (Number:
1033364). The buildings were first listed in December 1998, the reasons for designation include the
buildings’ architectural quality, historic interest, intactness and group value.

2.8

The submission addresses works proposed to the buildings directly (over and above those previously
approved), and the resultant changes to the setting of both these buildings, and St Mark’s Church, through
construction of the new townhouse block.

Relevant planning history
2.9

Planning permission (ref. FUL/2017/0578) was granted by way of delegated decision on 18 July 2017 for the
following description of development:
‘Refurbishment, part demolition, alteration and extension of former nurses accommodation and outpatients
clinic and erection of a 5 storey free-standing building to provide 322 bed spaces of student accommodation
within cluster flats/studios with associated communal space, free-standing A3 unit (cafe/restaurant),
related works and infrastructure’

2.10 The planning permission was granted subject to a S106 agreement (Unilateral Undertaking) intended to
secure a financial contribution towards emergency hospital admissions arising from the new residents. This
matter is considered further at Section 5 of this Statement.
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2.11 The accompanying listed building consent (ref. LB/2017/0602) was issued the same date for the following
works:
‘Listed Building Consent for refurbishment, part demolition, alteration and extension of two listed buildings’.
2.12 In granting consent, officers made the following observations:


The site is within a highly sustainable location, accessible by public transport and (bus and train) and
within walking distance of Coventry University. The principle of PBSA use in this location is supported;



The proposals support the effective re-use of the two listed buildings, which are otherwise falling
into a state of disrepair;



Recognition that new PBSA assists with meeting the housing needs of the city and alleviating pressure
on family housing;



The design of the new buildings is of a high quality, with the five storey building in particular being
of an appropriate scale;



The design of the development will have a positive impact on the listed buildings; and



The proposals would not have an unacceptable impact on the amenity of any neighbouring uses.

2.13 The extant proposals represent a high quality scheme that can contribute to meeting demand for PBSA
development in Coventry. However, there are inherent complexities in the scheme associated with
conversion of listed buildings, alongside inefficiencies in the layout, and inclusion of the café for which there
is no clear demand (or benefit to residents). These considerations have deterred investment and delivery
of the development to date.
2.14 The enclosed modifications to the scheme seek to overcome some of these previous inefficiencies whilst
maintaining the high quality and principles of development previously supported.

Pre-application engagement
2.15 Pre-application discussions have been ongoing with Council since summer 2018.
2.16 Feedback to date has confirmed that:
(i)

Replacing the previously approved café with the townhouse scheme is acceptable in principle;

(ii)

Changes to the materials palette and means of constructing the new central building should be
supported;

(iii)

Air quality issues in the local area can be overcome by appropriate design (e.g. mechanical
ventilation); and

(iv)

Commencement of necessary works to preserve the listed building, including dry rot treatment,
would be supported in the short term.
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The value of further and higher education
2.17 The wider socio-economic benefits of further and higher education in Coventry have long been established.
This is evidenced by a recent study by Regeneris Consulting, published in March 2018, into the economic
impact and influence of Coventry University on the local, regional and national economy. Some key findings
of the research are summarised below:


It is the fasting growing higher education institution in the UK over the last 15 years;



The University supports 12,200 jobs across the country;



It contributes almost £800 million in annual gross value added to the UK economy;



One in 25 jobs in Coventry is supported by the University;



More than £145m is spent in the city by full-time students from outside of Coventry, supporting an
extra 1,500 jobs in the local economy;



A further £8m is injected into the local economy and 240 jobs supported by visits to students from
family and friends;



83% of Coventry University students move into a high skilled occupation after graduation, compared
to the national average of 45%; and



Coventry’s students are among the most entrepreneurial in the UK, creating 250 graduate start-ups
and more start-up social enterprises than any UK university.

2.18 The Development Plan recognises the importance of Coventry University and seeks to encourage its
continued growth. There is also broad support for all of Coventry’s other further and higher education
institutions.
2.19 Accommodating a growing student population is clearly one element of maintaining the attraction of these
institutions. The Council Plan 2017/18 Half Year Performance Report states both universities demonstrate
a continuing demand for additional PBSA despite a pipeline of 8,050 bed spaces, of which 5,191 are under
construction.

Summary
2.20 In summary, the Site is located within a mixed use area on the fringe of Coventry City Centre. Buildings on
site are listed, with further heritage assets in the immediate area. The Site (along with the whole of
Coventry) is within an AQMA and subject to TPO trees, although none of these designations preclude the
proposed works.
2.21 There is extensive planning history at the Site, establishing the acceptability of the form of development
included within these proposals. Pre-application discussions have re-confirmed the acceptability of the
proposals, including the proposed modifications, in principle.
2.22 Delivery of PBSA at the Site should be welcomed by the Council, given the ability to implement a sensitively
designed scheme which can safeguard heritage assets, and support the significant economic benefits
generated by the further and higher education institutions in Coventry.
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3

Planning Policy Context

3.1

Section 38(6) of the Planning and Compulsory Purchase Act 2004 states that planning applications must be
determined in accordance with the development plan unless material considerations indicate otherwise.
The National Planning Policy Framework (July 2018) (‘NPPF’) is one such material consideration (see below).

3.2

Section 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990 states when determining
applications for works to listed buildings, Councils should pay special regard to the desirability of preserving
the building or its setting, or any features of special architectural or historic interest which it possesses.

3.3

The Coventry Development Plan consists of a number of Development Plan Documents (‘DPDs’) including
the Local Plan and the City Centre Area Action Plan both adopted 6 December 2017. The Delivering a More
Sustainable City SPD (2009) and Design Guidelines for New Residential Development Supplementary
Planning Guidance (‘SPG’) (1993) documents are also of some relevance to the enclosed proposals.

3.4

The original consents were determined in accordance with the Coventry Development Plan 2001, and the
2012 version of the NPPF. These documents have now been superseded by the corresponding 2017 and
2018 publications.

3.5

The full text of each relevant policy is contained in Appendix 1 and summarised below.

Local Plan
3.6

Policy DS3 Sustainable Development Policy confirms that the Council will consider proposals in accordance
with the presumption in favour of sustainable development contained in the NPPF; this means approving
development proposals that accord with an up-to-date development plan without delay.

3.7

Policy JE1 Overall Economy and Employment Strategy places a great emphasis on the socio-economic
benefits arising from growth of the University.

3.8

The supporting text preceding Policy H5 Managing Existing Housing Stock notes the benefits PBSA has in ‘…
“freeing up” family housing for housing for purchase or private rent and helping to maintain and build
stronger, more sustainable communities.’

3.9

Policy H10 Student Accommodation goes on to acknowledge some of these, and other benefits of student
development in that it can:
‘ make significant contributions to the Council’s housing land supply;

 meet specific housing needs within the city’s population;
 offer modern and high quality accommodation to support both universities;
 support and facilitate urban regeneration; and
 help minimise the uptake of family housing by students in the private rented sector.’
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3.10 Policy H10 supports new PBSA development, subject to adherence with the following criteria:
‘a) It is directly accessible from the universities;
b) Such development can play a part in the regeneration of the immediate neighbourhood without
disadvantage to local services;
c) It will not materially harm the amenities of occupiers of nearby properties; and
d) It will reflect and support or enhance the appearance and character of the area.’
3.11 Policy H10 also requires applicants to enter into a s106 agreement to ensure that the use of the property
remains non-residential (Class C3). However, no such requirement was imposed on the previous consents.
Furthermore, the use class proposed is sui-generis; no permitted development rights exist from sui-generis
uses meaning any alternative use would require planning permission in any event. There is no justification
to enter into a S106 on this basis.
3.12 Policy DE1 Ensuring High Quality Design requires development to respect and enhance its surroundings;
and positively contribute towards the character of an area, including the setting of heritage assets.
3.13 Policy HE2 Conservation and Heritage Assets supports proposals where they conserve and enhance aspects
of the historic environment, including listed buildings. The policy goes onto state:
‘The sympathetic and creative re-use of heritage assets will be encouraged, especially for heritage that is
considered to be at risk.’
3.14 Policy EM1 Planning for Climate Change Adaptation expects development to be designed to be resilient to,
and adapt to the future impacts of, climate change. Policy EM2 Building Standards requires development
to meet the minimum the carbon reduction and sustainability criteria within Building Regulations as a
minimum. Policy EM5 Sustainable Drainage Systems (“SuDS”) requires all development to apply SuDS and
should ensure that surface water runoff is managed as close to its source as possible. The extant consents
respect each of these technical sustainability requirements, and the same principles will be carried forward
through the amended scheme.

Area Action Plan
3.15 The AAP divides the city centre into a series of sub-areas, of which the Site sits in the Health and Education
Area –Swanswell. The masterplan for this area is shown in Figure 4.
3.16 The AAP seeks to retain and convert the listed buildings, the approach being to convert the former nurse’s
accommodation to high density residential uses, whilst the former outpatients building should be retained
for various other uses. The extant consents clearly supersede the wording of this policy in terms of use, but
it is clear that there was always an acknowledgement that some form of conversion would be supported.
3.17 Policy CC16 relates to the Swanswell area. The policy supports residential development in principle,
including conversion and small infill opportunities. It is anticipated that the Site could yield up to 95
residential (C3) units.
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Figure 4 – AAP Extract - Health and Education Area –Swanswell

3.18 Policy CC1 Coventry City Centre – Development Strategy sets out the vision for the City Centre, seeking to
create a ‘world class city centre, leading in design, sustainability and culture’. This will in part be achieved
by ‘becoming a hub for education’ and ‘continuing to support greater integration of the university within
the wider city centre’. The policy also seeks to include a variety of places to live for different people, and to
preserve or enhance the character and setting of the historic environment.
3.19 Paragraphs 4.3-4.4 address the balance of student housing provision against wider residential delivery. The
Council recognise that the provision of student specific housing will relieve the pressure on other housing
stock, and particularly housing otherwise appropriate for families.
3.20 Policy CC2 Enhancement of Heritage Assets reflects the approach of legislation, the local plan and NPPF,
including confirmation that conversion of “at risk” heritage assets is welcome where this would secure their
long-term preservation and be sympathetic and respectful to the significance of the asset.
3.21 Policy CC3 Building Design seeks high quality design for all new buildings. New buildings should be
sustainably designed to maximise energy efficiency and limit carbon emissions. Sustainable technologies
should form an important part of this approach and should be incorporated wherever possible.

Quod | Kier Property Developments | Planning Statement | November 2018

11

NPPF
3.22 Paragraph 11 applies the presumption in favour of sustainable development, whereby development
proposals that accord with an up to date development plan should be approved without delay.
3.23 Paragraph 120 is clear that decisions need to reflect changes for demand in land. In this instance, the extant
permissions reflect the demand for student accommodation in Coventry, and the scheme can deliver similar
benefit to that envisaged through the then draft allocation for C3 residential use within the AAP. The
rationale for this approach remains valid.
3.24 In terms of proposals affecting heritage assets, paragraph 189 expects local authorities to “…require an
applicant to describe the significance of any heritage assets affected, including any contribution made by
their setting”. However, the paragraph goes on to clarify that “…the level of detail should be proportionate
to the assets importance and no more than is sufficient to understand the potential impact of the proposal
on their significance”.
3.25 A detailed assessment of the significance of the heritage assets on site was undertaken to support the
original applications and its findings remain valid.
3.26 Paragraph 192 states that in determining applications local planning authorities should take account of:
“(a) the desirability of sustaining and enhancing the significance of heritage assets and putting them to
viable use consistent with their conservation;
(b) the positive contribution that conservation of heritage assets can make to sustainable communities
including their economic vitality; and
(c) the desirability of new development making a positive contribution to local character and
distinctiveness”.
3.27 It was previously established that the proposals would lead to less than substantial harm to the significance
of the designated heritage assets. In such circumstances, paragraph 196 states that “…this [less than
substantial] harm should be weight against the public benefits of the proposals including, where
appropriate, securing its optimum viable use”.

Summary
3.28 All tiers of planning legislation and policy support the principle of what the proposed modifications are
seeking to achieve in terms of safeguarding the future of the listed buildings by putting them to a viable
beneficial use, alongside delivering a modest uplift if PBSA bed spaces in a highly sustainable location.
3.29 This support is subject to more detailed consideration of the proposals against a range of development
management considerations, including the works to the listed buildings themselves, changes to the setting
of the listed buildings, and any corresponding implications for the amenity of future student residents,
particularly in relation to the new townhouse block.

Quod | Kier Property Developments | Planning Statement | November 2018

12

4

Proposed Development

4.1

The principle of the use and form of the proposed development has already been established. The enclosed
proposals represent modifications to the approved position, rather than a comprehensive alternative
approach to development.

4.2

The extant consents form the baseline for assessment of the proposed modifications. Consents for changes
to the scheme will be secured through three separate applications, as follows:
Continuation of the proposed development without compliance of Conditions 2, 3, 6, 8, 11, 13, 14, 16, 17,
18, 20, 22, 26, 27, 28, and 32 of planning permission ref. FUL/2017/0578. Minor material amendment to the
previously approved development.
Listed Building consent for refurbishment, part demolition, alteration and extension of two listed buildings
[amendments to LB/2017/0602].
Full planning permission for the erection of three purpose built student accommodation townhouse (18 bed
spaces) with access, landscaping and associated works.

