
 
 
 
 
 
 
 

Proposal: Change of use of land to concrete surfaced parking and 
storage area associated with A & A Recycling Ltd located on 
an area of land within the grounds of Meriden Quarry 
complex in what is the former Meriden Quarry Area C. 
 
 

Web link to Plans: Full details of the proposal and statutory consultee 
responses can be found by using the above planning 
application reference number at:  
 
https://publicaccess.solihull.gov.uk/online-applications/ 
 

 
 

Reason for 
Referral to 
Planning 
Committee: 

 

 

Number of third party representations. 

 

Recommendation: APPROVAL SUBJECT TO CONDITIONS  

 
 
EXECUTIVE SUMMARY 
 
Whilst the proposal constitutes inappropriate development in the Green Belt, it would 
be ancillary to an adjoining existing approved operation to which very special 
circumstances were considered to apply when approved, and this ancillary parking 
and storage facility would benefit from the same considerations and the same policy 
support for waste management operations at this location, and would be subject to 
the same temporary time period.  Temporary approval is therefore recommended. 
 
 
MAIN ISSUES 
 
The main issues in this application are:-  
 

 whether the proposed development would constitute inappropriate development in 
the Green Belt having regard to the National Planning Policy Framework and relevant 
development plan policies;  

 

 The effect of the proposal on the openness of the Green Belt;  
 

 The effect of the proposal on the character and appearance of the area;  
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 Any effect on amenity by way of noise, dust, lighting etc; 
 

 Any effect on highway safety and the free flow of the road network; 
 

 Whether the harm by reason of inappropriateness (VSCs), and any other 
harm, is clearly outweighed by other considerations, so as to amount to the 
very special circumstances necessary to justify the development.  

 
Other Material Considerations 

 Drainage 
 
CONSULTATION RESPONSES 
 
Statutory Consultees - The following Statutory Consultee responses have been 
received: 
 
Meriden Parish Council – comments awaited. 
 
Non Statutory Consultees  - The following Non-Statutory Consultee responses 
have been received: 
 
SMBC Drainage - No objection subject to condition and/or advisory note 
 
SMBC Highways – No objection. 
 
SMBC Policy & Spatial Planning – No objection subject to assessment of very 
special circumstances case.  
 
SMBC Rights of Way – No objection. 
 
Environment Agency – No objections. 
 
 
PUBLICITY 
 
The application was advertised in accordance with the provisions set down in the 
Town and Country Planning (General Development Procedure) Order 2015. 
 
9 responses were received. All correspondence has been reviewed and the main 
issues raised are summarised below (Planning Committee Members have access to 
all third party correspondence received): 
 

 Intensification/expansion of an inappropriate development in the Green Belt; 

 Impacts on amenity by way of noise, dust/air quality, and lighting; 

 Vehicle movements and impact on local highway network; 

 Delayed restoration of land; 

 Cumulative impact of quarry-related developments. 
   



Also a request from Saqib Bhatti MP, that the cumulative effect of the application on 
the locality is taken into account, ‘e.g. anything that would facilitate more vehicular 
transport to this site, and the effect this would have on local roads or anything that 
would facilitate the increase the amount of material that is processed and stored on 
the site, and the effect this would have on visual amenity and its environmental 
impact’. 
 
PLANNING ASSESSMENT 
 
Section 38(6) of the Planning & Compulsory Purchase Act 2004 requires that: - 
 
‘Where in making any determination under the planning acts, regard is to be had to 
the development plan, the determination shall be made in accordance with the plan 
unless material considerations indicate otherwise’. 
 
The National Planning Policy Framework at paragraph 2 states that planning law 
requires that applications for planning permission be determined in accordance with 
the development plan, unless material considerations indicate otherwise. The 
National Planning Policy Framework must be taken into account in preparing the 
development plan, and is a material consideration in planning decisions. Planning 
policies and decisions must also reflect relevant international obligations and 
statutory requirements. 
 
