
  
 
 

 
 
Economy and Environment, Development Management 
 

Planning Committee 

Report of Head of Planning and Building Control on 15-Oct-2020 
 
Plans List Item Number: 4. 
 
Reason for bringing to committee: Major Development 
 
Location: DEVELOPMENT SITE AT GEORGE STREET AND UPPER HALL LANE, 
GEORGE STREET, WALSALL, WS1 1RL 
 
Proposal: CONSTRUCTION OF A NEW TEACHING BUILDING EXTENSION WITH 
CONNECTING BRIDGE TO THE EXISTING SCHOOL, ACCESS, PARKING, 
LANDSCAPING AND DRAINAGE. 
 
Application Number: 20/0899 Case Officer: Leon Carroll 
Applicant: Interserve Construction Ltd on 
behalf of 

Ward: St Matthews 

Agent: Mr Oliver Corbett Expired Date: 23-Oct-2020 
Application Type: Full Application: Major 
Use Class D1 (Non-Residential Institutions) 

Time Extension Expiry:  

 
Recommendation Summary: Planning Committee resolve to Delegate to the Interim 
Head of Planning & Building Control to Grant Planning Permission subject to 

 The amendment and finalising of conditions; 
Overcoming the outstanding objection[s] raised by the Lead Local Flood Authority, 
Pollution Control, Archaeology and Ecology.

 



 
 
Proposal 
 
The proposal relates to the construction of a two storey school building which will 
function as an extension to the existing Walsall Studio School. The two buildings will 
be connected by a link bridge. The proposal also includes car parking, access, 
landscaping and drainage. The building is to be constructed on the north eastern half 
of the former Shannons Mill site on George Street in Walsall town centre. 
 
A further application, 20/0900, has been submitted for the construction of a part 
three storey and part two storey school building and associated works for The 
Ladder School. This building is to be constructed on the south western half of the 
former Shannons Mill site.  
 
Whilst each proposal will be considered on its own merits, many of the issues being 
considered apply equally to both proposals, and consultee comments reflect this. 
 
Site and Surroundings 
 
The site is currently vacant and was formerly occupied by the Grade II listed 
Shannons Mill which was destroyed by fire in 2007 and subsequently demolished. 
Remnants of demolition spoil remain on the site, which is currently surrounded by 
timber hoardings. Within this site perimeter are a number of small, self-seeded trees 
and bushes.  
The site is bounded by George Street along its south east boundary, and by Upper 
Hall Lane along its south western boundary. The north western boundary is adjoined 
by a number of buildings, including Millennium House which currently houses The 
Ladder School, a number of listed dwellings on Lower Hall Lane and the existing 
Walsall Studio School building in the Goldmine Centre. To the north east of the site 
is a large retail outlet and a row of Grade II listed buildings which front onto George 
Street. The site is approximately 275m from Walsall Bus Station and 260m from 
Walsall rail station.  
The site is allocated for retail use under Policy AAPS2 of the Walsall Town Centre 
Area Action Plan with site reference TC26. 
 
Relevant Planning History 
 
 
BC55640P/C: OUTLINE:  A1 Retail Development including Designer Outlet Centre, 
Multi Storey Car Parking and Highway Improvements. Approved – 19th October 2000 
 
BC5712P/C: Reserved Matters: A1 retail development, including designer outlet 
centre and multi storey car parking and variation of conditions 10 & 11 of outline 
permission BC55640P/C - Approved 7th August 2001 
 
 
02/2096/RM/W2: A1 Retail Development, including designer outlet and multi-storey 
car park amendment to Reserved Matters BC57512P/C. Approved 27th February 
2003 
 



06/1448/FL/W2: Alteration of existing buildings to create 45 new dwellings and office 
accommodation plus associated car parking and community support building fronting 
Lower Hall Lane. Approved 15th November 2006 
 
 
 
Relevant Policies 
 
National Planning Policy Framework (NPPF)   
www.gov.uk/guidance/national-planning-policy-framework 
 
The NPPF sets out the Government’s position on the role of the planning system in 
both plan-making and decision-taking.  It states that the purpose of the planning 
system is to contribute to the achievement of sustainable development, in economic, 
social and environmental terms, and it emphasises a “presumption in favour of 
sustainable development”. 
 
Key provisions of the NPPF relevant in this case: 
 

 NPPF 2 – Achieving sustainable development 
 NPPF 4 – Decision Making 
 NPPF 7 – Ensuring the vitality of town centres 
 NPPF 8 – Promoting healthy and safe communities 
 NPPF 9 – Promoting sustainable transport 
 NPPF 11 – Making effective use of land 
 NPPF 12 – Achieving well-designed places 
 NPPF 14 – Meeting the challenge of climate change, flooding and 

coastal change 
 NPPF 15 – Conserving and enhancing the natural environment 
 NPPF 16 – Conserving and enhancing the historic environment 

 
On planning conditions the NPPF (para 55) says: 
Planning conditions should be kept to a minimum and only imposed where they are 
necessary, relevant to planning and to the development to be permitted, enforceable, 
precise and reasonable in all other respects. Agreeing conditions early is beneficial 
to all parties involved. Conditions that are required to be discharged before 
development commences should be avoided unless there is a clear justification.  
 
On decision-making the NPPF sets out the view that local planning authorities 
should approach decisions in a positive and creative way. They should use the full 
range of planning tools available and work proactively with applications to secure 
developments that will improve the economic, social and environmental conditions of 
the area.  Pre-application engagement is encouraged. 
 
National Planning Policy Guidance 
On material planning consideration the NPPG confirms- planning is concerned 
with land use in the public interest, so that the protection of purely private interests… 
could not be material considerations 
 
Reducing Inequalities  
 



The Equality Act 2010 (the ‘2010 Act ’) sets out 9 protected characteristics which 
should be taken into account in all decision making.  The characteristics that are 
protected by the Equality Act 2010 are: 
 

 age 
 disability 
 gender reassignment 
 marriage or civil partnership (in employment only) 
 pregnancy and maternity 
 race 
 religion or belief 
 sex 
 sexual orientation 

 
Of these protected characteristics, disability and age are perhaps where planning 
and development have the most impact. 
 
In addition, the 2010 Act imposes a Public Sector Equality Duty “PSED” on public 
bodies to have due regard to the need to eliminate discrimination, harassment and 
victimisation, to advance equality and to foster good relations. This includes 
removing or minimising disadvantages, taking steps to meet needs and encouraging 
participation in public life. 
 
Section 149(6) of the 2010 Act confirms that compliance with the duties may involve 
treating some people more favourably than others. The word favourably does not 
mean ‘preferentially’.  For example, where a difference in ground levels exists, it may 
be perfectly sensible to install some steps. However, this would discriminate against 
those unable to climb steps due to a protected characteristic. We therefore look upon 
those with a disability more favourably, in that we take into account their 
circumstances more than those of a person without such a protected characteristic 
and we think about a ramp instead. They are not treated preferentially, because the 
ramp does not give them an advantage; it merely puts them on a level playing field 
with someone without the protected characteristic. As such the decision makers 
should consider the needs of those with protected characteristics in each 
circumstance in order to ensure they are not disadvantaged by a scheme or 
proposal. 
 
Development Plan 
www.go.walsall.gov.uk/planning_policy 
 
Saved Policies of Walsall Unitary Development Plan  
 

 GP2: Environmental Protection 
 ENV10: Pollution 
 ENV11: Light Pollution 
 ENV14: Development of Derelict and Previously-Developed Sites 
 ENV17: New Planting 
 ENV23: Nature Conservation and New Development 
 ENV25: Archaeology 
 ENV27: Buildings of Historic or Architectural Interest 
 ENV28: The ‘Local List’ of Buildings of Historic or Architectural Interest 



 ENV32: Design and Development Proposals 
 ENV33: Landscape Design 
 S6: Meeting Local Needs 
 T13: Parking Provision for Cars, Cycles and Taxis 

 
Black Country Core Strategy 
 

 Vision, Sustainability Principles and Spatial Objectives 
 HOU5: Education and Health Care Facilities 
 EMP1: Providing for Economic Growth  
 CEN4: Regeneration of Town Centres  
 CEN5: District and Local Centres 
 CEN8: Car Parking in Centres 
 TRAN2: Managing Transport Impacts of New Development 
 ENV1: Nature Conservation  
 ENV2: Historic Character and Local Distinctiveness  
 ENV3: Design Quality  
 ENV5: Flood Risk, Sustainable Drainage Systems and Urban Heat Island  
 ENV8: Air Quality 

 
 
Walsall Town Centre Area Action Plan 2019 
NOTE for case officer: Check Town Centre Area Action Plan Inset of Local Plan 
Policies Map for any allocations for individual sites 

AAP1: Walsall Town Centre Boundary 
AAPS3: Town Centre Employment Land 
APPLV2: Education 
AAPLV5: Protecting and Enhancing Historic Character and Local 
Distinctiveness 
AAPLV6: Securing Good Design 
AAPT5: Car parking 
AAPINV1: Regeneration Strategy 
AAPINV2: St Matthews Quarter 
 

Supplementary Planning Document 
 

Conserving Walsall’s Natural Environment 
 
Development with the potential to affect species, habitats or earth heritage features 

 NE1 – Impact Assessment 
 NE2 – Protected and Important Species 
 NE3 – Long Term Management of Mitigation and Compensatory Measures 

Survey standards 
 NE4 – Survey Standards 

The natural environment and new development 
 NE5 – Habitat Creation and Enhancement Measures 
 NE6 – Compensatory Provision 

Development with the potential to affect trees, woodlands and hedgerows 
 NE7 - Impact Assessment 
 NE8 – Retained Trees, Woodlands or Hedgerows 
 NE9 – Replacement Planting 



 NE10 – Tree Preservation Order 
 

Designing Walsall 
 

 DW1 Sustainability 
 DW2 Safe and Welcoming Places 
 DW3 Character 
 DW4 Continuity 
 DW5 Ease of Movement 
 DW6 Legibility 
 DW7 Diversity 
 DW8 Adaptability 
 DW9 High Quality Public Realm 
 DW9(a) Planning Obligations and Qualifying development 
 DW10 Well Designed Sustainable Buildings 

 
 
Air Quality SPD 

 Section 5 – Mitigation and Compensation: 
 Type 1 – Electric Vehicle Charging Points 
 Type 2 - Practical Mitigation Measures  
 Type 3 – Additional Measures 
 5.12 - Emissions from Construction Sites 
 5.13 – Use of Conditions, Obligations and CIL 
 5.22 - Viability 

 
 
 
 
Consultation Replies 
 
Planning Policy 
It is understood that the school is proposed to serve the entire borough. Its location 
in the town centre is therefore strongly supported. This site was originally envisaged 
as being for retail development, but given the changes in the retail sector, including 
the fact that there is a number of retail vacancies within the primary shopping area, it 
is accepted that it is now unlikely that the site will be required for this use. An 
education use would relate well to the adjacent Goldmine Centre. 
 