4.3

Full details of the proposed development are found in the accompanying plans and Design & Access
Statement, but in summary the content of each submission is set out below.

Minor Material Amendment
4.4

An application has been submitted under S73 of the Town and County Planning Act 1990 (as amended) for:
Continuation of the proposed development without compliance of Conditions 2, 3, 6, 8, 11, 13, 14, 16, 17,
18, 20, 22, 26, 27, 28, and 32 of planning permission ref. FUL/2017/0578. Minor material amendment to the
previously approved development.

4.5

The red line boundary for the application reflects that adopted for previous submissions, including the area
previously identified as the café. The public realm and landscaping around this area have been revised to
reflect the alternative townhouse proposals proposed under the full planning application, albeit the café
continues to be shown for the purpose of revising this pack of drawings.

4.6

In summary, and in addition to some general consolidation of some drawings to reduce the extent of the
submission package, the changes proposed include the following:
Site Wide


Changes to the landscaping/public realm scheme to omit retaining walls, ramps and central raised
boxed planters, and to introduce a central grassed area and boules pitch;



Amendments to bin store and refuse holding area locations; and,



Introduction of a new sub-station.

Former Nurses Accommodation Block


Introduction of room layout details;



Introduction of an additional lift shaft and riser core;



Replacement of student bed spaces with a plant room;
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Introduction of an accessible studio apartment;



Realignment of pods to allow for retention of internal load bearing walls;



Amendments to roof light positions and sizes;



New gable roofs replaced by hipped roof details; and



Introduction of a detailed materials schedule.

Former Outpatients Building


Addition of a refuse and district heating intake room at the expense of a student bed space;



Addition of a landlords store room;



Reinstatement of original door openings and the addition of new door openings;



General updates to room layouts, retained walls and partition locations;



Additional sky lights;



Updates to typical window details; and



Elevation materials updated to clarify use of brickwork.

Block C (new central building)

4.7



General updates to room layouts, window positioning and partition locations;



Obscured windows shown and window sizes updated where they overlook Eden School;



Building setbacks removed and aligned across all floors; and



Revised main entrance position.

National Planning Practice Guidance (para ref 17a-017-20140306) states that:
“There is no statutory definition of a ‘minor material amendment’ but it is likely to include any amendment
where its scale and/or nature results in a development which is not substantially different from the one
which has been approved”.

4.8

Although a relatively large number of modest changes are proposed from the previously approved scheme,
it is clear through reference to the enclosed drawings package that the development is not substantially
different from the one which has been approved. There is no substantive change to the footprint or scale
of Block C, or no introduction of car parking to replace public realm for example, which might have definitely
altered the character and content of the scheme.

4.9

It is intended that condition 32 will be updated to accommodate changes to the approved drawings (and
wider submission package), but that the opportunity will also be taken to update other conditions based
on the updated information now submitted; e.g. the phasing of works and the requirement for details to
be submitted and agreed relevant to that phasing.

4.10 An updated draft condition schedule is attached at Appendix 2.

Listed Building Consent
4.11 Consent is being sought for:
Listed Building consent for refurbishment, part demolition, alteration and extension of two listed buildings
[amendments to LB/2017/0602].
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4.12 The LBC submission relates to all of those modification outlined through the s73 application where they
relate to the listed buildings, over and above the previously approved changes.
4.13 Notwithstanding the wider benefits of works in bringing the vacant buildings back into use, the changes will
also look to retain a greater proportion of the existing internal walls, and the historic interest of the building.
4.14 Where ‘new’ changes are proposed these largely relate to a simplification of the scheme to assist delivery,
without undermining the overarching approach to sympathetic conversion of the buildings.
4.15 Details of the precise features of both listed buildings to be retained, refurbished, removed, and/or replaced
will be confirmed through the discharge of conditions (e.g. as per condition 3 of LB/2017/0602).

Full Planning Permission
4.16 Full planning permission is being sought for:
Full planning permission for the erection of three purpose built student accommodation townhouse (18 bed
spaces) with access, landscaping and associated works.
4.17 The red line boundary for the application is limited to the building line and the immediate adjoining public
realm. All other changes to the site layout are dealt with via the MMA (and LBC) submissions.
4.18 The block is proposed on the floorspace of the approved café pavilion, and continues to represent a modest
scale building within the context of the wider development. The proposed elevations are extracted at Figure
5 below.
Figure 5 – Townhouse elevations
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4.19 The townhouse scheme is larger than the previously approved café building, occupying a marginally larger
footprint (squaring off the dog leg to the south western elevation of the café) and adding an additional half
storey in height, utilising site level changes and a sub-basement level.
4.20 Nevertheless, it will have the same overall effect as the café building in providing some definition to the
Stoney Stanton Road frontage to the site whilst continuing to be subservient in scale to the listed buildings
on site and St Marks Church offsite, in addition to the far greater scale of building C to the rear.
4.21 Furthermore, the clear modern appearance of the previously approved café structure has been retained,
and the use of materials will tie in with those utilised across the rest of the site.
4.22 In addition to the visual implications of the amendment, the proposals also introduce a ‘residential’ use to
the site frontage where one was not previously envisaged. The air quality and acoustic assessments
submitted as part of the application package have been updated to assess the implications of residential
accommodation in this location, concluding that this is appropriate subject to application of standard
mitigation measures, reflecting those previously endorsed across the wider site.
Site Management
4.23 The scheme will be operated and managed by FSL who benefit from their experience of managing 11,202
student rooms across 39 sites in the UK and Ireland.
4.24 Their approach is to holistically manage all student site matters through liaison with Universities, the local
community and other stakeholders. FSL has a proven track record of working within the local community
(including local resident associations, neighbourhood watch, local police and the fire service) to ensure
schemes generate a positive impact on the area.
4.25 Each potential tenant must enter a tenancy agreement which clearly sets out their responsibilities. All
tenants must also provide FSL with a guarantor who agrees to ensure that the tenant complies with all the
conditions required of them as set out in their tenancy agreement.
4.26 Security at the Site will be effective, without being obtrusive, and consist of a combination of CCTV
provision, access control, security personnel, and a close working relationship with local crime prevention
officers. Students will also be encouraged to participate in any local resident watch schemes.
4.27 FSL encourage all students and local residents to raise any complaints or grievances to a member of the
onsite Accommodation Team. FSL set a clear escalation strategy and timescales for handling complaints
related to on and off-site behaviour.
4.28 Maintenance and cleaning duties are clearly set out in the management plan along with the corresponding
timescales for dealing with issues. This ensures that the Site will be well kept and an attractive setting
maintained for the listed buildings on and off-site.
4.29 The development remains car free, reflecting the excellent sustainable transport options available for
students and staff, which are not undermined by a modest uplift in bed spaces.
4.30 The FSL Management Plan includes detailed procedures to manage travel demand on site at the key term
change over dates, and updated service vehicle tracking plots are included within the drawings package to
demonstrate how larger vehicles can access and egress the site (taking account of layout changes) in a safe
manner.
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5

Planning Assessment

5.1

The principle of the PBSA use, sensitive conversion of the listed buildings, and the erection of buildings
within the setting of these heritage assets have been established through the extant consents on site. These
extant consents should form the baseline for assessment of the enclosed submissions.

5.2

The proposals, as amended, adhere to previously established principles concerning matters such as dealing
with ground contamination, acoustic amenity and mitigation; arboriculture; transport; ecology (including
presence of bats and birds); sustainable construction and design; sustainable drainage; air quality amenity
and mitigation; and recording and protection of heritage assets.

5.3

Therefore, this section is focussed on addressing the implications arising from the following changes to the
previously approved scheme:


The uplift in PBSA bed spaces on site from 322 to 344;



The introduction of a PBSA use on the Stoney Stanton Road frontage, including comparison with the
previously approved café use;



Alterations to the scale of built form permitted on the Stoney Stanton Road frontage, the previously
approved ‘Block C’ building, and the public realm, and the corresponding effect on the setting of
listed buildings; and



Further alterations to the listed buildings themselves and the corresponding effect on their heritage
significance.

Uplift in PBSA Bed Spaces
5.4

The introduction of a further 22 units represents just a 7% uplift in bed spaces. It does not change the nature
of development previously found acceptable. It is not a material intensification of the permitted use.

5.5

The uplift in numbers can be accommodated without creating any material negative environmental
impacts, as evidenced in the revised accompanying submission document; e.g. see the updated air quality
and acoustic assessments.

5.6

The focus of works required to deliver the uplift in bed spaces is on the new townhouse block. Whilst four
additional bed spaces are delivered through minor changes to the internal arrangements of the Block A,
where the previous cluster flat arrangement has been amended, the majority (18 beds) are delivered
through the townhouses.

5.7

The updated Transport Assessment (August 2018) confirms that there will be no additional traffic
movements generated by the increase in bed spaces. Indeed, it would be reasonable to assume that there
will be an overall reduction in vehicle requirements due to the removal of servicing requirements for the
café.

5.8

The FSL management plan is focussed on a scheme accommodating 344 students taking account of the
amenity of surrounding residents, and the students themselves.

5.9

Generating the uplift in student bed spaces is a critical part of the strategy for securing redevelopment and
the range of planning, economic and environmental benefits this can deliver. It is demonstrated that the
site can accommodated the additional student numbers without any corresponding harm.
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5.10 It is noted that a financial contribution towards addressing the impact on NHS Services during a pro-rata
basis from the new bed spaces was agreed in relation to the extant planning permission. The lawfulness of
this approach is queried by Kier through reference to the ‘pooling restrictions’ set out within the CIL
regulations, and this should be a matter to be reviewed prior to determination of the enclosed S73
submission.

The Principle of the Townhouse Building Use
5.11 The principle of new build PBSA on the site is already established in the form of the ‘Block C’ building.
5.12 It is acknowledged that an updated development plan has been adopted since determination of the
previous application and that, in part, this advocates a more traditional residential focus to development
on site than established through the extant permissions. However, there has been no change in the
overarching support for appropriately designed and operated PBSA development in sustainable locations
across the city.
5.13 Clearly, the additional details now available from the proposed operator of the PBSA is helpful in reinforcing
the appropriateness and benefits of the PBSA use in this location, but it is also necessary to be clear that
the amenity of the student residents will be protected in this location. The updated acoustic and air quality
assessments demonstrate that living conditions for residents will be satisfactory subject to appropriate
mitigation in the form of mechanical ventilation, and other measures that were already envisaged across
the wider site.
5.14 It is also helpful to compare the relative merits of continuing to pursue a café scheme in this location with
limited market demand, and the surrounding potential implications on other competing facilities were the
café to be a success, with the scenario whereby additional students and their corresponding levels of
available expenditure are introduced to the area; or, the benefits of removing servicing and other traffic
associated with the café use from the local road network.
5.15 The PBSA use will deliver a net benefit, when compared to the previously envisaged use in the location.

Heritage – Conversion of listed buildings
5.16 The principle of the conversion works has, again, been established through the extant planning and listed
buildings consents.
5.17 The focus of attention in considering the proposed amendments relates to (i) the changes to the previously
approved works, and (ii) the additional detail provided in the enclosed submissions which was previously
withheld (e.g. room layouts and materials proposed as part of the conversion and restoration works).
5.18 It should be noted that many of the changes actually seek to avoid unnecessary structural changes to the
listed buildings themselves; e.g. reorganisation of the external space to retain existing load bearing walls in
the former nurses accommodation block, or reinstatement of existing door openings within the former
outpatients building.
5.19 In terms of selected works previously envisaged, it will be noted that additions and enlargement of roof
lights are proposed, but these are necessary to ensure appropriate living conditions for residents in the
accommodation. A more simplified approach has now also been adopted to replacement window
installations.
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5.20 The extant consents were lacking of detail in terms of proposed materials for the works which the enclosed
submissions have sought to remedy, not least as a means by which to reduce delays associated with the
discharge of conditions prior to the commencement of works on site. The specified materials seek to strike
a balance between maintaining the historic significance of the listed buildings and being able to deliver the
necessary works in a viable manner.
5.21 Referring back to paragraph 196 of the NPPF it is acknowledged that the proposals will lead to some harm
to the significance of the listed buildings as works are inevitably required to the structure and internal fabric
of the buildings. However, this harm is considered to be less than substantial in that as much of the external
and internal fabric of the building that can be retained will be.
5.22 Indeed, it is noted that, when determining the extant consent officers concluded that ‘…the development
will have a positive impact upon the listed buildings’, and there is no reason to suggest that this conclusion
would have changed.
5.23 Works will also be undertaken to remedy significant issues with dry rot in the buildings, and the necessity
to remove asbestos in order to make the structures habitable. On balance, the public benefits of securing
the optimum viable use of the heritage assets is considered to outweigh the less than substantial harm of
the works, particularly when considered against what has already taken place.

