
ITEM 6.94 

 

Planning Control Committee  

 

Application No:  CH/14/0175 

Received: 20-May-2014 

 

Location: 74, Hayfield Hill, Rugeley 

Parish: Cannock Wood 

Ward: Rawnsley Ward 

Description: Residential Development:- Erection of a detached 3 bedroom dwelling 

with associated access and parking 

 

Application Type: Full Planning Application 

 

RECOMMENDATION  Refuse for the following reasons:- 

 

 

1. The entire development would be within the AONB, and the gardens associated with 

the host dwelling and neighbouring dwellings contribute towards its character and 

appearance.  As such, the inclusion of a dwelling in the rear garden would erode the 

character and appearance of the AONB, contrary to Local Plan policies CP3, CP14 and 

the NPPF, which seek to preserve and enhance the character and appearance of the 

AONB. 

 

2.  Due to the southern elevation of the proposed dwelling being in close proximity to 

existing high hedges and trees the proposed development would offer poor amenity for 

future occupiers and would result in pressure for the removal and reduction of established 

boundary treatments, which also contribute to the character of the AONB and in part help 

screen the development.  As such, the proposal conflicts with Local Plan Policies CP3, 

CP14 and the NPPF. 

 

3.  The additional traffic associated with the new dwelling would utilise the existing 

access off Hayfield Hill, which owing to its restricted visibility and being geometrically 

inadequate would increase highway danger.   As such, the proposal, is contrary to the 

aims of Local Plan Policy CP3, which seeks to promote ease of access and mobility 

within the development and from its surroundings in the interests of highway safety. 

 

 

 

 

Reason for Committee decision: neighbour objections 

 

EXTERNAL CONSULTATIONS 

 

Cannock Wood Parish Council  No comments received. 

 

Staffordshire County Highways  Objection – The traffic generated by the proposed 

development would be likely to result in increased highway danger owing to the 
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increased use of the existing access, which affords restricted visibility for drivers 

emerging from the access. 

 

The proposed development would result in the increase in the likelihood of highway 

danger to road users owing to vehicles waiting on the public highway as a result of the 

existing access being geometrically inadequate to accommodate passing vehicles. 

 

INTERNAL COMMENTS 

 

Environmental Protection  No comments 

 

Trees, Landscape and Countryside  Holding objection, subject to further information in 

respect of trees / hedges to be removed  / retained; levels information and proposed 

landscaping details. 

 

AONB (Area of Outstanding Beauty Unit)  Objection.  – That the proposed development 

would adversely affect the landscape and scenic beauty of the AONB contrary to the 

NPPF and local plan policies. 

 

 

RESPONSE TO PUBLICITY 

 

Site notice put up near site and adjacent occupiers notified with 2 letters of support and 4 

letters of objection received.   

 

Letters in support state that: 

• The application site is already in residential use and is effectively screened 

therefore the proposed dwelling will not be easily visible. 

 

The objectors have raised the following issues: 

• Proposal would result in unwelcomed precedent for other similar development in 

the area; 

• Impact on the AONB; 

• Impact on the Green Belt; 

• Application should be refused based on local opposition;  

• Loss of garden land and associated ecological and health benefits associated with 

gardens. 

 

 

RELEVANT PLANNING HISTORY  

 

CH/09/0090 – Lawful Development Certificate to incorporate land as residential 

curtilage.  Granted  2009. 

 

 

1. SITE AND SURROUNDINGS  
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1.1. The application site comprises land associated with 74 Hayfield Hill.  This 

comprises a strip of land to the south of 74 Hayfield Hill and a large section of 

the lower rear garden of this dwelling.  The host dwelling comprises a semi 

detached two storey dwelling with outbuildings and garage to the rear and an 

extensive broadly rectangular garden.  The dwelling fronts onto Hayfield Hill 

and backs on to fields.  The boundaries to the site mainly comprise mature tree 

and hedge planting. 

 

1.2. The land to the side of 74 Hayfield Hill, was formerly a field, which now has a 

swimming pool to the rear and has an established use as residential curtilage to 

No. 74.   

