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1. Introduction 

1.1 This Planning Statement has been prepared by Phase 2 Planning and Development Ltd on 

behalf of Toby Glaysher, hereafter referred to as the Applicant, in support of a householder 

planning application to construct a replacement annexe alongside associated development. 

1.2 The description of development is as follows: 

‘’Construction of a replacement annexe alongside associated development’’ 

Purpose and Structure of this Report 

1.3 The purpose of this report is to draw together the main planning issues in the consideration 

of this proposal.  

Planning Application Documents 

1.4 The submitted plans forming part of this application submission have been prepared by MP 

Architects LLP and comprise:  

 

Drawing Title Drawing Number 

Existing Location Plan – Outbuilding 2659 01 Rev C 

Existing Site Plan – Outbuilding 2659 02 Rev C 

Existing Floor Plans and Elevations - Outbuilding 2659 04 

Proposed Site Plan – Outbuilding 2659 06 Rev B 

Existing and Proposed Drawings – Outbuilding 2659 09 Rev D 

1.5 In addition, a number of supporting documents have been prepared in support of this planning 

application which comprise the following: 

 

Document Consultant/Author 

Planning Statement Phase 2 Planning & Development Limited 

Heritage Statement Janice Gooch Heritage Consultancy  
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2. Site and Surroundings 

2.1 The area of land subject to this planning application relates to Yew Tree Cottage, Murthering 

Lane, Navestock, Romford, Essex, RM4 1HD. The extent of the application site is shown as the 

land edged red on the drawing titled ‘Existing Location Plan – Outbuilding’. The remainder of 

the site as delineated within blue is within the ownership of the Applicant. 

2.2 The application site is not positioned within any defined settlement boundary and is therefore 

situated within designated countryside for planning purposes. The site is accessed via a private 

track which connects to the Murthering Lane – Old Road junction to its south. 

2.3 The application site comprises of an existing single storey outbuilding that is utilised as an 

annexe with associated private amenity space to its rear. Meanwhile, the wider site is 

comprised of a two-storey residential dwelling to its south-east and a detached three-bay 

garage to its east. These structures, including the annexe, are set within a substantial garden 

with verdant soft landscaping on the boundaries. 

2.4 In regard to its immediate surroundings, the site is enclosed by open agricultural fields in all 

directions. Residential dwellings are located further to the south of the site situated in a 

sporadic and linear fashion along Murthering Lane. 

2.5 The site is at very low risk of both fluvial and pluvial flooding as indicated by the Environment 

Agency’s flood risk map. 

2.6 A search of Historic England’s website reveals that the two-storey residential dwelling to the 

south-east of the annexe (Yew Tree Cottage) is Grade II listed. 

2.7 The site is positioned within the Metropolitan Green Belt. The site is not subject to any other 

special ecological designations. 

2.8 For context, it should be observed Writtle Ancient Landscape is positioned approximately 230 

metres to the south of the site, whilst Mill Lane (approximately 280 metres to the east of the 

site) is designated as a Protected Lane. 
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3. Planning History and Pre-Application Engagement 

Planning History 

3.1 A search of the Council’s website reveals no planning history of direct relevance to this 

proposal.  

Pre-Application Engagement 

3.2 Paragraph 39 of the NPPF states that early engagement has significant potential to improve 

the efficiency and effectiveness of the planning application system for all parties and that good 

quality pre-application discussions enable better coordination between public and private 

resources, and improved results for the community. It continues by stating in paragraph 40 

that Local Planning Authorities have a key role to play in encouraging other parties to take 

maximum advantage of the pre-application discussion. 

3.3 To capitalise upon these benefits a request for pre-application advice was submitted to 

Brentwood Borough Council. Following a site meeting written feedback (Appendix 1) dated 

24th May 2022 was received from the local planning authority. 

3.4 It was stated within their formal response that the principle of a replacement annexe is 

acceptable under Paragraph 149 (d) of the National Planning Policy Framework. This was 

subject to: 

▪ The scale of the building intended for use as a residential annexe being significantly 

reduced to ensure that it is not materially larger than the existing annexe. 

▪ The visual spread of development, namely the terraced area comprising of extensive 

decking and hardstanding, should be reduced. It was suggested that the utilisation of 

natural materials would produce a more sympathetic visual appearance. 

3.5 On a related note, the Heritage Building Officer advised that whilst the design and siting of the 

structure on the adjacent Grade II listed dwelling would be acceptable the spread of the 

proposed annexe was considered excessive. As explained in their own words, ‘’The demolition 

of this late building is not contentious, however the extent and spread of the proposed new 

building appears disproportionate within the annexe range, although well screened from the 

host listed building, proportionality should be addressed given the historic curtilage and 

countryside setting.’’ 

3.6 Following the receipt of the written feedback, revised drawings were submitted to the case 

officer who provided additional commentary. Whilst no further comments were provided by 

the Heritage Building Officer, it was raised by the case officer that the replacement annexe 
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was still considered to constitute a disproportionate replacement and the decking and 

hardstanding remained to be perceived as excessive. 

3.7 The pre-application advice has been actively considered by the project team, which has been 

incorporated into the final scheme that is subject to this planning application.  
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4. The Proposed Development  

4.1 This planning application seeks householder planning permission for the construction of a 

replacement annexe. 

4.2 More specifically, this involves the construction of a single storey residential annexe following 

the demolition of the existing structure. It will include a single bedroom with an en-suite 

bathroom, open plan living area, shower and changing room, as well as a plant room and 

storage space.  

4.3 Externally, the proposal incorporates the formation of a swimming pool bordered by a terrace 

area composed of natural stone. 

4.4 Access to the annexe will remain as existing through the existing dwelling. 

4.5 The proposed annexe is intended to be occupied by a close relative of the Applicant. A 

planning condition can be imposed required the annexe to be occupied only in conjunction 

with the main dwelling to secure its ancillary nature. 
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5. Planning Policy 

 

5.1 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 in accordance with the plan, unless material 

considerations indicate otherwise. 

5.2 The statutory development plan for this area comprises the Brentwood Local Plan 2016-2033 

(2022), which provides the basis for all planning decisions in the district.  The statutory 

development will hereafter be referred to as the Brentwood Adopted Local Plan. 

5.3 Government planning policy is set out in the National Planning Policy Framework (NPPF) 

(2021), which forms a significant material consideration in the determination of this planning 

application.  

5.4 In terms of assessing relevant planning policies applicable to the application site, this chapter 

covers the following: 

 

▪ Brentwood Adopted Local Plan (2022); 

▪ National Planning Policy Framework (2021); and 

▪ Essex Design Guide (2018). 

