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Item No :- 01

Change of use of agricultural land to residential land and addition of boundary
fence, hedge and driveway turning area at Templis Broadwell Moreton-In-Marsh
Gloucestershire GL56 0TU

Full Application
22/03851/FUL

Applicant: Mr William Neill

Agent:

Case Officer: Amy Hill

Ward Member(s): Councillor David Cunningham
Committee Date: 8th February 2023

RECOMMENDATION: | REFUSE

l. Main Issues:

(2) Impact on Landscape
(b) Highways

(c) Trees
2. Reasons for Referral:
2.1 In accordance with the Scheme of Delegation, the application has been brought to

Committee as the applicant is Councillor Neill's husband.
3. Site Description:

3.1 The site comprises a two-storey detached late Arts and Crafts-style dwellinghouse,
set in approximately 0.4 hectares of garden, and a strip of currently undeveloped land
(approximately 8m wide by 57m long) to the north-west of the dwellinghouse. The site is
located approximately 100m to the east of Broadwell Conservation Area along Broadwell
Road to Lower Oddington. The house is set back approximately 30m from the road,
orientated with the principal elevation facing south-east. The current access to the site is to
the south-west of the dwellinghouse and garden to the east.

3.2  Thesite is surrounded by open countryside, and is located within the Cotswolds Area
of Outstanding Natural Beauty (AONB), with the dwellinghouse and existing garden within
the Moreton-in-Marsh Surrounds Special Landscape Area (SLA). Along the north-east
boundary of the site is a Public Right of Way (Broadwell Footpath 6).

4., Relevant Planning History:
4.1 13/03559/FUL: Erection of two storey side extension and dormer window, erection

of a porch canopy over new entrance and single storey lean-to roof over existing garden
terrace. Permitted September 2013



42 17/00792/NONMAT: Non-material amendment to application 13/03559/FUL for a
revision of solar panel arrangement on carport roof. Permitted August 2017

43 20/00656/FUL: Part-retrospective application for construction of single-storey timber
frame garden shed. Permitted July 2020

5. Planning Policies:

TNPPF The National Planning Policy Framework
CDCLP CDC LOCAL PLAN 2011-2031

ENI Built, Natural & Historic Environment
EN2 Design of Built & Natural Environment
EN4 The Wider Natural & Historic Landscape
EN5 Cotswolds AONB

EN6 Special Landscape Areas

EN7 Trees, Hedgerows & Woodlands

INF4 Highway Safety

INF5 Parking Provision

INF7 Green Infrastructure

6. Observations of Consultees:

6.1 Landscape Officer: Views incorporated within the Officer's Assessment.
7. View of Town/Parish Council:

7.1 No comment

8. Other Representations:

8.1 None received at time of writing.

9. Applicant's Supporting Information:

e Planning Statement
e Proposed Plans

10. Officer's Assessment:

0.  Section 38(6) of the Planning and Compulsory Purchase Act 2004 states that 'If regard
is to be had to the development plan for the purpose of any determination to be made under
the planning Acts the determination must be made in accordance with the plan unless material
considerations indicate otherwise.'

10.2 The starting point for the determination of this application is therefore the current
development plan for the District, which is the adopted Cotswold District Local Plan 2011 -
2031. The policies and guidance within the revised National Planning Policy Framework
(NPPF) are also a material planning consideration.



10.3 The proposal is for the incorporation of a strip of land, currently classed as agricultural,
into the residential land associated with the dwellinghouse known as Templis. It would be
utilised to provide larger parking and turning facilities on the site. This would include removal
of a substantial part of the existing holly hedge and the planting of a beech hedge along the
extended boundary, with a post and rail fence (or similar).

(a) Impact on Landscape

10.4 The site is located within the Cotswolds AONB. Section 85 of the Countryside and
Rights of Way (CROW) Act 2000 states that relevant authorities have a statutory duty to
conserve and enhance the natural beauty of the AONB.

10.5 Local Plan Policy EN2 (Design of the Built and Natural Environment) supports
development which accords with the Cotswold Design Code and respects the character and
distinctive appearance of the locality.

10.6 Local Plan Policy EN4 (The Wider Natural and Historic Landscape) supports
development where it does not have a significant detrimental impact on the natural and
historic landscape (including the tranquillity of the countryside) of Cotswold District or
neighbouring areas. Proposals should take account of landscape and historic landscape
character, visual quality and local distinctiveness.