Heritage – Setting of listed buildings
5.24 The setting of the Grade II listed buildings on site, in addition to the Grade II listed St Marks Church on the
opposite side of Stoney Stanton Road will be affected by the proposed changes.
5.25 In the first instance, the amendments proposed to the landscaping and public realm within the site will have
some (limited) impact on setting of the listed buildings. Whilst this impact will be different to that
established through the extant consents it remains to be considered a positive impact compared to the
existing situation on site.
5.26 Similarly, Block C has previously been seen as beneficial to the setting of the listed buildings on site linked
to the nature and scale of historic structures associated with the hospital use that previously formed part
of their setting. The modifications proposed to Block C do not materially change this previously approved
relationship.
5.27 The replacement of the café building with the townhouses does introduce a further change to the
previously accepted setting of both the listed buildings on site and St Marks Church on the opposite side of
Stoney Stanton Road. However, as set out previously, the townhouses will continue to be viewed as a
relatively small scale, low level building subservient to the listed buildings in question and the much larger
Block C to the rear, just as the café building was previously.
5.28 Indeed, there is scope to argue that the slightly larger building is beneficial to the setting by more formally
framing the site, and adding greater visual interest to the main elevations, whilst maintaining the focus on
the architectural interest to the listed buildings.
5.29 Therefore, even it if is deemed that the replacement of the previously approved café building with the
townhouse block is harmful to the setting of the listed buildings this harm should not be considered
substantial and, on balance, should not override the benefits of securing the optimum viable use of the
listed buildings on site.
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6

Conclusions

6.1

This Planning Statement is submitted in support of proposals for a range of modest amendments to the
extant consents to refurbish and redevelop the former Coventry and Warwickshire Hospital site (in part) on
Stoney Stanton Road for purpose built student accommodation (‘PBSA’).

6.2

Planning permission ref. FUL/2017/0578 and listed building consent ref. LB/2017/0602 were granted in July
2017 for conversion of the Grade II listed former nurses accommodation and outpatients clinic buildings to
PBSA, the erection of new 5 storey PBSA building on the northern boundary of the site (‘Block C’); and, a
small scale single storey building on the southern (Stoney Stanton Road) frontage to be occupied by a cafe.

6.3

In total 322 beds spaces were proposed, broken down to 176 beds in the former nurses’ accommodation
building, 40 within the former outpatient’s clinic, and 106 within the new central building.

6.4

The extant proposals represent a high quality scheme that can contribute to meeting demand for PBSA
development in Coventry. However, there are inherent complexities in the scheme associated with
conversion of listed buildings, alongside inefficiencies in the layout, and inclusion of the café for which there
is no clear demand (or benefit to residents). These considerations have deterred investment and delivery
of the development to date.

6.5

The new applicants, Kier Property Developments (‘Kier’), have been able to design a scheme that can be
delivered by them and their chosen operators of the PBSA, Fresh Student Living (‘FSL’). However, this is
predicated on securing consent for some modest amendments to the approved development.

6.6

There is an urgency to the submissions in terms of both the risk of further damage to the listed buildings,
and the requirement to have the scheme available for occupation during the 2020/2021 academic year.

6.7

In short, the proposed amendments will secure an uplift from 322 to 344 student bed spaces. This will be
achieved by minor modifications to the internal layout of the consented PBSA creating 4 additional bed
spaces; and, replacement of the café pavilion with 3 townhouses each containing 6 bed spaces. Further
modifications are also required to the internal arrangements of buildings to make the layout more efficient
(and minimise disruption to the listed buildings), alongside some corresponding minor external alterations.

6.8

Some of these internal revisions are proposed to the existing listed buildings which necessitates an updated
listed buildings consent. More fundamentally, extensive works are required to the internal fabric of the
listed building in order to remedy an outbreak of dry rot.

6.9

In summary, the Applicants are pursuing three separate, yet inter-linked, applications.
Continuation of the proposed development without compliance of Condition 32 of planning permission ref.
FUL/2017/0578, to increase the number of permitted bed spaces from 322 to 326.
Listed Building consent for refurbishment, part demolition, alteration and extension of two listed buildings
[to regularise the proposed changes from LB/2017/0602].
Full planning permission for the erection of three purpose built student accommodation townhouses (18 bed
spaces) with access, landscaping and associated works.

6.10 It is necessary to consider the following implications of these changes:
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The uplift in PBSA bed spaces on site from 322 to 344;



The introduction of a PBSA use on the Stoney Stanton Road frontage, including comparison with the
previously approved café use;



Alterations to the scale of built form permitted on the Stoney Stanton Road frontage, the previously
approved ‘Block C’ building, and the public realm, and the corresponding effect on the setting of
listed buildings; and



Further alterations to the listed buildings themselves and the corresponding effect on their heritage
significance.

6.11 The introduction of a further 22 units represents just a 7% uplift in bed spaces. It does not change the nature
of development previously found acceptable. It is not a material intensification of the permitted use.
6.12 Generating the uplift in student bed spaces is a critical part of the strategy for securing redevelopment and
the range of planning, economic and environmental benefits this can deliver. It is demonstrated that the
site can accommodated the additional student numbers without any corresponding harm.
6.13 The principle of new build PBSA on the site is already established in the form of the ‘Block C’ building.
6.14 There are also greater merits associated with the townhouses whereby additional students and their
corresponding levels of available expenditure are introduced to the area in comparison with the previously
approved café use. These are in addition to the benefits of removing servicing and other traffic associated
with the café use from the local road network.
6.15 The extant consents were lacking of detail in terms of proposed materials for the works which the enclosed
submissions have sought to remedy, not least as a means by which to reduce delays associated with the
discharge of conditions prior to the commencement of works on site. The specified materials seek to strike
a balance between maintaining the historic significance of the listed buildings and being able to deliver the
necessary works in a viable manner.
6.16 Referring back to paragraph 196 of the NPPF it is acknowledged that the proposals will lead to some harm
to the significance of the listed buildings as works are inevitably required to the structure and internal fabric
of the buildings. However, this harm is considered to be less than substantial in that as much of the external
and internal fabric of the building that can be retained will be.
6.17 Works will also be undertaken to remedy significant issues with dry rot in the buildings, and the necessity
to remove asbestos in order to make the structures habitable. On balance, the public benefits of securing
the optimum viable use of the heritage assets is considered to outweigh the less than substantial harm of
the works, particularly when considered against what has already taken place.
6.18 The replacement of the café building with the townhouses does introduce a further change to the
previously accepted setting of both the listed buildings on site and St Marks Church on the opposite side of
Stoney Stanton Road. However, as set out previously, the townhouses will continue to be viewed as a
relatively small scale, low level building subservient to the listed buildings in question and the much larger
Block C to the rear, just as the café building was previously.
6.19 In conclusion, the proposals accord with the development plan and national policy in making the most
efficient use of the site whilst securing the future of designated heritage assets. Planning permission and
listed building consent should be granted without delay.
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APPENDIX 1
POLICY SCHEDULE

LOCAL PLAN - Policy Number

Policy Wording

Policy DS3: Sustainable
Development Policy

1) When considering development proposals the Council will take a positive approach that reflects the presumption in favour of sustainable
development contained in the National Planning Policy Framework. It will work proactively with applicants to find solutions to enable
proposals to be approved wherever possible, and to secure development that improves the economic, social and environmental
conditions in the area, including:
a) access to a variety of high quality green and blue infrastructure;
b) access to job opportunities;
c) use of low carbon, renewable and energy efficient technologies;
d) the creation of mixed sustainable communities through a variety of dwelling types, sizes, tenures and range of community facilities
e) increased health, wellbeing and quality of life;
f) measures to adapt to the impacts of climate change;
g) access to sustainable modes of transport;
h) preservation and enhancement of the historic environment; and
i) sustainable waste management.
2) Planning applications that accord with the policies in the Coventry Local Plan (and, where relevant, with policies in supporting plans) will
be approved without delay, unless material considerations indicate otherwise.
3) Where there are no policies relevant to the application or relevant policies are out of date at the time of making the decision then the
Council will grant permission unless material considerations indicate otherwise.
4) This will take into account: a) Any adverse impacts of granting permission that would significantly and demonstrably outweigh the
benefits, when assessed against the policies in the National Planning Policy Framework taken as a whole; or b) Specific policies in that
Framework that indicate that development should be restricted.
1) The Council will work positively and proactively with the business community in the city, inward investors, the city’s two Universities, key
public sector employers, the CWLEP and neighbouring local authorities to support sustainable economic growth and job creation. In this
regard the Council will:

Policy JE1: Overall Economy
and Employment Strategy

a) Promote continued diversification of the city’s economic base, particularly through supporting the expansion of companies operating
in growth sectors and partnership working with the city’s Universities to promote innovation;
b) Ensure that job opportunities arising from employment development are accessible to all of the city’s working age residents,
particularly priority groups and those in the most deprived areas of the city;
c) Provide for a readily available range and choice of employment sites and premises to meet projected need over the Plan period
related to growth of the city’s population and the pivotal role of the city in the CWLEP’s ambitious growth agenda for the sub-region;
d) Safeguard existing employment sites and premises from being lost to non-employment uses unless certain exceptional circumstances
are demonstrated;

e) Support companies, including Jaguar Land Rover, in retaining, expanding and/or relocating their headquarters operations within the
city and support the provision of new infrastructure that encourages these companies to grow.
f)

Seek to direct office development to locations in the city centre and other defined centres with new large scale office development
focused on the city centre’s Friargate Business District;

g) Ensure that new research and development, light industrial, general industrial and storage/distribution developments are
appropriately sited and designed to maximise their accessibility by a choice of means of transport, have an acceptable impact on the
highway network and to minimise the potential for environmental conflict with nearby sensitive land uses;
h) Support tourism/visitor related development in respect of Coventry city centre, the Ricoh Arena and the Coventry and Warwick
University Campuses.
i)
Policy H10: Student
Accommodation

Support the continued growth of the city’s two universities and in doing so maximise the economic development and other
community benefits associated with them.

1) Purpose-built student accommodation and conversions of residential and non-residential properties to student accommodation will be
encouraged where:
a) It is directly accessible from the universities:
b) Such development can play a part in the regeneration of the immediate neighbourhoods without disadvantage to local services.
c) It will not materially harm the amenities of occupiers of nearby properties; and
d) It will reflect and support or enhance the appearance and character of the area.
2) To support the intended use of the proposals the specified tenure will be secured through a Section 106 agreement.

Policy R3: The Network of
Centres

1) To support the city centre, the Council will designate, enhance, maintain and protect a network of Centres consisting of Major District
Centres, District Centres and Local Centres. These Centres will be the preferred locations for new shops, and other Main Town Centre and
community facility uses which do not serve a city-wide catchment.
2) In all these Centres:
a) A balance will be sought between shops (Class A1), and other Main Town Centre and community uses in order to protect the vitality
and viability of the centre as a whole;
b) Proposals that reduce the concentration of A-class uses within a centre below 51% will not be approved
c) a residential element will be promoted and encouraged, subject to the creation of a satisfactory residential environment and so long
as it does not undermine the functionality of the centre;
d) improvement to the environment and accessibility will be promoted and encouraged.

3) Major District Centres are shown on the Policies Map at:
a) Arena Park;
b) Cannon Park;
c) Brandon Road; and
d) Eastern Green.
i)

They will complement but not compete with the city centre and will contain a scale of development which is demonstrated to not
impact negatively on the city centre and supports the needs of their part of the city for:

e) a mix of bulk convenience and comparison shopping as well as service and catering uses;
f)

social, community and leisure uses including hotels; and

g) offices.
4) District Centres are shown on the Policies Map at:
a) Ball Hill;
b) Bell Green;
c) Brade Drive;
d) Daventry Road;
e) Earlsdon;
f)

Foleshill;

g) Jardine Crescent;
h) Jubilee Crescent.
i)

They will contain a scale of development which is demonstrated to not impact negatively on higher order centres and supports
the needs of their district of the city for bulk convenience shopping as well as an element of comparison shopping, service and
catering uses. Social, community, leisure and small scale office uses will also be acceptable.

5) Local Centres are shown on the Policies Map at:
a) Acorn Street;
b) Ansty Road;
c) Baginton Road;

d) Bannerbrook;
e) Barkers Butts Lane;
f)

Binley Road;

g) Birmingham Road;
h) Broad Park Road;
i)

Charter Avenue;

j)

Far Gosford Street;

k) Green Lane;
l)

Hillfields;

m) Holbrook Lane;
n) Holyhead Road;
o) Keresley North;
p) Keresley Road;
q) Keresley South;
r)

Longford;

s)

Quorn Way;

t)

Radford Road;

u) Station Avenue;
v) Sutton Avenue;
w) Walsgrave Road;
x) Willenhall;
y) Winsford Avenue.
i)

They will contain an appropriate scale of development which is demonstrated to not impact negatively on higher order centres
and supports their immediate locality for day-to-day convenience shopping and also some service and restaurant uses; and
social, community and leisure uses. Small scale office uses will also be acceptable.

Policy R4: Out of Centre
Proposals

1) Proposals for retail and other Main Town Centre uses (including proposals for the expansion or re-configuration of existing uses and the
variation of existing conditions) will not be permitted in out-of-centre locations unless they satisfy the Sequential Assessment and the
Impact Test (where appropriate).
2) Sequential Assessment
a) A sequential assessment will be required for all retail and other Main Town Centre use proposals outside a defined centre and should
be prepared in accordance with national guidance. This should have regard to the centres hierarchy set out in policy R3.
b) Where in-centre options are exhausted, edge of centre locations (within 300m of a centre boundary) that are well connected and
accessible to the centres themselves should also be considered in advance of out of centre sites.
3) Impact Test
a) An Impact Test will be required for all retail and other Main Town Centre use proposals outside a defined centre that exceed
1,000sq.m (gross) floor space. The assessment of Impact should be prepared in accordance with national guidance and consider the
potential impact on the vitality, viability, role and character of a defined centre(s) within the centres hierarchy (as set out in policy
R3).
b)

Policy CO2: Re-Use of or
Redevelopment of Facilities

Catchment areas for Sequential Assessments and Impact Tests will be considered on a case by case basis to reflect the specific
proposals being considered.