 

1.3. The site slopes from east to west and the difference in levels is nearly 9m. 

 

1.4. The entire site is within the Area of Outstanding Natural Beauty and the area to 

be used for the access / turning area to the south of 74 Hayfield Hill is within 

the Green Belt. 

 

 

2. PROPOSAL  

 

2.1. The proposal is for the erection of a detached dormer dwelling with an integral 

garage.  Most of the first floor accommodation is accommodated in the roof 

space.  The footprint is in the form of a ‘T’.  This dwelling would be 

approximately 35m from the rear of the host dwelling, located on lower ground 

and orientated to have its principal elevation facing south.  The dwelling would 

be approximately 4m off the boundary with 72 Hayfield Hill.   

 

2.2. In terms of appearance the roof is of a hipped gable design, the applicant has 

suggested that this is to reduce mass and match the existing vernacular of the 

area.  The roof and walls would be clad in Western Red Cedar shingles and 

doors / windows would be constructed from natural pine.  This is to assimilate 

the dwelling with its surroundings. 

 

2.3. The proposed dwelling would utlilise the existing access to the front of 74 

Hayfield Hill, then the drive to the proposed dwelling and parking would run 

along the garden to No, 74 Hayfield Hill for 40m with a width varying between 

3m and 10m at its widest point.  The access would lead to three parking spaces 

located to the side of the proposed dwelling.  The access, turning and parking 

are would be surfaced in Bodpave 85 – (Cellular reinforced plastic blocks which 

allow grass to grow through)  

 

2.4. The amenity area to the proposed dwelling would be to the west of the proposed 

dwelling. 
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3. PLANNING POLICY  

 

3.1. Section 38 of the Planning and Compulsory Purchase Act 2004 requires 

planning applications to be determined in accordance with the provisions of the 

Development Plan, unless material considerations indicate otherwise.   

  

3.2. The Development Plan currently comprises the Cannock Chase Local Plan 

(2014) 

 

3.3. Other material considerations relevant to assessing current planning applications 

include the National Planning Policy Framework (NPPF) and Supplementary 

Planning Guidance/Documents. 

 

Cannock Chase Local Plan (2014)  

 

3.4. CP1 - Strategy – the Strategic Approach 

The overall strategy is to direct housing and employment development to urban 

areas in proportion to population sizes at the start of the plan period and protect 

the Cannock Chase AONB and other green infrastructure. Within this approach 

Cannock’s role as a strategic sub-regional town centre is supported via 

provision for most comparison retail development. The national presumption in 

favour of sustainable development is restated. For housing, the Local Plan 

strategy will sit within the wider strategy for south-east Staffordshire which 

aims to meet a minimum housing requirement for this area focusing housing 

delivery on settlements. 

 

3.5. CP2 - Developer contributions for Infrastructure 

Contributions will be sought from all development to ensure provision of the 

infrastructure needed to support the level of development required over the plan 

period. This will be primarily through a Community Infrastructure Levy to be 

detailed in a Charging Schedule or via Section 106 planning obligations. 

 

3.6. CP3 - Chase Shaping – Design 

High quality design will be a requirement of all development. Particular facets 

of good design includes amongst other factors: Being well related within the 

development and with existing buildings and their surroundings in terms of 

layout, density, access, scale and appearance.  Successfully integrate with 

existing trees, hedges and landscape features.  Promote ease of access and 

mobility.  Preserve and enhance the landscape, scenic beauty  and character of 

the Area of Outstanding Natural Beauty and its setting through the careful 

design of new development. 

 

3.7. CP6 - Housing Land 
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The plan provides for 5,300 new houses within the District between 2006 and 

2028. 1,625 new houses were completed in the first six years. 2,350 new houses 

will be provided in the urban areas of the District, 66% in Cannock, Hednesford 

and Heath Hayes, 29% in Rugeley and Brereton and 5% in Norton Canes 

(identified via the Strategic Housing Land Availability Assessment 2012). 

