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Application No: PAP/2015/0222

Barge And Bridge PH, 79, Coleshill Road, Atherstone, CV9 2AB
Demolition of existing public house building. Erection of building for 9 flats and
associated works, for
Arragon Construction Limited
Introduction
This application was referred to the Board in February but determination was deferred
to request the applicant to reconsider the proposal. The previous report is attached at
Appendix A for convenience.
Background
The Board had concerns about the scale of the proposed replacement building,
particularly because of its visual impact on the street scene. The scale of the
development also led Members to query the car parking provision which were
considered to be insufficient. Additionally Members raised concerns about the access
arrangements in terms of their safety and the enforcement of recommended conditions
controlling their use.
Members asked that these matters be raised with the applicant to see if amendments
could be made in order to satisfy these concerns.
The applicant has reviewed this request but wishes the application to be determined as
set out to the February meeting. He has forwarded an explanation by way of a letter
which is attached at Appendix B.
Observations
In light of the applicant’s response, the Board is now asked to determine the application
as reported to the February meeting.
Recommendation
That planning permission be GRANTED as set out in Appendix A.
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(#)

Application No: PAP/2015/0222

Barge And Bridge PH, 79, Coleshill Road, Atherstone, CV9 2AB
Demolition of existing public house building. Erection of building for 9 flats and
associated works, for
Arragon Construction Limited
Introduction
This application is referred to the Board at the discretion of the Head of Development
Control.
The Site
This is an area of 0.08 hectares comprising the Barge and Bridge Public House
including the building, car park and outdoor seating areas. The site occupies a
prominent position on the south east corner of a staggered junction on the Coleshill
Road, a major road leading into the town with Westwood Road and Minions Close. The
opposite corner is occupied by Queen Anne House, 68 Coleshill Road, a Grade II Listed
Building. The site currently presents an open frontage to the Coleshill Road with the
existing building set back within the site. The open aspect is enhanced by Westwood
Road and the adjacent main railway line which are to the north of the site. There is a
new block of residential development being constructed immediately to the east. To the
south is a range of buildings used for motor repairs, the canal and the presently vacant
Britannia Mill premises.
Appendix A illustrates the location.
The Proposal
It is proposed to demolish the existing public house building and to erect a three storey
building of brick and clay tile construction providing nine apartments – three two bed on
each floor - with twelve car parking spaces and associated works to provide a refuse bin
storage area. Vehicular access would be provided via the arrangements to be installed
to the residential development with extant planning permission permitted to the rear of
the application site. This new block would be three stories in height too. The site is in
the same ownership as the current application site. Pedestrian access into the building
would be from the rear parking area. The “door” on the Westwood Road elevation
provides access to meters and services.
The footprint of the new building is larger than that of the current building and as such
its elevations would be closer to both Westwood and Coleshill Roads than the existing.
However it would be no taller than the current building. The appearance of the new
building doesn’t replicate the particular character of the Public House because it follows
that previously approved and now under construction next door.
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The motor repairs business referred to above and adjoining the application site to the
south benefits from a right of access across the application site to Coleshill Road. As a
consequence this has to be safeguarded and the existing vehicle access to the Coleshill
Road is thus retained. This will be controlled by a barrier which will be closed by the
occupier of the adjoining property when those premises are not in use.
The application is accompanied by two supporting documents. The first is a Site
Investigation Report which concludes that in view of the low levels of priority
contaminants within the soils and the lack of pollution linkages, no remedial works will
be required. The second is a Noise Assessment report recommending the installation of
appropriate acoustic glazing and ventillation measures as a consequence of the
proximity to the railway line.
Appendix B illustrates the layout and Appendix C is a street scene. Both show the
proposed development in context with the block presently under construction to the
east.
Background
The proposals have been amended since originally submitted and the latest plans were
recently sent out for re-consultation. The responses below relate to the latest plans.
Consultations
Warwickshire County Council as Highway Authority – It has no objection subject to
conditions to ensure the provision of safe vehicle access through appropriate access
design; the provision of a barrier to the Coleshill Road access and the re-instatement of
areas within the existing access arrangement that are no longer required.
Environmental Health Officer – No objection subject to standard conditions to require
details of ground gas migration protection and noise attenuation measures to be
submitted prior to commencement.
The Canal and River Trust – No comments received
Representations
Atherstone Civic Society – The Society objects. It considers that the scale and height of
the proposed building is over-dominant in this prominent, sensitive location and that it
adversely affect the settings of nearby heritage assets – the Grade II Listed Buildings of
Britannia Mill and Queen Anne House as well as the historic canal corridor which
includes a number of locks, also listed buildings, and the approach into and out of the
town. There have been several responses as amendments have been received. These
are included as Appendix D, but whilst some of the detailed matters might have been
resolved, the principal objection remains as outlined above.
Atherstone Town Council – The Council objects. The proposal is considered to be an
over-development of the site with inadequate parking, which will cause on-street parking
on near roads thus causing highway safety issues.
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Development Plan
The Core Strategy 2014 – NW1 (Sustainable Development); NW2 (Settlement
Hierarchy), NW5 (Split of Housing Numbers), NW6 (Affordable Housing), NW10
(Development Considerations), NW12 (Quality of Development), NW14 (The Historic
Environment), NW18 (Atherstone) and NW20 (Services and Facilities)
