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Rosswood Farm, Coventry Road, Baginton, Coventry, CV8 3AD
Stationing of a storage container for agricultural storage use (retrospective
application). FOR Mr R Clements

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

SUMMARY OF REPRESENTATIONS

The following comments have been made in relation to the original plans. The
neighbour and Parish Council have been notified about the amended plans and
any further comments received will be included in the addendum report to
Committee.

Parish Council: In the time available 4 out of 9 councillors have all objected to
the proposals for the following reasons:-

1. Together with application W10/0661 this is a duplication of that refused in
April 2010 and should again be refused for the same reasons as before.

Public Response: The occupier of the bungalow adjacent to the site has
objected on the following grounds:

the fence line has been moved out into the adjacent field to accommodate the
containers;

there are sufficient buildings on the site to meet the agricultural needs of the
holding;

animal feeds have previously been stored within the existing buildings without
any problems;

the containers have a visual impact, being 2.9 metres high;

the containers spoil the openness of the Green Belt and the character and
appearance of the locality; and

all of the containers are used for commercial purposes - they are advertised for
self-access storage.

Rhodes Rural Planning (Council's Agricultural Consultant): The proposal
to retain three containers and to site a fourth container on the farm for
agricultural purposes cannot, in my opinion, be justified. I would accept that it
would not be unreasonable to retain one container to hold valuable equipment,
fuel and chemicals for agricultural use.

WCC (Ecology): Recommend a note relating to nesting birds.
RELEVANT POLICIES

e DP9 - Pollution Control (Warwick District Local Plan 1996 - 2011)

e DP13 - Renewable Energy Developments (Warwick District Local Plan 1996 -
2011)

e DP14 - Crime Prevention (Warwick District Local Plan 1996 - 2011)

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



e DP2 - Amenity (Warwick District Local Plan 1996 - 2011)
e DP1 - Layout and Design (Warwick District Local Plan 1996 - 2011)
DAP1 - Protecting the Green Belt (Warwick District Local Plan 1996 - 2011)

PLANNING HISTORY

In 1980 planning permission was granted for "Erection of stable block and barn"
(Ref. W80/0694).

In 1981 planning permission was refused for "Stationing of residential caravan"
(Ref. W81/0082).

In 1983 planning permission was refused for "Stationing of mobile home for
temporary period" (Ref. W83/0008). A subsequent appeal was dismissed.

In 1986 planning permission was refused for "Use of land as a nursery garden
for retail and wholesale use; erection of greenhouses and a single storey building
for the making of potting compost and ancillary products" (Ref. W86/0689).

In 1991 planning permission was granted for "Erection of an agricultural
managers bungalow" (Ref. W90/1300). This related to Rosswood Farm
Bungalow.

In 1991 planning permission was granted for "Erection of an agricultural
managers bungalow (amended design)" (Ref. W91/1137). This related to
Rosswood Farm Bungalow.

In 1992 planning permission was granted for "Erection of a detached double
garage" (Ref. W92/0429). This related to Rosswood Farm Bungalow.

In 2003 planning permission was granted for "Construction of a vehicular
access" (Ref. W03/1065). This provided a separate access to Rosswood Farm
Bungalow.

In 2006 planning permission was granted for "Change of use of former livestock
building and associated yard to the storage of scaffolding. Erection of storage
racks for scaffolding (retrospective application)" (Ref. W06/1121). No objection
was raised by the Highway Authority to the application.

In April 2010 planning permission was refused for "Retention of storage
containers for self access storage (retrospective application)" (Ref. W09/1551).
Planning Committee also authorised Enforcement Action to require the
containers to be removed. No Enforcement Notice has been issued as yet,
pending the outcome of the current applications. The reason for refusal was as
follows:

"1. The site is situated within the Green Belt and the Warwick District Local Plan
1996-2011 and Planning Policy Guidance Note 2 state that, within the Green
Belt, the rural character of the area will be retained and protected. Policy DAP1
of the Warwick District Local Plan 1996-2011 contains a general presumption
against “inappropriate” development in Green Belt areas and lists specific forms
of development which can be permitted in appropriate circumstances. The
development does not fall within any of the categories listed in the policy and, in
the Planning Authority's view, very special circumstances sufficient to justify
departing from the development plan have not been demonstrated.

In the opinion of the District Planning Authority, the storage containers represent
prominent and incongruous features that extend the built development of the



site onto an area where there have previously been no buildings. The
development has also extended partly onto an area that was previously an open
field. This would represent encroachment into the Green Belt and this would
have an urbanising effect that would detract from the openness and rural
character of the surrounding area.

