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Oaklands, Haywood Lane, Baddesley Clinton, Solihull, B93 0DG
Proposed erection of agricultural building for the purposes of hay storage and
machinery storage and associated access track and turning area. FOR Mr
HERSON

This application is being presented to Committee due to an objection from the
Parish Council having been received.

RECOMMENDATION

It is recommended Planning Committee grant this application for the reasons set
out in this report.

DETAILS OF THE DEVELOPMENT

The application seeks planning permission for the proposed erection of an
agricultural building for the purposes of hay storage and machinery storage and
associated access track and turning area.

THE SITE AND ITS LOCATION

The application site is located to the east side of Haywood Lane, Baddesley Clinton.
It is within an agricultural field to the north of the dwelling known as Oaklands,
within the applicant's ownership. The wider agricultural field is 4.92 hectares and
benefits from an existing gated vehicular access on Haywood Lane.

The ancient and semi-natural woodland known as Hay Wood is immediately east
of the agricultural field. The site is washed over by the Green Belt.

PLANNING HISTORY

There are a number of previous applications, however these fall outside of the
site and relate to buildings within the blue line boundary, therefore are not
considered relevant to this application.

RELEVANT POLICIES

National Planning Policy Framework
Warwick District Local Plan 2011-2029
DS18 - Green Belt

BE1 - Layout and Design
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BE3 - Amenity

NE3 - Biodiversity

NE4 - Landscape

TR1 - Access and Choice

SUMMARY OF REPRESENTATIONS

Forestry Commission - Standing advice received

WCC Ecology - No objection subject to conditions

WCC Highways - No objection subject to conditions

Baddesley Clinton Parish Council - Objection on the grounds of scale,
appearance, future use

ASSESSMENT
Principle of Development

The development seeks the provision of a new building for the storage of hay, as
well as to house various machinery and equipment required for farm practices on
site. In addition, the proposals include an associated access track and turning
area.

The agricultural unit has been leased in recent years to local farmers for the
keeping of sheep. The applicant now intends to use the land to produce hay, with
the hope of expanding the farm in the future.

The development is therefore associated with the existing agricultural use and is
a logical expansion for the needs of the farm and is appropriate within a rural
area.

The proposal is also compliant with the requirements of Paragraph 88 of the NPPF
that seeks to support a prosperous rural economy.

Overall, officers are satisfied that the principle of development is acceptable
subject to an assessment of the site specific criteria.

Whether the proposal constitutes appropriate development in the Green Belt

As the site lies within the West Midlands Green Belt, the proposal must be assessed
against Policy DS18 of the Local Plan. The policy states development must be in
accordance with the National Planning Policy Framework (NPPF) Green Belt
provisions. Paragraph 154 of the NPPF states that development within the Green
Belt is inappropriate unless it is for certain specific purposes, which includes
buildings for agricultural or forestry purposes.

The building is for agricultural purposes and is of a size and scale commensurate
to the needs of the agricultural land. The development represents appropriate
development within the Green Belt.

Design and impact on visual amenity and the character of surrounding area

Item 9 / Page 2



Section 12 of the National Planning Policy Framework (NPPF) places significant
weight on ensuring good design which is a key aspect of sustainable development
and should positively contribute towards making places better for people. The
NPPF states that permission should be refused for development of poor design
that fails to take the opportunities available for improving character, the quality
of an area and the way it functions.

Policy BE1 of the Local Plan reinforces the importance of good design stipulated
by the NPPF as it requires all development to respect surrounding buildings in
terms of scale, height, form and massing. The Local Plan calls for development to
be constructed using appropriate materials and seeks to ensure that the
appearance of the development and its relationship with the surrounding built and
natural environment does not detrimentally impact the character of the local area.

The site currently has no permanent agricultural building, and the need for
sheltered storage, as identified earlier in this report, has been considered
acceptable. The size of the proposed building is guided by this need. The submitted
plans show two areas to the building. One area is to store hay, and the volume
storage capacity is detailed in the planning statement to be the total cubic area
required to store the hay from the site. The second area is for storage of machinery
and equipment required for the farm practices. The eaves height is dictated by
the storage required, the size of machinery and manoeuvring of this within the
building. Officers are satisfied the size of the building is therefore justified to suit
the needs and intended purpose of the site.

The building is a typical rectangular form with dual pitch roof. It is to be
constructed of vertical natural ceder cladding, beneath a powder coated profiled
metal sheet roof. To the south east elevation, facing away from the road and
therefore limited visibility from the streetscene, are two powder coated roller
shutter doors. The materials are considered to relate well to the surroundings and
are appropriate for the site.