1) Proposals for the re-use or redevelopment of community premises for a use outside the scope of this policy will not be supported if:
a) There is an outstanding local need which could reasonably be met at that location;
b) The site remains viable for existing uses or could be made viable through appropriate diversification of use;
c) the proposal is not compatible with nearby uses.
2) In all cases consideration should be given to the suitability of the location for such facilities having regard to other Policies in this plan and
its supporting documents
3) Where replacement facilities are intended, they should:
a) continue to serve the community;
b) be of appropriate scale and character; and
c) be of high quality design.

Policy GE4: Tree Protection

1) Development proposals will be positively considered provided:
a) there is no unacceptable loss of, or damage to, existing trees or woodlands during or as a result of development, any loss should be
supported by a tree survey;

b) trees not to be retained as a result of the development are replaced with new trees as part of a well-designed landscape scheme; and
c) existing trees worthy of retention are sympathetically incorporated into the overall design of the scheme including all necessary
measures taken to ensure their continued protection and survival during construction.
2) Development proposals that seek to remove trees that are subject to ‘Protection’, without justification, will not be permitted
Policy DE1 Ensuring High
Quality Design

1) All development proposals must respect and enhance their surroundings and positively contribute towards the local identity and
character of an area.
2) The setting, integrity and character of heritage assets will be protected in accordance with Policy HE2.
3) All development will be expected to meet the following key principles:
a) respond to the physical context of the site;
b) consider the local distinctiveness and identity of the site but also have regard to opportunities to enhance the local built and natural
environment through new development and enhanced design;
c) where appropriate, retain and incorporate into the layout the protection of important views, including key views of the three spires;
d) preserve or enhance the character and setting of the historic built, landscape and where appropriate archaeological environment;
e) preserve or enhance the character and setting of major road, rail and canal corridors;
f)

clearly define the boundaries between public and private spaces and enclosure of space;

g) provide attractive, safe, uncluttered, active and easily identifiable, high quality public spaces;
h) make places that inter‑connect and are easy to move through;
i)

ensure places are easily understood by users, with clear routes and distinct physical features;

j)

seek high quality design and attention to detail in the layout of developments, individual buildings and infrastructure in terms of
function and impact, not just for the short term, but over the lifetime of the development;

k) be adaptable to changing social, technological, economic and market conditions and ensure that developments maximise the use of
the site;
l)

promote diversity through mixes of uses within a site or building, which work together to create vital and viable places;

m) be proactive in responding to climate change and adopt sustainable and low carbon construction principles in terms of their design,
layout and density;
n) consider green infrastructure at the earliest stage in the design process, to ensure that it is well planned, designed, managed and
maintained. It should also be well integrated and serve multiple purposes (as appropriate);

o) Support the integration of through routes for public transport and incorporate suitable bus priority measures as appropriate;
p) minimise adverse impact on important natural resources;
q) conserve, restore or enhance biodiversity; and
r)
Policy EM1: Planning for
Climate Change Adaptation

respect and enhance landscape quality including trees, hedges and other landscape features of value.

4) All development is required to be designed to be resilient to, and adapt to the future impacts of, climate change through the inclusion of
the following adaptation measures:
a) using layout, building orientation, construction techniques and materials and natural ventilation methods to mitigate against rising
temperatures;
b) optimising the use of multi-functional green infrastructure, including tree planting for urban cooling, local flood risk management and
shading,
c) incorporating water efficiency measures, such as the use of grey water and rainwater recycling, low water use sanitary equipment
d) minimising vulnerability to flood risk by locating development in areas of low flood risk and including mitigation measures including
SUDS in accordance with Policy EM4;
e) Where applicable, maintain and enhance the canal network to reflect the canals’ role in urban cooling.
f)

seek opportunities to make space for water and develop new blue infrastructure to accommodate climate change.

5) Applicants will be required to set out how the requirements of the policy have been complied with including justification for why the
above measures have not been incorporated.
6) Where justification for non-compliance with the requirements is based on viability, this will need to be clearly demonstrated through an
open book financial appraisal.
Policy EM2: Building
Standards

1) New development should be designed and constructed to meet the relevant Building Regulations, as a minimum, with a view to:
a) Maximising energy efficiency and the use of low carbon energy;
b) Conserving water and minimising flood risk including flood resilient construction;
c) Considering the type and source of the materials used;
d) Minimising waste and maximising recycling during construction and operation;
e) Being flexible and adaptable to future occupier needs; and
f)

Incorporating measures to enhance biodiversity value.

2) In meeting the carbon reduction targets set out in Building Regulations, the Council will expect development to be designed in accordance
with the following energy hierarchy:
a) Reduce energy demand through energy efficiency measures
b) Supply energy through efficient means (i.e. low carbon technologies)
c) Utilise renewable energy generation
3) A Sustainable Buildings Statement should demonstrate how the requirements of Climate Change policies in this Plan and any other
relevant local climate change strategies have been met, and consider any potential coal mining legacy issues including land stability.
4) A comprehensive update of the Delivering a More Sustainable City SPD incorporating the approach to Building Sustainability Standards
will be developed.
Policy EM5 Sustainable
Drainage Systems (SuDS)

1) All development must apply SuDS and should ensure that surface water runoff is managed as close to its source as possible.
2) SuDS are the preferred way of managing and conveying surface water. All developments will consider and demonstrate how the following
hierarchy for the discharge of surface water from a site will be applied:
a) Discharge by infiltration and water reuse technologies
b) Discharge to a watercourse allied with water reuse technologies
c) Discharge to surface water sewer allied with water reuse technologies.
3) All development should carry out infiltration tests and a ground water risk assessment, including seasonal groundwater monitoring, to
demonstrate whether infiltration is possible and that ground water would not be polluted to Environment Agency and Lead Local Flood
Authority requirements. Where it is proven that infiltration is not possible, allied with water reuse technologies, surface water should be
discharged into a watercourse (in agreement with the Environment Agency and Lead Local Flood Authority) at a rate no greater than Qbar
greenfield runoff, or an appropriate minimum rate for small sites, agreed by the Lead Local Flood Authority. If there is no watercourse
available then, allied with water reuse technologies, surface water should be discharged to a surface water sewer at a rate no greater
than Qbar greenfield runoff.
4) In exceptional circumstances, where a sustainable drainage system cannot be provided, it must be demonstrated that it is not possible to
incorporate sustainable drainage systems, and an acceptable means of surface water disposal is provided at source which does not
increase the risk of flooding or give rise to environmental problems and improves on the current situation with a reduction in peak and
total discharge.
5) The long-term maintenance arrangements for all SuDS must be agreed with the relevant risk management authority. A separate SPD will
be produced to detail how SuDS schemes will be designed in accordance with the technical standards set out by the Coventry Lead Local
Flood Authority and by the Department for Environment, Food and Rural Affairs.

Policy EM6 Redevelopment of
Previously Developed Land

1) Development will be permitted where proposals do not have a negative impact on water quality, either directly through pollution of
surface or ground water or indirectly through the treatment of waste water by whatever means.
2) Prior to any potential development, consultation must be held with Severn Trent Water to ensure that the required wastewater
infrastructure is in place in sufficient time. In line with the objectives of the Water Framework Directive, development must not affect the
water bodies’ ability to reach good status or its potential as set in the Humber and Severn River Basin Management Plans and should
support, where possible, to improving the status class.
3) Developers and operators must provide adequate information when submitting their proposals so that the potential impact on
groundwater resources and quality can be adequately assessed’. This should include a risk assessment demonstrating there would be no
adverse effect on water resources.
4) Development will not be permitted within a groundwater Source Protection Zone 1 which would physically disturb an aquifer. This will
include situations where proposed waste water infrastructure could pose an unacceptable risk of pollution of the underlying aquifer or
receiving watercourse.

Policy C1: Broadband and
Mobile Internet

1) Developers of new developments (residential, employment and commercial) will be expected to facilitate and contribute towards the
provision of broadband infrastructure suitable to enable the delivery of broadband services across Coventry to ensure that the
appropriate service is available to those who need it.
2) Developers must make sure that broadband services that meet the ambitions of the Digital Communications Infrastructure Strategy and
the European Digital Agenda are available, wherever practicable, to all residents of the development at market prices and with a full
choice of all UK service providers.
3) Developers are required to work with a recognised network carrier to design a bespoke duct network, for the development.
4) Other forms of infrastructure, such as facilities supporting mobile broadband and Wi-Fi, should be included, wherever possible and viable
and should be designed in a sympathetic and appropriate way in order to reflect the character of the surrounding area.

Policy IM1: Developer
Contributions for
Infrastructure

a. Development will be expected to provide, or contribute towards provision of:
a) Measures to directly mitigate its impact and make it acceptable in planning terms; and
b) Physical, social and green infrastructure to support the needs associated with the development
b. Infrastructure and mitigation measures will be provided in a timely manner to support the objectives of the Plan.
c.

The Council will, where appropriate, seek to secure site-specific infrastructure investments and/or contributions as well as off-site
contributions and/or investments. The nature and scale of these will be related to the form of development and its potential impact on
the site and surrounding area. The cumulative impact of developments will also be taken into account.

d. Developer contributions in the form of Planning Obligations and/or Community Infrastructure Levy (CIL) will contribute towards strategic
infrastructure required to support the overall development in the Plan. This will focus primarily on category 1 infrastructure as identified
in the IDP and/or Regulation 123 list.
e. Where site specific issues generate viability concerns, applicants should discuss these with the Council at the earliest possible stage in the
development process. Proposals that are unable to comply with the Plan’s policies on viability grounds must be accompanied by a
detailed Viability Assessment.
f.
AREA ACTION PLAN – Policy
Number
Policy CC1: Coventry City
Centre – Development
Strategy

The Council will work in partnership with infrastructure providers and other delivery agencies in updating the Infrastructure Delivery Plan
to ensure an up to date evidence base regarding infrastructure requirements and costs is maintained.

Policy Wording
The city centre will continue to be developed and regenerated to ensure it is a truly world class city centre, leading in design, sustainability
and culture.
This will be achieved by:
 Enhancement of its position as a focus for the entire sub-region and as a national and international destination to live, work and
play;
 Enhancement of its retail and leisure offer to strengthen the city’s sub-regional role;
 Provision of high quality office space;
 Becoming a hub for education;
 Including a variety of places to live which cater for different needs;
 Preserving or enhancing the character and setting of the historic built landscape and the archaeological environment;
 A connected public realm including public squares and green spaces, easily accessible through the creation of desirable and legible
pedestrian routes;
 Accessibility for all;
 Providing an attractive and safe environment for pedestrians, cyclists and motorists;
 Provide a high quality public transport system that benefits from seamless integration and is well connected to existing and new
infrastructure;
 Being a gigabyte city that offers high speed Wi-Fi and broadband facilities throughout the city centre;
 High quality sustainable built design;
 Continuing to develop a vibrant and attractive night time economy;
 Providing opportunities to improve health and wellbeing;
 Continuing to support greater integration of the university within the wider city centre in accordance with the policies in the Area
Action Plan;
 Recognising and preserving key views to the iconic three spires of St. Michaels, Holy Trinity and Christchurch; and


Policy CC2: Enhancement of
Heritage Assets

Supporting the reintroduction of green and blue infrastructure throughout the city centre, including opportunities for deculverting
wherever possible.

a. All development within, or affecting the setting of, a Conservation Area (as highlighted in Figure 2) shall preserve or enhance its
character and appearance and adhere to the policies of the relevant Conservation Area Appraisal and Management Plan.
b. All development relating to or in close proximity to heritage assets such as statutory and locally listed buildings, Scheduled Monuments,
public artwork and non-designated heritage assets (Figure 2) shall be undertaken sympathetically to those heritage assets and seek to
preserve or enhance their setting.
c.

New developments which include or take place adjacent to the remaining sections of the medieval City Wall must enhance the setting of
the wall and to incorporate it into the landscape design. Where appropriate the Council will seek contributions from developers for the
repair and maintenance of the wall. Archaeological investigations must be undertaken where development is proposed on the former
site of the City Wall. Opportunities to reflect the line of the medieval Wall should also be incorporated into such developments.

d. New developments must retain and where possible re-instate the street plan of the medieval city where it can contribute to accessibility,
local character and distinctiveness.
e. Within Archaeological Constraint Areas and areas of archaeological potential (Figure 3), appropriate archaeological assessment will be
required prior to the determination of a development proposal. Where significant archaeological remains are found they shall be
recorded in a manner proportionate to their significance. Remains of high significance shall be preserved and protected.
f.

The Council will support development proposals that enable the long term preservation of heritage assets which are considered to be ‘at
risk’ so long as the plans are considered to be sympathetic and respectful to the assets heritage significance.

g. Development within the city centre primary shopping area must respect the architectural design principles of the significant elements of
the post-World War II reconstruction such as Broadgate and the shopping Precincts.
Policy CC3: Building Design

a. High quality design will be required for all new buildings with the criteria set out in the supporting text above forming an integral part of
the building design process.
b. All new buildings shall be sustainably designed to maximise energy efficiency and limit carbon emissions and the resultant impact upon
the environment. Sustainable technologies should form an important part of this approach and should be incorporated wherever
possible.

