
2013/1981/S     LAND ADJACENT TO WHITEHAVEN OLDWICH LANE 

WEST  
 
Application No:  2013/1981/S 

 
Ward/Area: KNOWLE 

 
Location:   LAND ADJACENT TO WHITEHAVEN OLDWICH LANE WEST     

 
Date Registered: 25/11/2013 

 
Applicant:  MR NEIL GILLESPIE 

 
Proposal:  CHANGE OF USE FROM AGRICULTURAL LAND TO STABLES 

& LIVERY YARD INCLUDING 4 No. STABLES, TACK AND 
FEED ROOM AND ASSOCIATED HARDSTANDING AND 
ALTERED ACCESS. 
 

 

Documents Online: 

http://www.solihull.gov.uk/planning/dc/ViewAppDetail.asp?Y=2013&R=1981  
 

PROPOSAL  

 

This application seeks consent for a change of use from agricultural land to 
stables & livery yard. The stables are to be used to provide stables for two of 
the applicant’s horses and two horses on a livery basis.   
 
The proposed building will contain four stables, one tack/restroom with toilet 
and one feed and bedding, thereby enabling up to four horses to be stabled 
on the site at any one time. The building is a U-shaped design creating a 
secure courtyard and will be a wood frame construction with wood and tile 
finishing. The stables measure 17.4m in width, between 3.6m & 8.7m in 
depth, 2.5m in height to eaves, and 3.3m in height to the ridge.  
 
The existing vehicular access onto Oldwich Lane West will be closed and a 
new vehicular access created in the north-east corner of the site. The new 
access will lead to a turning area and 3no. parking spaces.  
 
The site will be enhanced by new planting, including stopping- up the existing 
vehicular access with a new hedgerow.  
 
The scheme has been amended during the lifetime of the application with the 
original concept of a ‘hotel for horses’ omitted. The amount of hard standing 
originally proposed has also been reduced.  
 
 
 
 



CONSULTATION RESPONSES       

   
Neighbours Notified 
 

: 03/12/13 

Site Notice Posted 
 

: 05/12/13 

Environmental Health 
 

:  No objection subject to conditions 

Landscape Architects  
 

: No objection subject to conditions 
 

Highway Engineers  :  No objection subject to conditions  
 

Balsall Parish Council  : Object  
 

REPRESENTATIONS 

 
Eight letters of objection have been received, including one from Balsall 
Parish Council, which may be summarised as follows:  
 

• Lack of information with regard to storage and disposal of waste; 

• Hours of operation have not been provided; 

• The land is not large enough to support the proposed business without 
having a detrimental impact on the environmental and surrounding 
community; 

• The development will have a detrimental impact on local highway 
conditions;   

• Loss if hedgerow;  

• Noise and pollution from vehicle movements; 

• The land is prone to flooding and no information / mitigation measures 
have be submitted; 

• I cannot see that the development would create any local jobs; 

• Overdevelopment of the site; and   

• Smells and odours.   
 
POLICY 

 
Solihull Local Plan (2013) 
 
P7 – Accessibility and Ease of Access   
P8 – Managing Demand for Travel and Reducing Congestion  
P10 - Natural Environment 
P14 - Amenity 
P17 - Countryside and Green Belt 
 
Government Guidance  
 
National Planning Policy Framework (2012)  
 
SPD / SPG  



 
Vehicle Parking Standards and Green Travel Plans (2006)  
 
PLANNING HISTORY 

 
2013/318 (withdrawn – 22/03/13) change of use from agricultural land to 
stables & livery yard including paddocks & hard standing for car parking. 
 

SITE DESCRIPTION 

 
The application site lies within the Green Belt at the edge of the settlement of 
Chadwick End, which is to the south west. The site occupies a 0.56 ha site, 
which comprises of a large field and redundant timber building it is situated to 
the southern side of the highway of Oldwich Lane West, which runs adjacent 
to the northern boundary.  
 
The site boundaries are defined by shrubs, mature hedgerows and trees. The 
nearest residential properties are sited to the north-west of Oldwich Lane 
West, approximately 20m from the site boundary. A public footpath runs along 
the eastern boundary of the site.  
 
MAIN ISSUES 

 

• Appropriateness of development; 

• Impact on openness and visual amenity of the Green Belt ; 

• Highway matters; 

• Impact on neighbours’ amenity; 

• Landscape impact; and  

• Other matters.  
 

APPRAISAL 

 
Appropriateness of development 
 
‘Paragraph 89 of the NPPF advises inter alia that ‘a local planning authority 
should regard the construction of new buildings as inappropriate in Green 
Belt. Exceptions to this are: 
 

• 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 it’. 

