
 

 

 

Planning Committee  
Report of Head of Planning and Building Control 

30 October 2025 

 

Plans list item number 

Item number: 2  

Reason for reporting to the planning committee. 

1) Called in by a Councillor Pardeep Kaur on the grounds that redevelopment offers an 

improvement to the character/amenities of the surrounding area to outweigh any 

potential harm, material planning considerations that outweigh the Development Plan 

policies, no significant harm to the amenities of the surrounding area from 

parking/traffic/noise/disturbance/odour/loss of TPO trees, no detrimental impact on 

the character/siting of a Listed Building/Conservation Area.  

Application details. 

Application reference: 25/0715 

Site location: 15, Station Road, Aldridge, Walsall, WS9 0BL 

Application proposal: Retrospective full planning application for a single storey rear 

extension, single storey lobby extension and loft conversion to create first floor room with 

eight sky lights. (Resubmission of planning application 24/0649). 

Application type: Full Application: Minor Use Class E(f) (Creche, Day nursery or Day 

centre) 



 

 

Link to application documents: https://go.walsall.gov.uk/planningapps?id=25/0715  

Applicant: Mrs E Carter Middleton Daycare Group Ltd, 15 Station Road, Aldridge, Walsall, 

WS9 0BL 

Planning agent: Roger Palmer, Palmer Design Palmer Design, The Studio, 261 Little 

Aston Road, Aldridge, Walsall, WS9 0PB 

Ward: Aldridge Central And South 

Red line location 

 

Crown Copyright and database rights 2024 Ordnance Survey 100019529 

Recommendation 
Refuse permission 

Site and surroundings 
A site visit was carried out on 11-09-25 where it became apparent that they had completed 

works to the internals and roof but had not yet commenced on the single storey rear 

extension.  

https://go.walsall.gov.uk/planningapps?id=25/0715


 

 

The application site is an end property on Station Road to the corner with Pool Green on a 

residential estate. To the East is a corner triangle of public amenity space with a large tree 

and to the West are a row of semi-detached houses. Pool Green extends directly behind 

the application site and the site benefits from vehicle access from both Station Road and 

Pool Green to the rear. Directly opposite is more amenity space and the railway beyond. 

 

The site is less than 200m from Aldridge District centre. The site is also within the Cannock 

Chase SAC zone of influence; however, the development would not result in any increase 

in the provision of homes. 

 

The application site is in a Coal Development Low Risk Area and Flood Zone 1. 

 

Planning history 
Planning applications 

BC34542P – Change of use to Kindergarten – Refuse Permission – 08-01-1992 

BC36564P - C/U of dwelling to children's nursery including alts. & exts. to provide 

entrance/wet area, kit. & W.C, Construction of car park, alts. to existing access, formation of 

new exit onto Pool – Refuse Permission – 05-10-92 

BC43117P - Erection of a Laundry, Insertion of additional windows, and the formation of fire 

exit.(Amendment to BC36564P) – Grant Permission Subject to Conditions 30-03-95 

BC54107P - Single storey baby nursery extension – Refuse permission 16-06-16 – Appeal 

dismissed 20-01-99  

24/0649 - Full planning application for a single storey rear extension, single storey lobby 

extension and loft conversion to create first floor room with eight sky lights – Refuse 

Permission 06-05-24: 

1. The application fails to provide sufficient information to determine if the site can 

sustainably accommodate the proposed increase in pupil numbers at this site, in 

particular the following matters are not addressed in the submission: 



 

 

- Demonstrate adequate car parking provision is provided within the site to meet the 

operational needs of the development proposals.  

- Details of the existing and the proposed trip generation of the site. 

- Information on the existing model spilt at the nursery, both for parents / children 

and staff members. 

- Details of proposed incentives / measures to be used by the nursery to encourage 

sustainable / active travel to the site both for parents / children and staff members. 

- Details on how the nursery would manage the car park / pick up and drop off 

activity and limit on-street parking.  