Saved Policies of the North Warwickshire Local Plan 2006 – ENV6 (Land Resources):
ENV12 (Urban Design), ENV13 (Building Design), ENV14 (Access Design), ENV15
(Conservation) and COM2 (Protection of Community Facilities)
Other Material Planning Considerations
The National Planning Policy Framework 2012 – (the “NPPF”)
The National Planning Practice Guidance 2014
Observations
There is no objection in principle here. The site is inside the development boundary
defined for the town and significant housing growth is also allocated for the town by the
Development Plan. Moreover the site next door has an approval for a similar
development. However the proposal would lead to the loss of a community facility. In
this case it is considered that this is does not carry substantial weight. This is because
the premises have been vacant for some time; they are in need to significant renovation
and there are other equivalent facilities within walking distance. In other words the loss
of the facility here would be unlikely to have a detrimental impact on the viability and
vitality of the town. The main issues here are thus going to be matters of detail. In this
respect the representations identify the main considerations.
The present building is not a Listed Building and neither is the site itself in the town’s
Conservation Area. The site however is a prominent one, given its location on one of
the main roads into and out of the town and its proximity to the canal. Moreover it does
stand on high ground. Coleshill Road rises as it exits the town and Westwood Road too
is at a lower level to the east. The present building is tall although only being two stories
in height and thus it too is a prominent feature in the surrounding street scene. It is
however set back from the Coleshill Road frontage. The key issue in terms of the
proposal here is thus whether the proposed built form is appropriate for this site, not that
it is different from the existing building. It is agreed that a three storey building here is
appropriate given the height of the existing building; the development under
construction on the adjoining site and the mass of the Britannia Mill buildings to the
south on the other side of the canal. The narrowing of the building line onto the Coleshill
Road is not considered to be adverse given that it would provide a visual “stop” when
looking south out of town along the road and again because of the backdrop of the
significant mass of the Britannia Mill factory buildings. The north facing gable and its
double bay window adds visual interest to this corner too. In conclusion it is considered
that the proposed built form is appropriate for its location.
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Members will be aware that the Council has a statutory duty to have special regard to
the desirability of preserving listed buildings, including their settings and their particular
architectural and historic interest. Here there are Listed Buildings close by. It is
considered that there is no direct impact on their particular architectural or historic
interest either externally or internally, but that rather the matter revolves around the
impact of the proposed development on their settings. Queen Anne House is a Grade 2
Listed Building to the west of the site on the other side of the road. The significance of
this asset is the retention of an intact late 18th/early 19th Century house with its
associated garden and boundaries and contemporaneous architectural details both
inside and out. It sits within its own site between the railway line and the Minions Close
residential road. The proposed development would not significantly impact on this
setting. This is because the House would retain its significance as described; its’
prominent and very visual presence when viewed from the Road would not be lost and
the space around it would not be “invaded”. The height of the proposed building and the
narrowing of the gap between it and Queen Anne House is not considered to be
material given the space and separation distances. This conclusion still holds when the
cumulative impact with Charles Willis Court on the other side of the railway line is
considered. Overall therefore the harm caused to the significance of the asset is
considered to be limited. The significance of Britannia Mill is the retention of a complete
hat factory showing its evolution over time; its historic operational connection to the
canal and it being one of the last surviving such factories which were historically central
to the commercial well-being of the town. The proposed building will not impact directly
on the architectural or historic interest of this significance. As before the issue is to
assess the impact of the proposal on its setting. It is not considered that this would be
adverse because of the substantial mass of the original factory and its extensions which
will remain the dominant street scene feature and there being no impact breaking or
weakening the linkage to the canal. It is agreed that part of the view of Britannia Mill
when leaving town along the Coleshill Road will be obscured because of the new
building’s new building line but the full extent of the Mill only becomes apparent from the
approach to and over the canal bridge where there will be no visual obstruction. Again
here it is considered that the harm is limited in extent. The canal is acknowledged as
being important to the history of the town but the new development will not adversely
impact on this very linear feature and in this location the mass of the Britannia Mill will
still pre-dominate.
In conclusion therefore the impact on the local heritage assets here is considered to be
limited even when taken cumulatively. The issue is thus whether this is of sufficient
weight in the final balance to lead to a refusal.
The Civic Society refers to a number of design detailed issues which have been
addressed in the revised plans or can be done so through planning conditions in the
event of an approval.
The proposed access arrangement is complicated by the existing right of way to the
adjoining site from Coleshill Road. However the highway authority is satisfied with the
proposed joint access arrangement onto Westwood Road and the arrangements to
control access to the Coleshill Road via a barrier that will be closed when the adjoining
property is not in use. In these circumstances there is no weight behind a potential
refusal reason. It is agreed that parking provision is not at 200% but as Members are
aware this is a settlement which has very good public transport provision and also that
the parking provision here satisfies Development Plan guidance. A refusal would not be
sustained on this ground given these factors.
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This is sustainable development and thus carries the presumption of an approval. That
conclusion, given that there are no other adverse impacts, is considered to outweigh the
limited adverse impact on local heritage issues referred to above.
Recommendation
That planning permission be GRANTED subject to the following conditions:
1.