 

Brentwood Adopted Local Plan  

5.5 The strategic policies of material relevance to this planning application are summarised below: 

▪ Policy MG02 – Green Belt: Establishes that the Metropolitan Green Belt within the 

Brentwood Borough will be preserved from inappropriate development, so it 

continues to maintain its opens and serve its key functions. All development proposals 

within the Green Belt will be assessed in accordance with the provisions of national 

planning policy. 

▪ Policy BE14 – Creating Successful Places: Proposals will be required to meet high 

design standards which respond positively and sympathetically to their context. 

Proposals will also be required to avoid unacceptable overlooking or loss of privacy. 

5.6 The most pertinent development management policies to this planning application are 

outlined below: 
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▪ Policy BE16 – Conservation and Enhancement of Historic Environment: Development 

proposals affecting a designated heritage asset will be required to sustain (or 

enhance) the significance of the asset and its settings.  

▪ Policy HP06 – Standards for New Housing: New residential units will be expected to 

achieve appropriate internal space standards as well as direct access to private 

amenity space. 

 

National Planning Policy Framework 

5.7 The Framework is considered a material consideration in the determination of planning 

applications, the policies of which most relevant to this proposal are summarised below under 

the headings given within the NPPF: 

• Paragraph 38 – Decision making: Local planning authorities should approach decisions on 

proposed developments in a positive and proactive manner, using the full range of 

planning tools available. In particular, decision-makers should seek to approve 

applications for sustainable development where possible 

• Paragraph 47 – Determining applications: Planning law dictates that applications should 

be determined in accordance with the development plan, unless material considerations 

indicate otherwise. 

• Paras 126 and 130 – Good design: It states that good design is a key aspect of sustainable 

development and encourages local policies to set out the quality of development that is 

expected, but these policies should also seek to be sympathetic to local character and 

history and optimise the potential of the site. Lastly, it states that where the design of a 

development accords with the parameters established in local plan policies, design should 

not be used by the decision-maker as a valid reason to object to development. 

• Paragraph 149 – Proposals affecting the Green Belt: The construction of new buildings 

within this designation is considered inappropriate, subject to a number of stated 

exceptions including the replacement of a building. 

 

• Paras 189 and 199 – Heritage assets: Heritage assets are an irreplaceable resource and 

should be considered in a manner appropriate to their significance. 

 

Essex Design Guide 

 

5.8 The Essex Design Guide (2018) has been formally adopted by Brentwood Borough Council as 

a Supplementary Planning Document (SPD). It provides useful guidance upon a variety of 

matters, including amenity standards and layouts.  
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6. Consideration of the Main Issues 

6.1 This section of the Planning Statement provides an assessment of the main planning issues 

that are relevant to the determination of this application, as follows: 

 

(a) Impact of the proposal on the Green Belt 

(b) Impact of the proposal on the adjacent Listed Building 

(c) Other Matters, including: 

- Quality of Residential Accommodation 

- Design 

- Residential Amenity   

 

a) Impact of the proposal on the Green Belt 

 

Whether it would constitute inappropriate development in the Green Belt 

6.2 Policy MG02 dictates that the Metropolitan Green Belt within the Brentwood Borough will be 

preserved from inappropriate development in order to maintain its openness. From this, it 

states that all development proposals within the Green Belt will be assessed in accordance 

with the provisions of national planning policy. 

6.3 To begin, Paragraph 147 of the NPPF states that inappropriate development is, by definition, 

harmful to the Green Belt. 

6.4 Exceptions to this statement are included in Paragraph 149, which includes criterion (d) – 

namely, the replacement of a building providing the building is in the same use and not 

materially larger than the one it replaces. 

6.5 In terms of the former requirement, it can be confirmed that the proposed structure will be 

utilised as an annexe for a familial relationship. Therefore, the replacement building will be in 

the same use as the existing structure. 

6.6 In terms of the latter requirement, there is merit in beginning proceedings by recognising that 

there is no statutory definition of what constitutes a replacement building as being ‘’materially 

larger’’ than the structure it replaces and must therefore be judged upon its individual merits. 

Such an assessment not only typically incorporates numerical calculations but also the scale, 

bulk, massing, and built form that would result from the proposed development. 

6.7 Proceeding upon this basis, it is noted that it was considered by the case officer at the pre-

application stage that a 52% increase in floor area and 37% increase in volume of the original 

dwelling would constitute a disproportionate addition. As such, the floor area has been 
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markedly reduced as part of this proposed development (resulting in only a 27% increase in 

floor area) to ensure an appropriately sized replacement is created. 

6.8 Moreover, it is observed that the proposed development would not result in a significantly 

greater level of built form on the application site than at present. This is by virtue of the 

following features: (i) the proposed replacement annexe is single storey, with a low pitch roof, 

to ensure it remains a subservient appearance in relation to Yew Tree Cottage to its south, 

and (ii) the proposed development incorporates only limited alterations to its external space, 

such as the new terrace area composed of natural stone. 

6.9 In totality, it is considered that the replacement annexe is not materially larger than the 

original structure. As such, the scheme is considered to fall within the exception of Paragraph 

149 of the Framework. 

 

Openness 

6.10 The above consideration has demonstrated that the proposed development constitutes 

appropriate development in the Green Belt through its compliance with Paragraph 149 (d) of 

the NPPF. 

6.11 Nevertheless, if a contrary view were to be adopted, Paragraph 148 states that the respective 

local planning authority would be required to assess the impact of the development proposal 

upon the Green Belt. A fundamental property of the Green Belt, as detailed in Paragraph 137, 

is its openness. The Framework does not provide a definition of openness, but it is commonly 

understood to mean an absence of built development. 

6.12 The NPPF does not provide statutory guidance on how the impact of a development proposal 

upon the openness of the Green Belt should be undertaken. However, in a recent a supreme 

Court of Appeal case (Samuel Smith Old Brewery v North Yorkshire County Council & Anor 

[2018] – Appendix 2) Lord Justice Lindblom ruled that a realistic assessment should 

incorporate not only its spatial effects but also any likely perceived impacts upon openness. 

Therefore, it is therefore pertinent for the assessment to consider both the spatial and visual 

impact of the proposal. The analysis of the effects of a proposal on the openness of the Green 

Belt should be undertaken ‘’in the eyes of the viewer’’. 

6.13 In consideration of the first factor, it is important to acknowledge that there are no specific 

limits or thresholds in terms of area or volume contained within the NPPF. Nevertheless, the 

Applicant would like to reiterate that the replacement annexe would only result in an increase 

in the floor area of 27% compared to the original structure. Moreover, the terrace area is only 

of a limited scale (having been reduced from that presented at the pre-application stage) and 

would therefore result in only very limited harm to the openness of the Green Belt. 