- Information on how the nursery would ensure that arrivals and departures to the 

site are scattered. 

Consequently, the application does not demonstrate that the site can accommodate 

the parking requirements for the increase in pupil numbers or that trips would be 

undertaken in anything other than a car and as a consequence the effect of the 

residual cumulative impacts on the road network would result in unacceptable 

impacts on highway safety. For these reasons, the development is contrary to Policy 

T7 and T13 of the UDP. 

Pre-application advice 

• No history  

Enforcement investigations 

• No history  

Relevant policies 

National Planning Policy Framework (NPPF) 

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 

http://www.gov.uk/guidance/national-planning-policy-framework


 

 

environmental terms, and it emphasises a “presumption in favour of sustainable 

development”. The NPPF is a material consideration in the determination of a planning 

application. 

Human rights and reducing inequalities  

The provisions of the Human Rights Act and principles contained in the Convention on 

Human Rights have been taken into account in reaching the recommendation contained in 

this report. The articles/protocols identified below were considered of particular relevance: 

• Article 8 – Right to Respect for Private and Family Life 

• THE FIRST PROTOCOL – Article 1: Protection of Property 

Section 149(1) of the Equality Act 2010 places a statutory duty on public authorities in the 

exercise of their functions to have due regard to the need to (a) eliminate discrimination, 

harassment, victimisation and any other conduct that is prohibited by or under the Act (b) 

advance equality of opportunity between persons who share a relevant protected 

characteristic and persons who do not share it (c) foster good relations between persons 

who share a relevant protected characteristic and persons who do not share it (the Public 

Sector Equality Duty or 'PSED'). There are no equality implications anticipated as a result of 

this decision. 

Walsall Council Development Plan 

Planning law requires planning applications to be determined in accordance with the 

development plan unless material considerations indicate otherwise. 

Our Development Plan includes: 

• Black Country Core Strategy (BCCS) 

• Walsall Site Allocation Document (SAD) 

• Saved policies of Walsall Unitary Development Plan (UDP) 

• Walsall Town Centre Area Action Plan (AAP) 

Planning guidance is published within a number of Supplementary Planning Documents. 

Those of relevance will be referenced in this assessment. 



 

 

Public consultation has been carried out in accordance with the Development Management 

Procedure Order and the council’s Statement of Community Involvement. 

 

Consultee comments (planning officer’s summary) 

Environmental Protection 

Deferred to Environmental Health for comments as this is an extant nursery and they are 

the regulators for this premises. 

Environmental Health 

Environmental Health have not commented on this application but responded with no 

objection on the previous refusal.  

Local Highway Authority 

Objection on the ground of insufficient information and concern that there is already an 

existing excessive use of prolonged on street parking by staff members. 

West Midlands Fire Service 

No objection. Note for applicant. 

West Midlands Police  

No objection subject to security related notes for the applicant.  

Neighbour and interested parties’ comments (planning 
officer’s summary) 
1 neutral comment received for the following reason(s): 

• Unable to view plans online  

  



 

 

Determining issues 
1. Principle of development 

2. Design, layout, and character 

3. Amenity of neighbours and future occupiers 

4. Highways 

5. Ecology and Biodiversity Net Gain 

6. Flood risk / Drainage 

7. Ground conditions and environment 

Assessment of the proposal 

Principle of development 

Policy HOU5 of the BCCS states: The existing network of education and health care 

facilities will be protected and enhanced.  

Improvements to existing facilities are supported in principle, provided they accord with the 

other policies of the plans and would not have adverse impacts on local amenity and traffic, 

nor on the viability of facilities that are important for the vitality of centres. 

Design, layout, and character 

Policy CSP4 of the Black Country Core Strategy states that all development will be required 

to demonstrate a clear understanding of the historic character and local distinctiveness of 

the area and show how proposals make a positive contribution to place-making and 

environmental improvement. Policy ENV32 of the UDP confirms that when assessing the 

quality of design of any development proposal, the visual relationship of the proposed 

development with adjacent areas, the street and the character of the surrounding 

neighbourhood and the effect on the local character of the area are important 

considerations.  