 
Accordingly, the Local Planning Authority needs to ensure that the proposed 
development provides appropriate facilities for outdoor sport / recreation.  
 
As previously noted, the application seeks consent for a change of use from 
agricultural land to stables & livery yard. The stables are to be used to provide 
stables for the applicant’s horses and a number of horses on a livery basis.   
 
In my opinion the proposed building is reasonably required for the purposes of 



outdoor sport / recreation and the proposal would therefore accords with 
paragraph 89 of the NPPF.  
 
Impact on openness and visual amenity of the Green Belt  
 
The guidance within the NPPF is underpinned by a presumption in favour of 
sustainable development. It aims to boost significantly the supply of housing; 
great importance is attached to the design of the built environment. It advises 
that good design is a key aspect of sustainable development, is indivisible 
from good planning, and should contribute positively to making places better 
for people. Whilst the site is located within a sustainable location close to 
services, the principles of sustainable development require the protection and 
enhancement of the built environment.  In this instance, as set out below, it is 
considered that the scheme protects and enhances the built environment of 
the area and thus the proposal would meet the environmental test of 
sustainability as set out in the NPPF. 
 
The proposed stables will be located approximately 18m from a mature 
hedgerow which define the northern boundary of the site. The building will be 
a timber frame construction with timber cladding and tile roof, and has the 
appearance of a typical stable building. On this basis, I am content the stables 
would not have detrimental impact on the openness or visual amenity of the 
Green Belt in this locality.  
 
In terms of the vehicular access and hard standing, vehicular access to serve 
the proposed stable would be via a new access to the north east of the site 
and hard standing would be provided to facilitate an access track, turning area 
and 3no. parking spaces. It is common for stables to have a degree of 
associated hard standing, and I am content the amount of hard standing 
proposed in proportionate to the proposed use.   
 
Given the above, it is my view that the proposed stables would not be unduly 
harmful to the visual amenities of the street scene and the proposal is 
consequently compliant with Policy P15 of the Solihull Local Plan – Shaping a 
Sustainable Future, New Housing in Context SPG and NPPF.  
 
Impact on neighbours’ amenity 
 
Paragraph 17 ‘Core Planning Principles’ of the NPPF states inter alia: 
‘Planning should always seek to secure high quality design and a good 
standard of amenity for all existing and future occupants of land and 
buildings’. 
 
Policy P14 advises inter alia that ‘the Council will seek to protect and enhance 
the amenity of existing and potential occupiers of houses, businesses and 
other uses in considering proposals for new development, and will: 
 

• Permit development only if it respects the amenity of existing and 
proposed occupiers and would be a good neighbour’. 

 



In this particular case the closest neighbouring property is some 20m to the 
north of the site at the nearest point. Although the occupants of these 
properties may experience some additional noise and disturbance as a result 
of day-to-day activities and additional traffic movements, it is considered that 
there is a sufficient separation distance to minimise any impact. Hence, the 
relationship to adjoining properties is considered to be acceptable. 
 
In term of smells and odours, the Council’s Environmental Health Officer has 
raised no objection to the proposal subject to conditions to demonstrate that 
there are sufficient storage facilities for both solid and liquid manure 
emanating from the proposed enterprise  
 
Given the above, it is my view that the proposed stables would not be unduly 
detrimental to the amenities currently enjoyed by the occupiers of any nearby 
dwellings and the proposal is consequently compliant with Policy P14 of the 
Solihull Local Plan – Shaping a Sustainable Future and NPPF.  
 
Highway Matters 
 
Policy P8 – Managing Demand for Travel and Reducing Congestion advises 
inter alia that: ‘All development proposals should have regard to transport 
efficiency and highway safety [and] development will not be permitted which 
results in a significant increase in delay to vehicles, pedestrians or cyclists or 
a reduction in safety for any users of the highway or other transport network’. 
 
The proposed stables would be served by a new vehicular access taken off 
Oldwich Lane West. The development provides a total of 3no. off street 
parking spaces in addition to a turning area to allow vehicles, including 
vehicles towing horseboxes, to enter and exit the site in a forward gear, which 
is important at this location. Further, the proposed development will generate 
low levels of traffic and, in your highway officer’s opinion, would not materially 
alter the use of the site in highway terms in respect of traffic generation. The 
existing access is located on the inside of bend which – along with the 
presence of a mature tree – serves to obstruct visibility for drivers exiting the 
site. The proposed closure of this access and creation of a new access at a 
location where sufficient visibility can be achieved would provide a direct 
highway benefit.  
 