Furthermore, the addition of a swimming pool would have no form above ground level and is 

therefore not considered to constitute a spatial component. 
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6.14 In any case, it is noted that it is only possible to assess the acceptability of the spatial extent 

of built form proposed in line with the perceived visual impacts upon openness. 

6.15 Accordingly, it is noted that the detached annexe would be sat within spacious grounds of the 

wider site. Within such a context, the proposed replacement annexe does not exhibit the 

appearance a structure that is materially larger than the one it replaces. Indeed, the visibility 

of the proposed building would be highly restricted when viewed from the public realm (given 

separation distances of approximately 260 metres and 290 metres from Murthering Lane and 

Mill Lane respectively) as well as the inclusion of densely vegetated site boundaries. 

6.16 Moreover, the proposed terraced area would result in only very limited visual harm given the 

restricted extent of built form and the incorporation of stone which possesses a more natural 

appearance. In terms of the swimming pool, the case officer confirmed during the pre-

application process that its formation would result in a ‘’low-neutral harm on the openness of 

the Green Belt’’ as it would be set into the ground. 

6.17 As such it is considered that proposed development represents a modestly sized spatial 

expansion of built form. Meanwhile, the visual impacts of the proposal are highly restricted 

due to the subordinate appearance of the replacement annexe alongside its restricted 

visibility when viewed from the public realm. It follows, therefore, that the development 

proposal preserves the openness of the Green Belt in line with the provisions established 

under Paragraphs 137 and 148 of the NPPF. 

 

b)  Impact of the proposal upon the adjacent Listed Building 

6.18 Policy BE16 iterates that the impacts of any development proposals will be carefully assessed 

against those affecting designated heritage assets. 

6.19 In this respect, the application site is situated approximately 10 metres to the north-west of 

Yew Tree Cottage which is a Grade II listed dwelling. 

6.20 Policy BE16 details that the impact of a development proposal upon a designated heritage 

asset will be assessed against its effect on its significance and setting. These matters are 

considered sequentially in turn below once the importance of the heritage asset has been 

determined. 

Level of Significance 

6.21 In Appendix 2 of the NPPF it states that the significance of a heritage asset is grounded in its 

heritage interest. This interest may be archaeological, architectural, artistic or historic. 

6.22 The Heritage Statement provided with this Planning Statement attaches a medium degree of 

significance to the dwelling of Yew Tree Cottage, and a low level of significance to the 
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outbuilding positioned to its north-west. This is grounded upon the following aspects of its 

heritage interest: 

▪ Architectural and aesthetic interest: Yew Tree Cottage is classified as of possessing 

moderate architectural and aesthetic interest due to the quality of construction of the 

early 17th Century timber frame building; meanwhile, the outbuilding is of low interest 

due to its limited contribution to its aesthetic appearance by virtue of its position 

within the plot. 

▪ Historic interest: the dwelling is of medium interest given its original construction as 

a Yeomen house; the outbuilding is of low interest historically. 

▪ Archaeological interest: the dwelling is of medium interest due to the age of its 

historic timber frame, whilst the outbuilding is of limited interest due to the majority 

of its fabric having been lost. 

6.23 It is concluded within the Heritage Statement that Yew Tree Cottage is classified as possessing 

a medium level of significance. Meanwhile, the outbuilding is regarded as possessing a low 

level of significance. This Planning Statement thus proceeds on this basis. 

Significance 

6.24 The Heritage Report states that the proposed scheme will not adversely impact the 

significance of Yew Tree Cottage as no works are proposed directly to the Grade II listed 

dwelling. 

Setting 

6.25 The Heritage Statement acknowledges that the existing annexe has been altered over its 

lifespan, with the scale of the building reduced and the majority of its historic fabric having 

been replaced. 

6.26 The Heritage Statement also documents that the proposed replacement annexe will be in the 

form of an agricultural stylised building with a simple façade facing the garden of the main 

house. 

6.27 It is apparent, therefore, that the replacement annexe has been sensitively designed as to 

ensure it does detract from the form and appearance of Yew Tree Cottage. Simultaneously, 

given its proportionate scale (with OS maps indicating that historically larger structures were 

positioned to the north of the dwelling) the replacement annexe will exhibit a subordinate 

relationship to the listed building and will thus preserve its setting. 



 

Page 12 
C22086: Yew Tree Cottage, Murthering Lane, Navestock, Romford, Essex, RM4 1HD 

© Phase 2 Planning and Development Ltd 2022 

6.28 More generally, it is considered that the detail of the terrace area and swimming pool is 

considered to be acceptable due to their simple design. 

Weighting of Harm 

6.29 Paragraph 199 of the NPPF directs that the level of weight to be attached to the significance 

of a designated heritage asset is commensurate with the relative importance in the asset. As 

previously discussed, it has been demonstrated comprehensively by the Heritage Statement 

that Yew Tree Cottage is attached a moderate degree of significance whilst the existing 

outbuilding is only designated a low degree of significance.  

6.30 Proceeding on this basis, Paragraph 201 instructs the decision-maker to consider the level of 

harm that may arise against the public benefits of the proposal. In this instance, the Heritage 

Statement concludes that the replacement annexe will not cause any harm to the significance 

of Yew Tree Cottage as no works to that specific building is proposed. In tandem, it states that 

it will cause no harm to the setting of Yew Tree Cottage ‘’as the building retains its 

agricultural/subservient appearance to the main house’’. Ultimately, it is assessed that the 

proposal would have a neutral impact upon the designated heritage asset as it would cause 

no harm. 

6.31 This is to be compared against public benefits that will arise from the proposed development 

through securing the optimum visible use of the annexe (through providing sufficient living 

space for its residential occupiers). 

6.32 In the absence of any recognisable harm to the designated heritage asset and the public 

benefits arising from the proposal, it follows that the proposal would comply with Policy BE16 

and other relevant provisions. 

6.33 The development proposed is therefore considered acceptable subject to other material 

considerations as discussed below. 

 

c) Other Matters, including: 

 

Quality of Residential Accommodation 

Outlook and Light: 

6.34 Policy BE14 expects proposed developments to provide high quality living accommodation for 

its future occupiers. 

6.35 The presence of openable windows on at least two aspects of the proposed annexe will ensure 

that they will be provided with a pleasant form of outlook. 
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6.36 The residential property will receive sufficient daylight/sunlight levels due to its physical 

separation from immediately adjacent surrounding built form.  