The proposed use can therefore be strongly supported in this location on planning 
policy grounds. The main issues are design, including the relationship with 
surrounding buildings and uses. Given its location, any proposal must preserve or 
enhance the character of the conservation area, safeguard the setting of the nearby 
listed buildings, provide an attractive street frontage and provide good pedestrian 
links to the rest of the centre. Apart from these issues, the proposal can be 
supported. 
 
Severn Trent Water 
 
No objections to the proposals subject to the inclusion of a suitable drainage 
condition. 



 
Lead Local Flood Authority 
Objected as the applicant has failed to demonstrate that the proposed development 
will meet the technical standards for SuDS.  
 
Highway Authority 
No objection subject to appropriate conditions. 
 
Pollution Control 
The submitted Noise Impact Assessment by Apex Acoustics makes reference to and 
use of monitoring data collected by WSP. The WSP data and report was 
subsequently provided to Pollution Control and they confirmed that the submitted 
details were acceptable. The submitted contamination reports and documents cover 
most of the concerns that we have however there are some gaps. The ‘additional SI 
and Remediation Method Statement indicates the things to be done but is short on 
detail of the actual specs. PC will offer conditions to address this. The Construction 
Environmental Management Plan covers the range of issues that will need to be 
addressed. Again it is short on detail and indeed says that site procedures to 
address various aspects will need to be developed. Similarly PC will be offering 
conditions to address this shortfall. 
 
Environment Agency 
The Geo-Environmental Report referenced above demonstrate that it will be possible 
to manage the risk posed to controlled waters by this development. However as with 
all site investigation work it may be possible that contamination exists that was not 
discovered. In light of the above, we would advise that a condition is included to 
ensure any significant contamination discovered during development is dealt with 
appropriately. 
 
Historic England 
On the basis of the information available to date, Historic England did not wish to 
offer any comments. They suggest that officers seek the views of their specialist 
conservation and archaeological advisers, as relevant. 
 
Historic Environment Officer 
There are no objections to the proposed development from historic environment 
point of view. It may be possible to secure the refinement of design details and 
colours via conditions. 
 
Archaeology 
The development site is within an area adjacent to the medieval core of Walsall, and 
as such there are potentially archaeological implications for the proposal.  
The Heritage Statement does not mention archaeology, and the Desk Study only 
mentions it in passing, noting that archaeological work had been done in the vicinity 
previously but stating that archaeological assessment was beyond the scope of the 
report.   
A number of archaeological interventions have been undertaken in this area. An 
archaeological desk-based assessment for the wider area was undertaken in 2001, 
which concluded that this particular site has varying levels of archaeological 
potential, and identifying the need for further work. There have been a number of 
subsequent assessments, watching briefs, and trial trench evaluations in the vicinity.  
The NPPF states, for proposals affecting heritage assets: 



189. In determining applications, local planning authorities should require an 
applicant to describe the significance of any heritage assets affected, including any 
contribution made by their setting. 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. As a minimum the relevant historic environment 
record should have been consulted and the heritage assets assessed using 
appropriate expertise where necessary. Where a site on which development is 
proposed includes, or has the potential to include, heritage assets with 
archaeological interest, local planning authorities should require developers to 
submit an appropriate desk-based assessment and, where necessary, a field 
evaluation. 
It is therefore recommended in the first instance that an archaeological desk-based 
assessment is submitted for this proposal. This should consult the Walsall Historic 
Environment Record, update the 2001 desk-based assessment with any new 
information (such as that from later archaeological work), include relevant 
information from geotechnical work in the area that may identify areas of 
truncation/made ground, and to assess the impact of this proposal on any 
archaeological remains that may be present.  
Any archaeology surviving here would likely be of local/regional significance and 
provide knowledge and evidence of the medieval town and subsequent post-
medieval growth. It would not form a major constraint on development, but if present, 
should be dealt with by a condition requiring a programme of archaeological work. 
The details of any necessary mitigation would be informed by the results of the desk-
based assessment and the programme should be agreed in writing prior to 
development commencing. 
 
Ecology 
The Council’s Ecologist was satisfied that the proposal was acceptable subject to 
confirmation of whether there were likely to be roosting bats in the retained trees on 
site. The applicant subsequently submitted a Preliminary Bat Roost Assessment 
which established that no roosts were present. The Ecologist suggested a number of 
conditions to protect the natural environment during construction which will be added 
to the decision notice.  
 
Police Architectural Liaison Officer 
No objection, but observations and recommendations made relating to designing out 
crime. 
 
West Midlands fire Service 
No objections. Will provide comments on internal layout on Building Regulations 
application. 
 
Network Rail 
No comments. 
 
Sport England 
No comments. 
 
Natural England 
No comments 
 
 



 
Representations 
 
None received. 
 
Determining Issues 

 
 Principle of development 
 Design, appearance and impact on the historic environment 
 Impact on amenity 
 Impact on highway safety 
 Impact on wildlife and biodiversity 
 Flood risk and drainage 
 Contaminated land 
 Archaeology 

 
Assessment of the Proposal 
 
Principle of Development 
 
The application site is allocated for retail or mixed use under Policy AAPS2 of the 
Walsall Town Centre Area Action Plan with site reference TC26. This policy seeks to 
maintain the role of Walsall as a strategic centre and to reverse the decline of the 
high street, and to attract new retail investment to support the vitality of the centre. 
The site is also located within the St Matthew’s Quarter which is identified in the AAP 
as a priority location where the Council looks to concentrate change and investment.  
 
St Matthews Quarter is described in AAP Policy AAPINV2 as the main location for 
retail investment in Walsall Town Centre. The policy states that “The former 
Shannon’s Mill site (TC26) is allocated as a potential sequential site for convenience 
or bulky goods retailing along with a mixed used allocation. Any proposal for retailing 
would need to be strongly integrated with the Primary Shopping Area providing an 
active pedestrian frontage. Other uses such as car parking for a retail unit could be 
provided along with residential use and live/work units on upper floors and to the rear 
of the site.” 
 
The Policy AAPINV2 goes on to state that “The former Shannon’s Mill site (TC26) 
has been removed from the Primary Shopping Area (PSA) boundary, to reflect its 
peripheral location and the site’s development constraints. Residential development 
(including live / work) is considered more appropriate and will support the 
regeneration of St Matthew’s Quarter by bringing more life, vibrancy and footfall into 
the area. The site therefore has a mixed use allocation and would be suitable for a 
number of town centre uses.” 
 
The Walsall Town Centre Area Action Plan was adopted in January 2019, however 
given the changes in the retail provision in the town centre, including the number of 
vacant retail units within the primary shopping area it is not considered likely that a 
retail scheme will be brought forward for this site. Furthermore the current global 
pandemic and the effects this has had on the global, national and local economy 
suggests that retail investment may be even less likely to materialise. Given the 
above, the location of the school, which will serve the whole borough, is considered 



to be strongly supported. The site is centrally located in a sustainable location, is well 
served by public transport and the proposal is therefore considered to be acceptable 
in principle. 
 
Design, Appearance and Impact on the Historic Environment 
 
The application site lies within the Church Hill Conservation Area, and there are a 
number of Grade II listed buildings in the vicinity. The Council’s Heritage 
Conservation Specialist advised that the former historic Shannon’s Mill building on 
this site was an attractive example of a four storey mill-complex with a slightly curved 
façade that followed the line of George Street. From historic environment point of 
view amending the design and siting of the proposed schools to better reflect the 
historic pattern of buildings in this locality would be welcomed. The conservation 
officer also expressed the view that the proposed boundary treatment could be 
improved by the substitution of a low brick wall following the frontage of the former 
mill. However, given the proposed development is for a school building, there are a 
number of safeguarding and security matters which are considered to take 
precedence over the desire to enhance the character of the conservation area. It is 
necessary for the boundary to be enclosed by an unscalable 2.4m boundary fence in 
order to prevent both unauthorised entry and unauthorised exit. Whilst it may 
preferable from a heritage perspective to replicate the former mills position on the 
pavement edge, this would again result in safeguarding concerns due to the 
proximity of any windows to the boundary fence. The location of the proposed school 
building, layout of the site and proposed boundary treatment is therefore considered 
to be acceptable. It was noted at a late stage in the application process that the 
proposed soft landscaping scheme submitted for this application actually showed the 
adjoining Ladder School site being considered under reference 20/0900. Due to the 
lack of time to obtain the correct plan prior to planning committee, a suitable 
condition requiring the submission of landscaping details prior to commencement of 
development has been added.  
 
The design approach taken and choice of materials for the new Studio School 
building has been adopted to match the adjacent Goldmine Centre for which the 
proposal is an extension. Whilst other materials palettes are in evidence in the 
vicinity, the proposed materials and finishes are considered on balance to be 
appropriate. The proposal is therefore in accordance with saved Policy ENV32 of the 
Walsall Unitary Development Plan, Policy ENV3 of the Black Country Core Strategy 
and Policy AAPLV6 of the Walsall Town Centre Area Action Plan.  
 