This report considers the proposal against the Development Plan (Solihull Local 
Plan), the relevant polices of the National Planning Policy Framework (“NPPF”) 
2019, the National Planning Practice Guidance 
 
Green Belt, Minerals and Waste Management Policy 
 
Paragraph 146 of the NPPF makes it clear that certain forms of development are not 
inappropriate in the Green Belt providing they preserve its openness and do not 
conflict with the purposes of including land within it. This includes both material 
changes in the use of land, and engineering operations such as hard surfacing. 
 
The submitted planning statement incorporates a landscape and visual impact 
assessment which concludes that the proposed temporary use of this piece of 
previously-worked land in the centre of the quarry complex for surface-level parking 
and storage, with no vertical aspect, and on a site which is bunded and not open to 
any public views, would have no material impact in terms of the visual aspect of the 
openness Green Belt.  This is accepted.  However, the proposed use of the site 
would result in the presence of parked vehicles and container units on the land. 
Although the vehicles are transient in their nature and container units could be 
moved about the site such that they would not be permanently located in the same 
place, the permanent use of the site for such parking and storage purposes would 
still result in it being covered, to a varying extent, by vehicles and containers much of 
the time. Although individually or cumulatively their presence might be fluid and 
variable in extent, their presence would inevitably prevail for the duration of the 
proposed use and this would impact on the spatial openness of the land and thus fail 
to preserve openness in this respect. This means that the proposal strictly 
constitutes inappropriate development in the Green Belt.  This is harmful by 



definition, and such harm must be accorded substantial weight in the planning 
balance. 
 
However, SLP Policy P17 (Green Belt) states:- 
 
“Where waste management operations involving inappropriate development are 
proposed in the Green Belt, the contribution of new capacity towards the treatment 
gap identified in the Borough may amount to very special circumstances, providing 
the development accords with the waste management policy of this Plan”. 
 
This is not strictly ‘new’ capacity, but it would be ancillary to one of the approved 
operations which has helped and continues to help the Borough to meet its waste 
management needs and it is important to continue to protect these existing 
operations to ensure that this is maintained. The above policy principle is therefore 
considered to be applicable. 
 
Turning to Policy P12 of the SLP (Resource Management), this states that where the 
prevention of the production of waste is not possible, “… waste shall be treated as a 
resource to be reused, recycled, or from which value will be recovered, with 
management to be as high up the waste hierarchy as possible”.  Waste wood 
recycling operations fall squarely into this category and, again, this proposal would 
be ancillary to one such.  The policy also states “Strategically important waste 
management sites within the Borough, where waste management activities will be 
supported in principle, are identified on the Proposals Map. These sites include the 
site of the former Arden Brickworks in Bickenhill, which contains the household 
waste recycling centre, and a range of other waste management operations, the 
materials recovery facility at Meriden Quarry, the composting facilities in Berkswell, 
and the Moat Lane and Chapelhouse Depot waste transfer stations in the Mature 
Suburbs and North Solihull Regeneration Area. When investigating the suitability of 
sites for waste management operations in the Borough, the potential for 
consolidating or expanding waste management facilities at the former Arden 
Brickworks site, for the co-location of complementary waste operations at Berkswell 
and Meriden quarries, and for locating waste management facilities on appropriate 
industrial sites within the Borough shall be considered. Where it is not possible or 
appropriate for new operations to be developed on-site or in these locations, 
developers shall consider the potential of sites within the Area of Search for waste 
management facilities identified on the Proposals Map”.  Meriden Quarry is wholly 
within that area of search.  
 
Policy P13 (Minerals) also supports proposals for complementary recycling facilities 
at mineral extraction sites, which should be as close as possible to point of extraction 
or disposal. Facilities will be encouraged within the area of search for appropriate 
waste management facilities on the Proposals map – and Meriden Quarry is within 
that designated area.  
 

There is therefore a firm platform of development plan policy support for the principle 
of the sort of recycling uses that this facility would be ancillary to, at this location, and 
this is reiterated in the emerging new development plan.   
 



Turning to the emerging Meriden Neighbourhood Plan, this contains no policies 
specifically relating to the quarry site, or waste management.  Policies relating to 
Green Belt and other material considerations insofar as they are relevant, are 
aligned with the SLP. 
 

