














Section 4 District Designations

4.1 Green Belt

Strategic Objective

(1) The rural character of the District will have been maintained and enhanced. The
Green Belt and countryside of the District will have been protected from
inappropriate development.

Policy CS.10

Green Belt

The purposes of the Green Belt will be upheld by resisting inappropriate development
within it, except in cases where very special circumstances are justified in accordance
with the provisions of national policy.

The following forms of development in the Green Belt are not inappropriate in principle:

a. A small-scale development which meets a housing, employment or other need
identified by a local community, in accordance with Policy AS.10 Countryside and
Villages, subject to it not being harmful to the openness of the Green Belt.

b. A small-scale extension or alteration of a building, or the replacement of an existing
building for the same use, as long as the replacement building is not materially
larger than the one it replaces.

¢. The limited infilling or the partial or complete redevelopment of a previously
developed (‘brownfield’) site, whether redundant or in continuing use (excluding
temporary buildings), subject to it not having a materially greater impact on the
openness of the Green Belt and the purpose of including land within it than the
existing development.

d. The construction of new buildings and the carrying out of activities as defined in
national planning policy.

e. Limited infilling in Local Service Villages identified in accordance with Policy CS.16.

The provisions of other policies in the Core Strategy will be taken into account in order to
assess the impact of a development proposal on the character of the area and other
features in order to assess whether there would be any other harm.

It is proposed to remove the following areas of land from the Green Belt:

1. 7 hectares north of Arden Road, Alcester (see Proposal ALC.3)

2. 9.8 hectares at Gorcott Hill, north of Mappleborough Green (see Proposal REDD.2)

The boundary of the Green Belt is shown on the Policies Map.

Explanation

4.1.1 The fundamental aim of Green Belt policy, as set out in the National Planning
Policy Framework (NPPF), is to prevent urban sprawl by keeping land permanently
open. The essential characteristics of Green Belts are their openness and their
permanence.

4.1.2 The construction of new buildings in the Green Belt is considered inappropriate. As
set out in the NPPF, exceptions to this include:
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4.1.3

4.1.4

4.1.5

4.1.6

Section 4 District Designations — 4.1 Green Belt

¢ buildings for agriculture and forestry;

e 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;

» the extension or alteration of a building provided that it does not result in
disproportionate additions over and above the size of the original building;

» the replacement of a building, provided the new building is in the same use and
not materially larger than the one it replaces;

» limited infilling in villages, and limited affordable housing for local community
needs under policies set out in the Core Strategy; or

« 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.

Once established, Green Belt boundaries should be altered only in exceptional
circumstances. The West Midlands Green Belt wraps around Birmingham, the
Black Country and Coventry and extends to a ring of towns beyond the
conurbation. Within Stratford-on-Avon District it stretches from the northern edge
of Stratford-upon-Avon, along the A46 westwards and the A439 eastwards up to
the District boundary with Redditch (apart from small areas of land to the west of
Mappleborough Green), Bromsgrove, Solihull and Warwick. The settlements of
Alcester, Henley and Studley are excluded from the Green Belt.

The current extent of the approved Green Belt has been established since 1975
and still complies with the purposes of including land within it, as now set out in
the NPPF.

There are no reasons for extending the area covered by the Green Belt within
Stratford-on-Avon District. Likewise, there is no justification for making a
significant reduction to the current extent of the approved Green Belt. The Core
Strategy sets out how the development requirements of the District can be met
with only limited effect on the current extent of the Green Belt. No significant
locational options affecting land in the Green Belt have been identified to meet the
District’s development requirements that would result in a more sustainable
outcome than that put forward in this Plan. For this reason, the Council took the
view that a comprehensive review of Green Belt boundaries was unnecessary.

However, there are two specific cases where ‘exceptional circumstances’ for
removing land from the Green Belt are identified in order to facilitate economic
development. These have also been assessed against the five purposes of the
Green Belt specified in the NPPF (para 80).

1. Land to the north of Arden Road, Alcester
Amount of land affected: 7 hectares (see Policies Map)

Exceptional Circumstances:

Further employment land is required to meet the town's needs. This has been
recommended in the Employment Land Study. The Aicester Town Plan also identified a
need for business expansion and the release of this land has local support. No suitable
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land outside the Green Belt for this scale of employment development to meet the needs
of Alcester has been identified.

While 4 hectares of adjacent land is available outside the Green Belt, an access off the
northern end of Kinwarton Farm Road would be required to avoid crossing the land within
the Green Belt. However, this would be both substandard and inconvenient. A more
direct and effective access would be from Arden Road and this would make an additional
area of land available for employment use to serve the town.

Assessment against the five purposes of the Green Belt:

1. Restricting the sprawl of large built-up areas relates to the main conurbations in the
West Midlands.

2. The scale of the site involved will have no perceived impact on the merging of
neighbouring towns.

3. Development of this site would cause some encroachment into the countryside.
Substantial landscaping will be required to minimise the visual impact of the
industrial area from the surrounding open countryside to the north.

4, The site is adjacent to an established industrial estate and is not visible from a route
into the town experienced by visitors.

5. The modest area of land involved will have no discernable impact on the prospects of
urban regeneration elsewhere.

More information is set out in the Area Strategy for Alcester (see Proposal ALC.3).