 
Impact on Amenity 
 
The application site is located in Walsall town centre although there are residential 
dwellings on Lower Hall Lane and there is an apartment building on the opposite 
side of George Street. The proposed school building is an extension to the existing 
school and whilst it is closer to the apartments it is not considered likely to result in 
any excessive increase in noise, and will generate fewer vehicle trips than the 
original allocated use of a bulky goods retail use. The proposed studio school 
building is sufficiently distant from the nearest residential properties to prevent any 
undue overlooking, overshadowing or loss of outlook and it is considered that there 
would be no material change in the living conditions of local residents. 



Following the receipt of further information relating to the methodology of the 
submitted Noise Impact Assessment, Pollution Control were satisfied that the 
proposal will not produce unacceptable noise levels and will have a low impact on 
the nearby residential properties. The proposal is therefore in accordance with saved 
Policies GP2 and ENV32 of the Walsall Unitary Development Plan and paragraph 
127(f) of the National Planning Policy Framework. 
 
 
Impact on Highway Safety 
 
The Studio School also currently operates from a single building called the Goldmine 
Building, accessed from Lower Hall Lane. It is for students between 14 and 19 years 
old as a performing arts academy where more than 60% of its students are in the 
sixth form on 16-19 study programmes. The existing school has 35 staff and 300 
pupils which is not expected to change. An additional 20 parking spaces for the 
Studio school building are proposed. This is considered an acceptable level of 
provision taking into account the highly sustainable location of the site. Access to the 
car park will be via the car park to the adjacent Ladder School proposal which is the 
subject of a separate application. Managed bollards will separate the two car parks. 
 
An Access/Egress one-way arrangement is proposed which is considered 
acceptable. A Travel Plan is proposed to further reduce car borne trips and parking 
demand. The Highway Authority is satisfied that the development will not have an 
unacceptable impact on road safety or have severe cumulative impacts on the 
operation of the road network and is acceptable in accordance with the NPPF 2018 
paragraph 109. 
 
Impact on Wildlife and Biodiversity 
 
The Council’s Ecologist was satisfied that the proposal was acceptable subject to 
confirmation of whether there were likely to be roosting bats in the retained trees on 
site. The applicant subsequently submitted a Preliminary Bat Roost Assessment 
which established that no roosts were present. The Ecologist suggested a number of 
conditions to protect wildlife and trees during and after construction which will be 
added to the decision notice.  
 
 
Flood Risk and Drainage 
 
The site lies within Flood Zone 1 and there are no watercourses in the area. Severn 
Trent Water were satisfied with the proposed development subject to the inclusion of 
suitable drainage conditions. The Lead Local Flood Authority advised that the 
submitted surface water drainage information was insufficient and that further details 
and clarification was required. Given that there are no other flood risk issues and it 
simply requires the applicant to provide details of an appropriate surface water 
drainage scheme this information will be secured by a planning condition. 
 
Contaminated Land 
 
The site is a former mill which was demolished following a fire in 2007, and as such 
there is the potential for ground contamination relating to the sites former use. The 
Phase I Desk Top Study for contamination submitted with the application 



recommended that intrusive ground investigations be carried out confirm the 
stratigraphy, the soil and rock engineering properties and the groundwater regime, 
and to further assess the potential ground risks posed to the development. The 
applicant subsequently carried out investigations and included a Ground 
Investigation and Remediation Method Statement with the application. The Council’s 
pollution control officers were generally satisfied with the proposed remediation 
strategy but had some concerns regarding the level of detailed specifications 
provided within it. A condition will therefore be added requiring the applicant to 
submit an updated remediation strategy for approval prior to commencement of 
development.  
 
Archaeology 
The Council’s archaeology officer advised that previous investigations of the site 
have indicated the likely presence of archaeological remains. The applicant has not 
submitted any specific supporting information in relation to archaeology, and it will be 
necessary for the applicant to conduct a desk based assessment of the site. The 
results of this study will indicate whether a further programme of archaeological work 
is required and what, if any, mitigation measures are required. In order to safeguard 
any archaeological remains on site this will be controlled by planning condition.   
 
 
 
Conclusions and Reasons for Decision 
 
The proposed development will provide enhanced teaching accommodation for the 
Walsall Studio School. Whilst further information on some impacts of the proposal is 
required to be submitted this can be dealt with by planning condition and subject to 
this the development is not considered to have any significantly adverse impact on 
the character of the area, residential amenity or community and highway safety. 
Taking into account the above factors it is considered that the application should be 
recommended for conditional approval.  
 
 
Positive and Proactive Working with the Applicant 
 
Walsall Council seeks to work proactively with owners, developers and their agents 
in the public interest to promote sustainable developments in the borough. The 
National Planning Policy Framework encourages pre-application discussion in all 
formats to help ensure that proposed developments are delivered in the most 
appropriate way that creates economic growth, suitable housing and other forms of 
development so long as they safeguard the natural and built environment, highway 
safety and the amenity of citizens. In this instance the council has been able to 
support the proposed development and has worked with the applicant as detailed in 
the planning report. 
 
Recommendation 
 
The application is recommended for approval subject to the following conditions. 
 
Conditions and Reasons or Reasons for Refusal DELETE ONE 
 
Time Limit 



1. The development hereby permitted shall be begun not later than 3 years from the 
date of this permission. 
 
Reason: To ensure the satisfactory commencement of the development in 
accordance with the requirements of Section 91 of the Town and Country Planning 
Act 1990 as amended by Section 51 of the Planning and Compulsory Purchase Act 
2004. 
 
 
Approved Plans 
 
2. The development shall not be carried out otherwise than in accordance with the 
following approved plans and documents: 
 
Location Plan Dwg No FS0610 RCA 01 xx DR A 0913 Rev P2 received 24th july 
2020. 
Proposed Site Plan Dwg No FS0610 RCA 00 XX DR A 0911 Rev P4 received 24th 
July 2020 
Proposed Floor Plans Dwg No SS0025 RCA 01 ZZ DR A 0200 Rev P10 received 
24th July 2020 
Proposed Elevations Dwg No SS0025 RCA 01 ZZ DR A 0202 Rev P8 received 24th 
July 2020 
Proposed Roof Plan Dwg No SS0025 RCA 01 03 DR A 0201 Rev P3 received 24th 
July 2020 
Proposed Sections Dwg No SS0025 RCA 01 ZZ DR A 0203 Rev P4 received 24th 
July 2020 
Proposed Site Sections Dwg No FS0610 RCA 00 ZZ DR A 0905 Rev P4 received 
24th July 2020 
Proposed Fence and Gate Strategy Dwg No FS0610 RCA 00 XX DR A 0904 Rev 
P10 received 24th July 2020 
 
Reason: For the avoidance of doubt and in the interests of proper planning. 
 
Materials 
 
3. a) Prior to the commencement of building operations above damp proof course of 
the development hereby permitted samples of materials to be used in the 
construction of the external surfaces of the building shall be submitted in writing to 
and approved in writing by the Local Planning Authority. 
 
b) The development shall not be carried out otherwise than in accordance with the 
approved details and the approved materials shall thereafter be retained for the 
lifetime of the development.  
 
Reason: To ensure the satisfactory appearance of the development and to comply 
with saved policies GP2 and ENV32 Walsall’s Unitary Development Plan. 
 
 
Highways 
 
4. a) Prior to the development first coming into use, the access and egress points on 
George Street, the internal access ways, parking  and vehicle manoeuvring areas 



shall be fully implemented. The areas shall be fully consolidated, hard surfaced and 
drained so that surface water run-off from these areas does not discharge onto the 
highway or into any highway drain, together with the clear demarcation of all parking 
bays. 
 
b) These areas shall thereafter be retained and used for no other purpose. 
 
Reason: To ensure the safe and satisfactory operation of the development and in 
accordance with UDP policy GP2, T7 and T13. 
 
5. Prior to the development first coming into use, the following works within the public 
highway shall be fully implemented to the specification and satisfaction of the 
Highway Authority and the Council’s Public Lighting Manager;- 
 
i) Bellmouth footway crossings to align with the new access and egress points on 
George Street including tactile pedestrian crossing provision,  
 
ii) Public street lighting in George Street. 
 
All works within the public highway shall be in accordance with all statutory 
requirements. 
 
Reason: To ensure the satisfactory completion and operation of the access and 
egresses, as a result of the increase in footfall in George Street as a result of the 
development and in accordance with UDP Policy GP2 and in the interests of 
highway safety. 
 
6. The visibility splay at the egress point on George Street, shown on drawing no. 
0904 Revision P10, shall at all times be kept free of any structures or planting 
exceeding 600mm in height above carriageway level. 
 
Reason: In the interests of highway safety. 
 
 
 
Contaminated Land 
 
7. a) Prior to commencement of the development hereby permitted an updated site 
investigation and remediation strategy to identify any potentially hazardous materials 
shall be carried out and a Method Statement detailing actions to be taken and 
timescales for the taking of such action to prevent localised contamination shall be 
submitted in writing to and approved in writing by the Local Planning Authority. 
 
b) The development hereby permitted shall not be carried out otherwise than in 
accordance with the approved Method Statement. 
 
Reason: To prevent potential contamination of the ground due to any potentially 
hazardous materials associated with the buildings or their previous use in 
accordance with saved policies GP2 and ENV14 of Walsall’s Unitary Development 
Plan.  
 



8. If, during development, contamination not previously identified is found to be 
present at the site then no further development (unless otherwise agreed in writing 
with the local planning authority) shall be carried out until a remediation strategy 
detailing how this contamination will be dealt with has been submitted to, and 
approved in writing by, the local planning authority. The remediation strategy shall be 
implemented as approved. 
 
Reason: To ensure that the development does not contribute to, is not put at 
unacceptable risk from, or adversely affected by, unacceptable levels of water 
pollution from previously unidentified contamination sources at the development site. 
This is in line with paragraph 170 of the National Planning Policy Framework. 
 
Drainage 
 
9. a) Prior to the commencement of development hereby permitted drainage plans 
for the discharge of surface water and disposal of foul sewerage and all existing and 
proposed underground services and sewers shall be submitted in writing to and 
approved in writing by the Local Planning Authority. 
 
b) The development shall not be carried out otherwise than in accordance with the 
approved details and the approved drainage shall thereafter be retained as installed 
for the lifetime of the development.  
 
c) The development hereby permitted shall not be occupied until the approved 
drainage has been installed in accordance with the approved plans. 
 