Urban extensions within Cannock Chase District are identified via a strategic 

site west of Pye Green Road for 750 new houses (with potential for 900), and 

south of Norton Canes for 670 houses. A strategic development allocation to the 

east of Rugeley within the Lichfield District Local Plan contributes 500 houses 

to meeting the growth requirements of Rugeley and Brereton via the south-east 

Staffordshire strategy. Site safeguarding for development beyond the plan 

period will be addressed in Local Plan Part 2. 

 

3.8. CP7 - Housing Choice 

Delivery of affordable housing is prioritised by the Council for the District. 

Both the Cannock and Rugeley housing markets also need to be balanced by 

building more smaller dwellings suitable for younger people as well as larger 3 

and 4 bedroom homes.  

 

Affordable housing financial contribution for 1 -14 dwellings and on-site 

provision 15+ 

 

3.9. CP13 - Cannock Chase Special Area of Conservation (SAC) 

Protection of all internationally important habitats and species, in particular the 

Cannock Chase SAC, is informed by the findings of a Habitats Regulations 

Assessment. As a result, all housing development will be required to provide 

appropriate mitigation measures, potentially including provision of Suitable 

Alternative Natural Green Space (SANGS). 

 

3.10. CP14 - Landscape Character and Cannock Chase Area of Outstanding Natural 

Beauty (AON B) 

Consideration of landscape character will be required in all developments. In 

particular sensitive development will be required in or near the Cannock Chase 

AONB guided by the AONB Management Plan. 

 

 

 National Planning Policy Framework  

  

3.11. The NPPF sets out the Government’s position on the role of the planning system 

in both plan-making and decision-taking. It states that the purpose of the 

planning system is to contribute to the achievement of sustainable development, 

in economic, social and environmental terms, and it emphasises a “presumption 

in favour of sustainable development”. 
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3.12. All the core planning principles have been reviewed and those relevant in this 

case are that planning should:-   

 

1 - be genuinely plan-led, empowering local people to shape their 

surroundings, with succinct local and neighbourhood plans setting out a 

positive vision for the future of the area. Plans should be kept up-to-date, 

and be based on joint working and co-operation to address larger than local 

issues. They should provide a practical framework within which decisions 

on planning applications can be made with a high degree of predictability 

and efficiency; 

2 - not simply be about scrutiny, but instead be a creative exercise in finding 

ways to enhance and improve the places in which people live their lives;- 

proactively drive and support sustainable economic development to deliver 

the homes, business and industrial units, infrastructure and thriving local 

places that the country needs. Every effort should be made objectively to 

identify and then meet the housing, business and other development needs of 

an area, and respond positively to wider opportunities for growth. Plans 

should take account of market signals, such as land prices and housing 

affordability, and set out a clear strategy for allocating sufficient land which 

is suitable for development in their area, taking account of the needs of the 

residential and business communities; 

3 - always seek to secure high quality design and a good standard of amenity 

for all existing and future occupants of land and buildings; 

4 - take account of the different roles and character of different areas, 

promoting the vitality of our main urban areas, protecting the Green Belts 

around them, recognising the intrinsic character and beauty of the 

countryside and supporting thriving rural communities within it; 

6 - contribute to conserving and enhancing the natural environment and 

reducing pollution. Allocations of land for development should prefer land 

of lesser environmental value, where consistent with other policies in this 

Framework; 

10 - actively manage patterns of growth to make the fullest possible use of 

public transport, walking and cycling, and focus significant development in 

locations which are or can be made sustainable; and 

 

3.13. Key provisions of the NPPF relevant in this case:  

 

3.14. The NPPF confirms that a plan-led approach to the planning system and that 

decisions must be made in accordance with the Development Plan. In particular 

the following NPPF references are considered to be appropriate. ( 

 

3.15. 6: Delivering a wide choice of high quality homes 

 

3.16. Paragraph 49. Housing applications should be considered in the context of the 

presumption in favour of sustainable development. 
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3.17. Paragraph 50 seeks to deliver a wide choice of quality homes and states local 

planning authorities should plan for a mix of housing. 