2. Gorcott Hill, north of Mappleborough Green
Amount of land affected: 9.8 hectares (see Policies Map)

Exceptional Circumstances:

It has been established through joint working with Redditch Borough Council and
Bromsgrove District Council that land in Stratford-on-Avon District should be identified
for employment uses to meet the needs of Redditch. The Employment Land Review
Update for Redditch identifies a shortfall of 27.5 hectares of land that cannot be
accommodated within its boundaries. It should be borne in mind that the Green Belt
extends all the way around the urban area of the town.

A study commissioned by North Worcestershire Economic Development and Regeneration
identified land at Winyates Green (lying wholly within Stratford-on-Avon District), and
Gorcott Hill (which lies partly within Bromsgrove District and Stratford-on-Avon District),
as the best option available to meet this shortfall. The former is outside the Green Belt
but is only 12 hectares in size. Furthermore, a new access off the A4023 Coventry
Highway is required to gain access to both sites. The cost of this, probably in the form of
a roundabout, would not be viable unless both areas are made available for
development.

Assessment against the five purposes of the Green Belt:

1. Restricting the sprawl of large built-up areas relates to the main conurbations in the
West Midlands.

2. The scale of the site involved will have no perceived impact on the merging of
neighbouring towns.

3. While the development of this site would cause some encroachment into the
countryside, it is well screened from the wider landscape. Extensive structural
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planting and appropriate layout and design will be required to minimise the impact of
development on the adjacent Gorcott Hall which is a listed building.

4. Development of this site would not have a significant impact on the setting or
character of Redditch.

5. The modest area of land involved, which includes 2.8ha of land comprising a section
of the Coventry Highway, will have no discernable impact on the prospects of urban
regeneration elsewhere.

In assessing the justification for removing this area of land from the Green Belt, it should
be borne in mind that Bromsgrove District Council had previously taken adjacent land out
of the Green Belt, and designated it as an Area of Development Restraint for potential
longer term development, and is now proposing in its emerging Local Plan to allocate the
land for employment development.

More information is set out in the relevant section relating to Redditch (see Proposal
REDD.2).

4.1.7 Built-Up Area Boundaries will be defined either in the Site Allocations
Development Plan Document or via a Neighbourhood Development Plan for those
Local Service Villages that lie within the Green Belt in order to identify where
limited infilling might be appropriate.

4.1.8 Unlike previous national guidance, the NPPF does not refer to local plans
identifying ‘major existing developed sites’ in the Green Belt for specific
treatment. Instead, it supports in principle the limited infilling, or the partial or
complete redevelopment of any previously developed site, whether redundant or
in continuing use. This approach is taken forward in the Core Strategy, although it
will be necessary to assess any proposal affecting such a site as to whether it is
consistent with the overall development strategy set out in the plan.

4.1.9 The Council previously applied a 30% maximum threshold relating to the scale of
a house extension and replacement dwelling. However, it is considered that a
specific maximum figure is in many senses arbitrary and a more appropriate
means of maintaining openness is to consider proposals on a case-by-case basis,
from the starting point that maintaining openness and preventing urban sprawl is
of upmost importance. Such an approach would also conflict less and be more
consistent with changes to the General Permitted Development Order (GPDO)
regarding the ability of homeowners to extend their homes without necessarily
requiring planning consent.

Development Management Considerations

(1) In relation to part (b) of the policy, the extension to or replacement of any
existing building should not cause material (ie. significant) harm to the openness
and character of the Green Belt. In this respect, each scheme will raise specific
issues and require a thorough assessment of its impact.

(2) An assessment of impact that would be caused to the openness and character of
the Green Belt will be applied on a case by case basis. Key factors that will be
taken into account include:

. an extension to a building must not result in a building disproportionately larger
compared with the original building, and a replacement building must not be
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materially larger than the one it replaces, taking into account any buildings that
are to be removed;

cumulative effect of the proposed scheme together with previous development on
the site;

visual impact of the proposed development compared with that caused by the
existing building(s) on the site;

increase in and nature of activities outside the building(s), such as parking,
storage;

extent to which existing buildings would be removed and the proposed scheme
would consolidate or reposition development on the site;

use of appropriate design and materials which are suitable to the nature of the
local area;

a new curtilage building, e.g. garage, should be within five metres of the dwelling.

In relation to part (c) of the policy, for sites currently or formerly in an
employment use, development proposals should seek to secure alternative forms
of employment uses in order to provide jobs and support the rural economy, in
accordance with Policy CS.22 Economic Development. Other uses may be
appropriate but it is necessary to ensure that policies regarding the location of
development are applied to individual cases to ensure consistency with the overall
strategy.

Implementation and Monitoring

Responsible agencies Stratford-on-Avon District Council

Delivery mechanism Through the determination of planning applications

Funding Not applicable

Timescale Throughout the plan period

Risk If the policy is not applied rigorously it could result in harm

being caused to the openness and character of the Green Belt
and undermine the purposes of its designation.

Monitoring indicators

e Number of applications granted planning permission
despite being defined as ‘inappropriate development’ in the
Green Belt.

+ Assessment of very special circumstances identified to
justify granting planning permission (including appeal
decisions).

s« Assessment of schemes involving extension to or
replacement of an existing dwelling in relation to the scale
of increase in volume of building involved.
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