Initial proposals showed the building located further east, away from the
neighbouring dwelling and closer to the ancient woodland, albeit retaining a 15m
buffer. Officers raised concerns over this location, which necessitated a longer
access track, and introduced built form where there are currently no buildings,
considered avoidable encroachment into the existing fields. The building has been
relocated closer to the adjacent dwelling, located sensitively in line with the
existing built form, forming a closer knit group of buildings within the rural setting.
It is set back from the road, which is lined with existing stock fencing, trees and
a hedgerow, so the views of the building would be filtered.

The proposal includes solar panels to the south east roof slope. The orientation of
the building means the view of these will be limited from public vantage points.
The solar panels would be seen against a backdrop of the grey roof and the
proposed shallow pitch would further minimise this view. The solar panels are
considered acceptable.

The gated access to the highway is existing, and an access track to the building is
proposed in an MOT type 1 surface. This is considered an appropriate finish for a
rural setting. The access track has been positioned to align with the existing field
boundary insofar as possible when taking into account tree root protection areas,
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which will minimise its impact on the surrounding landscape. A turning area is
proposed adjacent to the storage barn and this is accepted as a necessity.

The design of the building is a typical modern agricultural building and a common
feature in a rural setting. The building is therefore considered to be of an
acceptable design, simplistic in character and appropriate in scale. The
development is considered to be acceptable having regard to Policy BE1 of the
Local Plan and the NPPF.

Impact on adjacent properties

Policy BE3 of the Warwick District Local Plan states that new development will not
be permitted that has an unacceptable adverse impact on the amenity of nearby
uses and residents.

There proposed building is sited in excess of 27m from the existing dwelling
Oaklands, which is within the applicant’s ownership. Officers are also mindful of a
recent planning approval for a replacement dwelling (W/24/0535) which would
bring development closer to the proposed barn, however this would still retain a
separation of approximately 20 metres. This distance is considered adequate to
not cause unacceptable impact to neighbours. In addition, a hedgerow is proposed
which will help further screen any noise and disturbance.

The proposal is acceptable having regard to Policy BE3.
Impact on Ecology/Protected Species

Policy NE3 of the Warwick District Local Plan states that development proposals
will be expected to protect, enhance and/or restore habitat biodiversity and where
this is not possible, mitigation or compensatory measures should be identified
accordingly. Policy NE4 states proposals will be required to consider landscape
context, and maintain the existence of viable agricultural units.

The application is supported by a Preliminary Ecological Appraisal (PEA) and a
Biodiversity Net Gain (BNG) Assessment. The PEA confirms no further survey work
is required, and makes recommendations to protect and enhance the biodiversity
on site. The BNG assessment confirms the cultivation and harvesting of hay on
the land will increase the biodiversity value of the site, and confirms the planting
of a new hedgerow. As a result, the development is expected to generate a net
gain of over 60% in habitat area units and over 10% in hedgerow units.

WCC Ecology have been consulted, and consider there to be a low risk of protected
species being impacted. The ecologist raises no objection, subject to a condition
securing BNG, which has been imposed.

An ancient and semi-natural woodland, Hay Wood, is immediately east of the field.
The building is located away from the ancient woodland, and the access track is
outside of root protection zones, therefore Officers consider the proposals
compliant with the aims of the Local Plan.

Officers therefore consider that the proposal is acceptable having regard to Policies
NE3 and NE4.
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Highway Safety

Policy TR1 of the Warwick District Local Plan requires all developments to provide
safe, suitable and attractive access routes for all users that are not detrimental to
highway safety. Policy TR3 requires all development proposals to make adequate
provision for parking for all users of a site in accordance with the relevant parking
standards.

The development benefits from an existing access from Haywood Lane. This will
be retained. Within the site the building would be served by a new access track
from the existing access.

The site proposes sufficient space for the parking and turning of vehicles
associated with the use of the land.

The new building and future intentions for hay production may give rise to
intensification of the use of the access. WCC Highways have been consulted and
requested tracking information. This was submitted and demonstrates the existing
access can be utilised. WCC Highways therefore have no objection, subject to
conditions which have been imposed.

The proposal is therefore considered acceptable having regard to Policies TR1 and
TR3 of the Local Plan.

Other matters

An objection has been received from Baddesley Clinton Parish Council. Comments
raise concern with the size of the barn for a single field, and consider the
application proposals to constitute a unsympathetic development. Officers are
satisfied with the justification given within the planning statement submitted with
the application, which shows calculation of the volume of hay to be expected from
the field. In addition officers have been provided with details of the machinery
which is expected to be stored. As assessed within this report the scale and
appearance of the building is considered acceptable.