Policy CC16

a. New developments within the Health and Education Area must have regard to its established character; respond to the environmental
issues associated with its proximity to the Ring Road and deliver high quality buildings and public space which reflect this areas position as
a gateway to the inner city centre. As such, the following uses will be acceptable:


Education provisions;



Public Health provisions;



Residential development;



Social and community uses; and



Green and blue infrastructure

b. All prospective developments should:

c.



reflect and enhance the area's character through mixed-use developments;



ensure a mix of residential densities where appropriate;



improve and introduce high quality buildings;



Promote active travel and ensure it becomes easier and safer to move within the area and into adjoining parts of the city centre



Mitigate the negative impacts of the Ring Road;

The conversions of existing buildings, where appropriate, and the development of small infill opportunities for new residential
developments will be encouraged and supported in principle.

d. The reuse of the listed buildings (1) which remain as part of the former Coventry and Warwickshire Hospital site will be allocated for
conversion to residential use, with the provision of up to 95 units.
e. Remaining land at the former Hospital site or to the rear of Primrose Hill Street (2) should be retained for the provision of a new 2 form
entry primary school to serve the needs generated from wider housing provision across the city centre.
f.

The sympathetic conversion of the former St Mark’s church (3) will be supported for the delivery of uses appropriate to this area of the
city centre.

g. Swanswell Pool is of historic importance to the local area and the city centre as a whole. Opportunities to expand the park and enhance
its quality will be supported. This should include opportunities to improve its linkages to the wider city centre
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FUL/2017/0578 wording

Proposed wording
CONDITION 1
The development hereby permitted shall begin no
later than three years from the date of this
permission.

The development hereby permitted shall begin no
later than three years from the date of this
permission.

CONDITION 2
No development shall take place, including any works
of demolition, until a Construction Method Statement
has been submitted to, and approved in writing by the
Local Planning Authority. The Statement shall provide
for:
i) the parking of vehicles of site operatives and
visitors;
ii) loading and unloading of plant and materials;
iii) storage of plant and materials used in constructing
the development;
iv) the erection and maintenance of security hoarding
including decorative
displays and facilities for public viewing, where
appropriate;
v) wheel washing facilities;
vi) measures to control the emission of noise, dust
and dirt during construction (including hours of
construction);
vii) a scheme for recycling/disposing of waste
resulting from demolition and construction works.
viii) measures for the protection of local watercourses
during construction;
The approved Construction Method Statement shall
be adhered to throughout the construction period for
the development.

No phase of development shall take place, including
any works of demolition, until a Construction Method
Statement relevant to that phase has been submitted
to, and approved in writing by the Local Planning
Authority. The Statement shall provide for:
i) the parking of vehicles of site operatives and
visitors;
ii) loading and unloading of plant and materials;
iii) storage of plant and materials used in constructing
the development;
iv) the erection and maintenance of security hoarding
including decorative
displays and facilities for public viewing, where
appropriate;
v) wheel washing facilities;
vi) measures to control the emission of noise, dust
and dirt during construction (including hours of
construction);
vii) a scheme for recycling/disposing of waste
resulting from demolition and construction works.
viii) measures for the protection of local watercourses
during construction;
The approved Construction Method Statement shall
be adhered to throughout the construction period for
the relevant phase of development.

CONDITION 3
No development shall take place until a scheme for
targeting and utilising local people for construction
employment has been submitted to and approved in
writing by the Local Planning Authority. Thereafter,

No phase of development shall take place until a
scheme for targeting and utilising local people for
construction employment has been submitted to and
approved in writing by the Local Planning Authority.
Thereafter, each phase of the scheme shall be
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the scheme shall be implemented in full accordance
with the approved details

implemented in full accordance with the approved
details.

CONDITION 4
The development shall be carried out only in full
accordance with sample details of the external facing
and roofing materials and a materials schedule which
shall first have been submitted to and approved in
writing by the Local Planning Authority.

The development shall be carried out only in full
accordance with sample details of the external facing
and roofing materials and a materials schedule which
shall first have been submitted to and approved in
writing by the Local Planning Authority.

CONDITION 5
The student accommodation hereby permitted shall
not be occupied unless and until the vehicle
manoeuvring areas indicated on the approved
drawings have been provided and thereafter these
areas shall be kept market out and available for such
use at all times.

The student accommodation hereby permitted shall
not be occupied unless and until the vehicle
manoeuvring areas indicated on the approved
drawings have been provided and thereafter these
areas shall be kept market out and available for such
use at all times.

CONDITION 6
Prior to development commencing the following
information shall be submitted to and approved in
writing by the Local Planning Authority:
i) A scheme for the provision of surface water
drainage, fully incorporating a Sustainable Drainage
System (SuDS) with particular emphasis on
attenuation techniques;
ii) A detailed strategy for the long-term maintenance
of the SuDS and other surface water drainage systems
on site;
iii) Confirmation that the development discharge rate
will be managed to a limiting value of 5.0 l/s offsite;
iv) Details of proposed water re-use systems, such as
grey water harvesting, to manage down both peak
and total rainfall runoff discharging to sewer systems,
watercourses and groundwater;
v) Details of permeable paving within the scheme to
assist in the managing of peak and total surface water
flows and water filtering;
vi) Evidence to show the management of overland
flow routes in the event of exceedance or blockage to
the drainage system. Details should include
demonstration of how the buildings will be protected
in such an event;

Prior to development commencing (excluding
demolition, site preparation, remediation, internal fit
out/conversion works, and listed building restoration
works) the following information shall be submitted
to and approved in writing by the Local Planning
Authority:
i) A scheme for the provision of surface water
drainage, fully incorporating a Sustainable Drainage
System (SuDS) with particular emphasis on
attenuation techniques;
ii) A detailed strategy for the long-term maintenance
of the SuDS and other surface water drainage systems
on site;
iii) Confirmation that the development discharge rate
will be managed to a limiting value of 5.0 l/s offsite;
iv) Details of proposed water re-use systems, such as
grey water harvesting, to manage down both peak
and total rainfall runoff discharging to sewer systems,
watercourses and groundwater;
v) Details of permeable paving within the scheme to
assist in the managing of peak and total surface water
flows and water filtering;
vi) Evidence to show the management of overland
flow routes in the event of exceedance or blockage to
the drainage system. Details should include
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vii) Details of provisions to be made for the drainage
of the site to ensure that there is no discharge of
surface water to the public highway; and
viii) Foul sewage plans.
Once approved, the development shall only proceed
in accordance with the approved details including any
recommended mitigation measures and shall remain
in place thereafter.

demonstration of how the buildings will be protected
in such an event;
vii) Details of provisions to be made for the drainage
of the site to ensure that there is no discharge of
surface water to the public highway; and
viii) Foul sewage plans.
Once approved, the development shall only proceed
in accordance with the approved details including any
recommended mitigation measures and shall remain
in place thereafter.

CONDITION 7
Prior to commencement of development detailed
plans of the solar PV system to be used within the
development shall be submitted to and approved in
writing by the Local Planning Authority. The details
shall include the estimated electricity production, the
number of PV panels and their siting, design and
appearance. Thereafter, the measures specified
within the approved plans shall be incorporated in full
into the development and those measures shall
remain in place at all times thereafter.

Prior to commencement of development detailed
plans of the solar PV system to be used within the
development shall be submitted to and approved in
writing by the Local Planning Authority. The details
shall include the estimated electricity production, the
number of PV panels and their siting, design and
appearance. Thereafter, the measures specified
within the approved plans shall be incorporated in full
into the development and those measures shall
remain in place at all times thereafter.

CONDITION 8
Prior to the commencement of development, an
unexploded ordnance risk assessment and emergency
plan shall be submitted to and approved in
writing by the Local Planning Authority covering
details of training for construction workers and
procedures and emergency contact numbers should
unexploded ordnance be encountered. Once
approved, any intrusive ground works shall be
undertaken in accordance with the approved
document.

Prior to the commencement of development
comprising intrusive ground works, an unexploded
ordnance risk assessment and emergency plan shall
be submitted to and approved in
writing by the Local Planning Authority covering
details of training for construction workers and
procedures and emergency contact numbers should
unexploded ordnance be encountered. Once
approved, any intrusive ground works shall be
undertaken in accordance with the approved
document.

CONDITION 9
An investigation and risk assessment, in addition to
any assessment provided with the planning
application, must be completed in accordance with
a scheme to assess the nature and extent of any
contamination on the site, whether or not it
originates on the site and any report of the findings

An investigation and risk assessment, in addition to
any assessment provided with the planning
application, must be completed in accordance with
a scheme to assess the nature and extent of any
contamination on the site, whether or not it
originates on the site and any report of the findings
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must be submitted to and approved in writing by the
Local Planning Authority prior to first occupation. The
report of the findings, to be conducted in accordance
with DEFRA and the Environment Agency's 'Model
Procedures for the Management of Land
Contamination, CLR 11' must include: (i) a survey of
the extent, scale and nature of contamination; (ii) an
assessment of the potential risk to human health,
property (existing or proposed) including buildings,
pets, woodland, service lines and pipes, adjoining
land, groundwaters and surface waters, ecological
systems, archaeological sites and ancient monuments;
(iii) an appraisal of remedial options and the proposal
of the preferred option(s).

must be submitted to and approved in writing by the
Local Planning Authority prior to first occupation. The
report of the findings, to be conducted in accordance
with DEFRA and the Environment Agency's 'Model
Procedures for the Management of Land
Contamination, CLR 11' must include: (i) a survey of
the extent, scale and nature of contamination; (ii) an
assessment of the potential risk to human health,
property (existing or proposed) including buildings,
pets, woodland, service lines and pipes, adjoining
land, groundwaters and surface waters, ecological
systems, archaeological sites and ancient monuments;
(iii) an appraisal of remedial options and the proposal
of the preferred option(s).

CONDITION 10
The development shall be carried out in accordance
with a detailed remediation scheme which shall be
submitted to and approved in writing by the Local
Planning Authority and the implementation of which
will ensure that the land is in a condition that is
suitable for the intended use by removing
unacceptable risks to human health and buildings.
The remediation scheme must specify all remediation
works to be undertaken, proposed remediation
objectives and remediation criteria, a timetable of
works and site management procedures. The scheme
must ensure that the site will not qualify as
contaminated land under Part 2A of the
Environmental Protection Act 1990 in relation to the
intended use of the land after remediation.

The development shall be carried out in accordance
with a detailed remediation scheme which shall be
submitted to and approved in writing by the Local
Planning Authority and the implementation of which
will ensure that the land is in a condition that is
suitable for the intended use by removing
unacceptable risks to human health and buildings.
The remediation scheme must specify all remediation
works to be undertaken, proposed remediation
objectives and remediation criteria, a timetable of
works and site management procedures. The scheme
must ensure that the site will not qualify as
contaminated land under Part 2A of the
Environmental Protection Act 1990 in relation to the
intended use of the land after remediation.

CONDITION 11
The approved remediation scheme must be carried
out in accordance with its terms prior to the
commencement of development other than that
required to carry out remediation, unless otherwise
agreed in writing by the Local Planning Authority. The
Local Planning Authority must be given two weeks
written notification of commencement of the
approved remediation works. Following completion of
the measures identified in the approved

The approved remediation scheme must be carried
out in accordance with its terms prior to the
commencement of development other than that
required (excluding demolition, site preparation, the
remediation works themselves, internal fit
out/conversion works, and listed building restoration
works), to carry out remediation, unless otherwise
agreed in writing by the Local Planning Authority. The
Local Planning Authority must be given two weeks

APPENDIX 2
remediation scheme, a verification report that
demonstrates the effectiveness of the remediation
carried out must be produced and shall be submitted
to and approved in writing by the Local Planning
Authority.

written notification of commencement of the
approved remediation works. Following completion of
the measures identified in the approved
remediation scheme, a verification report that
demonstrates the effectiveness of the remediation
carried out must be produced and shall be submitted
to and approved in writing by the Local Planning
Authority.

CONDITION 12
In the event that contamination is found at any time
when carrying out the approved development that
was not previously identified it must be reported in
writing immediately to the local planning authority.
An investigation and risk assessment must be
undertaken in accordance with the requirements
of condition 9, and where remediation is necessary a
remediation scheme must be prepared in accordance
with the requirements of condition 10, which shall be
submitted to and approved in writing by the Local
Planning Authority. Following completion of measures
identified in the approved remediation
scheme a verification report must be prepared, which
is subject to the approval in writing of the local
planning authority in accordance with condition
11.

In the event that contamination is found at any time
when carrying out the approved development that
was not previously identified it must be reported in
writing immediately to the local planning authority.
An investigation and risk assessment must be
undertaken in accordance with the requirements
of condition 9, and where remediation is necessary a
remediation scheme must be prepared in accordance
with the requirements of condition 10, which shall be
submitted to and approved in writing by the Local
Planning Authority. Following completion of measures
identified in the approved remediation
scheme a verification report must be prepared, which
is subject to the approval in writing of the local
planning authority in accordance with condition
11.

CONDITION 13
Prior to the first occupation of the proposed student
accommodation, air quality mitigation measures shall
be installed as detailed in the Air Quality Assessment
report reference 1171-1r4 dated 13th July 2017. The
approved mitigation measures shall remain in place at
all times thereafter.