2. The site is situated within an area of open countryside where accessibility by
walking, cycling and public transport is poor. Policy RAP6 of the Warwick District
Local Plan outlines the circumstances in which new employment development
will be permitted within the rural area. The proposed development does not
comply with any of the criteria of Policy RAP6 and represents a form of
development that should usually be located within urban areas. There is
currently a large amount of vacant employment premises and land within the
urban areas of the District and nearby in Coventry and therefore granting
permission for the retention of the storage containers on the application site
would result in a dispersal of activity that would prejudice the vitality of nearby
urban areas. This would also prejudice the objective of reducing reliance on the
private car and would thereby compromise sustainability objectives."

The current planning application was submitted with an associated planning
application for the relocation of 5 of the existing storage containers into one of
the established buildings on the site, to be used for self-access storage (Ref.
W10/0661). That application is the subject of a separate item on this agenda.

KEY ISSUES

The Site and its Location

The application relates to a site on the western side of Coventry Road, in open
countryside to the south of the village of Baginton. The application site is located
within the Green Belt and is situated to the rear of a group of buildings accessed
from Coventry Road. Open fields adjoin the northern, southern and western
boundaries of the site, while the other buildings of Rosswood Farm are situated
to the east. The nearest dwelling is Rosswood Farm Bungalow, to the east of the
site.

The site comprises a yard area with a gravel surface and a total of 9 storage
containers positioned around the edge. There is a 2m high fence along the
northern and western boundaries of the site, and a hedge along the southern
boundary. There is a sign adjacent to the site access from Coventry Road
advertising the site for self access storage.

Details of the Development

The application initially proposed the retention of 4 of the existing storage
containers to be used for agricultural storage purposes. The application has
subsequently been amended to delete 3 of the containers and now proposes the
retention of only 1 of the existing containers for agricultural storage purposes.
The storage container is in position and therefore this is a retrospective
application.

Assessment
The main issues relevant to the consideration of this application are as follows:

e Green Belt policy and the impact on the openness and rural character of the
Green Belt;



e the impact on the living conditions of nearby dwellings; and

e highway safety.

Green Belt policy and the impact on the openness and rural character of the
Green Belt

As amended, I am satisfied that the proposals are reasonably required for the
purposes of agricultural. The Council's agricultural consultant has stated that the
retention of one of the containers for agricultural purposes is justified. Therefore
this would represent appropriate development within the Green Belt and it is not
necessary for the applicant to demonstrate very special circumstances to justify
the proposals (as was the case with the previous application for the retention of
the containers for commercial storage). The one container to be retained would
be positioned up against the side of an existing building, on the site of a former
building. In this position, I do not consider that one container to be used for
agricultural purposes would cause such harm to the openness and rural
character of the Green Belt to warrant a refusal of planning permission.

I note the comments of the neighbour on this issue, but considering the advice
of the Council's agricultural consultant, I am satisfied that there is an agricultural
justification of the secure storage that would be provided by the container. With
regard to the fence line that has been moved, the container that is proposed to
be retained would not affect that part of the site. If the fence line is not returned
to its former position once the other containers have been removed, this would
be a matter for the Council's Enforcement team to address.

Highway safety

The storage container to be retained would be used in association with the
established agricultural use of the site. Therefore I do not consider that the
proposals would have any implications for highway safety because the use of the
container for agricultural purposes is unlikely to result in any significant increase
in the use of the access.

Other matters

There has been no response from Coventry Airport. However, given the nature
of the proposals and the limited height of the container, I am satisfied that the
development does not impact on the operation of the airport.

The storage container would not increase energy consumption on the application
site and therefore I do not consider that it would be reasonable to require on-
site renewable energy production as part of this development.

RECOMMENDATION

GRANT, subject to the conditions listed below.

CONDITIONS

1 The development hereby permitted shall be carried out strictly in
accordance with the details shown on the site plan submitted on 6 July
2010 and the elevations and floor plan submitted on 20 May 2010,
unless first agreed otherwise in writing by the District Planning
Authority. REASON : For the avoidance of doubt and to secure a
satisfactory form of development in accordance with Policies DP1 and



DP2 of the Warwick District Local Plan 1996-2011.

2  The storage container hereby permitted shall be used for agricultural
purposes and for no other purposes whatsoever. REASON : The site is
within the Green Belt wherein development is strictly controlled and
planning permission has only been granted for the storage container on
the grounds that it is required for the purposes of agriculture, in
accordance with Policy DAP1 of the Warwick District Local Plan.

INFORMATIVES

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

In the opinion of the District Planning Authority, the development is reasonably
required for the purposes of agriculture and does not prejudice the openness and
rural character of this green belt area and is considered to comply with the
policies listed.