Reason:  To ensure the development is provided with a satisfactory means of 
drainage and/or to reduce the risk of creating or exacerbating a flooding problem 
and/or to minimise the risk of pollution and/or to safeguard water quality from fuels, 
oils and other chemicals from the site in accordance with NPPF10, BCCS Policy 
ENV5 and saved Walsall’s Unitary Development Plan policy GP2 and ENV40. 
 
Trees 
 
10. a) Prior to the commencement of development: 

1. details of protective fencing and ground protection to be installed around all 
retained trees shall be submitted in writing to and approved in writing by the 
Local Planning Authority 
 

2. The approved protective fencing and ground protection shall be installed 
 

3. One month’s written notice of the intention to commence development shall 
be given to the Local Planning Authority to allow the Council’s Arboricultural 
Officer to fully inspect the installation of the protective fencing and ground 
protection 

 
b) The erection of fencing for the protection of any retained tree shall be undertaken 
in accordance with the approved details before any equipment, machinery or 
materials are brought on to the site for the purposes of the development, and shall 
be maintained until all equipment, machinery and surplus materials have been 
removed from the site.  
 



c) Nothing shall be stored or placed nor any fires started, any tipping, refuelling, 
disposal of solvents or cement mixing carried out inside the protective fencing or on 
the ground protection referred to in part a to this condition .Ground levels within 
protective fencing and on ground protection areas shall not be altered nor shall any 
excavation or vehicular access or drainage routes be made. 
 
d) The development hereby permitted shall not be carried out otherwise than in 
accordance with the approved details. 
 
Reason: To preserve and enhance the visual amenities of the locality in accordance 
with Saved Policy ENV18 of the UDP and Conserving Walsall’s Natural Environment 
SPD.  
 
Construction Environmental Management Statement 
 
11. a) Notwithstanding the details already submitted, and prior to the 
commencement of the development hereby approved an updated Construction 
Environmental Management Statement shall be submitted in writing to and approved 
in writing by the Local Planning Authority. The Construction Environmental 
Management Statement shall include: 
 
1. Construction working hours 

 
2. Parking and turning facilities for vehicles of site operatives and visitors 

 
3. Loading and unloading of materials 

 
4. Storage of plant and materials used in constructing the development 

 
5. A scheme for recycling/disposing of waste resulting from construction works 

 
6. Temporary portacabins and welfare facilities for site operatives 

 
7. Site security arrangements including hoardings 

 
8. Wheel washing facilities and/or other measures to prevent mud or other 

material emanating from the application site reaching the highway 
 

9. Measures to prevent flying debris 
 

10. Dust mitigation measures (particularly as the contaminated land investigation 
has indicated that land is contaminated) 
 

11. Measures to prevent site drag-out (including need for wheel cleaning and use 
of a road-sweeper) 
 

12. Noise and vibration (if piling and/or ground stabilisation is to be conducted) 
mitigation measures 
 

13. Measures to prevent disturbance and harm to terrestrial mammals (including 
hedgehogs). 
 



14. Vegetation clearance should be undertaken outside the nesting bird season. 
Where this is not practicable then measures to prevent disturbance and harm 
to breeding birds are to be incorporated within the CEMP. 
 

15. Measures to manage invasive species on site.  
 

 
b) The development hereby permitted shall not be carried out otherwise than in 
accordance with the approved Construction Environmental Management Statement 
and the approved Construction Environmental Management Statement shall be 
maintained throughout the construction period. 
 
Reason: To ensure that no works commence on the site until a scheme is in place to 
safeguard the amenities of the area and the occupiers of the neighbouring properties 
and to control the environmental impacts of the development in accordance with 
saved policies GP2 and ENV32 of Walsall’s Unitary Development Plan. 
 
 
Archaeology 
 
12. a) Prior to commencement of the development hereby permitted details of a 
programme of site investigations and archaeological work shall be submitted in 
writing to and approved in writing by the Local Planning Authority. 
 
b) No development shall be carried out on site otherwise than in accordance with the 
approved details. 
 
Reason: In order to secure an adequate record of the site’s archaeology in 
accordance with saved policy ENV25 of Walsall’s Unitary Development Plan.  
 
Fencing 
 
13. Notwithstanding the details submitted, the perimeter fencing specification for the 
development hereby approved shall be as follows and shall be retained as such for 
the lifetime of the development: 
 
Specification: 2.4m High Weld Mesh fencing 
Mesh: 165x38mm rectangular grid 
PPC: Black RAL 9005 finish 
Loading: 0.74kN per m 
Posts at 2.4m Centres with 60x40mm Post  
Anti tamper fixings 
 
Reason: In the interests of safeguarding the pupils of the school, site security and 
prevention of crime and the character and amenity of the local environment.   
 
Designing Out Crime 
 
14. Notwithstanding the information shown on submitted plans, the development 
hereby permitted shall not be carried out otherwise than to meet the following 
minimum-security measures and thereafter the security measures shall be retained: 
 



-All external doors to the building to be PAS24; 2016 
-All ground floor windows and over accessible roofs to be PAS24; 2016  
-All ground floor windows and over accessible roofs to have not less than one pane 
of 6.4mm laminated glass. 
-There should be an area of defensible space in front of all ground floor windows 
-No Lead or metal should be used on the ground floor, 
-Dusk until dawn lights (white light source) to be installed adjacent to each external 
door 
 
Reason: To ensure the safety and security of the development and its occupiers in 
compliance with NPPF 12 and saved policy ENV32 of Walsall’s Unitary Development 
Plan. 
 
Air Quality 
 
15. a) Prior to first occupation of the development full details of the electric vehicle 
charging points indicated on the Proposed Site Plan Dwg No FS0610 RCA 00 XX 
DR A 0911 Rev P4 shall be submitted to and approved in writing by the Local 
Planning Authority.  
 
b) The approved electric vehicle charging points shall be installed in accordance with 
the approved details and shall be retained and maintained for the lifetime of the 
development. 
 
Reason: In the interests of creating a sustainable form of development and to 
encourage the use of ultra-low emission vehicles in accordance with Policies ENV8 
and DEL1 of the Black Country Core Strategy 
 
16. Notwithstanding the details as submitted no boilers shall be installed in 
the development hereby permitted, save for:  
 
• Gas and liquefied petroleum gas (LPG) boilers with maximum NOx 
emissions no greater than 56 mg/kWh 
• Oil-fired boilers with maximum NOx emissions no greater than 120 
mg/kWh.  
 
Reason: To conserve and enhance the natural environment in accordance 
with BCCS policies ENV8 and DEL1. 
 
17. Prior to the first occupation of the development hereby permitted, the cycle 
hoops as shown on Proposed Site Plan Dwg No FS0610 RCA 00 XX DR A 0911 
Rev P4 received 24th July 2020 shall be installed and thereafter retained for the 
lifetime of the development. 
 
Reason: Reason: To encourage sustainable travel modes, in accordance with Black 
Country Core Strategy policy TRAN2 and UDP Policy T10. 
 
18. a) Notwithstanding the details already submitted, and prior to the 
commencement of the development hereby approved, a scheme for the soft 
landscaping of the proposed school site shall be submitted in writing to and 
approved in writing by the Local Planning Authority. 



b) The development hereby permitted shall not be carried out otherwise than in 
accordance with the approved details. 
 
Reason: To preserve and enhance the visual amenities of the locality in accordance 
with Saved Policy ENV18 of the UDP and Conserving Walsall’s Natural Environment 
SPD.  
 
 
 
Notes for Applicant 
 
Environment Agency 
 
Paragraph 179 of the National Planning Policy Framework states “Where a site is 
affected by contamination or land stability issues, responsibility for securing safe 
development rests with the developer and/or landowner.” 
We recommend that developers and /or Landowner should: 
1. Follow the advice in Land Contamination: risk management 
https://www.gov.uk/guidance/land-contamination-how-to-manage-the-risks  when 
dealing with land affected by contamination. 
2. Refer to the Environment Agency Guiding principles for land contamination for 
the type of information that we required in order to assess risks to controlled waters 
from the site. The Local Authority can advise on risk to other receptors, such as 
human health. 
3. Refer to our website at www.gov.uk for more information. 
 
Severn Trent 
Severn Trent Water advise that there may be a public sewer located within the 
application site. Although our statutory sewer records do not show any public sewers 
within the area you have specified, there may be sewers that have been recently 
adopted under the Transfer Of Sewer Regulations 2011. Public sewers have 
statutory protection and may not be built close to, directly over or be diverted without 
consent and contact must be made with Severn Trent Water to discuss the 
proposals. Severn Trent will seek to assist in obtaining a solution which protects both 
the public sewer and the building. 
 
Please note that there is no guarantee that you will be able to build over or close to 
any Severn Trent sewers, and where diversion is required there is no guarantee that 
you will be able to undertake those works on a self-lay basis. Every approach to 
build near to or divert our assets has to be assessed on its own merit and the 
decision of what is or isn’t permissible is taken based on the risk to the asset and the 
wider catchment it serves. It is vital therefore that you contact us at the earliest 
opportunity to discuss the implications of our assets crossing your site. Failure to do 
so could significantly affect the costs and timescales of your project if it transpires 
diversionary works need to be carried out by Severn Trent. 
 
Highways 
 
1. The attention of the applicant is drawn to the need to keep the highway free from 
any mud or other material emanating from the application site of any works 
pertaining thereto.  
 