This application is partly retrospective and following a site visit, it is clear that the works to 

the roof and internals have been completed. The only changes to the front of the property 

would be the addition of skylights and introduction of new openings for changes to the 

doors and windows. However, upon consulting the submitted plans, the existing plans 

appear to demonstrate that no changes have taken place which is incorrect. The existing 

plans should reflect the conditions on site currently and this is not the case. Furthermore, 



 

 

when comparing the proposed plans with what has been built on site, there are also 

inaccuracies with the as built and proposed plans. For example, the two images below 

demonstrate the proposed front elevation compared to the as built front elevation.  

 

 

As shown, the proposed rooflights are incorrectly installed and there are three instead of 

two to the left of the gable. The as built gable is also larger than what is shown on the 

plans, and it appears that the width of the roof has been reduced to the right-hand side of 

the gable. There are further inaccuracies when comparing the sizes and positions of the 

ground floor windows and doorways.  

The below two images show the rear elevation:  



 

 

 

 

As shown, there are further inaccuracies across the ground floor where every proposed 

window and door is incorrect. The Local Planning Authority cannot therefore reach a 

decision on this application as both the existing and proposed plans fail to reflect the actual 

development which has taken place on site. As a result, any attempt to add a plans 

condition would not be enforceable as the approved details would be incorrect.  

While there are no in principle concerns over the design itself, floor plans and elevations 

must be wholly accurate for the local planning authority to come to an informed and delicate 

decision.  



 

 

Amenity of neighbours and amenity of future occupiers 

Saved Policy GP2 of the UDP states that The Council will expect all developments to make 

a positive contribution to the quality of the environment and the principles of sustainable 

development and will not permit development which would have an unacceptable adverse 

impact on the environment. In assessing this impact Policy GP2 requires that consideration 

is given to, visual appearance and overlooking, loss of privacy, and the effect on daylight 

and sunlight received by nearby property. 

Appendix D: Numerical Guidelines of the Designing Walsall SPD expands on this stating 

that Privacy and aspect distances between dwellings must ensure that all occupants have a 

satisfactory level of amenity, whilst reflecting the existing and emerging character of the 

area, and provides minimum requirements for achieving this, including adherence to the 

‘45-degree code’. 

The additional sky lights would not allow any overlooking into adjacent housing and the 

separation distances to housing to the rear exceeds 24m in line with the Designing Walsall 

SPD.  

 

The existing relationship between the nursery and no.19 is already constrained due to the 

nursery sitting deeper than the existing dwelling. As a result, its outlook already breaches 

the 45-degree code and there exists several structures along this boundary. The proposed 

single storey extension is considered to not result in any significant overbearing effect or 

loss of light, beyond the existing relationship between the rear windows and garden areas 

of number 19 and in this respect is acceptable. 

 

While it is expected that the addition of a further 40 children is likely to result in greater 

levels of noise generated from the proposal, this is likely to be contained within the walls of 

the development itself, and a condition can be imposed to restrict the number of children 

using the rear amenity space were the application be supported so that there is no greater 

impact than the existing nursery. Environmental Protection, and Environmental Health as 

part of the previous application, have reviewed the documents and have raised no concerns 

regarding the increased number of children on site and any detrimental increase to noise 

levels. On this basis, the proposal is considered to safeguard neighbouring amenity as it is 

unlikely to have a detrimental effect above and beyond the existing operation.  

 



 

 

Highways 

Policy T13 of the Walsall Unitary Development Plan states that sets the necessary car 

parking and cycle storage space for a range of developments, and policy T7 states that all 

development should satisfy the car parking standards set out in Policy T13 and that this will 

involve providing an adequate level of car parking to meet operational needs whilst not 

exceeding any maximum parking standards that are specified.  