 

3.18. Paragraph 53. LPA’s should consider the case for setting out policies to resist 

inappropriate development of residential gardens, for example where 

development would cause harm to the local area. 

 

3.19. 7. Requiring good design 

 

3.20. Paragraph 56 attaches great importance to the design of the built environment 

and states good design is a key aspect of sustainable development, is indivisible 

from good planning, and should contribute positively to making places better for 

people. 

 

3.21. Paragraph 57 states it is important to plan positively for the achievement of high 

quality and inclusive design. 

 

3.22. Paragraph 58 states planning policies and decision should aim to ensure that 

development meet criteria including:- 

- Function well and add to the overall quality of the area 

- Establish a strong sense of place 

- Respond to local character and history and reflect the identity of local 

surroundings and materials 

- Are visually attractive as a result of good architecture and appropriate 

landscaping 

 

3.23. Paragraph 61 considers planning decisions should address connections between 

people and places and the integration of new development into the natural, built 

and historic environment. 

 

3.24. Paragraph 64. Permission should be refused for development of poor design that 

fails to take the opportunities available for improving the character and quality 

of an area and the way it functions. 

 

3.25. 9, Protecting Green Belt land 

 

3.26. Paragraph 79 Green Belt policy is to prevent urban sprawl by keeping land 

permanently open. 

 

3.27. Paragraph 80. identifies the five purposes of Green Belts which are: 

- to check the unrestricted sprawl of large built-up areas 

- to prevent neighbouring towns merging into one another 

- to assist in safeguarding the countryside from encroachment 

- to preserve the setting and special character of historic towns 

- to assist in urban regeneration by encouraging recycling of derelict and other 

urban land 
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3.28. Paragraph 81 states local planning authorities should plan positively to enhance 

the beneficial use of the Green Belt and to retain and enhance landscapes and 

visual amenity. 

 

3.29. Paragraph 87 Inappropriate development is harmful to the Green Belt and 

should not be approved except in very special circumstances. 

 

3.30. Paragraph 88 When considering any planning application, local planning 

authorities should ensure that substantial weight is given to any harm to the 

Green Belt…….. ‘Very special circumstances’ will not exist unless the potential 

harm to the Green Belt by reason of inappropriateness, and any other harm, is 

clearly outweighed by other considerations. 

 

3.31. Paragraph 89 New buildings are inappropriate in the Green Belt. Except: 

- buildings for agriculture of forestry 

 - provision of appropriate facilities for outdoor sport, outdoor recreation and 

for cemeteries as long as it preserves the openness of the Green Belt and does 

not conflict with the purposes of including land within i 

 - replacement of a building provided the new building is the same use and not 

materially larger than the one it replaces 

- Limited infilling or the partial or complete redevelopment of previously 

developed sites (brownfield land), whether redundant or in continuing use 

(excluding temporary buildings), which would not have a greater impact on the 

openness of the Green Belt and the purpose of including land within it than the 

existing development. 

 

Paragraph 90. Certain other forms of development are also not inappropriate in 

Green Belt provided they preserve the openness of the Green Belt and do not 

conflict with the purposes of including land in Green Belt. These are: 

● mineral extraction; 

● engineering operations; 

● local transport infrastructure which can demonstrate a requirement for a Green 

Belt location; 

● the re-use of buildings provided that the buildings are of permanent and 

substantial construction; and 

 ● development brought forward under a Community Right to Build Order 

  

3.32. 11. Conserving and enhancing the natural environment 

  

3.33. Paragraph 111 encourages effective use of land by re-using land that has been 

previously developed (brownfield land) provided it is not of high environmental 

value. 

 

3.34. Paragraph 115 states: Great weight should be given to conserving landscape and 

scenic beauty in National Parks, the Broads and Areas of Outstanding Natural 
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Beauty, which have the highest status of protection in relation to landscape and 

scenic beauty.  