6.37 Accordingly, it is considered the configuration of the annexe will provide sufficient forms of 

outlook with no adverse impacts in terms of daylight/sunlight expected. As such, the proposal 

adheres to the requirements of Policy BE14. 

 

Design 

6.38 Policy BE14 states that development proposals will be required to meet high design standards 

by exhibiting an appropriate scale and form to ensure that it responds positively and 

sympathetically to its context and build upon existing strengths and characteristics. They 

should also provide a suitable layout. 

6.39 In this respect, the replacement annexe will retain its single storey nature to ensure a 

subordinate relationship with the habitable dwelling is maintained. 

6.40 The simple appearance of the outbuilding will relate acceptably to the traditional form of Yew 

Tree Cottage. 

6.41 The proposed development complies with all relevant development standards as to ensure a 

suitable layout. 

6.42 Accordingly, the proposal complies with the relevant provisions of Policy BE14. 

 

Residential Amenity 

6.43 Policy BE14 stresses that new residential schemes should avoid unacceptable overlooking or 

loss of privacy. Indeed, Paragraph 130 of the NPPF states that planning decisions should 

ensure that development incorporate a high standard of amenity for existing users. 

6.44 The proposed development will retain its current use as an annexe and its current separation 

distance from the adjacent habitable dwelling to its south-east. There are no other residential 

properties in the immediate vicinity of the replacement annexe. Therefore, no adverse 

impacts are expected in terms of noise generation or loss of daylight/sunlight to neighbouring 

properties. 

6.45 The proposal is considered to be acceptable in respect of its impact upon neighbouring 

dwellings amenities and living conditions, compliant with Policy BE14 and the aims and 

objectives of the NPPF. 
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7. Conclusion 

7.1 This Planning Statement seeks householder planning permission for the construction of a 

replacement annexe alongside associated development. 

7.2 It has been shown that the replacement structure would retain its annexe use and would not 

be materially larger than the existing annexe.  

7.3 If a contrary view to the above was adopted, the Planning Statement has also demonstrated 

that the proposal would not adversely impact the openness of the Green Belt from a spatial 

and visual aspect. 

7.4 Moreover, the Heritage Statement convincingly demonstrates its appropriateness in terms of 

its impact upon the setting of Yew Tree Cottage. Consequently, the proposal will not generate 

any harm upon the Grade II listed dwelling. 

7.5 The proposed development has also demonstrated its compliance with the relevant policies 

contained within Adopted Local Plan and NPPF in respect to design, residential amenity and 

internal space considerations. 

7.6 It therefore follows that the local planning authority are respectfully requested to grant 

householder planning permission accordingly. 
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Brentwood Borough Council, Town Hall, Ingrave Road, Brentwood, Essex CM15 8AY 

tel 01277 312500  www.brentwood.gov.uk 

 
 
 
Toby & Keely Glaysher 
c/o Tom Wiffen 
M P Architects LLP 
Great Bansons 
Bansons Lane 
Ongar 
CM5 9AR 
 

 Date: 24 May 2022 
Our Reference: 22/06009/PHCL 

 
WITHOUT PREJUDICE 

 
Dear Toby & Keely Glaysher, 
 
Discussion of the following development: 
1.Demolition of existing annex outbuilding and construction of a new external 
building with an external swimming pool.  
2. Existing garage building retained, gable provided to the front and rear to create 
Essex barn. Part conversion to provide a gym at ground floor whilst retaining two 
garages. Conversion of first floor to create home offices.  
3. Only small internal works to provide a very simple partition in an existing 
bedroom to provide a second ensuite bathroom and dressing area off of main 
bedroom at Yew Tree Cottage Murthering Lane Navestock Romford Essex RM4 1HD  
 
Conclusion: 
Annex - The principle of a replacement annex building is acceptable, but the size and 
spread are unacceptable. This should be significantly reduced both in Green Belt terms 
and from a heritage aspect. The proposed decking and hardstanding to the terrace area is 
excessive and the materials proposed unsympathetic. These issues can be overcome. 
Garage – the uses are in principle acceptable, however the gable additions are bulky and 
the use of gable ends especially facing the listed building would result in harm to its 
setting. These elements need to be reconsidered, reduced and / or removed. Materials 
should be sympathetic to the context of the immediate site and surrounding rural area.  
Again, these issues can be overcome. 
Internal works – these require listed building consent and subject to an appropriate 
method statement supporting the findings of the Heritage Statement can be acceptable. 
 
 
Full Response: 
I refer to your enquiry concerning the above proposal. My comments are based solely on 
the following information that you have supplied in order to form a view on the principle of 
development at Yew Tree Cottage and to the ancillary buildings within its grounds. The 
initial documents submitted within the pre-application were: 
 



 

Brentwood Borough Council, Town Hall, Ingrave Road, Brentwood, Essex CM15 8AY 

tel 01277 312500  www.brentwood.gov.uk 

• Photos 

• Planning statement 

• 03 Existing Floor Plans and Elevations 

• 04 Existing Floor Plans and Elevations  

• 2659 SK2 Garage conversion elevations 

• 2659 SK1A Pool and outbuilding elevations 

• 2659 SK3 Proposed first floor plan of house 

• 01 Site Plan 

• 02 Existing Site Plan 

• 2659 SK1B Proposed Site Plan 
 
Principle 
 
Since the initial submission of the pre-application The Brentwood Local Plan 2016-2033 
was adopted as the Development Plan for the borough on 23 March 2022. As the same 
time the Brentwood Replacement Local Plan was revoked. The new Local Plan is the 
starting point for determining planning applications. The National Planning Policy 
Framework (NPPF) 2021 is also a material consideration. 
 
The site is located on the North side of Murthering Lane set back from the main highway 
and accessed via a track. The site lies fully within the Green Belt and the main dwelling of 
Grade II Listed status. Proposals for extensions and replacement buildings in principle can 
be carried out within the Green Belt subject to policy MG02 which is compliant with the 
NPPF paragraph 149 subject to all other planning criteria being met and any harm 
mitigated to the heritage asset. The issues therefore are   
 

• Is the proposed operational development appropriate in the Green Belt? 

• Do the proposed works as a minimum, preserve the setting of the heritage asset, 
and if not what level of harm is attributed.   

 
The relevant local plan policies are set out below, other policies may also be of 
significance:  
 

• BE14 – Creating successful places 

An overarching policy which seeks to create successful places ensuring new 

development meets high design standards, responds to its context in a positive and 

sympathetic way; respects neighbours’ amenities and encompass the principles of 

sustainability. 