Prior to the first occupation of the proposed student
accommodation, air quality mitigation measures shall
be installed as detailed in the Air Quality Assessment
report reference 1171-1r4 dated 13th July 2017 11712r1 dated 10th September 2018 [to be confirmed on
approval]. The approved mitigation measures shall
remain in place at all times thereafter.

CONDITION 14

Notwithstanding the details contained within the
'Acoustics Report on Environmental Noise' (ref:
B7853/ENV/P2, 23/06/2017), prior to

Notwithstanding the details contained within the
'Acoustics Report on Environmental Noise' (ref:
B7853/ENV/P2, 23/06/2017 JAE10546-REPT-01-R1,
10/10/2018) [to be confirmed on approval], prior to
the internal fit out of the buildings (including the
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commencement of development the following
information shall be submitted to and approved in
writing by the Local Planning Authority:
i) A scheme of works for the noise insulation to the
student accommodation including glazing
specifications for each floor and façade and insulation
to party walls between communal areas and living
accommodation;
ii) Evidence that the proposed mitigation will achieve
the indoor ambient noise levels for dwellings set out
in Table 4, section 7.7.2 in BS8233:2014 'Guidance on
sound insulation and noise reduction for buildings';
iii) Results and an assessment of further night-time
noise surveys over a number of nights, weekdays and
weekends to determine the acoustic glazing
specification; and
iv) Full details of alternative ventilation: including a
technical specification of the system; plans showing
on which floors and in which facades the system will
be used. The residential accommodation hereby
permitted shall not be occupied until the identified
measures have been installed in accordance with the
approved details and they shall be maintained at all
times thereafter.

installation of glazing and ventilation)commencement
of development the following information shall be
submitted to and approved in writing by the Local
Planning Authority:
i) A scheme of works for the noise insulation to the
student accommodation including glazing
specifications for each floor and façade and insulation
to party walls between communal areas and living
accommodation;
ii) Evidence that the proposed mitigation will achieve
the indoor ambient noise levels for dwellings set out
in Table 4, section 7.7.2 in BS8233:2014 'Guidance on
sound insulation and noise reduction for buildings';
iii) Results and an assessment of further night-time
noise surveys over a number of nights, weekdays and
weekends to determine the acoustic glazing
specification; and
iv) Full details of alternative ventilation: including a
technical specification of the system; plans showing
on which floors and in which facades the system will
be used. The residential accommodation hereby
permitted shall not be occupied until the identified
measures have been installed in accordance with the
approved details and they shall be maintained at all
times thereafter.

CONDITION 15
No part of the development hereby permitted shall be
occupied until the offsite highway works identified on
ADC Infrastructure drawing number 1310/001 Rev E
have been implemented to the satisfaction of the
Local Planning Authority.

No part of the development hereby permitted shall be
occupied until the offsite highway works identified on
ADC Infrastructure drawing number ADC1310/001
Rev EF have been implemented to the satisfaction of
the Local Planning Authority.

CONDITION 16
No later than 3 months prior to the first occupation of
any of the student accommodation hereby approved,
a Student Accommodation Management Plan and
Café Management Plan shall be submitted to and
approved in writing by the Local Planning Authority.
The detailed plan(s) shall include details of how
student drop off and pick up will be sufficiently
managed and how the premises will be serviced to

No later than 3 months prior to the first occupation of
any of The student accommodation hereby approved,
shall be operated in accordance with the Student
Accommodation Management Plan (Version 1.1
August 2018) and Café Management Plan shall be
submitted to and approved in writing by the Local
Planning Authority. The detailed plan(s) shall include
details of how student drop off and pick up will be
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minimise impact on the adjoining highway network
and disturbance to nearby residents and businesses.

sufficiently managed and how the premises will be
serviced to minimise impact on the adjoining highway
network and disturbance to nearby residents and
businesses.

CONDITION 17
Prior to the first occupation of the student
accommodation and café hereby approved, cycle
parking and bin storage facilities for each use shall be
provided in accordance with full details that shall first
be submitted to and approved in writing by the Local
Planning Authority. The details shall include
the location of cycle parking spaces and refuse
storage areas indicating which parts of the
development they will serve, the type of cycle
storage, design of any external enclosures where
applicable and refuse vehicle manoeuvring areas
within the site.

Prior to the first occupation of the student
accommodation and café hereby approved, cycle
parking and bin storage facilities for each use shall be
provided in accordance with full details shown on the
approved drawings.that shall first be submitted to
and approved in writing by the Local Planning
Authority. The details shall include
the location of cycle parking spaces and refuse
storage areas indicating which parts of the
development they will serve, the type of cycle
storage, design of any external enclosures where
applicable and refuse vehicle manoeuvring areas
within the site.

CONDITION 18
Prior to commencement of development full details
of the hard landscaping works shall be submitted to
and approved in writing by the Local Planning
Authority. Thereafter the development shall be
carried out in accordance with the approved details.
Details of hard landscaping works shall include
boundary treatment/means of enclosure, including
full details of any proposed walls, railings and gates to
be erected, specifying the colour of the railings and
gates; footpaths; and hard surfacing which shall
include porous materials. The hard landscaping works
shall be completed in full accordance with the
approved details within three months of the first
occupation of the development.

Prior to commencement of development the public
realm works full details of the hard landscaping works
shall be submitted to and approved in writing by the
Local Planning Authority. Thereafter the development
shall be carried out in accordance with the approved
details. Details of hard landscaping works shall include
boundary treatment/means of enclosure, including
full details of any proposed walls, railings and gates to
be erected, specifying the colour of the railings and
gates; footpaths; and hard surfacing which shall
include porous materials. The hard landscaping works
shall be completed in full accordance with the
approved details within three months of the first
occupation of the development.

CONDITION 19
No development or other operations (including
demolition, site clearance or other preparatory works)
shall commence unless the tree protection measures
identified in the Arboricultural Impact Assessment,
ref: AIA12688.01, prepared by Godwin's

No development or other operations (including
demolition, site clearance or other preparatory works)
shall commence unless the tree protection measures
identified in the Arboricultural Impact Assessment,
ref: AIA12688.01, prepared by Godwin's
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Arboricultural Limited have been put into place in full
accordance with the approved details and thereafter
shall remain in place during any such construction
work unless otherwise agreed in writing by the local
planning authority. In addition no excavations, site
works, trenches or channels shall be cut or pipes or
services laid, no fires shall be lit within 10 metres of
the nearest point of the canopy of any protected
tree(s);
no equipment, machinery or structure shall be
attached to or supported by a
protected tree(s);
no mixing of cement or use of other contaminating
materials or substances shall take place within, or
close enough to, a root protection area that seepage
or displacement could cause them to enter a root
protection area or any other works carried out in such
a way as to cause damage or injury to the tree(s) by
interference with their root structure and that no soil
or waste shall be deposited on the land in such a
position as to be likely to cause damage or injury to
the tree(s).

Arboricultural Limited have been put into place in full
accordance with the approved details and thereafter
shall remain in place during any such construction
work unless otherwise agreed in writing by the local
planning authority. In addition no excavations, site
works, trenches or channels shall be cut or pipes or
services laid, no fires shall be lit within 10 metres of
the nearest point of the canopy of any protected
tree(s);
no equipment, machinery or structure shall be
attached to or supported by a
protected tree(s);
no mixing of cement or use of other contaminating
materials or substances shall take place within, or
close enough to, a root protection area that seepage
or displacement could cause them to enter a root
protection area or any other works carried out in such
a way as to cause damage or injury to the tree(s) by
interference with their root structure and that no soil
or waste shall be deposited on the land in such a
position as to be likely to cause damage or injury to
the tree(s).

CONDITION 20
The existing trees indicated on the approved plans to
be retained shall not be cut down, grubbed out,
topped, lopped or uprooted without the written
consent of the Local Planning Authority. Any tree(s)
removed without such consent or dying, or being
severely damaged or diseased or becomes, in the
opinion of the Local Planning Authority, seriously
damaged or defective, within five years from the
substantial completion of development shall be
replaced, as soon as practicable with tree(s) of such
size and species details of which must be submitted to
and approved in writing by the Local Planning
Authority.
All tree(s) shall be planted in accordance with British
Standard BS4043 'Transplanting Root-balled Trees'
and BS4428 'Code of Practice for General Landscape
Operations (excluding hard surfaces)'.

The existing trees indicated on the approved plans to
be retained shall not be cut down, grubbed out,
topped, lopped or uprooted without the written
consent of the Local Planning Authority. Any tree(s)
removed without such consent or dying, or being
severely damaged or diseased or becomes, in the
opinion of the Local Planning Authority, seriously
damaged or defective, within five years from the
substantial completion of development shall be
replaced, as soon as practicable with tree(s) of such
size and species details of which must be submitted to
and approved in writing by the Local Planning
Authority.
All tree(s) shall be planted in accordance with British
Standard BS4043 'Transplanting Root-balled Trees'
and BS4428 'Code of Practice for General Landscape
Operations (excluding hard surfaces)'.
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CONDITION 21
Within six months of the first occupation of the
student accommodation hereby permitted, soft
landscaping shall be undertaken in accordance with
drawing 0990 003 'Landscape Proposals' and a
maintenance schedule for the soft landscaping to be
followed until the planting is established. All soft
landscaping shall conform with British Standard
8545:2014 'Trees: from nursery to independence in
the landscape, Recommendations'. If within a
period of five years from the date of planting the
tree(s) or shrub(s) (or any other tree(s)/shrub(s)
planted in replacement for it) it is removed, uprooted,
destroyed or dies or becomes, in the opinion of the
Local Planning Authority, seriously damaged or
defective, another tree(s)/shrub(s) of the same size
and species as that originally planted shall be planted
at the same place within the first planting season
following the removal, uprooting, destruction or
death of the original tree(s)/shrub(s), or in accordance
with any variation for which the Local Planning
Authority give their written consent.

Within six months of the first occupation of the
student accommodation hereby permitted, soft
landscaping shall be undertaken in accordance with
drawing 0990 003 'Landscape Proposals' 2016154/G900 C and a maintenance schedule for the soft
landscaping to be followed until the planting is
established. All soft landscaping shall conform with
British Standard 8545:2014 'Trees: from nursery to
independence in the landscape, Recommendations'. If
within a period of five years from the date of planting
the tree(s) or shrub(s) (or any other tree(s)/shrub(s)
planted in replacement for it) it is removed, uprooted,
destroyed or dies or becomes, in the opinion of the
Local Planning Authority, seriously damaged or
defective, another tree(s)/shrub(s) of the same size
and species as that originally planted shall be planted
at the same place within the first planting season
following the removal, uprooting, destruction or
death of the original tree(s)/shrub(s), or in accordance
with any variation for which the Local Planning
Authority give their written consent.

CONDITION 22

The development hereby permitted (including
demolition) shall not commence until a further bat
presence and absence survey of Buildings 2, 3
and 4 (as defined by 'Bat and Bird Presence/Absence
Survey, 15th and 17th September 2015) in accordance
with BCT Bat Surveys - Good Practice Guidelines, has
been carried out and a detailed mitigation plan
including a schedule of works and timings has been
submitted to and approved in writing by the Local
Planning Authority. Any mitigation measures shall
thereafter be implemented in full.

The development hereby permitted (including
demolition) shall not commence in the respective
building until a further bat presence and absence
survey of the respective buildings 2, 3
and 4 (as defined by 'Bat and Bird Presence/Absence
Survey, 15th and 17th September 2015) in accordance
with BCT Bat Surveys - Good Practice Guidelines, has
been carried out and (where necessary) a detailed
mitigation plan including a schedule of works and
timings has been submitted to and approved in
writing by the Local Planning Authority. Any
mitigation measures shall thereafter be implemented
in full.

CONDITION 23
The development shall be timetabled and carried out
to wholly accord with the details mitigation measures
for the safeguarding of bats within Building 1 as set

The development shall be timetabled and carried out
to wholly accord with the details mitigation measures
for the safeguarding of bats within Building 1 as set
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out in the document 'Bat and Bird Absence/Presence
Survey Report, September 2015. The development
shall also be timetabled and carried out to wholly
accord with the detailed mitigation measures for the
safeguarding of nesting birds within Building 1 and
Building 3 as set out in the same document.

out in the document 'Bat and Bird Absence/Presence
Survey Report, September 2015. The development
shall also be timetabled and carried out to wholly
accord with the detailed mitigation measures for the
safeguarding of nesting birds within Building 1 and
Building 3 as set out in the same document.

CONDITION 24
The development hereby permitted shall either:
i) Be timetabled and carried out to avoid the bird
breeding season (March to September inclusive) to
prevent possible disturbance to nesting birds; or
ii) Not commence until a qualified ecologist has been
appointed by the applicant to inspect the
buildings/vegetation to be cleared on site for
evidence of nesting birds immediately prior to works.
If evidence of nesting birds is found works may not
proceed in that area until outside of the nesting bird
season (March to September inclusive) or until after
the young have fledged as advised by the ecologist.

The development hereby permitted shall either:
i) Be timetabled and carried out to avoid the bird
breeding season (March to September inclusive) to
prevent possible disturbance to nesting birds; or
ii) Not commence until a qualified ecologist has been
appointed by the applicant to inspect the
buildings/vegetation to be cleared on site for
evidence of nesting birds immediately prior to works.
If evidence of nesting birds is found works may not
proceed in that area until outside of the nesting bird
season (March to September inclusive) or until after
the young have fledged as advised by the ecologist.