2. The applicant will be required to enter into an agreement under S278/38 of the 
Highways Act 1980 or obtain the necessary Road Opening Permit from the Highway 
Authority for the works within the public highway and public lighting. For further 
information please contact the Highways Development Control Team at 
Stephen.Pittaway@walsall.gov.uk 
 
3. A scheme for public street lighting in George Street shall be submitted to and 
approved by the Council’s Public Lighting Manager. For further information please 
contact Elizabeth.Thomas@walsall.gov.uk 
 
 
 
 



  

 
 
Economy and Environment, Development Management 
 

Planning Committee 

Report of Head of Planning and Building Control on 15-Oct-2020 
 
Plans List Item Number: 5 
 
Reason for bringing to committee: Major Development 
 
Location: DEVELOPMENT SITE AT GEORGE STREET AND UPPER HALL LANE, 
GEORGE STREET, WALSALL, WS1 1RL 
 
Proposal: CONSTRUCTION OF A NEW SCHOOL BUILDING WITH ASSOCIATED 
PLAY AREA AND MUGA COURT, ACCESS, PARKING, LANDSCAPING AND 
DRAINAGE. 
 
Application Number: 20/0900 Case Officer: Leon Carroll 
Applicant: Interserve Construction Ltd on 
behalf of 

Ward: St Matthews 

Agent: Mr Oliver Corbett Expired Date: 23-Oct-2020 
Application Type: Full Application: Major 
Use Class D1 (Non-Residential Institutions) 

Time Extension Expiry:  

 
Recommendation: Planning Committee resolve to Delegate to the Interim Head of 
Planning & Building Control to Grant Planning Permission subject to 

 The amendment and finalising of conditions; 
 Overcoming the outstanding objection[s] raised by the Lead Local 
Flood Authority, Pollution Control, Archaeology and Ecology. 

 

 
 



 
Proposal 
 
The proposal relates to the construction of a new school building on the south 
western half of the former Shannons Mill site along with access, landscaping, car 
parking, MUGA sports pitch and playground. A further application, 20/0899, has 
been submitted for the construction of a two storey school building and associated 
works as an extension to the adjacent Walsall Studio School.  
 
Whilst each proposal will be considered on its own merits, many of the issues being 
considered apply equally to both proposals, and consultee comments reflect this. 
 
Site and Surroundings 
 
The site is currently vacant, having previously been occupied by a Grade II listed 
Victorian mill building which was destroyed by fire in 2007 and subsequently 
demolished. The site is broadly rectangular in shape with its longer boundaries 
running north east to south west. The site slopes up from west to east, whilst there is 
evidence of remaining demolition spoil towards the eastern side of the site. The 
majority of the boundary of the site features self-seeded trees and shrubs. 
 
Adjoining the south western corner of the site is existing Ladder School building 
known as Millennium House, a three storey mid-20th century structure which was 
formerly used as offices. The southern edge of the site is bounded by Upper Hall 
Lane, beyond which are a number of former commercial buildings currently being 
used as places of worship. 
 
The south eastern boundary of the site fronts onto George Street, where directly 
opposite is a four storey modern building featuring retail uses on the ground floor 
with residential apartments occupying the upper floors. This building adjoins a 
modern multi-storey car park to its rear.  
 
To the north east of the application site lies the site of a separate planning 
application 20/0899, submitted by the same applicant for an additional building to 
extend the separate Walsall Studio School which is directly to the north of the 
application site. This piece of land forms part of the Shannons Mill site and it is 
proposed that the developments will be constructed concurrently. 
 
The north western boundary of the site adjoins a row of Grade II listed buildings on 
Lower Hall Lane. These would originally have been residential dwellings but some 
now appear to be in commercial use.  
 
Relevant Planning History 
 
BC55640P/C: OUTLINE:  A1 Retail Development including Designer Outlet Centre, 
Multi Storey Car Parking and Highway Improvements. Approved – 19th October 2000 
 
BC5712P/C: Reserved Matters: A1 retail development, including designer outlet 
centre and multi storey car parking and variation of conditions 10 & 11 of outline 
permission BC55640P/C - Approved 7th August 2001 
 
 



02/2096/RM/W2: A1 Retail Development, including designer outlet and multi-storey 
car park amendment to Reserved Matters BC57512P/C. Approved 27th February 
2003 
 
06/1448/FL/W2: Alteration of existing buildings to create 45 new dwellings and office 
accommodation plus associated car parking and community support building fronting 
Lower Hall Lane. Approved 15th November 2006 
 
 
Relevant Policies 
 
National Planning Policy Framework (NPPF)   
www.gov.uk/guidance/national-planning-policy-framework 
 
The NPPF sets out the Government’s position on the role of the planning system in 
both plan-making and decision-taking.  It states that the purpose of the planning 
system is to contribute to the achievement of sustainable development, in economic, 
social and environmental terms, and it emphasises a “presumption in favour of 
sustainable development”. 
 
Key provisions of the NPPF relevant in this case: 
 

 NPPF 2 – Achieving sustainable development 
 NPPF 4 – Decision Making 
 NPPF 7 – Ensuring the vitality of town centres 
 NPPF 8 – Promoting healthy and safe communities 
 NPPF 9 – Promoting sustainable transport 
 NPPF 11 – Making effective use of land 
 NPPF 12 – Achieving well-designed places 
 NPPF 14 – Meeting the challenge of climate change, flooding and 

coastal change 
 NPPF 15 – Conserving and enhancing the natural environment 
 NPPF 16 – Conserving and enhancing the historic environment 

 
On planning conditions the NPPF (para 55) says: 
Planning conditions should be kept to a minimum and only imposed where they are 
necessary, relevant to planning and to the development to be permitted, enforceable, 
precise and reasonable in all other respects. Agreeing conditions early is beneficial 
to all parties involved. Conditions that are required to be discharged before 
development commences should be avoided unless there is a clear justification.  
 
On decision-making the NPPF sets out the view that local planning authorities 
should approach decisions in a positive and creative way. They should use the full 
range of planning tools available and work proactively with applications to secure 
developments that will improve the economic, social and environmental conditions of 
the area.  Pre-application engagement is encouraged. 
 
National Planning Policy Guidance 
On material planning consideration the NPPG confirms- planning is concerned 
with land use in the public interest, so that the protection of purely private interests… 
could not be material considerations 



 
Reducing Inequalities  
 
The Equality Act 2010 (the ‘2010 Act ’) sets out 9 protected characteristics which 
should be taken into account in all decision making.  The characteristics that are 
protected by the Equality Act 2010 are: 
 

 age 
 disability 
 gender reassignment 
 marriage or civil partnership (in employment only) 
 pregnancy and maternity 
 race 
 religion or belief 
 sex 
 sexual orientation 

 
Of these protected characteristics, disability and age are perhaps where planning 
and development have the most impact. 
 
In addition, the 2010 Act imposes a Public Sector Equality Duty “PSED” on public 
bodies to have due regard to the need to eliminate discrimination, harassment and 
victimisation, to advance equality and to foster good relations. This includes 
removing or minimising disadvantages, taking steps to meet needs and encouraging 
participation in public life. 
 
Section 149(6) of the 2010 Act confirms that compliance with the duties may involve 
treating some people more favourably than others. The word favourably does not 
mean ‘preferentially’.  For example, where a difference in ground levels exists, it may 
be perfectly sensible to install some steps. However, this would discriminate against 
those unable to climb steps due to a protected characteristic. We therefore look upon 
those with a disability more favourably, in that we take into account their 
circumstances more than those of a person without such a protected characteristic 
and we think about a ramp instead. They are not treated preferentially, because the 
ramp does not give them an advantage; it merely puts them on a level playing field 
with someone without the protected characteristic. As such the decision makers 
should consider the needs of those with protected characteristics in each 
circumstance in order to ensure they are not disadvantaged by a scheme or 
proposal. 
 
Development Plan 
www.go.walsall.gov.uk/planning_policy 
 
Saved Policies of Walsall Unitary Development Plan  
 

 GP2: Environmental Protection 
 ENV10: Pollution 
 ENV11: Light Pollution 
 ENV14: Development of Derelict and Previously-Developed Sites 
 ENV17: New Planting 
 ENV23: Nature Conservation and New Development 



 ENV25: Archaeology 
 ENV27: Buildings of Historic or Architectural Interest 
 ENV28: The ‘Local List’ of Buildings of Historic or Architectural Interest 
 ENV32: Design and Development Proposals 
 ENV33: Landscape Design 
 S6: Meeting Local Needs 
 T13: Parking Provision for Cars, Cycles and Taxis 

 
Black Country Core Strategy 
 

 Vision, Sustainability Principles and Spatial Objectives 
 HOU5: Education and Health Care Facilities 
 EMP1: Providing for Economic Growth  
 CEN4: Regeneration of Town Centres  
 CEN5: District and Local Centres 
 CEN8: Car Parking in Centres 
 TRAN2: Managing Transport Impacts of New Development 
 ENV1: Nature Conservation  
 ENV2: Historic Character and Local Distinctiveness  
 ENV3: Design Quality  
 ENV5: Flood Risk, Sustainable Drainage Systems and Urban Heat Island  
 ENV8: Air Quality 

 
 
Walsall Town Centre Area Action Plan 2019 
NOTE for case officer: Check Town Centre Area Action Plan Inset of Local Plan 
Policies Map for any allocations for individual sites 

AAP1: Walsall Town Centre Boundary 
AAPS3: Town Centre Employment Land 
APPLV2: Education 
AAPLV5: Protecting and Enhancing Historic Character and Local 
Distinctiveness 
AAPLV6: Securing Good Design 
AAPT5: Car parking 
AAPINV1: Regeneration Strategy 
AAPINV2: St Matthews Quarter 
 

Supplementary Planning Document 
 

Conserving Walsall’s Natural Environment 
 
Development with the potential to affect species, habitats or earth heritage features 

 NE1 – Impact Assessment 
 NE2 – Protected and Important Species 
 NE3 – Long Term Management of Mitigation and Compensatory Measures 

Survey standards 
 NE4 – Survey Standards 

The natural environment and new development 
 NE5 – Habitat Creation and Enhancement Measures 
 NE6 – Compensatory Provision 

Development with the potential to affect trees, woodlands and hedgerows 



 NE7 - Impact Assessment 
 NE8 – Retained Trees, Woodlands or Hedgerows 
 NE9 – Replacement Planting 
 NE10 – Tree Preservation Order 
 

Designing Walsall 
 

 DW1 Sustainability 
 DW2 Safe and Welcoming Places 
 DW3 Character 
 DW4 Continuity 
 DW5 Ease of Movement 
 DW6 Legibility 
 DW7 Diversity 
 DW8 Adaptability 
 DW9 High Quality Public Realm 
 DW9(a) Planning Obligations and Qualifying development 
 DW10 Well Designed Sustainable Buildings 

 
 
Air Quality SPD 

 Section 5 – Mitigation and Compensation: 
 Type 1 – Electric Vehicle Charging Points 
 Type 2 - Practical Mitigation Measures  
 Type 3 – Additional Measures 
 5.12 - Emissions from Construction Sites 
 5.13 – Use of Conditions, Obligations and CIL 
 5.22 - Viability 

 
 
 
 
 
Consultation Replies 
 
Planning Policy 
It is understood that the school is proposed to serve the entire borough. Its location 
in the town centre is therefore strongly supported. This site was originally envisaged 
as being for retail development, but given the changes in the retail sector, including 
the fact that there is a number of retail vacancies within the primary shopping area, it 
is accepted that it is now unlikely that the site will be required for this use. An 
education use would relate well to the adjacent Goldmine Centre. 
 