Taking into account the above, it is not considered that the proposal would 
have an adverse impact on local highway conditions and is considered 
compliment with Policy P8 of the Solihull Local Plan – Shaping a Sustainable 
Future, Vehicle Parking Standards and Green Travel Plans SPD and NPPF.  
 
Landscape Matters 
 
Policies P14 - Amenity and P15 - Securing Design Quality advise inter alia 
that the Council will safeguard important trees, hedgerows and woodlands.   
 

A 7m section of hedgerow to the front of the site would be removed to 
facilitate the development. Whilst the loss of a section of hedgerow is 



regrettable, it should be noted that it would not be eligible for protection. 
Moreover, it is considered the loss can be mitigated by an appropriate 
landscaping scheme. Your Landscape Architect has fully assessed the 
information submitted in support of the application and raises no objection 
subject to the imposition of appropriate landscaping conditions.  
 

Taking into account the above, the proposal is considered compliment with 
Policies P14 & P15 of the Solihull Local Plan – Shaping a Sustainable Future.  
 
Other matters 
 
The proposed access to the site runs adjacent to footpath M174 which is a 
public right of way. Accordingly, a note will be placed on the decision notice 
advising the applicant of their responsibilities. 
 
CONCLUSION 

 
In conclusion and with regard to all material planning considerations, it is 
considered the stable is appropriate for outdoor sport / recreation and is 
therefore acceptable. Further, it is not considered the proposal would have an 
adverse impact on the Green Belt, landscape, highways safety or the 
amenities of the occupiers neighbouring properties.   
 
RECOMMENDATION 

 
For the reasons outlined above I recommend approval subject to the following 
conditions:  
 
(1) The development hereby permitted shall not be carried out except in 
complete accordance with the details shown on the submitted plans, 
numbers: KCC157/03 11/13/cb, KCC1578/01A 01/14/cb dated 9th January 
2014 & KCC1578/02A 01/14/cb dated 9th January 2014 & KCC1578/02A 
01/14/cb.   
 
To ensure compliance with the approved plans and details to safeguard 
amenity and the quality of the environment in accordance with Policy P14 and 
P15 of the Solihull Local Plan 2013 
 
(2) The development hereby permitted shall be begun before the expiration of 
three years from the date of this permission.  
 
Pursuant to the requirements of Section 51 of the Planning and Compulsory 
Purchase Act 2004. 
 
 
(3) No building works shall be commenced until samples of all materials to be 
used in the external elevations have been submitted to and approved in 
writing by the Local Planning Authority.  Development shall be carried out in 
accordance with the approved details. 
 



To safeguard the visual amenities of the area in accordance with Policy P15 
of the Solihull Local Plan 2013. 
 
 
(4) The development hereby approved shall not be occupied until full details 
of both hard and soft landscape works have been submitted to and approved 
in writing by the Local Planning Authority and these works shall be carried out 
as approved. These details shall include: 
 
• The removal of the unlawful area of hard standing adjacent to the 

existing vehicular access into site from Oldwich Lane West and 
reinstating the land to its former condition. 

• A schedules of plants, noting species, plant sizes and proposed 
numbers/densities where appropriate; implementation programme 
associated with stopping up the existing vehicular access into site from 
Oldwich Lane West. 

• A schedule of plants, noting species, plant sizes and proposed 
numbers/densities where appropriate; implementation programme for 
the wider site. 

 
To minimise the effect and enhance the character of the development in 
accordance with Policies P14 & P15 of the Solihull Local Plan - Shaping a 
Sustainable Future 2013. 
 
(5) All hard and soft landscape works shall be carried out in accordance with 
the approved details. The works shall be carried out prior to the occupation of 
any part of the development or in accordance with a programme agreed in 
writing with the Local Planning Authority. If within a period of 5 years from the 
date of planting of any tree, that tree or any tree planted in replacement for it, 
is removed, uprooted, destroyed, dies or becomes seriously damaged or 
defective, another tree of the same species and size as that originally planted 
shall be planted at the same place within the next planting season (October-
March), unless the Local Planning Authority gives its written consent to any 
variation.  
 
To minimise the effect and enhance the character of the development in 
accordance with Policies P14 & P15 of the Solihull Local Plan - Shaping a 
Sustainable Future 2013. 
 
(6) The development shall not be brought into use until such time as vehicular 
access into site from the public highway has been provided and made up in a 
bound material in accordance with details to be submitted to and approved by 
the LPA. The access road shall be maintained in a bound material thereafter 
and for the lifetime of the development. 
 