The objection also raises concern over the access track and questions the
necessity of it. In assessment of the application, Officers were mindful that the
proposed access track is lengthy. The relocation of the barn adjacent to the
dwelling has helped this and as a result the track is shorter than initially proposed.
However, the alternative would be an access through the residential unit adjacent,
which would likely have unacceptable amenity impact to occupiers of the dwelling,
or relocating the access track closer to the new building, which would necessitate
disruption to existing trees, and possibly inadequate visibility splays. As the
current access is existing, Officers are satisfied with the proposed use of this in
conjunction with the erection of a barn and have no reason to suggest relocation
of this to the detriment of other matters. Furthermore the track is loose edged
unbound surfacing for the most part, and its impact on the landscape in
acceptable. The proposed hedgerow is considered in keeping with exiting features
of the site and streetscene and is required to achieve mandatory BNG. Officers do
not consider the addition of a hedgerow would alter the landscape significantly, as
has been suggested.
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Concerns are also raised regarding future development of the site for possible
residential purposes. Officers are mindful that we can only assess the proposals
before us. Any future development of the site beyond what is considered as part
of this submission would be subject to future planning applications. Use of the site
for anything beyond what has been granted would be considered unlawful.
Notwithstanding this, Officers have considered a condition similar to that applied
to the development on agricultural land under Class A Part 6 of the GPDO to be
acceptable, to secure the removal of the building should the use cease.

Whilst the concerns of the Parish Council are noted, for the reasons and
assessment given within the report, officers consider the development proposals
to be acceptable.

CONCLUSION

The principle of development is considered acceptable, and the proposal is
considered appropriate development within the West Midlands Green Belt.

The scheme is considered to have an acceptable impact on the character and
amenity of the local area and open countryside.

The proposal would not result in any harm to amenity and would not have a
detrimental impact on features of ecological importance.

The proposal is therefore recommended for approval.

CONDITIONS

1 The development hereby permitted shall begin not later than three
years from the date of this permission. Reason: To comply with Section
91 of the Town and Country Planning Act 1990 (as amended).

N

The development hereby permitted shall be carried out strictly in
accordance with the details shown on the site location plan and
approved drawing(s) 03REVA, 04REVA, and specification contained
therein, submitted on 19th November 2024, and 02REVD and
specification contained therein, submitted on 21st March 2025.
Reason: For the avoidance of doubt and to secure a satisfactory form
of development in accordance with Policies BE1 and BE3 of the Warwick
District Local Plan 2011-2029.

W

Based on the information available this permission is considered to be
one which will require the approval of a Biodiversity Gain Plan before
development is begun because none of the statutory exemptions or
transitional arrangements are considered to apply.

The effect of Paragraph 13 of Schedule 7A to the Town and Country
Planning Act 1990 is that planning permission granted for the
development of land in England is deemed to have been granted subject
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to the condition ("the biodiversity gain condition") that development
may not begin unless:

(@) a Biodiversity Gain Plan has been submitted to the planning
authority, and

(b) the planning authority has approved the plan.

The planning authority, for the purposes of determining whether to
approve a Biodiversity Gain Plan in respect of this permission is
Warwick District Council.

[

The existing access to the site for vehicles shall not be used in
connection with the development until it has been surfaced with a
bound material for a distance of 7.5 metres into the site as measured
from the near edge of the public highway carriageway. REASON: In
the interests of highway safety.

(§;]

The development shall not be occupied until a turning area has been
provided within the site so as to enable a tractor - trailer to leave and
re-enter the public highway in a forward gear. REASON: In the
interests of highway safety.

(o)}

Where the use of the building for the purposes of agriculture within the
unit permanently ceases within 10 years from the date on which the
development was substantially completed, and planning permission has
not been granted on an application for development for purposes other
than agriculture within 3 years from the date on which the use of the
building for the purposes of agriculture within the unit permanently
ceased, then, unless the local planning authority have otherwise agreed
in writing, the building must be removed from the land and the land
must, so far as is practicable, be restored to its condition before the
development took place, or to such condition as may have been agreed
in writing between the local planning authority and the developer.
REASON: To protect the openness and rural character of the green belt
in accordance with Policy DS18 of the Warwick District Local Plan 2011-
2029.

N

No development shall be carried out above slab level unless and until
samples of the external facing materials to be used have been
submitted to and approved in writing by the Local Planning Authority.
The development shall only be carried out in accordance with the
approved details. Reason: To ensure that the proposed development
has a satisfactory external appearance in the interests of the visual
amenities of the locality in accordance with Policy BE1 of the Warwick
District Local Plan 2011-2029.
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