The proposed use can therefore be strongly supported in this location on planning 
policy grounds. The main issues are design, including the relationship with 
surrounding buildings and uses. Given its location, any proposal must preserve or 
enhance the character of the conservation area, safeguard the setting of the nearby 
listed buildings, provide an attractive street frontage and provide good pedestrian 
links to the rest of the centre. Apart from these issues, the proposal can be 
supported. 
 



Severn Trent Water 
 
No objections to the proposals subject to the inclusion of a suitable drainage 
condition. 
 
Lead Local Flood Authority 
Objected as the applicant has failed to demonstrate that the proposed development 
will meet the technical standards for SuDS.  
 
Highway Authority 
No objection subject to appropriate conditions. 
 
Pollution Control 
The submitted Noise Impact Assessment by Apex Acoustics makes reference to and 
use of monitoring data collected by WSP. The WSP data and report was 
subsequently provided to Pollution Control and they confirmed that the submitted 
details were acceptable. The submitted contamination reports and documents cover 
most of the concerns that we have however there are some gaps. The ‘additional SI 
and Remediation Method Statement indicates the things to be done but is short on 
detail of the actual specs. PC will offer conditions to address this. The Construction 
Environmental Management Plan covers the range of issues that will need to be 
addressed. Again it is short on detail and indeed says that site procedures to 
address various aspects will need to be developed. Similarly PC will be offering 
conditions to address this shortfall. 
 
Environment Agency 
The Geo-Environmental Report referenced above demonstrate that it will be possible 
to manage the risk posed to controlled waters by this development. However as with 
all site investigation work it may be possible that contamination exists that was not 
discovered. In light of the above, we would advise that a condition is included to 
ensure any significant contamination discovered during development is dealt with 
appropriately. 
 
Historic England 
On the basis of the information available to date, Historic England did not wish to 
offer any comments. They suggest that officers seek the views of their specialist 
conservation and archaeological advisers, as relevant. 
 
Historic Environment Officer 
There are no objections to the proposed development from historic environment 
point of view. It may be possible to secure the refinement of design details and 
colours via conditions. 
 
Archaeology 
The development site is within an area adjacent to the medieval core of Walsall, and 
as such there are potentially archaeological implications for the proposal.  
The Heritage Statement does not mention archaeology, and the Desk Study only 
mentions it in passing, noting that archaeological work had been done in the vicinity 
previously but stating that archaeological assessment was beyond the scope of the 
report.   
A number of archaeological interventions have been undertaken in this area. An 
archaeological desk-based assessment for the wider area was undertaken in 2001, 



which concluded that this particular site has varying levels of archaeological 
potential, and identifying the need for further work. There have been a number of 
subsequent assessments, watching briefs, and trial trench evaluations in the vicinity.  
The NPPF states, for proposals affecting heritage assets: 
189. In determining applications, local planning authorities should require an 
applicant to describe the significance of any heritage assets affected, including any 
contribution made by their setting. 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. As a minimum the relevant historic environment 
record should have been consulted and the heritage assets assessed using 
appropriate expertise where necessary. Where a site on which development is 
proposed includes, or has the potential to include, heritage assets with 
archaeological interest, local planning authorities should require developers to 
submit an appropriate desk-based assessment and, where necessary, a field 
evaluation. 
It is therefore recommended in the first instance that an archaeological desk-based 
assessment is submitted for this proposal. This should consult the Walsall Historic 
Environment Record, update the 2001 desk-based assessment with any new 
information (such as that from later archaeological work), include relevant 
information from geotechnical work in the area that may identify areas of 
truncation/made ground, and to assess the impact of this proposal on any 
archaeological remains that may be present.  
Any archaeology surviving here would likely be of local/regional significance and 
provide knowledge and evidence of the medieval town and subsequent post-
medieval growth. It would not form a major constraint on development, but if present, 
should be dealt with by a condition requiring a programme of archaeological work. 
The details of any necessary mitigation would be informed by the results of the desk-
based assessment and the programme should be agreed in writing prior to 
development commencing. 
 
Ecology 
The Council’s Ecologist was satisfied that the proposal was acceptable subject to 
confirmation of whether there were likely to be roosting bats in the retained trees on 
site. The applicant subsequently submitted a Preliminary Bat Roost Assessment 
which established that no roosts were present. The Ecologist suggested a number of 
conditions to protect the natural environment during construction which will be added 
to the decision notice.  
 
Police Architectural Liaison Officer 
No objection, but observations and recommendations made relating to designing out 
crime. 
 
West Midlands fire Service 
No objections. Will provide comments on internal layout on Building Regulations 
application. 
 
Network Rail 
No comments. 
 
Sport England 
No comments. 
 



Natural England 
No comments 
 
 
Representations 
 
None received. 
 
Determining Issues 

 
 Principle of development 
 Design, appearance and impact on the historic environment 
 Impact on amenity 
 Impact on highway safety 
 Impact on wildlife and biodiversity 
 Flood risk and drainage 
 Contaminated land 
 Archaeology 

 
Assessment of the Proposal 
 
Principle of Development 
 
The application site is allocated for retail or mixed use under Policy AAPS2 of the 
Walsall Town Centre Area Action Plan with site reference TC26. This policy seeks to 
maintain the role of Walsall as a strategic centre and to reverse the decline of the 
high street, and to attract new retail investment to support the vitality of the centre. 
The site is also located within the St Matthew’s Quarter which is identified in the AAP 
as a priority location where the Council looks to concentrate change and investment.  
 
St Matthews Quarter is described in AAP Policy AAPINV2 as the main location for 
retail investment in Walsall Town Centre. The policy states that “The former 
Shannon’s Mill site (TC26) is allocated as a potential sequential site for convenience 
or bulky goods retailing along with a mixed used allocation. Any proposal for retailing 
would need to be strongly integrated with the Primary Shopping Area providing an 
active pedestrian frontage. Other uses such as car parking for a retail unit could be 
provided along with residential use and live/work units on upper floors and to the rear 
of the site.” 
 
The Policy AAPINV2 goes on to state that “The former Shannon’s Mill site (TC26) 
has been removed from the Primary Shopping Area (PSA) boundary, to reflect its 
peripheral location and the site’s development constraints. Residential development 
(including live / work) is considered more appropriate and will support the 
regeneration of St Matthew’s Quarter by bringing more life, vibrancy and footfall into 
the area. The site therefore has a mixed use allocation and would be suitable for a 
number of town centre uses.” 
 
The Walsall Town Centre Area Action Plan was adopted in January 2019, however 
given the changes in the retail provision in the town centre, including the number of 
vacant retail units within the primary shopping area it is not considered likely that a 
retail scheme will be brought forward for this site. Furthermore the current global 



pandemic and the effects this has had on the global, national and local economy 
suggests that retail investment may be even less likely to materialise. Given the 
above, the location of the school, which will serve the whole borough, is considered 
to be strongly supported. The site is centrally located in a sustainable location, is well 
served by public transport and the proposal is therefore considered to be acceptable 
in principle. 
 
Design, Appearance and Impact on the Historic Environment 
 
The application site lies within the Church Hill Conservation Area, and there are a 
number of Grade II listed buildings in the vicinity. The Council’s Heritage 
Conservation Specialist advised that the former historic Shannon’s Mill building on 
this site was an attractive example of a four storey mill-complex with a slightly curved 
façade that followed the line of George Street. From historic environment point of 
view amending the design and siting of the proposed schools to better reflect the 
historic pattern of buildings in this locality would be welcomed. The conservation 
officer also expressed the view that the proposed boundary treatment could be 
improved by the substitution of a low brick wall following the frontage of the former 
mill. However, given the proposed development is for a school building, there are a 
number of safeguarding and security matters which are considered to take 
precedence over the desire to enhance the character of the conservation area. It is 
necessary for the boundary to be enclosed by an unscalable 2.4m boundary fence in 
order to prevent both unauthorised entry and unauthorised exit. Whilst it may 
preferable from a heritage perspective to replicate the former mills position on the 
pavement edge, this would again result in safeguarding concerns due to the 
proximity of any windows to the boundary fence. The location of the proposed school 
building, layout of the site and proposed boundary treatment is therefore considered 
to be acceptable. 
 
The design approach taken and choice of materials for the new Ladder School 
building has been adopted to reflect similar materials in the area. Whilst other 
materials palettes are in evidence in the vicinity, the proposed materials and finishes 
are considered on balance to be appropriate. The proposed school building will have 
a clean, modern appearance and the proposal is therefore in accordance with saved 
Policy ENV32 of the Walsall Unitary Development Plan, Policy ENV3 of the Black 
Country Core Strategy and Policy AAPLV6 of the Walsall Town Centre Area Action 
Plan.  
 