Standard Three year condition

2.

Standard Plan numbers – the location plan received on 7/4/15 and plan numbers
0662/1B; 3B, 4B, 5B and 7A received on 22/12/15.

Pre-commencement conditions
3.

No work shall commence on site other than demolition works until full details of
ground gas protection measures to be installed have first been submitted to and
approved in writing by the Local Planning Authority. Only the approved measures
shall then be installed on site.
REASON
In the interests of reducing the risk of pollution.

4.

No work shall commence on site other than demolition works until full details of
the acoustically treated glazing and ventilation to be installed have first been
submitted to and approved in writing by the Local Planning Authority. Only the
approved measures shall then be installed on site.
REASON
In the interests of reducing the risk of noise pollution.

5.

No work shall commence on site other than demolition until full details of all
facing, roofing and surface materials together with all boundary treatments
including details of the refuse store have first been submitted to and approved in
writing by the Local Planning Authority. Only the approved details and materials
shall then be used on site.
REASON
In the interests of the visual amenities of the area.

6.

No work shall commence on site other than demolition until full details of the
provision of the access, car parking, manoeuvring and service areas including
surfacing, drainage and levels have first been submitted to and approved in
writing by the Local Planning Authority. Only the approved details shall then be
implemented on site.
REASON
In the interests of highway safety
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7.

No development shall commence on site other than demolition until full details of
a barrier to be placed between parking space number 6 and the bin store
together with the barrier to be installed across the access onto the Coleshill Road
have first been submitted to and approved in writing by the Local Planning
Authority. Only the approved details shall then be installed on site.
REASON
In the interests of highway safety.

8.

No development shall commence on site other than demolition until full details of
the measures to be introduced to ensure that 20% of the units hereby approved –
for the avoidance of doubt that is 2 units – will be affordable dwellings in
perpetuity.
REASON
In the interests of meeting Development Plan policies in respect of affordable
housing provision.

Pre-Occupancy Conditions
9.

No dwelling hereby permitted shall be occupied until the whole of the access
arrangements, parking, servicing and manoeuvring areas together within the gate
and barrier as agreed under condition (7) have first been implemented in full on
site to the written satisfaction of the Local Planning Authority.
REASON
In the interests of highway safety.

10.

No dwelling hereby approved shall be occupied until the existing access onto the
Coleshill Road has been reduced in width to accommodate the gate approved
under condition (7) and the public highway footpath reinstated to the written
satisfaction of the Local Planning Authority.
REASON
In the interests of highway safety.

