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Cedar Lodge, Weston Lane, Bubbenhall, Coventry, CV8 3BN

Change of use of land and formation of hardstanding to form part of extended
residential curtilage of Cedar Lodge (retrospective application) FOR Mr D Cobb

This application is being presented to Committee in order to request that
enforcement action be taken.

SUMMARY OF REPRESENTATIONS
Bubbenhall Parish Council: No objection.
RELEVANT POLICIES

e DAP1 - Protecting the Green Belt (Warwick District Local Plan 1996 - 2011)
e DP1 - Layout and Design (Warwick District Local Plan 1996 - 2011)

PLANNING HISTORY

Planning permission (ref: W03/1078) for 'conversion of existing building to form
a new bungalow with garden and access onto Weston Lane' was refused in 2003.

Planning permission (ref: W05/0863) for 'conversion of existing building to
provide for a single bungalow as a live/ work unit' was granted in 2005, subject
to conditions.

Planning permission for 'Restoration of Glebe Farm Quarry to original ground
levels and construction of a new agricultural access to the replacement
farmstead' was granted for the Landfill Site to the north of the application site by
Warwickshire County Council in 2010. This permission allowed a variation of the
permitted low level restoration scheme to allow additional further infilling with
inert and non-hazardous materials in the Glebe Farm area to bring the restored
landform back to original ground levels that existed prior to quarrying taking
place. The area is then to be returned to an agricultural use. The construction of
an agricultural access onto Pagets Lane to serve the new Glebe Farm house and
outbuildings when they are eventually reconstructed following the restoration of
the site has also been approved. The period for inert infill has been increased by
2 years. The scheme involves the importation of an additional 200000 cubic
metres of inert infill which equates to approximately 900 vehicles per annum.
This rate of infill has been taking place and this approval does not result in any
increase in traffic over that which has already been experienced in the area.

KEY ISSUES




The Site and its Location

Cedar Lodge is a detached former agricultural building situated and accessed off
the north-east side of Weston Lane, which was converted to form a bungalow for
use as a live/ work unit and has been occupied as such since it was completed in
2007. The site is situated to the north-east of the nearest dwelling, Waverley
Lodge, with which it shares its access onto Weston Lane and is where the
applicant previously resided.

The Smith's Landfill site is situated to the north of Cedar Lodge, but is separated
from the northern-most boundary of the approved curtilage by a 28 metre wide
strip of Agricultural Land.

The application site relates to an area of land to the north of Cedar Lodge which
has been enclosed to form part of the extended residential curtilage of Cedar
Lodge. The land is washed over by Green Belt and previously formed part of a
field that is in agricultural use.

Details of the Development

Change of use of land and formation of hardstanding to form part of extended
residential curtilage of Cedar Lodge (retrospective application).

Assessment

The main consideration in the determination of this application is whether the
proposal would constitute inappropriate development harmful to the function and
performance of the Green Belt; and if so whether that harm is clearly
outweighed by any other considerations.

The proposal is a material change of use from agricultural to domestic, and
includes boundary fencing that has already been erected which amounts to a
building operation, both of which fall into the statutory definition of
development. According to Government policy in paragraph 3.12 of Planning
Policy Guidance Note (PPG) 2 - Green Belts, such operations and change of use
would be inappropriate development unless they maintain openness and do not
conflict with the purposes of including land in the Green Belt.

Paragraph 1.4 of PPG2 states that the most important attribute of Green Belts is
their openness. The boundary treatment enclosing the application site is a
permanent man-made structure which, even though insubstantial and
inconspicuous, reduces openness. The fencing may be timber post and rail and
not highly conspicuous and the effect on openness maybe small, but the
development could be repeated elsewhere with cumulative harm. The
consequence of such encroachments is to alter the Green Belt boundary
incrementally. In addition, domestic paraphernalia including a large garden
building, are situated within the extended curtilage. A hardstanding has also
been laid within this area. All of this amounts to encroachment into the
countryside which conflicts with one of the purposes of including land in Green
Belts which is to assist in safeguarding the countryside from encroachment, an
aim sought by Policy DAP1 of the Warwick District Local Plan 1996-2011.



It is appropriate to whether there are considerations that clearly outweigh the
harm by reason of inappropriateness and loss of openness. The case made by
the applicant in support of his application states that the land the subject of this
application was gifted to them by Waste Recycling Group to minimise
inconvenience caused by the restorative works.

I am of the view that since the landfill site was in operation at the time of the
conversion of the building into a dwelling, further encroachment into the Green
Belt to help minimise the effect of those activities is not justified. Furthermore,
since the boundary of the landfill site is situated some 28 metres away from the
approved curtilage boundary of the dwelling with part of an agricultural field in
between, I do not consider that the curtilage has to be extended in order to
provide a buffer zone as one already exists. It is also important to note that in 2
years time the landfill site is to be returned to an agricultural use.

It is concluded that none of these matters, or any others raised, are considered
to outweigh the harm by reason of inappropriateness and loss of openness
identified above, and do not amount to the very special circumstances required
to justify inappropriate development.

Whilst the applicant's comments that they were unaware of the need for
permission for extending the garden before they committed to incorporating it
into their curtilage are noted, this does not justify allowing inappropriate
development.

RECOMMENDATION

REFUSE, for the following reasons, and authorise enforcement action.
REFUSAL REASONS

1 Policy DAP1 of the Warwick District Local Plan 1996-2011 states that
there will be a general presumption against inappropriate development
within the Green Belt. Relevant Government advice is contained in
PPG2, Green Belts.

In the opinion of the District Planning Authority the proposed
development would be a wholly unacceptable encroachment into the
Green Belt and it is not considered that the submitted application
contains any very special circumstances to justify the harm resulting
from this inappropriate development. Furthermore it is considered that
the proposal would constitute an unacceptable precedent for other
similar development which would thereby be difficult to resist, resulting
in the progressive erosion of the Green Belt. The proposal would
thereby be contrary to the aforementioned policies.