 
Impact on Amenity 
 
The application site is located in Walsall town centre although there are residential 
dwellings on Lower Hall Lane and there is an apartment building on the opposite 
side of George Street. The proposed school building is an extension to the existing 
school and whilst it is closer to the apartments it is not considered likely to result in 
any excessive increase in noise, and will generate fewer vehicle trips than the 
original allocated use of a bulky goods retail use. The proposed studio school 
building is sufficiently distant from the nearest residential properties to prevent any 
undue overlooking, overshadowing or loss of outlook and it is considered that there 
would be no material change in the living conditions of local residents. 
Following the receipt of further information relating to the methodology of the 
submitted Noise Impact Assessment, Pollution Control were satisfied that the 



proposal will not produce unacceptable noise levels and will have a low impact on 
the nearby residential properties. The proposal is therefore in accordance with saved 
Policies GP2 and ENV32 of the Walsall Unitary Development Plan and paragraph 
127(f) of the National Planning Policy Framework. 
 
 
Impact on Highway Safety 
 
The Ladder school is an Alternative Provision school for pupils in years 9-13, to cater 
for the needs of young people within the local community and to offer something 
different educationally. The Ladder School will support young people at risk of 
exclusion from mainstream provision, primarily because of behavioural difficulties or 
because their needs cannot be met in a mainstream setting. There are currently 23 
staff and 40 pupils. This could increase to 26 staff and 112 pupils. An additional 38 
parking spaces are proposed which is considered to be an acceptable level of 
provision. A Travel Plan is proposed to further reduce car borne trips and parking 
demand. The Highway Authority considers the development will not have an 
unacceptable impact on road safety or have severe cumulative impacts on the 
operation of the road network and is acceptable in accordance with the NPPF 2018 
paragraph 109. 
 
Impact on Wildlife and Biodiversity 
 
The Council’s Ecologist was satisfied that the proposal was acceptable subject to 
confirmation of whether there were likely to be roosting bats in the retained trees on 
site. The applicant subsequently submitted a Preliminary Bat Roost Assessment 
which established that no roosts were present. The Ecologist suggested a number of 
conditions to protect wildlife and trees during and after construction which will be 
added to the decision notice.  
 
 
Flood Risk and Drainage 
 
The site lies within Flood Zone 1 and there are no watercourses in the area. Severn 
Trent Water were satisfied with the proposed development subject to the inclusion of 
suitable drainage conditions. The Lead Local Flood Authority advised that the 
submitted surface water drainage information was insufficient and that further details 
and clarification was required. Given that there are no other flood risk issues and it 
simply requires the applicant to provide details of an appropriate surface water 
drainage scheme this information will be secured by a planning condition. 
 
Contaminated Land 
 
The site is a former mill which was demolished following a fire in 2007, and as such 
there is the potential for ground contamination relating to the sites former use. The 
Phase I Desk Top Study for contamination submitted with the application 
recommended that intrusive ground investigations be carried out confirm the 
stratigraphy, the soil and rock engineering properties and the groundwater regime, 
and to further assess the potential ground risks posed to the development. The 
applicant subsequently carried out investigations and included a Ground 
Investigation and Remediation Method Statement with the application. The Council’s 
pollution control officers were generally satisfied with the proposed remediation 



strategy but had some concerns regarding the level of detailed specifications 
provided within it. A condition will therefore be added requiring the applicant to 
submit an updated remediation strategy for approval prior to commencement of 
development.  
 
Archaeology 
The Council’s archaeology officer advised that previous investigations of the site 
have indicated the likely presence of archaeological remains. The applicant has not 
submitted any specific supporting information in relation to archaeology, and it will be 
necessary for the applicant to conduct a desk based assessment of the site. The 
results of this study will indicate whether a further programme of archaeological work 
is required and what, if any, mitigation measures are required. In order to safeguard 
any archaeological remains on site this will be controlled by planning condition.   
 
Conclusions and Reasons for Decision 
 
The proposed development will provide a permanent and purpose built home for the 
Ladder School with high quality teaching accommodation and outdoor space. Whilst 
further information on some impacts of the proposal is required to be submitted this 
can be dealt with by planning condition and subject to this the development is not 
considered to have any significantly adverse impact on the character of the area, 
residential amenity or community and highway safety. Taking into account the above 
factors it is considered that the application should be recommended for conditional 
approval.  
 
 
Positive and Proactive Working with the Applicant 
 
Walsall Council seeks to work proactively with owners, developers and their agents 
in the public interest to promote sustainable developments in the borough. The 
National Planning Policy Framework encourages pre-application discussion in all 
formats to help ensure that proposed developments are delivered in the most 
appropriate way that creates economic growth, suitable housing and other forms of 
development so long as they safeguard the natural and built environment, highway 
safety and the amenity of citizens. In this instance the council has been able to 
support the proposed development and has worked with the applicant as detailed in 
the planning report. 
 
Recommendation 
 
The application is recommended for approval subject to the following conditions. 
 
Conditions and Reasons or Reasons for Refusal DELETE ONE 
 
Time Limit 
1. The development hereby permitted shall be begun not later than 3 years from the 
date of this permission. 
 
Reason: To ensure the satisfactory commencement of the development in 
accordance with the requirements of Section 91 of the Town and Country Planning 
Act 1990 as amended by Section 51 of the Planning and Compulsory Purchase Act 



2004. 
 
 
Approved Plans 
 
2. The development shall not be carried out otherwise than in accordance with the 
following approved plans and documents: 
 
Location Plan Dwg No FS0610 RCA 01 XX DR A 0914 Rev P2 received 24th july 
2020. 
Proposed Site Plan Dwg No FS0610 RCA 00 XX DR A 0911 Rev P4 received 24th 
July 2020 
Proposed Ground Floor Plan Dwg No FS0610 RCA 01 00 DR A 0200 Rev CP2 
received 2nd October 2020 
Proposed First Floor Plan Dwg No FS0610 RCA 00 01 DR A 0201 Rev P12 received 
24th July 2020 
Proposed Second Floor Plan Dwg No FS0610 RCA 00 02 DR A 0202 Rev P11 
received 24th July 2020 
Proposed Elevations 1/2 Dwg No FS0610 RCA 00 ZZ DR A 0204 Rev P8 received 
24th July 2020 
Proposed Elevations 2/2 Dwg No FS0610 RCA 01 EL DR A 0205 Rev P9 received 
24th July 2020 
Proposed Roof Plan Dwg No FS0610 RCA 00 ZZ DR A 0203 rev P5 received 24th 
July 2020 
Proposed Sections Dwg No FS0610 RCA 01 ZZ DR A 0206 rev P5 received 24th 
July 2020 
Proposed Site Sections Dwg No FS0610 RCA 00 ZZ DR A 0905 Rev P4 received 
24th July 2020 
Proposed Landscaping Layout Dwg No FS0610 EX-XX DR-L-5211 Rev P04 
received 24th July 2020 
Proposed Soft Landscape Details Dwg No FS0610 EX-XX DR-L-5821 Rev P04 
received 24th July 2020 
Proposed Fence and Gate Strategy Dwg No FS0610 RCA 00 XX DR A 0904 Rev 
P10 received 24th July 2020 
 
Reason: For the avoidance of doubt and in the interests of proper planning. 
 
Materials 
 
3. a) Prior to the commencement of building operations above damp proof course of 
the development hereby permitted samples of materials to be used in the 
construction of the external surfaces of the building shall be submitted in writing to 
and approved in writing by the Local Planning Authority. 
 
b) The development shall not be carried out otherwise than in accordance with the 
approved details and the approved materials shall thereafter be retained for the 
lifetime of the development.  
 
Reason: To ensure the satisfactory appearance of the development and to comply 
with saved policies GP2 and ENV32 Walsall’s Unitary Development Plan. 
 
 



Highways 
 
4. a) Prior to the development first coming into use, the access and egress points on 
George Street, the internal access ways, parking  and vehicle manoeuvring areas 
shall be fully implemented. The areas shall be fully consolidated, hard surfaced and 
drained so that surface water run-off from these areas does not discharge onto the 
highway or into any highway drain, together with the clear demarcation of all parking 
bays. 
 
b) These areas shall thereafter be retained and used for no other purpose. 
 
Reason: To ensure the safe and satisfactory operation of the development and in 
accordance with UDP policy GP2, T7 and T13. 
 
5. Prior to the development first coming into use, the following works within the public 
highway shall be fully implemented to the specification and satisfaction of the 
Highway Authority and the Council’s Public Lighting Manager;- 
 
i) Bellmouth footway crossings to align with the new access and egress points on 
George Street including tactile pedestrian crossing provision,  
 
ii) Public street lighting in George Street. 
 
All works within the public highway shall be in accordance with all statutory 
requirements. 
 
Reason: To ensure the satisfactory completion and operation of the access and 
egresses, as a result of the increase in footfall in George Street as a result of the 
development and in accordance with UDP Policy GP2 and in the interests of 
highway safety. 
 
6. The visibility splay at the egress point on George Street, shown on drawing no. 
0904 Revision P10, shall at all times be kept free of any structures or planting 
exceeding 600mm in height above carriageway level. 
 
Reason: In the interests of highway safety. 
 
 
 
Contaminated Land 
 
7. a) Prior to commencement of the development hereby permitted an updated site 
investigation and remediation strategy to identify any potentially hazardous materials 
shall be carried out and a Method Statement detailing actions to be taken and 
timescales for the taking of such action to prevent localised contamination shall be 
submitted in writing to and approved in writing by the Local Planning Authority. 
 
b) The development hereby permitted shall not be carried out otherwise than in 
accordance with the approved Method Statement. 
 
Reason: To prevent potential contamination of the ground due to any potentially 
hazardous materials associated with the buildings or their previous use in 



accordance with saved policies GP2 and ENV14 of Walsall’s Unitary Development 
Plan.  
 
8. If, during development, contamination not previously identified is found to be 
present at the site then no further development (unless otherwise agreed in writing 
with the local planning authority) shall be carried out until a remediation strategy 
detailing how this contamination will be dealt with has been submitted to, and 
approved in writing by, the local planning authority. The remediation strategy shall be 
implemented as approved. 
 