10.7 Local Plan Policy EN5 (Cotswolds Area of Outstanding Natural Beauty) relates
specifically to the Cotswolds AONB, and states that in determining development proposals
within the AONB, or its setting, the conservation and enhancement of the natural beauty of
the landscape, its character and special qualities will be given great weight.

10.8 Local Plan Policy EN6 (Special Landscape Areas) states development will be permitted
provided it does not have a significant detrimental impact upon the special character and key
landscape qualities of the area including its tranquillity.

10.9 Local Plan Policy INF7 (Green Infrastructure) of the Local Plan states that development
proposals must contribute, depending on their scale, use and location, to the protection and
enhancement of existing Green Infrastructure and/or the delivery of new Green
Infrastructure. Green Infrastructure will be designed in accordance with principles set out in
the Cotswold Design Code (Appendix D).

10.10 Section |5 of the NPPF seeks to conserve and enhance the natural environment. More
specifically Paragraph 174 of the National Planning Policy Framework requires the planning
system to recognise the intrinsic character and beauty of the countryside and Paragraph 176
states great weight should be given to conserving and enhancing landscape and scenic beauty
in Areas of Outstanding Natural Beauty (amongst other sensitive areas), which have the
highest status of protection in relation to these issues.

10.11 The dwellinghouse and existing residential land fall within the locally designated
Moreton-in-Marsh Surrounds SLA. Whilst this is noted, the land in question for the change of
use is outside of this, and is within the nationally designated Cotswolds AONB. As such, the
impact of the proposed change of use on the statutorily protected Cotswolds AONB is
considered to take precedence over the impact on the setting of the SLA, and as such the
landscape impact on the Cotswolds AONB has been the focus of the assessment below.



10.12 The site falls within the Landscape Character Type |17: Pastoral Lowland Vale of the
AONB and the Landscape Character Area |7b: Vale of Moreton as identified by the Cotswold
AONB Landscape Strategy and Guidelines (June 2016) produced by the Cotswolds National
Landscape Board.

10.13 The site and surrounds share a number of the published key characteristics of this
character assessment, with the site located within a deeply rural, agricultural landscape, which
is populated by a small number of villages and hamlets linked by winding lanes.

10.14 Within the Cotswold AONB Landscape Strategy and Guidelines (June 2016), a number
of potential landscape implications are highlighted that relate to isolated development that
might compromise rural landscape character and dispersed settlement patterns. Those of
relevance to this proposal are set out below:

Visual intrusions introduced to the landscape;

Erosion of the sparse settlement pattern of the Pastoral Lowland Vale;

Introduction of 'lit' elements to characteristically dark landscapes;

Loss of tranquillity;

Suburbanisation and domestication of agricultural landscape by the introduction of gardens e.g.
ornamental garden plants and boundary features, parking areas, lighting, and conversion of tracks
to manicured drives and ornamental gateways; and

e Appearance of 'mini parklands' out of context with the surrounding landscape.

10.15 The site is separated from the built form of the village of Broadwell by one pastoral
field (of which the site is a part). The section of land subject to the proposed change of use
comprises a vegetated field margin which, whilst currently does not appear to form part of an
actively farmed area, is nevertheless visually perceived as part of the field.

10.16 Beyond the northern and western boundaries is a continuation of the pastoral field
network of which the parcel of land forms a part. Views of the site are gained from the
neighbouring public footpath to the north and also from Broadwell Road to the south-west
and Chapel Street to the north-west. Visibility of the site is generally limited to the local area,
rather than long distance views.

10.17 In consultation with the Council's Landscape Officer, officers have concerns regarding
the proposed change of use of the strip of land, and proposed associated works, as follows.

10.18 The site and surrounding fields are characteristic of the agricultural character of the
area. A change of use to residential garden would be to the detriment of this character. The
proposal would erode the field pattern present within the area and increase residential
encroachment. This would be to the detriment of the dispersed settlement pattern of the
area.

10.19 It is also considered that the introduction of additional hardstanding and the potential
introduction of ornamental planting, domestic structures, entertainment spaces, lighting and
other domestic paraphernalia to the site would be detrimental to the rural landscape.