Character and Appearance 
 
As referred to above, the land in question is a parcel of previously-worked land in the 
centre of the quarry complex, surrounded by mineral workings and processing plant, 
the main quarry haul road, and the existing waste wood recycling site to which it 
would relate. It is bunded and open to no public views.  In this context it is concluded 
that the proposal, which would comprise only surface-level parking and storage on a 
hard surface, with no buildings or structures, would have no material impact on the 
character and appearance of the area.  This is therefore neutral in the planning 
balance. 
 
Amenity 
 
A number of representations have been received from third parties referring to 
perceived and alleged amenity impacts from the existing timber recycling operation 
in relation to noise, dust, and lighting – complaints have been made to the 
Environment Agency who have been investigating noise and dust.  With regard to 
dust, the Agency has confirmed that no instances were identified of the AQS 
standards being reached or breached for PM10 & PM2.5 at their monitoring site in 
Meriden throughout monitoring period of 25 Feb 2020 and 7 January 2021 (318 
days).  Noise monitoring is still ongoing.  However – it is important to be mindful that 
this application relates to a separate parcel of land to the west of that site, and 
further distanced and shielded from the nearest properties over a kilometre away to 
the east, from where the majority of the third party representations originate. There 
are some isolated properties on Cornets End Lane which are a little closer, but still 
with significant separation distances (over half a kilometre to the nearest property to 
the south, and around 0.8k to the nearest property to the west).  This, together with 
the passive nature of the proposed use, solely for ancillary parking of the company’s 
own vehicles/trailers, and associated storage, means that it can reasonably be 
concluded that it would have, in itself, no material impact on amenity.  Indeed, the 
Environment Agency response points out that “The proposed planning permission to 
provide a concrete parking area for staff and vehicles would help reduce re 
suspension of dust due to vehicle movements.” 
 
A concern raised by some respondents is that the proposal represents an expansion 
and/or may facilitate an intensification in the use of the existing site, and thus greater 
amenity impact from that site, but supporting information provided with the 
application contends that this would not be the case, explaining as follows: 
 
‘The main reason and purpose of the application is from a health and safety position 
alongside commercial reasons to ensure the operations of A & A Recycling along 
with adjacent quarry and other operations are carried out in a competent fashion. 
Prior to NRS taking over operations at Meriden Quarry and increasing production, A 
& A Recycling parked trailers and containers along the internal haul road. However, 
as the quarry is now operating at increased production, there is not enough room for 



safe parking along the haul road and therefore, to ensure health and safety 
standards are complied with, Harworth Estates, as landowners are seeking to 
regularise parking.  
 
In functional terms, the site would be operated as follows:  
A & A Recycling drops off containers/skips at a contractor, which are then filled with 
wood waste. These are then picked up, taken to site, the wood waste dropped off at 
the main site and the empty skips/containers would be stored in the parking area 
until they are booked to go out again.  
Currently there is no room for these to be stored and often are sent out to a 
contractor early, which is not economically efficient for A & A recycling and can lead 
to unnecessary vehicle movements.’ 
 
There is some evidence to suggest that the existing A&A site is now busier than it 
has been in the past (though this is subject to fluctuation) , with greater volumes of 
material on site recently and, notwithstanding the above explanation, it is possible 
that this is linked, at least in part, to the need for the proposed ancillary parking and 
storage facility, but there is no ‘cap’ on the intensity of that existing approved use 
through planning controls and, in any event, it should also be remembered that for 
‘permitted’ sites such as the existing A&A Recycling site (i.e. sites which are the 
subject of an environmental permit), the principal controls over such environmental 
impacts lie with the permitting regime which is operated and enforced by the 
Environment Agency.   
 
Whilst the 2014 planning permission for the existing A&A site allowed an expanded 
operation, the predicted increase in vehicle movements (from 40 to 140) was solely 
an estimate and was never the subject of any specific limit imposed by planning 
condition – such a limitation would not meet the test of enforceability.  Similarly, the 
volumes of waste being stored/processed has also never been the subject of any 
planning limitation – this is controlled instead by the environmental permit for the 
site. 
 