UDP policy GP2 requires accessibility by a choice of means of transport; traffic impact 

including the adequacy of access and the adequacy of parking provision.  

Paragraph 116 of the NPPF which states development should be prevented or refused on 

highways grounds if there would be an “unacceptable impact on highway safety”. 

The previous application was refused on the following grounds:  

1. The application fails to provide sufficient information to determine if the site can 

sustainably accommodate the proposed increase in pupil numbers at this site, in particular 

the following matters are not addressed in the submission: 

- Demonstrate adequate car parking provision is provided within the site to meet the 

operational needs of the development proposals.  

- Details of the existing and the proposed trip generation of the site. 

- Information on the existing model spilt at the nursery, both for parents / children and staff 

members. 

- Details of proposed incentives / measures to be used by the nursery to encourage 

sustainable / active travel to the site both for parents / children and staff members. 

- Details on how the nursery would manage the car park / pick up and drop off activity and 

limit on-street parking.  

- Information on how the nursery would ensure that arrivals and departures to the site are 

scattered. 

Consequently, the application does not demonstrate that the site can accommodate the 

parking requirements for the increase in pupil numbers or that trips would be undertaken in 



 

 

anything other than a car and as a consequence the effect of the residual cumulative 

impacts on the road network would result in unacceptable impacts on highway safety. For 

these reasons, the development is contrary to Policy T7 and T13 of the UDP. 

The applicant has made no attempt to overcome this reason for refusal, and they have 

submitted the same transport statement which was submitted under the previous 

application.  

The application seeks the expansion of the existing day nursery at no. 15 Station Road in 

Aldridge, from a 35no. place nursery to a 75no. place nursery.  

There are no proposed changes to the site access arrangements however, changes are 

proposed to the alignment of the existing car parking located at the side of the nursery. 

There would be no changes to the amount car parking provision. 

The Local Highway Authority have listed the following highway issues: 

- The application fails to demonstrate adequate car parking provision is provided 

within the site to meet the operational needs of the development proposals.  

- The application does not provide details of the existing and the proposed trip 

generation of the site. 

- There is a lack of information on the existing model spilt at the nursery, both for 

parents / children and staff members. 

- The application does not provide details of proposed incentives / measures to be 

used by the nursery to encourage sustainable / active travel to the site both for 

parents / children and staff members. 

- There are no details on how the nursery would manage the car park / pick up and 

drop off activity and limit on-street parking.  

- There is no information on how the nursery would ensure that arrivals and 

departures to the site are scattered. 

In addition, the Local Highway Authority raise significant concerns regarding the excessive 

use of prolonged on-street parking by staff members and how the development proposals 

would exacerbate this existing issue. On-site observations found vehicles blocking 

footways, restricting visibility at the site egress and private driveways as well as reducing 

inter-visibility between pedestrians and vehicles.  

 



 

 

The car parking provision within the site must meet the operational needs of the nursery 

and an over-spill of on-street parking onto the highway network is not acceptable. The 

overall amount of car parking on site would remain unchanged, however slight 

amendments are proposed to the alignment of the car parking located to the side of the 

nursery. Currently, the car parking is positioned at a 90-degree angle, and the proposals 

would include a change in alignment to a 45-degree angle, which would require vehicles to 

pull in forward gear and reverse out. Given the existing narrow reversing aisle, the 

proposed changes in this respect are supported by the Highway Authority.  

The site is currently served by 13 no. car parking spaces, which the nursery suggest 

provides adequate car parking provision for the existing site and would provide adequate 

car parking provision for the development proposals (to increase the nursery capacity from 

35 no. children to 75 no. children).  

The Parking Survey undertaken within ‘Transportation_Statement_06-03-25’ demonstrated 

prolonged on-street parking by 8 no. staff members (with 2 no. parked on-site) and parents 

choosing to park on-street, which suggests there is not adequate car parking provision to 

meet the needs of the existing site or the future site.  