 

3.35. Paragraph 118 states planning permission should be refused for development 

resulting in loss or deterioration of irreplaceable habitats...and the loss of aged 

or veteran trees...unless the benefits of the development clearly outweigh the 

loss. 
 

Residential Extensions Design Guide  

 

3.36. This supplementary planning guidance details what is required to ensure that 

development is of the highest design standards and that amenity of neighbouring 

residential properties will be protected.  Although the title refers to extensions 

the principles within the guide can be applied to all residential development.  It 

includes the following minimum separation distances –  

• Facing principal windows should be separated by at least 21.3m (70ft)  

• There should be no obstruction of light above a vertical angle of 25° 

measured from the centre of the windowsill within any horizontal sweep 

of 45° excluding the angle within 45° of the windowpane.   

 

Parking Standards, Travel Plans & Developer Contributions for 

Sustainable Transport (SPD)  

  

3.37. This document sets out the maximum number of parking spaces required for 

new development.  Specifically it requires new two or three bedroom dwellings 

to provide 2 off-street parking spaces.  

 

 

4. DETERMINING ISSUES 

 

4.1. The determining issues for the application are: 

• Principle of development 

• Design 

• Impact on the character and appearance of the AONB 

• Impact upon neighbouring dwellings 

• Parking and highways 

• Landscaping 

• Affordable housing provision  

• Impact upon the Cannock Chase Special Area of Conservation  

 

 

4.2. Principle of development   The proposal is to develop garden land for a new 

dwelling. The application site is part within the Green Belt and wholly within 

the Area of Outstanding Natural Beauty.   
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4.3. In accordance with the NPPF, gardens are no longer considered previously 

developed land (brownfield); they are as such considered greenfield sites.  

Whilst the NPPF sets out a presumption in favour of sustainable 

development there is no presumption in favour of developing gardens 

(greenfield), particularly where a district can demonstrate a 5 year housing 

supply.    

 

4.4. Elements of the proposal (access / turning area) adjacent to No. 74 Hayfield Hill 

would be within the Green Belt, at present this area is grassed although on the 

plans this area is shown as an existing driveway.  The area the proposed 

dwelling would be sited upon is not within the Green Belt. 

 

4.5. Local Plan policy CP11 states that development proposals within the Green Belt 

will be assessed against the NPPF and Local Plan Policy CP14 states that 

appropriate development within the Green Belt must be sensitive to the 

distinctive landscape character ensure they do not have an adverse impact upon 

their setting through design, layout or intensity.   The NPPF states that 

development is inappropriate in the Green Belt except for certain types of 

development set out under paragraphs 89 and 90 of the NPPF.   The creation of 

the access could be considered an engineering operation.   Paragraph 90, states 

that certain other forms of development are not inappropriate in the Green Belt, 

provided they preserve the openness of the Green Belt and do not conflict with 

the purposes of including land within the Green Belt.  The preceding list 

includes ‘engineering operations’.  Your officers are of the opinion that because 

the access would not impact on openness or the purposes for including land 

within the Green Belt it is ‘appropriate development’.    

 

4.6. Design 

With regards to siting the established layout character of the area is of  

dwellings being located along the front and adjacent to Hayfield Hill, with deep 

gardens falling towards fields to the rear.  With the exception of scattered 

outbuildings there are no substantial buildings in rear gardens.  As such, the 

proposal would introduce a substantial building against the established character 

of the area.   In terms of scale the proposed dwelling is different in form and 

shape to nearby dwellings.  In terms of its footprint it would be substantial in 

comparison to the host dwelling.  Notwithstanding the fact that it is a dormer 

dwelling, in terms of its height (7m) this is marginally less than a typical two 

storey dwelling. 

 

4.7. Appearance – Surrounding dwellings comprise mainly detached and semi 

detached post war dwellings, which are of rendered brick/block construction 

with tile roofs.  To enable the dwelling to assimilate with its surroundings the 

proposed dwelling would have predominantly timber facing materials. 