Other Conditions
11.

The gate approved under condition (7) shall only be opened when G W Motors is
open for business and shall remain closed at all other times
REASON
In the interests of highway safety
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12.

The “goal-post” barrier shown on plan number 0662/1A shall be removed.
REASON
In the interests of highway safety.

13.

No occupier of any of the dwellings hereby approved shall use the gated access
onto the Coleshill Road.
REASON
In the interests of highway safety.

14.

There shall be no deliveries or collections associated with the construction of the
development hereby approved between 0800 and 0900 hours; between 1700 to
1800 hours and during hours when children will be going to or leaving school.
REASON
In the interests of highway safety

Notes
1.

The Local Planning Authority has worked positively with the applicant in this case
to address the planning issues arising with the case through seeking
amendments in respect of design and highway matters thus meeting the
requirements of the National Planning Policy Framework.

2.

Attention is drawn to Sections 149, 151, 163 and 184 of the Highways Act 1980;
the Traffic Management Act 2004, the New Roads and Street Works Act 1981
and all relevant Codes of Practice.
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Application No: PAP/2015/0585

Hill Top Farm, Church Lane, Corley, CV7 8DA
Erection of 26 dwellings with public open space, associated highway, hard and
soft landscaping and external works, for
Mr J Cassidy
Introduction
This application was referred to the December Board meeting but a determination was
deferred in order that the applicant could reconsider the proposal. Notwithstanding this
there has been no resubmission of an amended scheme and given the lapse of time, it
is considered that the matter should be referred back to the Board.
The previous report is attached at Appendix A.
Observations
There has been no material change in circumstances since the December meeting that
would warrant reconsideration of the recommendation made to the Board. As almost
three months have passed since the Board’s decision to defer, it is reasonable for the
Board to review the case and either again defer or determine. In this case the planning
policy reasons for refusal have not weakened in the deferral period and in the absence
of a materially different proposal, it is recommended that there is now a determination.
Recommendation
That planning permission be REFUSED for the reason set out in Appendix A
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Application No: PAP/2015/0585

Hill Top Farm, Church Lane, Corley, CV7 8DA
Erection of 26 dwellings with public open space, associated highway, hard and
soft landscaping and external works, for
Introduction
The receipt of this application was reported to the Board at its October meeting. The
previous report is attached at Appendix A.
Background
The Section 106 Agreement relating to the Nursery site has now been completed and
planning permission granted for 17 dwellings on the site – 7 to be affordable.
There have been no amendments to the application received since that last report.
However Members will be aware that an appeal decision relating to residential land in
Eastlang Road, Fillongley has been published. This is considered to be material to this
current application. The decision letter is attached at Appendix B.
Representations
Corley Parish Council – It objects on the following grounds:
•
•
•
•
•

The site is in the Green Belt and part of it has been the subject of a recently
dismissed appeal.
The “need” has been unreliably evidenced
Corley has no facilities or services
Increased traffic
Increased pressure on existing infrastructure

The CPRE – It objects on the following grounds
•
•
•

The site is in the Green Belt
There has been a previous appeal dismissed here
There are no very special circumstances