Reason: To ensure that the development does not contribute to, is not put at 
unacceptable risk from, or adversely affected by, unacceptable levels of water 
pollution from previously unidentified contamination sources at the development site. 
This is in line with paragraph 170 of the National Planning Policy Framework. 
 
Drainage 
 
9. a) Prior to the commencement of development hereby permitted drainage plans 
for the discharge of surface water and disposal of foul sewerage and all existing and 
proposed underground services and sewers shall be submitted in writing to and 
approved in writing by the Local Planning Authority. 
 
b) The development shall not be carried out otherwise than in accordance with the 
approved details and the approved drainage shall thereafter be retained as installed 
for the lifetime of the development.  
 
c) The development hereby permitted shall not be occupied until the approved 
drainage has been installed in accordance with the approved plans. 
 
Reason:  To ensure the development is provided with a satisfactory means of 
drainage and/or to reduce the risk of creating or exacerbating a flooding problem 
and/or to minimise the risk of pollution and/or to safeguard water quality from fuels, 
oils and other chemicals from the site in accordance with NPPF10, BCCS Policy 
ENV5 and saved Walsall’s Unitary Development Plan policy GP2 and ENV40. 
 
Trees 
 
10. a) Prior to the commencement of development: 

1. details of protective fencing and ground protection to be installed around all 
retained trees shall be submitted in writing to and approved in writing by the 
Local Planning Authority 
 

2. The approved protective fencing and ground protection shall be installed 
 

3. One month’s written notice of the intention to commence development shall 
be given to the Local Planning Authority to allow the Council’s Arboricultural 
Officer to fully inspect the installation of the protective fencing and ground 
protection 

 
b) The erection of fencing for the protection of any retained tree shall be undertaken 
in accordance with the approved details before any equipment, machinery or 
materials are brought on to the site for the purposes of the development, and shall 



be maintained until all equipment, machinery and surplus materials have been 
removed from the site.  
 
c) Nothing shall be stored or placed nor any fires started, any tipping, refuelling, 
disposal of solvents or cement mixing carried out inside the protective fencing or on 
the ground protection referred to in part a to this condition .Ground levels within 
protective fencing and on ground protection areas shall not be altered nor shall any 
excavation or vehicular access or drainage routes be made. 
 
d) The development hereby permitted shall not be carried out otherwise than in 
accordance with the approved details. 
 
Reason: To preserve and enhance the visual amenities of the locality in accordance 
with Saved Policy ENV18 of the UDP and Conserving Walsall’s Natural Environment 
SPD.  
 
Construction Environmental Management Statement 
 
11. a) Notwithstanding the details already submitted, and prior to the 
commencement of the development hereby approved an updated Construction 
Environmental Management Statement shall be submitted in writing to and approved 
in writing by the Local Planning Authority. The Construction Environmental 
Management Statement shall include: 
 
1. Construction working hours 

 
2. Parking and turning facilities for vehicles of site operatives and visitors 

 
3. Loading and unloading of materials 

 
4. Storage of plant and materials used in constructing the development 

 
5. A scheme for recycling/disposing of waste resulting from construction works 

 
6. Temporary portacabins and welfare facilities for site operatives 

 
7. Site security arrangements including hoardings 

 
8. Wheel washing facilities and/or other measures to prevent mud or other 

material emanating from the application site reaching the highway 
 

9. Measures to prevent flying debris 
 

10. Dust mitigation measures (particularly as the contaminated land investigation 
has indicated that land is contaminated) 
 

11. Measures to prevent site drag-out (including need for wheel cleaning and use 
of a road-sweeper) 
 

12. Noise and vibration (if piling and/or ground stabilisation is to be conducted) 
mitigation measures 
 



13. Measures to prevent disturbance and harm to terrestrial mammals (including 
hedgehogs). 
 

14. Vegetation clearance should be undertaken outside the nesting bird season. 
Where this is not practicable then measures to prevent disturbance and harm 
to breeding birds are to be incorporated within the CEMP. 
 

15. Measures to manage invasive species on site.  
 

 
b) The development hereby permitted shall not be carried out otherwise than in 
accordance with the approved Construction Environmental Management Statement 
and the approved Construction Environmental Management Statement shall be 
maintained throughout the construction period. 
 
Reason: To ensure that no works commence on the site until a scheme is in place to 
safeguard the amenities of the area and the occupiers of the neighbouring properties 
and to control the environmental impacts of the development in accordance with 
saved policies GP2 and ENV32 of Walsall’s Unitary Development Plan. 
 
 
Archaeology 
 
12. a) Prior to commencement of the development hereby permitted details of a 
programme of site investigations and archaeological work shall be submitted in 
writing to and approved in writing by the Local Planning Authority. 
 
b) No development shall be carried out on site otherwise than in accordance with the 
approved details. 
 
Reason: In order to secure an adequate record of the site’s archaeology in 
accordance with saved policy ENV25 of Walsall’s Unitary Development Plan.  
 
Fencing 
 
13. Notwithstanding the details submitted, the perimeter fencing specification for the 
development hereby approved shall be as follows and shall be retained as such for 
the lifetime of the development: 
 
Specification: 2.4m High Weld Mesh fencing 
Mesh: 165x38mm rectangular grid 
PPC: Black RAL 9005 finish 
Loading: 0.74kN per m 
Posts at 2.4m Centres with 60x40mm Post  
Anti tamper fixings 
 
Reason: In the interests of safeguarding the pupils of the school, site security and 
prevention of crime and the character and amenity of the local environment.   
 
Designing Out Crime 
 



14. Notwithstanding the information shown on submitted plans, the development 
hereby permitted shall not be carried out otherwise than to meet the following 
minimum-security measures and thereafter the security measures shall be retained: 
 
-All external doors to the building to be PAS24; 2016 
-All ground floor windows and over accessible roofs to be PAS24; 2016  
-All ground floor windows and over accessible roofs to have not less than one pane 
of 6.4mm laminated glass. 
-There should be an area of defensible space in front of all ground floor windows 
-No Lead or metal should be used on the ground floor, 
-Dusk until dawn lights (white light source) to be installed adjacent to each external 
door 
 
Reason: To ensure the safety and security of the development and its occupiers in 
compliance with NPPF 12 and saved policy ENV32 of Walsall’s Unitary Development 
Plan. 
 
Air Quality 
 
15. a) Prior to first occupation of the development full details of the electric vehicle 
charging points indicated on the Proposed Site Plan Dwg No FS0610 RCA 00 XX 
DR A 0911 Rev P4 shall be submitted to and approved in writing by the Local 
Planning Authority.  
 
b) The approved electric vehicle charging points shall be installed in accordance with 
the approved details and shall be retained and maintained for the lifetime of the 
development. 
 
Reason: In the interests of creating a sustainable form of development and to 
encourage the use of ultra-low emission vehicles in accordance with Policies ENV8 
and DEL1 of the Black Country Core Strategy 
 
16. Notwithstanding the details as submitted no boilers shall be installed in 
the development hereby permitted, save for:  
 
• Gas and liquefied petroleum gas (LPG) boilers with maximum NOx 
emissions no greater than 56 mg/kWh 
• Oil-fired boilers with maximum NOx emissions no greater than 120 
mg/kWh.  
 
Reason: To conserve and enhance the natural environment in accordance 
with BCCS policies ENV8 and DEL1. 
 
17. Prior to the first occupation of the development, the cycle hoops as shown on 
Proposed Site Plan Dwg No FS0610 RCA 00 XX DR A 0912 Rev P4 shall be 
installed and thereafter retained for the lifetime of the development. 
 
Reason: Reason: To encourage sustainable travel modes, in accordance with Black 
Country Core Strategy policy TRAN2 and UDP Policy T10. 
 
 



Notes for Applicant 
 
Environment Agency 
 
Paragraph 179 of the National Planning Policy Framework states “Where a site is 
affected by contamination or land stability issues, responsibility for securing safe 
development rests with the developer and/or landowner.” 
We recommend that developers and /or Landowner should: 
1. Follow the advice in Land Contamination: risk management 
https://www.gov.uk/guidance/land-contamination-how-to-manage-the-risks  when 
dealing with land affected by contamination. 
2. Refer to the Environment Agency Guiding principles for land contamination for 
the type of information that we required in order to assess risks to controlled waters 
from the site. The Local Authority can advise on risk to other receptors, such as 
human health. 
3. Refer to our website at www.gov.uk for more information. 
 
Severn Trent 
Severn Trent Water advise that there may be a public sewer located within the 
application site. Although our statutory sewer records do not show any public sewers 
within the area you have specified, there may be sewers that have been recently 
adopted under the Transfer Of Sewer Regulations 2011. Public sewers have 
statutory protection and may not be built close to, directly over or be diverted without 
consent and contact must be made with Severn Trent Water to discuss the 
proposals. Severn Trent will seek to assist in obtaining a solution which protects both 
the public sewer and the building. 
 
Please note that there is no guarantee that you will be able to build over or close to 
any Severn Trent sewers, and where diversion is required there is no guarantee that 
you will be able to undertake those works on a self-lay basis. Every approach to 
build near to or divert our assets has to be assessed on its own merit and the 
decision of what is or isn’t permissible is taken based on the risk to the asset and the 
wider catchment it serves. It is vital therefore that you contact us at the earliest 
opportunity to discuss the implications of our assets crossing your site. Failure to do 
so could significantly affect the costs and timescales of your project if it transpires 
diversionary works need to be carried out by Severn Trent. 
 
Highways 
 
1. The attention of the applicant is drawn to the need to keep the highway free from 
any mud or other material emanating from the application site of any works 
pertaining thereto.  
 
2. The applicant will be required to enter into an agreement under S278/38 of the 
Highways Act 1980 or obtain the necessary Road Opening Permit from the Highway 
Authority for the works within the public highway and public lighting. For further 
information please contact the Highways Development Control Team at 
Stephen.Pittaway@walsall.gov.uk 
 
3. A scheme for public street lighting in George Street shall be submitted to and 
approved by the Council’s Public Lighting Manager. For further information please 
contact Elizabeth.Thomas@walsall.gov.uk 
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