In the interests of road safety and amenity to accord with Policies P7 & P8 of 
the Solihull Local Plan - Shaping a Sustainable Future 2013. 
 
 



(7)The development shall not be brought until such time as a turning area has 
been provided in accordance with details to be submitted to and approved by 
the LPA.  The turning area shall be maintained in a bound material thereafter 
and for the lifetime of the development. 
 
In the interests of road safety and amenity to accord with Policies P7 & P8 of 
the Solihull Local Plan - Shaping a Sustainable Future 2013. 
 
 
(8) Before the development hereby approved is brought into use a detailed 
scheme for the storage and distribution of refuse including solid and liquid 
waste shall be implemented in accordance with details to be submitted to and 
approved in writing by the Local Planning Authority.  
 
To minimise the effect of the proposal on the neighbourhood in the interests of 
the character of the site and amenities of the area in accordance with policy 
P14 and P15 of the Solihull Local Plan 2013. 
 
(9) Should the use of the building for the purposes stabling within the unit 
permanently cease; the building shall be removed from the land and the land 
shall, so far as is practicable, be restored to its condition before the 
development took place, or to such condition as may have been agreed in 
writing between the local planning authority and the developer.  
 
To avoid the proliferation of buildings in the Green Belt in accordance with 
policy P17 of the Solihull Local Plan 2013. 
 
(10) No permission is hereby granted for the construction of any development 
(other than the stable building and implement store) on the site, including 
such structures as flood-lighting, additional hard-standings, additional feed-
store/tack buildings or permanent jumps. Such developments would require 
the benefit of separate planning permissions. For the avoidance of doubt as to 
what is permitted. 
 
(11) The development shall not be brought into use until such time as the 
existing vehicular access into site from Oldwich Lane West has been stopped 
up and reinstated as verge in accordance with details to be submitted to and 
approved by the LPA.  
 
In the interests of road safety and amenity to accord with Policies P7 & P8 of 
the Solihull Local Plan - Shaping a Sustainable Future 2013. 
 
 
(12) The development hereby approved shall only provide 2no. stables for 
livery purposes.  
 
To safeguard the Green Belt from inappropriate development in accordance 
with the NPPF and Policy P17 of the Solihull Local Plan - Shaping a 
Sustainable Future 2013 and in the interests of road safety and amenity to 



accord with Policies P7 & P8 of the Solihull Local Plan - Shaping a 
Sustainable Future 2013. 
 
(13) The post & rail fence and gates shown on plan number KCC1578/01A 
01/14/cd shall not exceed 1m in height.  
 
To safeguard the Green Belt from inappropriate development in accordance 
with the NPPF and Policy P17 of the Solihull Local Plan - Shaping a 
Sustainable Future 2013. 
 
 
(14) Before the vehicle access hereby approved is first used, vision splays 
within the site are to be provided in accordance with details to be submitted to 
and approved in writing by the Local Planning Authority and shall be 
maintained free of any visual obstruction thereafter.  
 
To ensure adequate visibility for access users in accordance with Policy P8 of 
the Solihull Local Plan 2013. 
 
NOTE: The Council would emphasise the following legal matters which you 
should look to abide by: a) The path must be kept clear, unobstructed, safe for 
users and no structures or material placed on the right of way b) Any damage 
caused to the right of way should be made good and specifications for any 
repair work should seek approval from the Council c) If as a result of the 
development the right of way needs to be closed, a Traffic Regulation Order 
will be required. An application form for such an order is available from the 
Council, a fee payable and a period of six weeks notice required. 
 
The decision to grant planning permission has been taken having regard to 
the policies and proposals in the Solihull Local Plan 2013 set out below, 
together with all other relevant material considerations, including 
Supplementary Planning Guidance, and the particular circumstances and 
reasons summarised below. 
 
Solihull Local Plan (2013) 
 
P7 – Accessibility and Ease of Access   
P8 – Managing Demand for Travel and Reducing Congestion  
P10 - Natural Environment 
P14 - Amenity 
P17 - Countryside and Green Belt 
 
Government Guidance  
 
National Planning Policy Framework (2012)  
 
SPD / SPG  
 
Vehicle Parking Standards and Green Travel Plans (2006)  
 



In reaching this decision the Council is mindful of the particular circumstances 
and reasons set out below, namely: 
 
It is considered the stable is appropriate for outdoor sport / recreation and is 
therefore acceptable. Further, it is not considered the proposal would have an 
adverse impact on the Green Belt, landscape, highways safety or the 
amenities of the occupiers neighbouring properties. 
 
 