10.20 Perceptual impacts also need to be considered. There is a level of sound, activity and
potentially light associated with gardens. The encroachment of increased noise and activity
into the rural landscape should be limited.

10.2]1 Officers therefore consider that the landscape impacts of the proposed change of use
would be harmful to the rural character of the Cotswolds AONB. The encroachment would

be clearly visible from public views, thus also harming the appearance of the Cotswolds
AONB.

10.22 The proposal therefore fails to conserve and enhance the natural beauty of the AONB,
and is therefore contrary to the requirements of Local Plan Policies EN2, EN4, and EN5 and
Section 15 of the NPPF.

(b) Highways

10.23 Local Plan Policy INF4 relates to Highway Safety and seeks to avoid location where
cumulative impact of congestion or other undesirable impact on the transport network is
likely to remain severe following mitigation and having regard where appropriate, to the
Manual for Gloucestershire Streets or any guidance produced by the Local Highway Authority
that may supersede it. Local Plan Policy INF5 states that 'Development will make provision
for residential and non-residential vehicle parking where there is clear and compelling
evidence that such provision is necessary to manage the local road network." The guidance
notes form this policy support the considerations of Paragraph 107 of the NPPF. Section 9
of the NPPF promotes sustainable transport.

10.24 The main rationale for the proposed change of use of land is to provide an improved
parking and turning on the site, to avoid vehicles reversing onto the road. Whilst the
applicant's concerns regarding the ability to turn on the site are noted, especially for larger
vehicles, this is a long established situation on the site, and the public benefits accrued from
improving this are considered insufficient to warrant the harm to the Cotswolds AONB.

10.25 Additionally, it is also noted that the dwellinghouse benefits from a generous existing
garden area, and information has not been provided to illustrate that a turning bay could not
otherwise be provided within the existing residential garden; notably to the south of the
dwellinghouse and to the east of the access drive.

(c) Trees and Hedgrerows

10.26 Local Plan Policy EN7 requires development to conserve and enhance natural assets
to be affected, including trees, hedgerows, and woodland of high landscape amenity, ecological
or historical value as well as veteran trees.

10.27 There is an existing holly hedge purported to be contemporaneous with the erection
of the dwellinghouse (circa. 100 years old) which is proposed to be substantially removed.
The hedge appears to be of some age, and as such this seems a reasonable assumption. The
Woodland Trust advises that a holly tree can live to around 300 years old, and as such, the
hedge in question could remain a feature of the landscape for years to come if not interfered
with.



10.28 Although the removal of the hedge is not in itself development for the purposes of
planning control, as it nevertheless forms part of the current proposals, the re-planting of a
hedge along the boundary of the site with the field would have been sought if the change of
use were otherwise acceptable. A mixed native species hedge, rather than a uniformly beech
hedge, as currently shown on the proposed plans, would however have been requested.

10.29 The trees within the hedge and elsewhere within the application site are not protected
by a Tree Preservation Order and are not within a conservation area. The trees to be directly
affected by the proposal appear to be of limited amenity value and, as such, it is considered
that any loss of trees on the site could be satisfactorily mitigated by conditions to require
replacement planting within the extended garden area.

1. Conclusion:

I'1.1  The proposal is considered to fail to accord with the above Local Plan Policies and
national policies. As such, it is recommended the application is refused.

12. Reason for Refusal:

2.1  The application site is located within the Cotswolds Area of Outstanding Natural
Beauty (AONB) wherein the Council is statutorily required to have regard to the purpose of
conserving and enhancing the natural beauty of the landscape. The site is located in a visually
isolated rural location in the Cotswolds AONB separated from the nearest settlement by
open fields. A change of use of the agricultural land to residential garden would be to the
detriment of this character and appearance of the Cotswolds AONB, eroding the field pattern
present within the area and increasing residential encroachment within the area. This would
be to the detriment of the dispersed settlement pattern of the area, which would be perceived
locally from Broadwell Footpath 6 and Broadwell Road. As such, the proposal is contrary to
Cotswold District Local Plan Policies EN2, EN4 and EN5 and NPPF Paragraphs 174 and 176,
and to permit the application would therefore by contrary to the requirements of Section 85
of the Countryside and Rights of Way (CROW) Act 2000 to conserve and enhance the natural
beauty of the landscape.
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