As part of this application, the application form suggests the increase in staff to occupy 40 

children is only 1 person. There are concerns that this is unlikely to be the case if the 

nursery currently employs 24 staff to cover for 35 children. Therefore, it is expected that 

staffing within the day could double, and with it so could the number of staff cars parked on 

surrounding footpaths.  

The agent has failed to demonstrate the existing trip generation and the expected proposed 

trip generation of the nursery.  

No information has been provided on the following: 

- Existing and proposed trip generation to the site. 

- Existing or proposed staff member numbers. 

- Existing modal spilt of staff members / children travelling to the site. 

 



 

 

The Transportation Statement highlights the sustainable location of the site; however, the 

parking survey suggests that the majority of staff members and parents / children use 

private car to access the site.  

No information has been provided on how the site intends to encourage sustainable travel 

to the site, both for the existing and future staff members and parents / children.  

A cycle storage and a pram storage area should be provided within the development 

proposals and shown within layout plans. 

In conclusion the application does not demonstrate that the site can accommodate the 

parking requirements for the increase in pupil numbers, that trips would be undertaken in 

anything other than a car and as a consequence the effect of the residual cumulative 

impacts on the road network would result in unacceptable impacts on highway safety. 

Ecology 

The proposal would not impact more than 25sqm of onsite habitat as the existing conifer 

hedging is to be retained which could be secured through a condition. As a result, the 

application would be exempt from BNG.  

Flood Risk / Drainage 

Policy ENV5 of the BCCS states: Proposals for development must demonstrate that the 

level of flood risk associated with the site is acceptable in terms of the Black Country 

Strategic Flood Risk Assessment and its planning and development management 

recommendations as well as PPS25 depending on which flood zone the site falls into and 

the type of development that is proposed. 

The application site is within Flood Zone 1; thus the proposal is considered unlikely to 

impact the risk of flooding and an FRA is not required in this instance. 

Ground conditions and environment 

The development is within a Coal Development Low Risk Area and a Coal Mining Risk 

Assessment is not required in this instance. 

 



 

 

Conclusion and reasons for decision 

On balance and notwithstanding the benefits of this proposal in respect of nursery 

provision, this application does not accord with local and national planning policies and 

guidance as set out in this report. The proposal lacks sufficient information to demonstrate 

that space is available to provide the necessary parking to provision for operation. There 

remain significant concerns regarding the ability to operate the site with a further 40 

children and the plans submitted with the application are incorrect and do not reflect what 

has been built on site.  

 

Therefore, it is concluded that this application should be recommended for refusal. 

Recommendation 

Refuse Permission  

Reasons for refusal  

1. The application fails to provide sufficient information to determine if the site can 

sustainably accommodate the proposed increase in pupil numbers, in particular the 

following matters are not addressed in the submission: 

- Demonstrate adequate car parking provision is provided within the site to meet the 

operational needs of the development proposals.  

- Details of the existing and the proposed trip generation of the site. 

- Information on the existing model spilt at the nursery, both for parents / children 

and staff members. 

- Details of proposed incentives / measures to be used by the nursery to encourage 

sustainable / active travel to the site both for parents / children and staff members. 

- Details on how the nursery would manage the car park / pick up and drop off 

activity and limit on-street parking.  

- Information on how the nursery would ensure that arrivals and departures to the 

site are scattered. 



 

 

Consequently, the application does not demonstrate that the site can accommodate 

the parking requirements for the increase in pupil numbers or that trips would be 

undertaken in anything other than a car and as a consequence the effect of the 

residual cumulative impacts on the road network would result in unacceptable 

impacts on highway safety. For these reasons, the development is contrary to Policy 

T7 and T13 of the UDP. 

2. The submitted existing and proposed floor plans and elevations fail to accurately 

reflect what has been built on site. As a result, the Local Planning Authority is unable 

to properly assess the proposal or determine its compliance with relevant planning 

policies as set out within this report.  

 

End of report

 

 