 

• BE16 – Conservation and Enhancement of Historic Environment 

Amongst other criteria,  development must sustain and wherever possible enhance 
the significance of the assets and its setting; be supported by a Heritage statement; 
and provide clear justification for any works that would lead to any harm to the 
asset.   
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• MG02 – Green Belt 
 
Seeks that the Green Belt to be preserved from any form of inappropriate 
development so that it continues to maintain its openness and serve its key 
functions.  Permission will not be granted for inappropriate development unless 
very special circumstance exists. The LP policy also states that all development 
proposals shall be considered and assessed in line with the NPPF. 

 
Discussion 
 
Green Belt/ Design  
 
Demolition of existing annex outbuilding and construction of a new external 
building with an external swimming pool.   
 
Proposals for replacement buildings can be acceptable in the Green Belt provided that 
they fulfil para 149 (d) of the NPPF: 
 
(d) the replacement of a building, provided the new building is in the same use and not 
materially larger than the one it replaces. 
 
The NPPF does not give a definition of ‘materially larger’ and there is no policy basis for 
mathematical comparisons between existing and proposed floorspace or footprint, but 
height and massing (meaning volume) should also be consider. Therefore, these 
calculations would provide a good starting point when supported by visual overlays. 
 
Calculations were not tabled at the meeting, however from the overlayed drawings it is 
clear that the proposed building would be materially larger than the existing one it is to 
replace. As it stands therefore, the proposal would be inappropriate development. It would 
need to be signification reduced in size and be much closer to the volume/height and 
footprint of the existing building. There is no issue provided the use of the building remains 
as ancillary to the main house. Any subsequent application should be supported with 
visual overlays between existing and proposed. 
 
The swimming pool associated with the replacement building will be set into the ground 
with low – neutral harm on the openness off the Green Belt.  However, the proposed 
terrace area includes extensive amounts of hardstanding and decking, alien both to the 
visual amenity of the wider green belt and the rural context. This element also needs to be 
significantly reduced and natural materials should be used in sympathy with the context of 
the site.   
 
The HBO comments on the impact of the building on the setting of the listed building are 
set out in full later in the letter, but in short, she advises that while the design and siting is 
acceptable, the spread of the building is considered excessive as an annex range and 
proportionality should be addressed given the historic curtilage and countryside setting. It 
must be stressed that one issue does not outweigh the other, in that the design although 
acceptable does not override the inappropriateness of the size or spread of development. 
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Gable extensions to the front and rear of the existing detached garage, part 
conversion into a gym at ground floor and conversion of first floor into two offices. 
 
Proposals for the re-use of buildings can be acceptable on the basis of NPPF para 150 
and part (d) is relevant to this type of proposal ie: 
 
(d) the re-use of buildings provided that the buildings are of permanent and substantial 
construction. 
 
Also relevant to the proposal is para 149 (c) 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 principle of re-using the garage and extending to remain as an ancillary use (i.e. 
home office) is considered acceptable. However the front and rear gables are overly bulky 
and would result in some harm to the openness of the Green Belt. 
 
Furthermore, the simple design of the existing building complements the setting of the 
Listed Building. As advised on our site meeting the design requires review to include 
retaining the elevation facing the listed building (see further comments from HBO). The 
elevation fronting the heritage asset to remain silent and simple, with opportunity to the 
rear elevation to propose dormer windows for additional light and the balcony area. The 
design and scale of the proposal needs to be revised and significantly reduced before an 
application to be submitted. 
 
Internal works to provide a partition in an existing bedroom to provide an ensuite 
and dressing area. 
 
These works do not require planning permission but will require listed building consent.  
The HBO provides full comments but pertinent steps are, a phasing plan; limited opening 
up to assess materials behind existing walls; detailing of fabric, and a methodology for the 
drainage and M&E. This should all be detailed in the accompanying Heritage Assessment.  
 
A site meeting was carried out with the Historic Buildings Officer and myself to view the 
existing buildings and discuss the proposed development.  
 
Comments from the Heritage Building Officer: 
 
There is limited information submitted at this early preapplication stage, however advice 
from the site meeting is set out below: 
 
Given the Grade II listed status of the building and the level of detail required for Listed 
Building Consent, an accredited conservation advisor should be instructed to provide a 
baseline Heritage Assessment and guide the architectural team on the proposed works 
within the Listed Building, the ancillary building will require an assessment of impact upon 
setting within the Heritage Assessment.  
 
Advice offered in relation to the initial discussion is as follows: 
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Demolition of existing annex outbuilding and construction of a new external building with 
an external swimming pool. The demolition of this late building is not contentious, however 
the extent and spread of the proposed new building appears disproportionate within the 
annexe range, although well screened from the host listed building, proportionality should 
be addressed given the historic curtilage and countryside setting.  
 
Existing garage building retained, gable provided to the front and rear to create Essex 
barn. Part conversion to provide a gym at ground floor whilst retaining two garages. 
Conversion of first floor to create home offices. This existing building is complementary to 
character and setting but not historic or a contributor to significance. On site I advised the 
proposed design requires review. The roofscape as existing facing the listed building is 
fairly silent and not challenging to the hierarchy. This should remain the case. The return 
elevation (rear) has greater opportunity to insert an opening to engage to the wider 
countryside, this should be a subordinate architectural feature. Subject to design revision, 
a neutral impact can be achieved. 
 
Only small internal works to provide a very simple partition in an existing bedroom to 
provide a second ensuite bathroom and dressing area off of main bedroom. 
The works here are subject to a phasing plan and detail around fabric along with a 
methodology for drainage and M&E. But the approach should be step by step, as this is 
direct impact upon a listed building. 
 
On site I advised a cautious approach is undertaken and evidenced through limited 
opening up where necessary, consideration to the subdivision of the chamber should also 
be referenced and assessed within the Heritage Assessment. The start point is describing 
the significance of the building and the floor plan, whilst fabric may not be historic the 
design needs to consider impact. Any harm will render this LBC unsupported at Local 
Level as there would be no public benefit to outweigh the harm.  
 
Additional drawings 
 
Additional drawings have been received before the formal response was sent and agreed 
that brief comments would be supplied on the revised plans: 
 

• 05A Proposed elevations of detached garage 

• 08 Existing and Proposed elevation and floor plans of the main dwelling 

• 09B Proposed outbuilding 
 
No further comments can be provided on the changes to the main dwelling as my previous 
comments explain that assessment by way of a heritage statement needs to be carried out 
first as this will inform the proposals and works that can be carried out to the Grade II 
Listed Building. 
 
The replacement annexe building has been reduced in scale, however no visual overlays 
have been provided as per my advice, but calculations have been submitted which 
indicate the replacement building would still be disproportionate to the one it replaces with 
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a 52% increase in floorspace and 37% increase in volume. The decking and hardstanding 
still remains excessive. 
 
