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Bakers Barn, Bakers Lane, Knowle, Solihull, B93 OEA
Erection of stable and hay store (amendment to roof pitch to 35 degrees).
Erection of 1.9m high side walls to vehicular access. FOR Mrs S Smith

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

SUMMARY OF REPRESENTATIONS

Lapworth Parish Council: Green Belt; no special circumstances or reason to
depart from development plan; if permission granted could cause pressure for
future conversion of the building to new use eroding the character of the rural
area.

WCC Highways: No objection subject to conditions for access width, surfacing,
gates and visibility splays.

WCC Ecology: Commented on the original application W09/0745 and their
comments remain the same. Recommend a condition for tree/hedge protection,
and nesting bird and badger notes.

RELEVANT POLICIES

e DP2 - Amenity (Warwick District Local Plan 1996 - 2011)

e DP3 - Natural and Historic Environment and Landscape (Warwick District
Local Plan 1996 - 2011)

e DP6 - Access (Warwick District Local Plan 1996 - 2011)

e RAP13 - Directing New Outdoor Leisure and Recreation Development
(Warwick District Local Plan 1996 - 2011)

e DP1 - Layout and Design (Warwick District Local Plan 1996 - 2011)

e Planning Policy Guidance 2 : Green Belts

PLANNING HISTORY

The site, previously known as Bakers Barn, has a considerable planning history.
There were several refusals of planning permission for conversion of the small
brick-built agricultural building (which used to exist on the site) into residential
use (applications W90/0611, W94/0100 and W940445). In the case of the
second of these applications, an appeal was dismissed.

In 1999 (W99/1418) permission for change of use of the barn to storage uses,
with some repairs was granted permission. It appears at this stage that the barn
was demolished and an application was made to rebuild it, which was refused
and an appeal was dismissed (W02/1318).



In 2004 an application for 2 stables and a tack room was refused and an appeal
dismissed. The building was considered excessive in size in relation to the small
area of the plot of land (0.29h). The dimensions were 11.8m x 6m with a ridge
height of 6.5m.

In 2009 (W09/0745) an application was made for 2 stables, a hay store and WC.
The dimensions were 11.7m by 6m with a ridge height of 3.9m. The applicant
owns grazing land on the other side of the access drive which runs along the side
of the application site. This site, which amounts to a little under 1h and had an
extant planning permission for a wooden stable block, consisting of 2 stables and
a tack/food store, and had not been commenced. The applicant proposed to
relinquish this permission by means of a legal agreement if the current planning
application had been granted. The application was granted by Planning
Committee subject to a legal agreement revoking the consent on the adjacent
land; however, rather than entering into an agreement the applicant preferred to
wait until the previous consent expired, so the application no longer required an
agreement. This permission has now been issued.

KEY ISSUES
The Site and its Location

The application site comprises a triangular field on the southern side of Bakers
Lane, between Ploughmans Barn on the east side and a vehicular access to
adjoining property on the west side. The applicant also owns a parcel of pasture
land one field away to the west. Bakers Lane is a quiet single track lane in the
Green Belt where there are a few small groups of dwelling and other more
isolated dwellings surrounded by agricultural land. The site has fencing and trees
to the boundaries and a line of newly planted conifers along the road frontage,
and side walls to a new gateway have been erected at the access. The specific
site of the proposed stables is that of the demolished barn.

Details of the Development

This is a revised application to increase the roof height of the stable building
from 3.9m to 5.1m. The amended ridge height provides a roof pitch of 35
degrees, allowing the use of reclaimed plain tiles.

Also proposed are 1.8m-1.9m high side walls to the access and 2m high solid
timber gates set back 6.5m into the site. Only the parts of the walls within 2m of
the front boundary require planning permission.

Assessment

The key issue to consider is whether the proposed increased height of the stable
roof has an acceptable impact on the openness of the Green Belt, and also
whether the side walls to the access are appropriate.

The principle of providing a brick built stable building of this floor area has been
previously accepted, partly due to the proximity of the stables to other brick
buildings. The roof pitch previously approved is too low for the traditional use of
tiles and in my opinion they would not appear appropriate, although a tiled roof
was shown on the original plans. Brick built stables traditionally have steeply



pitched roofs to enable the use of tiles, while it is timber stables which have
much lower pitches often with felt roofs. I consider that the increased roof pitch
is essential for the building to retain a traditional appearance and enable the use
of plain tiles, and that this will visually look much more appropriate and respect
the character of nearby buildings more than the approved roof height. The
increased ridge height of 5.1m is still lower than the 6.5m height dismissed at
appeal in 2004. I therefore consider the visual impact on the openness of the
Green Belt to be acceptable.

The side walls to the existing access are considered acceptable as these are plain
and in line with the hedge line which is about the same height. Since the
building has been erected up to wall plate level the condition requested by the
Ecologist is not considered necessary.

RECOMMENDATION
GRANT, subject to the conditions listed below.

CONDITIONS

1 The development hereby permitted must be begun not later than the
expiration of three years from the date of this permission. REASON :
To comply with Section 91 of the Town and Country Planning Act 1990,
as amended by Section 51 of the Planning and Compulsory Purchase
Act 2004.

2 The development hereby permitted shall be carried out strictly in
accordance with the details shown on the approved drawing(s) (B.B.3
received on 17 December 2010; Section through stable received on 11
October 2010), and specification contained therein, unless first agreed
otherwise in writing by the District Planning Authority. REASON : For
the avoidance of doubt and to secure a satisfactory form of
development in accordance with Policies DP1 and DP2 of the Warwick
District Local Plan 1996-2011.

3  The development shall nhot be commenced until an access for vehicles
has been provided to the site not less than 4.5 metres in width at any
point for a distance of 10 metres, as measured from the near edge of
the public highway carriageway. REASON : In the interests of highway
safety, in accordance with the requirements of Policy DP6 of the
Warwick District Local Plan 1996-2011.

4  The access to the site for vehicles shall not be used in connection with
the development until it has been surfaced with a suitable bound
material for a distance of at least 10 metres as measured from the near
edge of the public highway carriageway in accordance with details to be
approved in writing by the Local Planning Authority in
consultation with the Highway Authority. REASON : To ensure
compliance with the Council's standards, in accordance with the
requirements of Policy DP6 of the Warwick District Local Plan 1996-
2011.

5 Gates erected at the entrances to the site for vehicles shall not be hung



so as to open to within 10 metres of the near edge of the public
highway carriageway. REASON : In the interests of highway safety, in
accordance with the requirements of Policy DP6 of the Warwick District
Local Plan 1996-2011.

6  The development shall not be commenced until visibility splays have
been provided to the vehicular access to the site with an 'x’ distance of
2.4 metres extending to the limits of the site boundary in either
direction. No structure, tree or shrub shall be erected, planted or
retained within the splays exceeding, or likely to exceed at maturity, a
height of 0.6 metres above the level of the public highway carriageway.
REASON : In the interests of highway safety, in accordance with the
requirements of Policy DP6 of the Warwick District Local Plan 1996-
2011.

INFORMATIVES

For the purposes of Article 22 of the Town and Country Planning (General
Development Procedure) (England) (Amendment) Order 2003, the following
reason(s) for the Council's decision are summarised below:

In the opinion of the District Planning Authority, the development does not
unacceptably harm the general openness or rural character of the green belt
within which the property is situated, by reason of its scale, design and siting.
The proposal is therefore considered to comply with the policies listed.