 

4.8. Overall, your officers are of the opinion that the proposed dwelling is 

substantial in terms of its scale, which results in it being close to existing 
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boundaries.  Particularly the principal elevation, which would be south facing at 

a distance of 1.5m to 4m from high hedges and trees.  Consequently, it would 

result in poor amenity for future occupiers and pressure for the reduction or 

removal of existing boundary treatments.   In terms of appearance the proposed 

materials are acceptable, providing that the scale of the building were reduced.  

However, notwithstanding this, in terms of its siting the building would be out 

of character with the surrounding pattern of development.  As such, in terms of 

layout and design it would conflict with the aims of Local Plan Policies CP3, 

CP14 and the NPPF. 

 

4.9. Impact on the character and appearance of the AONB 

The entire site is within the Area of Outstanding Natural Beauty (AONB).  

Local Plan Policies CP3 and CP14, seeks to protect, conserve and enhance the 

districts landscape character.  In order to achieve this it requires that 

development proposals must be sensitive to the distinctive landscape character 

ensure they do not have an adverse impact upon their setting through design, 

layout or intensity.  

 

4.10. Paragraph 115 of the NPPF states that: Great weight should be given to 

conserving landscape and scenic beauty in National Parks, the Broads and Areas 

of Outstanding Natural Beauty, which have the highest status of protection in 

relation to landscape and scenic beauty. 

 

4.11. The proposed access and dwelling would be on garden land, which is on the 

fringe of existing built development and is also within the AONB.  The host 

dwelling forms part of an established character of development, which mainly 

comprises development in a linear formation adjacent and fronting onto 

Hayfield Hill, with deep rear gardens sloping down onto fields.  As such, with 

the exception of a few scattered out buildings development is mainly along 

Hayfield Hill with gardens and fields beyond this comprising soft and mature 

landscaping.  As such, the gardens also contribute towards the scenic and 

landscape characteristics of the AONB.  

 

4.12. It is acknowledged that the development would be screened by existing trees.  

However, the introduction of a new and substantial building in the rear garden 

(Greenfield) would change the established layout and character to the detriment 

of the objectives of AONB designation.  Furthermore, given the topography of 

the site and nearby network of paths the proposal would be partly visible and 

therefore given its location away from the established built development and its 

scale it would detract from the character and appearance of the AONB, contrary 

to the aims of Local Plan policies CP3, CP14 and the NPPF. 

 

4.13. Impact upon neighbouring dwellings The nearest dwellings to the site of the 

proposed dwelling are 74 Hayfield Hill (host dwelling) and No 72, both of 

which would be approximately 35m from the proposed dwelling.  Given the 

separation distance and intervening boundary treatments; whilst the proposed 
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building may be visible from upper floor windows of adjacent buildings it 

would have no material impact in terms of loss of outlook or privacy to 

adjoining occupiers.  It would also be within the council’s spatial distance 

requirements when considering overbearing impact.  As such, the proposed 

dwelling would have no material adverse impact on the amenity of adjoining 

occupiers.  Notwithstanding this, the proposal would also result in a peculiar 

arrangement / relationship between the host dwelling and the proposed dwelling 

in that the amenity space for the host dwelling would be severed by the 

proposed access to the new dwelling 

 

4.14. Parking and highways – As a three bed dwelling, in accordance with the 

councils maximum parking standards the proposed development would require 

2 parking spaces.  In this instance three parking spaces are proposed, which 

exceed the councils standards. 

 

4.15. The proposed dwelling would utilise the existing access off Hayfield Hill.  

However, County Highways have objected on the basis that the access is likely 

to result in increase highway danger given its restricted visibility and being 

geometrically inadequate.   Furthermore, your officers are of the opinion that the 

reduction in the front hedge to improve visibility would further impact on the 

character of the area. 

 

4.16. Landscaping – The comments from the landscape officer are noted.  However, it 

is considered that if approval were to be recommended these matters could 

potentially be addressed through the imposition of appropriate conditions. 