CONDITION 25
No external lighting or illumination of any external
part of any building or the site shall be installed or
operated unless and until details of such lighting or
illumination have been submitted to an approved in
writing by the Local Planning Authority, and such
works, and use of that lighting and/or illumination,
shall be carried out and operated only in full
accordance with those approved details.

No external lighting or illumination of any external
part of any building or the site shall be installed or
operated unless and until details of such lighting or
illumination have been submitted to an approved in
writing by the Local Planning Authority, and such
works, and use of that lighting and/or illumination,
shall be carried out and operated only in full
accordance with those approved details.

CONDITION 26
The new single storey building fronting Stoney
Stanton Road shall be used only as a restaurant/cafe
(Use Class A3) and for no other purpose (even
if such other purpose would not otherwise require
planning permission or would otherwise be permitted
by any legislation). In particular, the premises
shall not be used for retail purposes and no hot-food
and drinks shall be sold for consumption off the
premises unless otherwise agreed in writing by the
Local Planning Authority.

The new single storey building fronting Stoney
Stanton Road shall be used only as a restaurant/cafe
(Use Class A3) and for no other purpose (even
if such other purpose would not otherwise require
planning permission or would otherwise be permitted
by any legislation). In particular, the premises
shall not be used for retail purposes and no hot-food
and drinks shall be sold for consumption off the
premises unless otherwise agreed in writing by the
Local Planning Authority.
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CONDITION 27
No deliveries shall be made to the restaurant/cafe
building and no customers shall be permitted to be on
the premises other than between the hours of 08:0023:00 on any day.

No deliveries shall be made to the restaurant/cafe
building and no customers shall be permitted to be on
the premises other than between the hours of 08:0023:00 on any day.

CONDITION 28
Prior to the first use of the cafe/restaurant building
hereby permitted, fume extraction and odour control
equipment (including external ducting flues)
shall be properly installed in their entirety in
accordance with details that shall first be submitted
to and approved in writing by the local planning
authority and such installation shall have been carried
out to an approved standard and inspected by the
local authority before the use hereby permitted
commences.
Any external ducting shall be colour coated in
accordance with the approved details within one
month of its installation and any replacement or
modification shall be colour coated to match within
one month of its installation. The equipment shall be
permanently maintained in accordance with the
manufacturer's instructions and be operated at all
times when cooking is carried out.

Prior to the first use of the cafe/restaurant building
hereby permitted, fume extraction and odour control
equipment (including external ducting flues)
shall be properly installed in their entirety in
accordance with details that shall first be submitted
to and approved in writing by the local planning
authority and such installation shall have been carried
out to an approved standard and inspected by the
local authority before the use hereby permitted
commences.
Any external ducting shall be colour coated in
accordance with the approved details within one
month of its installation and any replacement or
modification shall be colour coated to match within
one month of its installation. The equipment shall be
permanently maintained in accordance with the
manufacturer's instructions and be operated at all
times when cooking is carried out.

CONDITION 29
No storage shall take place in the open on any part of
the site unless otherwise agreed in writing by the
Local Planning Authority.

No storage shall take place in the open on any part of
the site unless otherwise agreed in writing by the
Local Planning Authority.

CONDITION 30
Notwithstanding the provisions of the Town and
Country Planning (General Permitted Development)
Order 2015 (or any order revoking and re-enacting
that Order with or without modification), no external
plant, machinery, condensers, extraction equipment
or telecommunications apparatus shall be
installed, erected or replaced on the application site
or buildings without the prior written approval of the

Notwithstanding the provisions of the Town and
Country Planning (General Permitted Development)
Order 2015 (or any order revoking and re-enacting
that Order with or without modification), no external
plant, machinery, condensers, extraction equipment
or telecommunications apparatus shall be
installed, erected or replaced on the application site
or buildings without the prior written approval of the
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Local Planning Authority. Where such
plant/equipment is proposed, details of the noise
impact of that plant/equipment, its appearance, siting
and technical specification shall be included within
any submission made to the Local Planning Authority
seeking approval for its installation.

Local Planning Authority. Where such
plant/equipment is proposed, details of the noise
impact of that plant/equipment, its appearance, siting
and technical specification shall be included within
any submission made to the Local Planning Authority
seeking approval for its installation.

CONDITION 31
Notwithstanding the provisions of the Town and
Country Planning (General Permitted Development)
order 2015 (or any order revoking and re-enacting
that Order with or without modification), no gate
fence, wall or other means of enclosure shall be
erected, constructed or improved or altered
within the site and no development to form hard
surfaces within the application site shall be carried
out other than those approved under condition
18.

Notwithstanding the provisions of the Town and
Country Planning (General Permitted Development)
order 2015 (or any order revoking and re-enacting
that Order with or without modification), no gate
fence, wall or other means of enclosure shall be
erected, constructed or improved or altered
within the site and no development to form hard
surfaces within the application site shall be carried
out other than those approved under condition
18.

CONDITION 32
The development hereby permitted shall be carried
out in accordance with the following approved
documents:

The development hereby permitted shall be carried
out in accordance with the following approved
documents:

Existing Survey Drawings
15009 (02) 01 MCA Existing Site Drawings
15009 (02) 02 MCA Former Nurses Home Existing
Lower Ground Floor

2016-154/A801 Block A Existing Survey Lower Ground
Floor Plan

15009 (02) 03 MCA Former Nurses Home Existing
Ground Floor

2016-154/A802 Block A Existing Survey Ground Floor
Plan

15009 (02) 04 MCA Former Nurses Home Existing First
Floor

2016-154/A803 Block A Existing Survey First Floor
Plan

15009 (02) 05 MCA Former Nurses Home Existing
Second Floor

2016-154/A804 Block A Existing Survey Second Floor
Plan

15009 (02) 06 MCA Former Nurses Home Existing
Attic Floor

2016-154/A805 Block A Existing Attic Plan

15009 (02) 07 MCA Former Nurses Home Existing
Roof

2016-154/A806 Block A Existing Roof Plan

15009 (02) 08 MCA Outpatients Clinic Existing Ground
Floor

2016-154/B801 Block B Existing Survey Lower Ground
Floor + Mezz Plan
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15009 (02) 09 MCA Outpatients Clinic Existing First
Floor
15009 (02) 10 MCA Outpatients Clinic Existing Roof

2016-154/B802 Block B Existing Roof Plan

15009 (02) 11-A MCA Former Nurses Home Existing
South West Elevation

2016-154/A809 Block A Existing SW Elevation and SW
Courtyard Plan

15009 (02) 12-A MCA Former Nurses Home Existing
South East Elevation

2016-154/A810 Block A Existing SE Elevation and SE
Courtyard Plan

15009 (02) 13-A MCA Former Nurses Home Existing
North East Elevation

2016-154/A807 Block A Existing NE Elevation and NE
Courtyard Plan

15009 (02) 14-A MCA Former Nurses Home Existing
North West Elevation

2016-154/A808 Block A Existing NW Elevation and
NW Courtyard Plan

15009 (02) 15-A MCA FNH Existing South West
Courtyard Elevation
15009 (02) 16-A MCA FNH Existing South East
Courtyard Elevation
15009 (02) 16-A MCA FNH Existing South East
Courtyard Elevation

(included in other elevation drawings)

15009 (02) 17-A MCA FNH Existing North East
Courtyard Elevation
15009 (02) 18-A MCA FNH Existing North West
Courtyard Elevation
15009 (02) 19-A MCA Outpatients Clinic North West
Elevation
15009 (02) 20-A MCA Outpatients Clinic North East
Elevation
15009 (02) 21-A MCA Outpatients Clinic South West
Elevation

2016-154/B803 Block B Existing Survey Elevations

15009 (02) 22-A MCA Outpatients Clinic South East
Elevation
15009 (10) 01 MCA Demolition Plan

2016-154/G621 Existing Site Plan Demolition Plan
2016-154/G811 Block A Existing Survey Sections A & B
Proposed Drawings

15009 (20) 01 MCA Site Plan
15009 (20) 02-A MCA Location Plan
15009 (20) 03-F MCA Proposed Site Plan
15009 (20) 10-G MCA Proposed Nurses Home Lower
Ground Floor

2016-154/G621 Existing Site Plan Demolition Plan
2016-154/G101 B Location plan
2016-154/G102 D Proposed Site plan
2016-154/G201 G Block A Proposed Lower Ground
Floor
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15009 (20) 11-H MCA Proposed Nurses Home Ground
Floor
15009 (20) 12-E MCA Proposed Nurses Home First
Floor
15009 (20) 13-E MCA Proposed Nurses Home Second
Floor

2016-154/G202 G Block A Proposed Ground Floor
2016-154/G203 G Block A Proposed First Floor
2016-154/G204 G Block A Proposed Second Floor

15009 (20) 14-C MCA Proposed Nurses Home Attic
Floor

2016-154/G205 G Block A Proposed Attic Floor

15009 (20) 15-C MCA Proposed Nurses Home Roof
Plan

2016-154/G206 F Block A Proposed Roof Plan

15009 (20) 16-D MCA Proposed Outpatients Clinic
Ground Floor

2016-154/G211 E Block B Proposed Ground Floor Plan

15009 (20) 17-C MCA Proposed Outpatients Clinic
First Floor

2016-154/G212 E Block B Proposed First Floor Plan

15009 (20) 18-C MCA Proposed Outpatients Roof Plan
15009 (20) 20-D MCA New Central Building Ground
Floor
15009 (20) 21-C MCA New Central Building First Floor

2016-154/G213 F Block B Proposed Roof Plan
2016-154/G221 E Block C Proposed Ground Floor Plan
2016-154/G222 E Block C Proposed First Floor Plan
2016-154/G223 E Block C Proposed Second Floor Plan
2016-154/G224 F Block C Proposed Third Floor Plan

15009 (20) 24-C MCA New Central Building Fourth
Floor
15009 (20) 25-D MCA New Central Building Roof Plan

2016-154/G225 F Block C Proposed Fourth Floor Plan
2016-154/G226 F Block C Proposed Roof Plan

15009 (20) 26-C MCA Café Pavilion Ground Floor
15009 (20) 27-B MCA Café Pavilion Basement Floor

n/a

15009 (20) 28-B MCA Café Roof Plan
15009 (21) 01-D MCA Site Section AA
15009 (21) 02-B MCA Site Section BB
15009 (21) 03-E MCA Proposed Nurses Home Section
CC

n/a
2016-154/G105 B Site Sections A-A & B-B

15009 (21) 04-E MCA Proposed Nurses Home Section
DD
15009 (21) 05-C MCA Proposed Outpatients Clinic
Section EE

2016-154/G216 C Block B Proposed 1:100 Sections A
&B

15009 (21) 06-C MCA Proposed Outpatients Clinic
Section FF

2016-154/G217 C Block B Proposed 1:100 Sections
C,D & E
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15009 (21) 07-C MCA New Central Building Section
GG

2016-154/G228 D Block C Proposed Sections

15009 (21) 08-B MCA New Central Building Section
HH
15009 (21) 09-C MCA Café Pavilion Section JJ
15009 (21) 10-C MCA Café Pavilion Section KK

n/a

15009 (21) 11 MCA Proposed Outpatients Clinic
Section LL
15009 (21) 12 MCA Proposed Outpatients Clinic
Section MM

(included in other section drawings)

15009 (21) 13 MCA Proposed Outpatients Clinic
Section NN
15009 (22) 10-F MCA Proposed Nurses Home South
West Elevation

2016-154/G207 G Block A Proposed Elevations
(1 of 4)

15009 (22) 11-E MCA Proposed Nurses Home South
East Elevation

2016-154/G209 F Block A Proposed Elevations
(4 of 4)

15009 (22) 12-G MCA Proposed Nurses Home North
East Elevation

2016-154/G208 G Block A Proposed Elevations
(2 of 4)

15009 (22) 13-G MCA Proposed Nursing Home North
West Elevation

2016-154/G209 G Block A Proposed Elevations
(3 of 4)

15009 (22) 14-G MCA Proposed Nursing Home South
West Courtyard Elevation
15009 (22) 16-F MCA Proposed Nursing Home North
East Courtyard Elevation

(included in other elevation drawings))

15009 (22) 17-E MCA Proposed Nursing Home North
West Courtyard Elevation
15009 (22) 20-D MCA Outpatients Clinic North East
Elevation
15009 (22) 21-D MCA Outpatients Clinic South West
Elevation
15009 (22) 22-D MCA Outpatients Clinic South East
Elevation
15009 (22) 23-D MCA Outpatients Clinic North West
Elevation
15009 (22) 24-C MCA New Central Building South East
Elevation

2016-154/G214 E Block B Proposed Elevations 1 & 2

2016-154/G215 D Block B Proposed Elevations 3 & 4

Incorporated in NE elevations
2016-154/G227 H Block C Proposed Elevations
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15009 (22) 25-C MCA New Central Building North
West Elevation
15009 (22) 26-D MCA New Central Building North East
Elevation

(included in other elevation drawings))

15009 (22) 27-D MCA New Central Building South
West Elevation
15009 (22) 28-C MCA Café Pavilion South East
Elevation
15009 (22) 29-C MCA Café Pavilion North West
Elevation

n/a

15009 (22) 30-C MCA Café Pavilion South West
Elevation
15009 (22) 31-C MCA Café Pavilion North East
Elevation
Other Plans
0990.002C DSA Tree Removal and Retention