62 objections have been received using a pro-forma template. This is attached at
Appendix C. Apart from the issues raised above the letter quotes the NPPG saying that
unmet housing need is unlikely to outweigh harm to the Green Belt and other harm to
constitute the very special circumstances justifying inappropriate development in the
Green Belt.
16 individual letters of objection have been received.
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Consultations
Warwickshire County Council as Highway Authority – The County Council objects not in
principle but requires more detailed plans relating to the layout geometry in order to
provide safe and adequate access for all vehicles using the development.
Warwickshire Wildlife Trust – No objection in principle but requires greater detail on the
measures to enhance bio-diversity throughout the site.
Assistant Director (Leisure and Community Development) – There is reluctance to
adopt and to maintain the balancing pond and the informal play areas. There should be
greater accessibility and connectivity to an existing play area on the opposite side of
Church Lane through footpath improvements.
Assistant Director (Housing) – The findings of the 2013 remain valid as contact has
again been made within the applicants and there have been additions from Corley
residents which have been investigated and additional need has been established. All
properties will be offered first to Corley residents. There has been significant interest in
the site following the planning permission.
Environmental Health Officer – Houses close to the Village Hall should be fitted with
acoustically treated glazing and ventilation to reduce the risk of noise pollution
Warwickshire County Council as Lead Local Flood Authority – No objection subject to a
standard condition requiring full details of the surface water sustainable drainage
measures.
Warwickshire Police – No objection but have made recommendations to the applicant
on ways to make the layout more secure.
Warwickshire Museum - No objection subject to a standard condition.
Observations
a) The Green Belt
The site is made up of two parts – half is the rear part of the former Corley Nursery site
and the other half is an adjoining grass paddock. The Nursery site benefits from the
grant of a planning permission for its residential redevelopment, so the rear half of the
current application site already has a residential planning permission. In effect the
present proposal seeks to re-arrange the approved layout to accommodate a new
access into the adjoining paddock thus extending the whole site. That planning
permission is thus a material planning consideration of substantial weight. However,
Members are advised that they should assess the planning merits of the current
application site as a whole and not divide it. Secondly, Members are reminded that the
whole site and indeed the whole of the former Corley Nursery site are within the Green
Belt.
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The starting point is thus to establish whether the current proposals are appropriate or
not appropriate development in the Green Belt. As all new buildings are defined in the
National Planning Policy Framework as being not appropriate development there is thus
a presumption from the outset that this proposed development is not appropriate and
thus carries the presumption of refusal given that inappropriate development cause
harm to the Green Belt.
As Members are aware there are exceptions to this position and it is necessary to see if
any of these apply in this case. One exception that is relevant is where new buildings
would arise from the partial or complete redevelopment of previously developed land.
This was found to be the case and was deemed to be one of the reasons for the grant
of planning permission on the former Nursery site. It might therefore be convenient to
simply repeat that argument for that part of that site now under discussion. However
that is not necessarily the case. The approved scheme has twelve dwellings shown on
the rear part of the Nursery site. The current proposal has eleven. In quantitative terms
therefore the difference is immaterial but in qualitative terms the current proposal
reduces the openness of the Green Belt because it extends development across the
whole of the rear of the nursery site thus removing the open visibility of land beyond
when travelling up the cul-de-sac. The proposed therefore is contained and enclosing.
In respect of the paddock then this clearly is not previously developed land and cannot
be taken to meet the terms of the exception.
The other exception is where a proposal is either for “limited infilling” in a village or for
“limited affordable housing for local community needs under policies set out in the Local
Plan”. In the case of the first of these then the development is not considered to be
“limited” being for 15 houses, and secondly the site is not “infilling”. It is open on two
sides; has clear open views, is bounded by a loose range of buildings to the south and
is not surrounded by built development or is it a gap between frontage developments. It
is also of significant weight that the recent appeal decision confirmed that this was the
case notwithstanding the Corley Nursery redevelopment scheme. The other matter is
whether the development meets limited affordable housing needs. The exception here
is conditional upon the Local Plan policies. Here policies NW2 and NW5 of the Core
Strategy says that development for affordable housing outside of development
boundaries, as here, will only be permitted where there is a proven local need; it is small
in scale, is located adjacent to a village and doesn’t cause environmental harm. There
is no evidence from the consultation responses or from the supporting documentation to
show that environmental harm would be caused, and notwithstanding the conclusion
reached above it is considered that site could reasonable be said to be adjacent to the
village. However the other two areas are not so clear. This is not small in scale – 15
houses – and it is not all “affordable housing” with five on this part of the site being for
open market sale housing. Indeed on the Nursery part of the site there are still ten open
sale houses. As a consequence when all of these matters are put together the
fundamental issues are that the proposal is not for limited affordable housing. The issue
of whether there is a proven local need is thus not of much weight here – 10 of the 26
houses proposed are not “affordable”. The overall proposal does not therefore meet the