 

4.17. Affordable Housing Provision  - Under Local Plan Policy  CP7 all new 

residential schemes should include an element of affordable housing – for site of 

up to 15 dwellings this should be by way of a financial contribution for off-site 

provision.  The Council has decided however that in the current economic 

climate, and given the viability issues that are often associated with small-scale 

developments, this requirement will not be applied for proposals of 1-4 

dwellings such as this application.  As such there is no requirement for an 

adorable housing contribution.   

 

4.18. Impact upon the Special Area of Conservation - The Council has a duty as a 

responsible authority under the Conservation of Habitats and Species 

Regulations 2010 (Habitat Regulations) to ensure that the decisions it makes on 

planning applications do not result in adverse effects on the integrity of the 

Cannock Chase Special Area of Conservation (SAC), which has internationally 

protected status under the Regulations for its unique heathland habitat. 

 

4.19. Evidence shows that the “in combination” impact of proposals involving a net 

increase of one or more dwellings within a 15 kilometre radius of the SAC 

would have an adverse effect on its integrity. The effects comprise additional 

damage from visitor use and vehicle emissions. So the Local Planning Authority 



ITEM 6.106 

 

Planning Control Committee  

would not be complying with their duty under the Habitat Regulations if 

planning permissions were granted without appropriate mitigation being secured 

prior to developments being built. Therefore, applications proposing a net 

increase in housing development of between 1 and 50 units are subject to a 

Unilateral Undertaking proposing a financial contribution for mitigation of the 

impact of the development on the SAC of £450 per dwelling in the 0-8 

kilometre zone (which includes the whole of Cannock Chase District apart from 

Little Wyrley) and £300 per dwelling in the 8-15 kilometre zone. 

 

4.20. As this application is for the net addition of 1 dwelling and is within 0-8 

kilometres of the SAC; a financial contribution of £450 would be required. 

 

4.21. Other concerns raised by neighbours. 

Proposal would result in unwelcomed precedent for other similar development 

in the area – Each application is determined in its own merits. 

 

Loss of garden land and associated ecological and health benefits associated 

with gardens – The proposal would result in part of the garden being lost for the 

proposed dwelling and access.  However, in this instance the loss of garden for 

health and ecological reasons cannot be justified as a reason for refusal.  

 

 

5. HUMAN RIGHTS ACT 

 

5.1. The proposals set out in this report are considered to be compatible with the 

Human Rights Act 1998.  The recommendation to refuse accords with the 

policies of the adopted Local Plan and the applicant has the right of appeal 

against this decision.  

 

 

6. CONCLUSION 

 

6.1. Whilst the proposed dwelling is outside the Green Belt the access and works to 

facilitate this would be on Green Belt land.  On balance these works are 

considered ‘appropriate development’ within the Green Belt.  However, the 

entire development would be within the AONB, and the gardens associated with 

the host dwelling and neighbouring dwellings contribute towards its character 

and appearance.  As such, the inclusion of a dwelling in the rear garden would 

erode the character and appearance of the AONB, contrary to Local Plan 

policies CP3, CP14 and the NPPF, which seek to preserve and enhance the 

character and appearance of the AONB. 

 

6.2. Due to the southern elevation of the proposed dwelling being in close proximity 

to existing high hedges and trees the proposed development would offer poor 

amenity for future occupiers and would result in pressure for the removal and 

reduction of established boundary treatments, which also contribute to the 
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character of the AONB and in part help screen the development.  As such, the 

proposal conflicts with Local Plan Policies CP3, CP14 and the NPPF. 

 

6.3. The additional traffic associated with the new dwelling would utilise the 

existing access off Hayfield Hill, which owing to its restricted visibility and 

being geometrically inadequate would increase highway danger.  Furthermore, 

your officers are of the opinion that the reduction in the front hedge to improve 

visibility would further impact on the character of the area.  Contrary to the 

aims of Local Plan Policy CP3, which seeks to promote ease of access and 

mobility within a development and from its surroundings, in the interests of 

highway safety. 

 

6.4. For the above reasons the proposal is considered unacceptable and refusal is 

recommended. 

 

 

 

 

 

 