2016-154/104 Tree Removal and Retention Plan

0990.003 DSA DSA Landscape Proposals

2016-154/G900 C - Landscape Layout

ADC1310/001-E ADC Proposed Access Junction Layout
and Swept Path Analysis

2016-154/G821 C Fire Tender and Refuse Vehicle
Swept Paths
2016-154/G822 C Hydraulic Platform Vehicle Swept
Path
2016-154/G820 D Proposed Levels
2016-154/105 B Site Sections A-A & B-B

Other Documents
Design & Access Statement, prepared by Marchini
Curran Architects, Ref: 15009 DAS Rev 150922,
Revision 4
Design and Access Statement Addendum, prepared by
Marchini Curran Architects, Ref: March 2017
Phase 1 Desk Study Report, prepared by GeoDyne,
05/08/15
Acoustics Report, prepared by RPS, 23/06/17, ref:
B8425/ENV/P2
Arboricultural Impact Assessment, prepared by
Godwin's Arboricultural Limited, ref: AIA12688.01,
2017 (including Tree Constraints Plan and Tree
Protection Plan)
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Phase 1 Desk Study Report, prepared by GeoDyne,
05/08/15
Acoustic Design Statement, prepared by RPS,
JAE10546-REPT-01-R0
Arboricultural Impact Assessment, prepared by
Godwin's Arboricultural Limited, ref: AIA12688.01,
2017 (including Tree Constraints Plan and Tree
Protection Plan)
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Transport Assessment, prepared by ADC
Infrastructure, ref: ADC1310 TA, Version 6, 18/01/16
Preliminary Ecological Appraisal, prepared by
Evolution Ecology, 15/09/15

Transport Assessment, prepared by ADC
Infrastructure, ref: ADC1310 TA, Version 7
Preliminary Ecological Appraisal, prepared by
Evolution Ecology, 15/09/15

Bat and Bird Presence/Absence Survey, prepared by
Evolution Ecology, 15-17/09/15

Bat and Bird Presence/Absence Survey, prepared by
Evolution Ecology, 15-17/09/15

Sustainability Report, prepared by New Energy Trust,
Revised April 2016

Sustainability Report, prepared by New Energy Trust,
Revised April 2016

Air Quality Assessment, prepared by Redmore
Environmental, Version 4, 13/7/17
Supplementary Listed Building Assessment, prepared
by Cotswold
Archaeology, ref: 16091, Issue 02, March 2016.

Air Quality Assessment, prepared by Redmore
Environmental, 1171-2r1
Supplementary Listed Building Assessment, prepared
by Cotswold
Archaeology, ref: 16091, Issue 02, March 2016.
Building Survey Report, ENQ310109
Asbestos Pre-Refurbishment Survey Report 167848
Management Plan version 1.1
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LB/2017/0602 wording

Proposed wording
CONDITION 1

The works hereby permitted shall begin not later than
three years from the date of this consent.

The works hereby permitted shall begin not later than
three years from the date of this consent.

CONDITION 2
The development shall be carried out only in full
accordance with sample details of the external facing
and roofing materials and a materials schedule which
shall first have been submitted to and approved in
writing by the Local Planning Authority.

The development shall be carried out only in full
accordance with sample details of the external facing
and roofing materials and a materials schedule which
shall first have been submitted to and approved in
writing by the Local Planning Authority.

CONDITION 3
Prior to commencement of development, the
following details shall be submitted to and approved
in writing by Local Planning Authority:
i) Detailed drawings of any new or replacement
windows and rooflights to both listed buildings;
ii) Detailed drawing(s) of the new front door area to
the former Nurses Accommodation building;
iii) A schedule of retained internal doors and
replacement doors to the former Nurses
Accommodation building and joinery details for any
replacement doors;
iv) Details of any replacement skirting, cornices, and
architraves to the former Nurses Accommodation
building;
v) Specification of replacement rainwater goods to
both listed buildings.

Prior to commencement of the relevant phases of
development, the following details shall be submitted
to and approved in writing by Local Planning
Authority:
i) Detailed drawings of any new or replacement
windows and rooflights to the listed buildings;
ii) Detailed drawing(s) of the new front door area to
the former Nurses Accommodation building;
iii) A schedule of retained internal doors and
replacement doors to the former Nurses
Accommodation building and joinery details for any
replacement doors;
iv) Details of any replacement skirting, cornices, and
architraves to the former Nurses Accommodation
building;
v) Specification of replacement rainwater goods to
both listed buildings.

CONDITION 4
The development hereby permitted shall be carried
out in accordance with the following approved
documents:

The development hereby permitted shall be carried
out in accordance with the following approved
documents:

Existing Survey Drawings
15009 (02) 01 MCA Existing Site Drawings
15009 (02) 02 MCA Former Nurses Home Existing
Lower Ground Floor

2016-154/A801 Block A Existing Survey Lower Ground
Floor Plan

15009 (02) 03 MCA Former Nurses Home Existing
Ground Floor

2016-154/A802 Block A Existing Survey Ground Floor
Plan
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15009 (02) 04 MCA Former Nurses Home Existing First
Floor

2016-154/A803 Block A Existing Survey First Floor
Plan

15009 (02) 05 MCA Former Nurses Home Existing
Second Floor

2016-154/A804 Block A Existing Survey Second Floor
Plan

15009 (02) 06 MCA Former Nurses Home Existing
Attic Floor

2016-154/A805 Block A Existing Attic Plan

15009 (02) 07 MCA Former Nurses Home Existing
Roof

2016-154/A806 Block A Existing Roof Plan

15009 (02) 08 MCA Outpatients Clinic Existing Ground
Floor
15009 (02) 09 MCA Outpatients Clinic Existing First
Floor

2016-154/B801 Block B Existing Survey Lower Ground
Floor + Mezz Plan

15009 (02) 10 MCA Outpatients Clinic Existing Roof

2016-154/B802 Block B Existing Roof Plan

15009 (02) 11-A MCA Former Nurses Home Existing
South West Elevation

2016-154/A809 Block A Existing SW Elevation and SW
Courtyard Plan

15009 (02) 12-A MCA Former Nurses Home Existing
South East Elevation

2016-154/A810 Block A Existing SE Elevation and SE
Courtyard Plan

15009 (02) 13-A MCA Former Nurses Home Existing
North East Elevation

2016-154/A807 Block A Existing NE Elevation and NE
Courtyard Plan

15009 (02) 14-A MCA Former Nurses Home Existing
North West Elevation

2016-154/A808 Block A Existing NW Elevation and
NW Courtyard Plan

15009 (02) 15-A MCA FNH Existing South West
Courtyard Elevation
15009 (02) 16-A MCA FNH Existing South East
Courtyard Elevation
15009 (02) 16-A MCA FNH Existing South East
Courtyard Elevation

(included in other elevation drawings)

15009 (02) 17-A MCA FNH Existing North East
Courtyard Elevation
15009 (02) 18-A MCA FNH Existing North West
Courtyard Elevation
15009 (02) 19-A MCA Outpatients Clinic North West
Elevation
15009 (02) 20-A MCA Outpatients Clinic North East
Elevation
15009 (02) 21-A MCA Outpatients Clinic South West
Elevation

2016-154/B803 Block B Existing Survey Elevations
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15009 (02) 22-A MCA Outpatients Clinic South East
Elevation
15009 (10) 01 MCA Demolition Plan

2016-154/G621 Existing Site Plan Demolition Plan
2016-154/G811 Block A Existing Survey Sections A & B
Proposed Drawings

15009 (20) 01 MCA Site Plan
15009 (20) 02-A MCA Location Plan
15009 (20) 03-F MCA Proposed Site Plan

2016-154/G621 Existing Site Plan Demolition Plan
2016-154/G101 B Location plan
2016-154/G102 D Proposed Site plan

15009 (20) 10-G MCA Proposed Nurses Home Lower
Ground Floor

2016-154/G201 G Block A Proposed Lower Ground
Floor

15009 (20) 11-H MCA Proposed Nurses Home Ground
Floor

2016-154/G202 G Block A Proposed Ground Floor

15009 (20) 12-E MCA Proposed Nurses Home First
Floor
15009 (20) 13-E MCA Proposed Nurses Home Second
Floor

2016-154/G203 G Block A Proposed First Floor
2016-154/G204 G Block A Proposed Second Floor

15009 (20) 14-C MCA Proposed Nurses Home Attic
Floor

2016-154/G205 G Block A Proposed Attic Floor

15009 (20) 15-C MCA Proposed Nurses Home Roof
Plan

2016-154/G206 F Block A Proposed Roof Plan

15009 (20) 16-D MCA Proposed Outpatients Clinic
Ground Floor

2016-154/G211 E Block B Proposed Ground Floor Plan

15009 (20) 17-C MCA Proposed Outpatients Clinic
First Floor

2016-154/G212 E Block B Proposed First Floor Plan

15009 (20) 18-C MCA Proposed Outpatients Roof Plan
15009 (20) 20-D MCA New Central Building Ground
Floor
15009 (20) 21-C MCA New Central Building First Floor

2016-154/G213 F Block B Proposed Roof Plan
2016-154/G221 E Block C Proposed Ground Floor Plan
2016-154/G222 E Block C Proposed First Floor Plan
2016-154/G223 E Block C Proposed Second Floor Plan
2016-154/G224 F Block C Proposed Third Floor Plan

15009 (20) 24-C MCA New Central Building Fourth
Floor
15009 (20) 25-D MCA New Central Building Roof Plan

2016-154/G225 F Block C Proposed Fourth Floor Plan
2016-154/G226 F Block C Proposed Roof Plan

15009 (20) 26-C MCA Café Pavilion Ground Floor
15009 (20) 27-B MCA Café Pavilion Basement Floor
15009 (20) 28-B MCA Café Roof Plan

n/a
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15009 (21) 01-D MCA Site Section AA
15009 (21) 02-B MCA Site Section BB
15009 (21) 03-E MCA Proposed Nurses Home Section
CC

n/a
2016-154/G105 B Site Sections A-A & B-B

15009 (21) 04-E MCA Proposed Nurses Home Section
DD
15009 (21) 05-C MCA Proposed Outpatients Clinic
Section EE

2016-154/G216 C Block B Proposed 1:100 Sections A
&B

15009 (21) 06-C MCA Proposed Outpatients Clinic
Section FF

2016-154/G217 C Block B Proposed 1:100 Sections
C,D & E

15009 (21) 07-C MCA New Central Building Section
GG

2016-154/G228 D Block C Proposed Sections

15009 (21) 08-B MCA New Central Building Section
HH
15009 (21) 09-C MCA Café Pavilion Section JJ
15009 (21) 10-C MCA Café Pavilion Section KK

n/a

15009 (21) 11 MCA Proposed Outpatients Clinic
Section LL
15009 (21) 12 MCA Proposed Outpatients Clinic
Section MM

(included in other section drawings)

15009 (21) 13 MCA Proposed Outpatients Clinic
Section NN
15009 (22) 10-F MCA Proposed Nurses Home South
West Elevation

2016-154/G207 G Block A Proposed Elevations
(1 of 4)

15009 (22) 11-E MCA Proposed Nurses Home South
East Elevation

2016-154/G209 F Block A Proposed Elevations
(4 of 4)

15009 (22) 12-G MCA Proposed Nurses Home North
East Elevation

2016-154/G208 G Block A Proposed Elevations
(2 of 4)

15009 (22) 13-G MCA Proposed Nursing Home North
West Elevation

2016-154/G209 G Block A Proposed Elevations
(3 of 4)

15009 (22) 14-G MCA Proposed Nursing Home South
West Courtyard Elevation
15009 (22) 16-F MCA Proposed Nursing Home North
East Courtyard Elevation
15009 (22) 17-E MCA Proposed Nursing Home North
West Courtyard Elevation

(included in other elevation drawings))
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15009 (22) 20-D MCA Outpatients Clinic North East
Elevation
15009 (22) 21-D MCA Outpatients Clinic South West
Elevation
15009 (22) 22-D MCA Outpatients Clinic South East
Elevation

2016-154/G214 E Block B Proposed Elevations 1 & 2

2016-154/G215 D Block B Proposed Elevations 3 & 4

15009 (22) 23-D MCA Outpatients Clinic North West
Elevation

Incorporated in NE elevations

15009 (22) 24-C MCA New Central Building South East
Elevation

2016-154/G227 H Block C Proposed Elevations

15009 (22) 25-C MCA New Central Building North
West Elevation
15009 (22) 26-D MCA New Central Building North East
Elevation

(included in other elevation drawings))

15009 (22) 27-D MCA New Central Building South
West Elevation
15009 (22) 28-C MCA Café Pavilion South East
Elevation
15009 (22) 29-C MCA Café Pavilion North West
Elevation

n/a

15009 (22) 30-C MCA Café Pavilion South West
Elevation
15009 (22) 31-C MCA Café Pavilion North East
Elevation
Other Plans
0990.002C DSA Tree Removal and Retention

2016-154/104 Tree Removal and Retention Plan

0990.003 DSA DSA Landscape Proposals

2016-154/G900 C - Landscape Layout

ADC1310/001-E ADC Proposed Access Junction Layout
and Swept Path Analysis

2016-154/G821 C Fire Tender and Refuse Vehicle
Swept Paths
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