The alterations and extensions to the detached garage have been reduced retaining the 
principle elevation facing the heritage asset as existing with the insertion of glazed 
features which is supported and the balcony area to the rear, but still overly bulky from the 
side profile. 
 
The views expressed in this letter are those of an officer, and while given in good faith, will 
not be binding on the Council when determining an application. Furthermore, please note 
that this letter was written without views being sought from neighbours which will happen if 
an application is submitted and may identify further matters not covered in the 
pre-application documents to date. 
 
I trust that this information is of assistance to you. This correspondence concludes your 
pre-application submission in accordance with the Council’s pre-application scheme. 
 
Yours sincerely 
 

Ms Brooke Pride 

 
Planning Officer 
planning@brentwood.gov.uk 
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LORD CARNWATH: (with whom Lady Hale, Lord Hodge, Lord Kitchin and 
Lord Sales agree) 

Introduction 

1. The short point in this appeal is whether the appellant county council, as local 
planning authority, correctly understood the meaning of the word “openness” in the 
national planning policies applying to mineral working in the Green Belt, as 
expressed in the National Planning Policy Framework (“NPPF”). The Court of 
Appeal ([2018] EWCA Civ 489), disagreeing with Hickinbottom J ([2017] EWHC 
442 (Admin)) in the High Court, held that, in granting planning permission for the 
extension of a quarry, the council had been misled by defective advice given by their 
planning officer. In the words of Lindblom LJ, giving the leading judgment: 

“It was defective, at least, in failing to make clear to the 
members that, under government planning policy for mineral 
extraction in the Green Belt in para 90 of the NPPF, visual 
impact was a potentially relevant and potentially significant 
factor in their approach to the effect of the development on the 
‘openness of the Green Belt’, …” (para 49, per Lindblom LJ) 

He thought that, having regard to the officer’s own assessment, it was “quite 
obviously relevant”, and therefore a necessary part of the assessment. The court 
quashed the permission. 

2. In this court, the council, supported by the quarry operator (the third 
respondent), argues that the Court of Appeal’s reasoning was based on 
misunderstandings both of the relevant policies and of the officer’s report, and that 
the permission should be reinstated. The first and second respondents (collectively 
referred to as “Samuel Smith”) seek to uphold the decision and reasoning of the 
Court of Appeal. 
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Green Belt policy 

History and aims 

3. Although we are directly concerned with the policies in the NPPF (in its 
original 2012 version), Green Belt policies have a very long history. It can be traced 
back to the first national guidance on Green Belts in Circular 42/55 (issued in August 
1955). More recently Planning Policy Guidance 2: Green Belts (published in 1995 
and amended in 2001) (“PPG2”) confirmed the role of Green Belts as “an essential 
element of planning policy for more than four decades”; and noted that the purposes 
of Green Belt policies and the related development control policies set out in 1955 
“remain valid today with remarkably little alteration” (para 1.1). The NPPF itself, 
as appears from ministerial statements at the time, was designed to consolidate and 
simplify policy as expressed in a number of ministerial statements and guidance 
notes, rather than to effect major policy changes (see Redhill Aerodrome Ltd v 
Secretary of State for Communities and Local Government [2014] EWCA Civ 1386; 
[2015] PTSR 274, paras 16ff, 22 per Sullivan LJ). 

4. In the NPPF the concept of “openness” first appears in the introduction to 
section 9 (“Protecting Green Belt land”) which gives a statement of the fundamental 
aim and the purposes of Green Belt policy: 

“79. The Government attaches great importance to Green 
Belts. The fundamental aim of Green Belt policy is to prevent 
urban sprawl by keeping land permanently open; the essential 
characteristics of Green Belts are their openness and their 
permanence. 

80. Green Belt serves five purposes: 

 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; 
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 to preserve the setting and special character of 
historic towns; and 

 to assist in urban regeneration, by encouraging 
the recycling of derelict and other urban land.” 

5. This statement of the “fundamental aim” of the policy and the “five purposes” 
is unchanged from PPG2. The PPG included a fuller statement of certain 
“objectives” for the use of land within defined Green Belts, including (for example) 
providing opportunities for access to open countryside, and retaining and enhancing 
attractive landscapes (para 1.6), but adding: 

“The extent to which the use of land fulfils these objectives is 
however not itself a material factor in the inclusion of land 
within a Green Belt, or in its continued protection. For 
example, although Green Belts often contain areas of attractive 
landscape, the quality of the landscape is not relevant to the 
inclusion of land within a Green Belt or to its continued 
protection. The purposes of including land in Green Belts are 
of paramount importance to their continued protection, and 
should take precedence over the land use objectives.” (para 1.7) 

It is clear therefore that the visual quality of the landscape is not in itself an essential 
part of the “openness” for which the Green Belt is protected. 

Control of development in Green Belts 

6. Key features of development control in Green Belts are the concepts of 
“appropriate” and “inappropriate” development, and the need in the latter case to 
show “very special circumstances” to justify the grant of planning permission. In R 
(Lee Valley Regional Park Authority) v Epping Forest District Council [2016] 
EWCA Civ 404; [2016] Env LR 30 (“the Lee Valley case”), Lindblom LJ explained 
their relationship: 

“18. A fundamental principle in national policy for the Green 
Belt, unchanged from PPG2 to the NPPF, is that the 
construction of new buildings in the Green Belt is 
‘inappropriate’ development and should not be approved 
except in ‘very special circumstances’, unless the proposal is 
within one of the specified categories of exception in the 
‘closed lists’ in paras 89 and 90. … The distinction between 
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development that is ‘inappropriate’ in the Green Belt and 
development that is not ‘inappropriate’ (ie appropriate) 
governs the approach a decision-maker must take in 
determining an application for planning permission. 
‘Inappropriate development’ in the Green Belt is development 
‘by definition, harmful’ to the Green Belt - harmful because it 
is there - whereas development in the excepted categories in 
paras 89 and 90 of the NPPF is not. …” 

7. These concepts are expressly preserved in the policies for the control of 
development set out in paras 87ff of the NPPF: 

“As with previous Green Belt policy, inappropriate 
development is, by definition, harmful to the Green Belt and 
should not be approved except in very special circumstances. 

… ‘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.” (paras 87-88) 

8. Paragraph 89 indicates that construction of new buildings is to be regarded 
as “inappropriate” with certain defined exceptions. The exceptions include, for 
example, “buildings for agriculture and forestry”, and (relevant to authorities 
discussed later in this judgment): 

“- 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; 

- 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.” 