definition of the exception here under the National Planning Policy Framework.
As a consequence, the overall proposal here is not appropriate development in the
Green Belt and thus carries the presumption of refusal because there is de facto harm
to the Green Belt.
Members are now asked to assess the level of actual harm to the Green Belt.
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As referred to above it is material that half of the site has the benefit of a planning
permission, but that is not considered to be of significant weight as the current proposal
worsens the openness of the Green Belt for the reasons set out above. The new
development on the paddock has a substantial adverse impact as practically all
openness would be lost. The recent appeal decision – even with less houses – shows
that that case caused harm to the openness of the Green Belt too. Moreover the current
proposal would impact adversely on one of the purposes of including land within the
Green Belt – namely safeguarding the countryside. The overall level of actual Green
Belt harm is thus considered to be substantial.
b) Other Harm
Members should now consider whether there is any other harm caused by the
proposals.
The Highway Authority has objected and thus harm is likely to be caused. However the
nature of the objection is not one of principle and the matters raised could in all
probability be resolved. That might affect layout and thus may have a planning impact
as well. As such the harm is considered at present to be limited.
There is no objection from the Local Flood Authority and the issue of the future
maintenance of the drainage systems and open space could be resolved through
planning condition. Hence this issue would not carry weight. There is neither a heritage
nor an ecological impact to warrant harm.
There is however harm caused to the local character and distinctiveness of the area.
The layout is entirely urban in character and appearance and would substantially
change the character of this part of the village which is very largely dispersed low
density frontage development. The proposal in terms of layout and house appearance is
not in-keeping. In this regard there is considered to be significant harm caused in that
neither policies NW10 or NW12 of the Core Strategy are satisfied.
As a consequence it is considered that there is additional non- Green Belt harm here.
c) Material Planning Considerations
As the development has been found not to be appropriate development in the Green
Bet and to cause substantial Green Belt harm as well as other non-Green Belt harm the
onus is on the applicant to put forward those material planning considerations which he
considers would amount to the very special circumstances necessary to outweigh the
combined level of harm.
In essence the one matter put forward is that of meeting the local affordable housing
need. It is agreed that in principle this is a consideration of the substantial weight
necessary to challenge the harm identified. The residential planning permission for the
Nursery site only accommodated some of the identified local housing need in Corley – 7
dwellings. There is a balance to provide – another 7 dwellings. Moreover the Housing
Division confirm that the level of need has increased and that the overall balance is now
some twelve dwellings. The current proposal would provide nine of these twelve. This is
thus a consideration substantial weight as the proposal would assist in very largely
meeting the current proven local need.
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d) Very Special Circumstances
The issue is thus whether the applicant’s argument is of sufficient weight to amount to
the very special circumstances necessary to override the harm caused. It is considered
not for the following reasons.
Firstly there is no evidence submitted to show why the development cannot
accommodate the complete affordable housing need. If the scheme would not be viable
in such circumstances, then there is still no evidence submitted to justify why the level
of open market housing as proposed is included. If some is needed to cross-subsidise,
then this should be made explicit within a verified viability appraisal. This has not been
provided.
Secondly, the Council has a seven and a half year supply of housing land. It is thus not
considered necessary, let alone essential, to add to that supply through the grant of a
planning permission in the Green Belt for what is considered to be not appropriate
development.
Thirdly even if these arguments did suggest that the balance was perhaps more finely
balanced than this, the design and appearance of the development is not acceptable in
its own right.
e) Conclusion
This is not appropriate development in the Green Belt which causes substantial Green
Belt harm and other non-Green Belt harm by being of poor design not reflecting local
character. The considerations out forward by the applicant are acknowledged to carry
substantial weight in principle but do not provide for the very special circumstances here
to warrant outweighing the combined harm caused by the proposals because the
inclusion of open market housing has not been evidenced and because of the Council’s
own housing land supply
Recommendation
That the application be REFUSED for the following reason:
The proposal is not appropriate development in the Green Belt causing substantial
Green Belt harm. There would also be additional non-Green Belt harm by virtue of the
poor design and appearance of the development not being in keeping with the local
character and distinctiveness of the area. The considerations put forward by the
applicant are not considered to amount to the very special circumstances necessary to
outweigh this combined harm. This is because the inclusion of open market houses in
the proposal is not justified by explicit evidence and because the Council has a five year
housing supply. The proposal is thus not in accord with policies NW2, NW3, NW5,
NW10 and NW12 of the Core Strategy 2014 and the National Planning Policy
Framework.
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and Community
Development)
Warwickshire County
Council Flooding
Environmental Health
Officer
Warwickshire Police
Assistant Director Housing
Corley Parish Council
Pro-forma
Mr and Mrs Venables
Mrs Long
Mrs Miller
A Groves
Mr and Mrs Robson
Mr and Mrs Cadman-Jones
Mr Roddis
Mr and Mrs Pulley
Mrs Davies
Mr Benton
Jones
Pegg
Williamson
J MacDonald
P Cole
I Chattaway
Head of Development
Control
Head of Development
Control