Government Guidance in ‘The National planning Policy for Waste’ (DCLG, Oct 2014) 
states that in determining planning applications for waste management facilities, 
local planning authorities should “concern themselves with implementing the 
planning strategy in the Local Plan and not with the control of processes which are a 
matter for the pollution control authorities. Waste planning authorities should work on 
the assumption that the relevant pollution control regime will be properly applied and 
enforced”.  This includes environmental impacts such as noise and dust which are 
controlled first and foremost by the Environment Agency through the environmental 
permitting regime.  
 
The application must be determined on its own individual merits.  No processing of 
material is proposed within the application site and this can be secured by condition.  
Controls over any potential lighting (though none is proposed as part of this 
application), and over hours of lorry movements and delivery of containers could also 
be secured by condition.  Amenity is therefore considered to be neutral in the 
planning balance. 
 
Drainage 



 
The application site is less than half a hectare in area and in a Flood Zone 1 with no 
identified flooding issues. The application is a minor one. Even so, a flood risk 
assessment forms part of the supporting statement which points out that whilst not 
formally hard surfaced, the surface of the site is already largely impermeably due to 
years of compaction and the proposal will therefore not materially increase 
impermeable surfacing or run-off at this location.  The natural gradient is to the north 
which means surface water is largely contained by the existing bund to the northern 
end of the site, and it is proposed to convey water north-eastwards via a perimeter 
drain to the existing channel which runs along the quarry access road, discharging to 
a watercourse.   This would be subject to a separate land drainage consent process.  
 
A standard condition was suggested requiring a detailed surface water drainage 
scheme incorporating SuDS drainage design and management and maintenance 
plan, however having regard to the locational context and existing physical character 
of the site in question, the fact that the existing drainage channel alongside the 
quarry road already drains to a reed bed system at a point in the water course known 
as ‘The Slinket’ (approved and installed in discharge of a condition attached to the 
main A&A permission), and the fact that any potential permission would only be 
temporary, such a condition would not be reasonable and should not be necessary.   
A note could be added to any permission directing the applicant to land drainage 
consent requirements. Drainage is therefore neutral in the planning balance. 
 
Highway Safety 
 
As the development is solely for ancillary parking and storage for an existing use, 
and not expected to further increase the number of vehicle trips generated at the 
application site, it is considered unlikely that the development proposals will have a 
severe impact on public highway safety, or on the operation or capacity of the local 
highway network.  There is therefore no highways objection to the application. It 
should be borne in mind that the amount of vehicle movements from site is 
controlled through the volume of waste the company is entitled to move through its 
Environmental Permit that exists with the Environment Agency. It’s Environmental 
permit self regulates the operation of the site. As a consequence, the proposal for 
making good this land for parking and storage is considered acceptable, and as 
explained by the applicant is actually expected to reduce overall traffic movements 
because going forward, containers will be transported in a ‘just in time’ style of 
operation, so allowing just one round trip of vehicles and containers to the 
customer, rather than a couple of times as has previously been the case because of 
lack of storage on site.  
 

Other Considerations 
 
In support of the proposal the planning statement emphasises the stated limited 
impact on the Green Belt – however an absence of harm is neutral and does not, in 
itself, contribute any positive weight in the planning balance.  However, other 
considerations are also cited, including:- 
 



 The ancillary use of this ‘yard’ for parking of the company’s own trailers and 
containers enables safer and more efficient operation of the use and better 
management of vehicles; 

 It reduces vehicles movements associated with the dropping-off of containers 
to customers sites, and would not result in any increase in traffic to the 
existing recycling site;   

 It will provide a betterment in terms of drainage by formalising surface water 
management of the site; 

 It supports a waste management operation which provides a renewable 
energy source (biomass fuel) in line with Policy P9 (Mitigating and Adapting to 
Climate Change) of the emerging new Local Plan, and contributes to meeting 
Challenge I which is, in part, to provide sufficient waste management facilities.  

 
It also supports an existing business and the jobs and contribution to the local 
economy associated with that business, and would also help, to some degree, to 
reduce dust from vehicle movements.   
 