9. Paragraph 90, which defines forms of development regarded as “not 
inappropriate” is directly in issue in the present case: 
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“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.” (Emphasis added. I shall refer 
to the words so emphasised as “the openness 
proviso”) 

10. Paragraphs 89-90 replace a rather fuller statement of policy for “Control of 
Development” in section 3 of PPG2. Paragraphs 3.4-3.6 (“New buildings”), and 
paras 3.7-3.12 (“Re-use of buildings”, and, under a separate heading, “Mining 
operations, and other development”) cover substantially the same ground, 
respectively, as NPPF paras 89 and 90, but in rather fuller terms. The policy for 
“Mining operations, and other development” was as follows: 

“3.11 Minerals can be worked only where they are found. 
Their extraction is a temporary activity. Mineral extraction 
need not be inappropriate development: it need not conflict 
with the purposes of including land in Green Belts, provided 
that high environmental standards are maintained and that the 
site is well restored. Mineral and local planning authorities 
should include appropriate policies in their development plans. 
Mineral planning authorities should ensure that planning 
conditions for mineral working sites within Green Belts 
achieve suitable environmental standards and restoration … 

3.12 The statutory definition of development includes 
engineering and other operations, and the making of any 
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material change in the use of land. The carrying out of such 
operations and the making of material changes in the use of 
land are inappropriate development unless they maintain 
openness and do not conflict with the purposes of including 
land in the Green Belt …” (Emphasis added) 

11. It will be noted that a possible textual issue arises from the way in which the 
PPG2 policies have been shortened and recast in the NPPF. In the PPG the openness 
proviso is in terms directed to forms of development other than mineral extraction 
(it also appears in the section on re-use of buildings: para 3.8). By contrast, mineral 
extraction is not expressly subject to the proviso, but may be regarded as not 
inappropriate, subject only to “high environmental standards” and the quality of 
restoration. In the shortened version in the NPPF these categories of potentially 
appropriate development have been recast in para 90, and brought together under 
the same proviso, including the requirement to preserve openness. 

12. I do not read this as intended to mark a significant change of approach. If that 
had been intended, one would have expected it to have been signalled more clearly. 
To my mind the change is explicable as no more than a convenient means of 
shortening and simplifying the policies without material change. It may also have 
been thought that, whereas mineral extraction in itself would not normally conflict 
with the openness proviso, associated building or other development might raise 
greater problems. A possible example may be seen in the Europa Oil case discussed 
below (para 26). 

Other relevant policies 

13. Mineral policies A later part of the NPPF (section 13, headed “Facilitating 
the sustainable use of minerals”) deals with mineral development generally. It 
emphasises the importance of ensuring a sufficient supply of minerals to support 
economic growth (para 142); and gives advice on the inclusion of mineral policies 
in local plans (para 143), and on the determination of planning applications (para 
144). The latter includes (inter alia) a requirement to ensure that there are “no 
unacceptable adverse impacts on the natural and historic environment …”, and that 
provision is made for “restoration and aftercare at the earliest opportunity to be 
carried out to high environmental standards …”. No issue arises under these policies 
in the present case, but they show that development which is “appropriate” in Green 
Belt may be found unacceptable by reference to other policy constraints. 

14. Local plan policies The proposal was also subject to Green Belt and other 
policies in the local plan (the Selby District Core Strategy Local Plan). These are 
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summarised by Lindblom LJ (para 9). It is not suggested by either party that these 
materially affect the legal issues arising in the present appeal. 

The application and the officer’s report 

15. The application was for an extension to the operational face of Jackdaw Crag 
Quarry, a magnesian limestone quarry owned and operated by the third respondent, 
Darrington Quarries Ltd. The quarry, which extends to about 25 hectares, is in the 
Green Belt, about 1.5 kilometres to the south-west of Tadcaster. It has been operated 
by Darrington Quarries for many years, planning permission for the extraction of 
limestone having first been granted in July 1948 and subsequently renewed. The 
proposed extension is for an area of about six hectares, expected to yield some two 
million tonnes of crushed rock over a period of seven years. 

16. The application had received planning permission in January 2013, but that 
permission was quashed because of failings in the environmental impact assessment. 
The application came back to the county council’s Planning and Regulatory 
Functions Committee on 9 February 2016, when the committee accepted their 
officer’s recommendation that planning permission be granted. Following 
completion of a section 106 agreement planning permission was granted on 22 
September 2016. 

17. The officer’s report, prepared by Vicky Perkin for the Corporate Director, 
Business and Environmental Services, was an impressively comprehensive and 
detailed document, running to more than 100 pages, and dealing with a wide range 
of planning considerations. Under the heading “Landscape impact”, the report 
summarised the views of the council’s Principal Landscape Architect, who had not 
objected in principle to the proposal, but had drawn attention to the potential 
landscape impacts and the consequent need to ensure that mitigation measures are 
maximised (paras 4.118, 7.42-5). 

18. For present purposes the critical part of the report comes under the heading 
“Impacts of the Green Belt” (paras 7.117ff). Having summarised the relevant 
national and local policies, she referred (para 7.120) to the consultation response 
from Samuel Smith stating that: 

“… the application site falling within the Green Belt is critical 
in the determination of the proposal and added that ‘mineral 
extraction remains inappropriate development in the Green 
Belt unless it can be demonstrated that the proposal both 
preserves the openness of the Green Belt and doesn’t conflict 
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with the purposes of including land within the Green Belt’. The 
objector also stated that one of the aims of the Green Belt, in 
‘assisting in urban regeneration will be materially harmed by 
the development’…” (her italics) 

19. The officer commented: 

“7.121  When considering applications within the Green Belt, 
in accordance with the NPPF, it is necessary to consider 
whether the proposed development will firstly preserve the 
openness of the Green Belt and secondly ensure that it does not 
conflict with the purposes of including land within the Green 
Belt. 

7.122  It is considered that the proposed development preserves 
the openness of the Green Belt and does not conflict with the 
purposes of including land within the Green Belt. Openness is 
not defined, but it is commonly taken to be the absence of built 
development. Although the proposed development would be on 
existing agricultural land, it is considered that because the 
application site immediately abuts the existing operational 
quarry, it would not introduce development into this area of a 
scale considered to conflict with the aims of preserving the 
openness of the Green Belt. 

7.123  In terms of whether the proposed development does not 
conflict with the purposes of including land within the Green 
Belt, the proposed quarrying operations are not considered to 
conflict with the purposes of including land within the Green 
Belt. Equally, it is not considered that the proposed 
development would undermine the objective of safeguarding 
the countryside from encroachment as it should be considered 
that the site is in conjunction with an operational quarry which 
will be restored. The proposed development is a temporary use 
of land and would also be restored upon completion of the 
mining operations through an agreed [restoration plan]. 