Date

Consultation

27/10/15

Consultation

8/10/15

Consultation

15/10/15

Consultation

5/10/15

Consultation

13/10/15

Consultation

13/10/15

Consultation
Consultation
Objection
62 objections
Objection
Objection
Objection
Objection
Objection
Objection
Objection
Objection
Objection
Objection
Objection
Objection
Objection
Objection
Objection
Objection

9/10/15
1/10/15
8/10/15
19/10/15
7/10/15
1/10/15
7/10/15
7/10/15
3/10/15
5/10/15
30/9/15
21/8/15
28/9/15
27/9/15
27/9/15
27/9/15
26/9/15
21/9/15
21/9/15

Letter

21/10/15

Letter

21/9/15

Note: This list of background papers excludes published documents which may be referred to in the
report, such as The Development Plan and Planning Policy Guidance Notes.
A background paper will include any item which the Planning Officer has relied upon in preparing the
report and formulating his recommendation. This may include correspondence, reports and documents
such as Environmental Impact Assessments or Traffic Impact Assessments.
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(4)

Application No: PAP/2016/0091

Moor Farm Stables, Wall Hill Road, Corley, Coventry, CV7 8AP
Retain equestrian indoor practice arena, for
Mrs White
Introduction
This application is reported to the Board as it involves the retention of a significantly
sized building constructed in breach of approved plans. The Board would have to
consider the expediency of enforcement action should it be minded to refuse this
retrospective application.
At this time the case is referred to the Board for information and also to recommend that
a site visit is undertaken prior to determination as the central issue here will be an
assessment of the impact of the building on the openness of the Green Belt.
The Site
Moor Farm is located on the north side of Wall Hill Road just to the west of Corley Moor.
The farm consists of the Listed farmhouse together with a collection of former farm
buildings and stables which are now fully in equestrian use. They are set a little way
back from the road. The surrounding area has a number of dispersed residential and
other farm buildings and the Red Lion Public House is to the south-west. Oak Tree
Farm together with a couple of small cottages known as Pillar Box Cottages are on the
opposite side of the road.
The site of the subject building is some 20 metres from Wall Hill Road running on its
northern side, parallel with it and located to the west of an existing outdoor menage.
There is a roadside hedgerow here. Access to the building is obtained from the main
access into the premises off the road to the east. However there is a temporary access
from Wall Hill Road presently which was used for construction of the building.
There are a number of public footpaths running around the edge of the land to the north
of the site – the M294, 295 and 296.
A plan illustrating the general location and the footpaths is at Appendix A.
Background
The holding here is an established riding and equestrian centre which is used by a
range of different groups and individuals connected to established riding clubs,
members of the public, corporate businesses, local schools, disability groups and with
Council schemes, notably the Coventry City Council and its Corley Special School
which is close by. The applicant has submitted a statement setting this out in a little
more detail. This is at Appendix B.
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In late 2014 planning permission was granted for an indoor riding practice area. The
approved plans show a building measuring 65 by 21 metres and 6 to its ridge. This was
to be located immediately west of the existing outdoor arena and to be sunk into the
ground at its eastern end and be some 20 metres from Wall Hill Road. It would be
some 70 metres from Oak Tree Farm and 30 metres from the nearest of the Pillar Box
Cottages. The materials approved were vertical stained timber boards for the walls and
grey plastic steel roof sheeting. Additional car parking areas were also approved but all
vehicular access was to remain as existing.
It became apparent that the approved plans were not being adhered to and that the
building erected is larger than that approved.
The Proposals
The applicant has elected to submit this retrospective application in order to seek
remedy to the breach of planning control, rather than to adapt the building to that
approved.
The location is the same as the approved scheme as are the materials. However its size
varies from the approval in that:
•
•
•
•

The footprint of the building has increased by 63 square metres. It measures 68
by 21 metres. This increase is due to a 3 metre extension in length.
The ridge height is 1.5 metres taller now being 7.5 metres from floor level.
This is because the roof pitch has been increased to 15 degrees as opposed to
the 11 degrees as approved.
It has not been “sunk” into the land by as much as shown on the approved plans
– that showed as much as a 1.5 metre lowering. Hence the whole building is now
some 3 metres taller – 1.5 metres from the increased height and 1.5 metres from
not being “sunk”.