The site is some 0.48 hectares in area and has already been used informally for 
such ancillary purposes on a low-key basis for some time, utilising the existing 
compacted surface.  However, having regard to the open space needed to enable 
access and turning/manoeuvring of lorries and trailers, not all of this space would or 
could be used for parking and storage.  The point that it takes vehicles and pressure 
off the busy quarry access road, with consequent benefits in terms of health and 
safety and efficient traffic management, is a valid one. 
 
Following on from that, and perhaps most importantly, this facility is ancillary to an 
existing approved operation at this site which has already been found to be 
acceptable in Green Belt terms due to very special circumstances, and which still 
has another 4 years to run (to March 2025).  This carries substantial weight and 
together with the other considerations referred to above, to which moderate weight 
can collectively be applied, there is a more than substantial weight of argument in 
support of the application.  
 
Other issues 
 
Public Rights of Way - the original route of a public footpath runs close to the 
application site, but is not directly affected by it and, in any event, the footpath in 
question has long been permanently diverted.  There is no objection on this issue. 
 
Ecology – the application site does not include or directly affect any designated sites 
and the proposal does not hit any of the triggers in the Council’s local validation 
criteria to require any form of ecological assessment. It comprises compacted 
ground surrounded by a bund within the established quarry site which contains no 
vegetation or water bodies and has already been in use for parking and storage 
purposes on an informal basis for some time. 
 
Public Sector Equality Duty  
 
In determining this application, Members must have regard to the public sector 
equality duty (PSED) under s.149 of the Equalities Act. The PSED must be 



considered as a relevant factor in making this decision but does not impose a duty to 
achieve the outcomes in s.149 as it is only one factor that needs to be considered, 
and may be balanced against other relevant factors. It is not considered that the 
recommendation to grant permission in this case will have a disproportionately 
adverse impact on any protected characteristic.  
 
Human Rights  
 
In determining this application, Members should be aware of and take into account 
any implications that may arise from the Human Rights Act 1998. Under the Act, it is 
unlawful for a public authority to act in a manner that is incompatible with the 
European Convention on Human Rights. Members are referred specifically to Article 
8 (right to respect for private and family life), and Article 1 of the First Protocol 
(protection of property). It is not considered that the recommendation to grant 
permission in this case interferes with local residents' right to respect for their private 
and family life, home and correspondence, except insofar as it is necessary to 
protect the rights and freedoms of others (in this case, the rights of the applicant). 
The Council is also permitted to control the use of land and property in accordance 
with the general interest and the recommendation to grant permission is considered 
a proportionate response to the submitted application based on the considerations 
set out in this report. 
 
CONCLUSION 
 
Whilst the proposed use strictly constitutes inappropriate development in the Green 
Belt, with some limited impact on the spatial dimension of openness, and all such 
Green Belt harm must be accorded substantial weight, having regard to all of the 
above, and particularly the fact that the site would function solely as an ancillary 
facility to an existing approved operation which contributes to the Borough’s waste 
management needs, at a location specifically designated for such uses in the SLP, 
and could be limited to the same temporary period, it is concluded that very special 
circumstances exist which clearly outweigh the Green Belt and any other harm.    
  
Note – the application seeks temporary permission to 27.09.2027 which is when the 
current set of conditions relating to the old quarry areas is next due for review under 
the ROMP (review of minerals permissions) process, but it is recommended that any 
permission should instead tie-in with remaining lifetime of the existing approved 
recycling site referred to above, to which it relates, i.e. to 31st March 2025.  
 
RECOMMENDATION 
 
Approval is recommended subject to the following précis of conditions - a full list of 
standard conditions is available using the following link: 
http://www.solihull.gov.uk/Resident/Planning/searchplanningapplications: 
 

1. CS00 - compliance with approved plans; 
2. CC01 – 3 years implementation period; 
3. Temporary to 31.03.2025; 
4. Ancillary to A&A Recycling site only; 

http://www.solihull.gov.uk/Resident/Planning/searchplanningapplications


5. Restricted use - parking and storage only – no processing or open storage of 
materials; 

6. No external lighting; 
7. Restricted hours for bringing/removing skips or metal containers; 

 
Plus informative re Land Drainage Consent process for connecting to a watercourse. 
 
 
   
 
 
 
 
 
   
 
 
 