A plan at Appendix C illustrates the location of the building and sections are provided at
Appendix D. The differences are shown on these plans.
Apart from submitting the background at Appendix B the applicant has submitted a
Visual and Landscape Assessment. This describes the Landscape Character of the
area using the North Warwickshire Landscape Assessment. The site is in the “Church
End to Corley – Arden Hills and Valleys” area which is characterised by “an elevated
farmed landscape with rounded hills, steep scarps and small incised valleys. This
landform combined with extensive hilltop woodlands and tree cover creates an intricate
and small scale character, punctuated by numerous scattered farms and hamlets”. It
also refers to suburban elements such as the M6 motorway and lines of pylons. The
report describes the building as being positioned amongst farmland with field hedges,
woodland thickets, isolated spinneys and disparate residential and business premises.
The ground levels slope upwards to the south and are lower towards the M6 motorway.
The site itself is largely enclosed which restricts views into the site. The report considers
the effects of the building on landscape character and visual amenity in respect of its
public visibility. It concludes that it is within a working stables environment which
comprises a number of buildings used in running a rural business. The building is inkeeping and positioned so as to be part of the cluster of structures on the site. It is also
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behind a strong hedgerow. The assessment concludes that there is thus a low level of
change to the overall character of the local landscape. In respect of visual amenity then
visibility from the public’s perspective is considered to be low. The view from the nearest
houses will be the most significant but the former view here was also affected by the
roadside hedgerows and trees. Views from the surrounding public footpath are mixed
where closer views would treat the building as part of a wider cluster to distant views
again where the building would not appear as being incongruous in an agricultural
landscape. The impact in terms of public visibility is considered to be low. The
assessment also concludes that there would be low impact on the setting of the nearby
heritage assets – Moor Farm and the Windmill.
He has also submitted a Planning Statement which assesses the application against
both National and Local Panning Policy. This considers that the main issue here is the
impact of the new building on the openness of the Green Belt; its impact on landscape
character and visual amenity. The Statement also says that, “the demolition of the arena
would sadly force the closure of the business as the applicant has borrowed a
significant amount in order to construct it and would be unable to raise further funds to
rebuild to the consented specifications”. It is suggested that demolition and rebuilding to
the approved dimensions would be of the order of £190k. This position is supported by
the applicant’s accountants. It is his view that the impact of the building is low and that
the benefits it brings are sufficient to outweigh this limited harm.
Development Plan
The Core Strategy 2014 – NW1 (Sustainable Development); NW3 (Green Belt), NW10
(Development Considerations), NW12 (Quality of Development), NW13 (Natural
Environment) and NW14 (Historic Environment)
Saved Policies of the North Warwickshire Local Plan 2006 – Core Policy 3 and policies
ENV13 (Building Design); ENV14 (Access Design) and ENV16 (Listed Buildings)
Other Material Planning Considerations
The National Planning Policy Framework 2012 – (the “NPPF”)
The National Planning Practice Guidance 2014 – (the “NPPG”)
Observations
At this time the Board is asked to note receipt of the application. However in this case
the Board will be aware that this application is a retrospective one and seeks to retain a
building that is materially larger than that approved. It will be advised to treat the case
for the building as built. In considering that matter then the main issues here are likely to
be to establish whether this appropriate development in the Green Belt; an assessment
of the impact of the building on the openness of the Green Belt, the landscape
character, the setting of the nearby Listed Building and visual amenity. In the event of
the Board not being satisfied on these issues than the prospect of a refusal is raised
with consideration as to the expediency of enforcement action. Because of the
significance of the decision on the applicant of the consequences of such potential
action, it is strongly recommended that the Board visits this site prior to its consideration
of the case. It would then be better placed to address these issues and to afford weight
to them in its overall assessment of the case.
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Recommendation
That the Board visits the site prior to determination of the application

5/298

BACKGROUND PAPERS
Local Government Act 1972 Section 100D, as substituted by the Local Government Act,
2000 Section 97
Planning Application No: PAP/2016/0091
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Date

12/2/16

Note: This list of background papers excludes published documents which may be referred to in the
report, such as The Development Plan and Planning Policy Guidance Notes.
A background paper will include any item which the Planning Officer has relied upon in preparing the
report and formulating his recommendation. This may include correspondence, reports and documents
such as Environmental Impact Assessments or Traffic Impact Assessments.
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