7.124  The purposes of including land within the Green Belt to 
prevent the merging of neighbouring towns and impacts upon 
historic towns are not relevant to this site as it is considered the 
site is adequately detached from the settlements of Stutton, 
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Towton and Tadcaster. It is also important to note that the A64 
road to the north severs the application site from Tadcaster. 

7.125  As mentioned in the response from [Samuel Smith], one 
of the purposes of the Green Belt is assisting in urban 
regeneration which the objector claims will be undermined by 
the proposed development. Given the situation of the 
application site, adjacent to an existing operational quarry and 
its rural nature, and the fact that minerals can only be worked 
where they are found, it is considered that the site would not, 
therefore, undermine this aim of the Green Belt. 

7.126  The restoration scheme is to be designed and submitted 
as part of a section 106 Agreement, it is considered that there 
are appropriate controls to ensure adequate restoration of the 
site. Due to the proposed restoration of the temporary quarry 
and the fact that it is considered the proposal doesn’t conflict 
with the aims of the Green Belt, it is considered that the 
proposed development would not materially harm the character 
and openness of the Green Belt, and would, therefore, comply 
with Policy SP3 and SP13 of the Selby District Core Strategy 
Local Plan and NPPF.” 

20. Section 8 of the report gives the planning officer’s conclusion: 

“8.4 It is considered that the proposed screening could 
protect the environment and residential receptors from 
potential landscape and visual impacts. 

8.5 Due to the proposed restoration of the temporary quarry 
and the fact that it is considered the proposal doesn’t conflict 
with the aims of the Green Belt, it is considered that the 
proposed development would not materially harm the character 
and openness of the Green Belt.” 

Legal principles 

21. Much time was taken up in the judgments below, as in the submissions in this 
court, on discussion of previous court authorities on the relevance of visual impact 
under Green Belt policy. The respective roles of the planning authorities and the 
courts have been fully explored in two recent cases in this court: Tesco Stores Ltd v 
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Dundee City Council (Asda Stores Ltd intervening) [2012] UKSC 13; [2012] PTSR 
983, and Hopkins Homes Ltd v Secretary of State for Communities and Local 
Government [2017] UKSC 37; [2017] 1 WLR 1865. In the former Lord Reed, while 
affirming that interpretation of a development plan, as of any other legal document, 
is ultimately a matter for the court, also made clear the limitations of this process: 

“Although a development plan has a legal status and legal 
effects, it is not analogous in its nature or purpose to a statute 
or a contract. As has often been observed, development plans 
are full of broad statements of policy, many of which may be 
mutually irreconcilable, so that in a particular case one must 
give way to another. In addition, many of the provisions of 
development plans are framed in language whose application 
to a given set of facts requires the exercise of judgment. Such 
matters fall within the jurisdiction of planning authorities, and 
their exercise of their judgment can only be challenged on the 
ground that it is irrational or perverse …” (para 19) 

In the Hopkins Homes case (paras 23-34) I warned against the danger of “over-
legalisation” of the planning process. I noted the relatively specific language of the 
policy under consideration in the Tesco case, contrasting that with policies: 

“expressed in much broader terms [which] may not require, nor 
lend themselves to, the same level of legal analysis …” 

22. The concept of “openness” in para 90 of the NPPF seems to me a good 
example of such a broad policy concept. It is naturally read as referring back to the 
underlying aim of Green Belt policy, stated at the beginning of this section: “to 
prevent urban sprawl by keeping land permanently open …”. Openness is the 
counterpart of urban sprawl and is also linked to the purposes to be served by the 
Green Belt. As PPG2 made clear, it is not necessarily a statement about the visual 
qualities of the land, though in some cases this may be an aspect of the planning 
judgement involved in applying this broad policy concept. Nor does it imply 
freedom from any form of development. Paragraph 90 shows that some forms of 
development, including mineral extraction, may in principle be appropriate, and 
compatible with the concept of openness. A large quarry may not be visually 
attractive while it lasts, but the minerals can only be extracted where they are found, 
and the impact is temporary and subject to restoration. Further, as a barrier to urban 
sprawl a quarry may be regarded in Green Belt policy terms as no less effective than 
a stretch of agricultural land. 
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23. It seems surprising in retrospect that the relationship between openness and 
visual impact has sparked such legal controversy. Most of the authorities to which 
we were referred were concerned with the scope of the exceptions for buildings in 
para 89 (or its predecessor). In that context it was held, unremarkably, that a building 
which was otherwise inappropriate in Green Belt terms was not made appropriate 
by its limited visual impact (see R (Heath and Hampstead Society) v Camden 
London Borough Council [2007] EWHC 977 (Admin), upheld at R (Heath and 
Hampstead Society) v Vlachos [2008] EWCA Civ 193; [2008] 3 All ER 80). As 
Sullivan J said in the High Court: 

“The loss of openness (ie unbuilt on land) within the Green Belt 
or Metropolitan Open Land is of itself harmful to the 
underlying policy objective. If the replacement dwelling is 
more visually intrusive there will be further harm in addition to 
the harm by reason of inappropriateness …” (para 22) 

To similar effect, in the Lee Valley case, Lindblom LJ said: 

“The concept of ‘openness’ here means the state of being free 
from built development, the absence of buildings - as distinct 
from the absence of visual impact.” (para 7, cited by him in his 
present judgment at para 19) 

24. Unfortunately, in Timmins v Gedling Borough Council [2014] EWHC 654 
(Admin) (a case about another familiar Green Belt category - cemeteries and 
associated buildings), Green J went a stage further holding, not only that there was 
“a clear conceptual distinction between openness and visual impact”, but that it was: 

“wrong in principle to arrive at a specific conclusion as to 
openness by reference to visual impact.” (para 78, emphasis in 
original) 

25. This was disapproved (rightly in my view) in Turner v Secretary of State for 
Communities and Local Government [2016] EWCA Civ 466; [2017] 2 P & CR 1, 
para 18. This concerned an inspector’s decision refusing permission for a proposal 
to replace a mobile home and storage yard with a residential bungalow in the Green 
Belt. In rejecting the contention that it was within the exception for redevelopment 
which “would not have a greater impact on the openness of the Green Belt”, the 
inspector had expressly taken account of its visual effect, and that it would “appear 
as a dominant feature that would have a harmful impact on openness here”. The 
Court of Appeal upheld the decision. Sales LJ said: 
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“The concept of ‘openness of the Green Belt’ is not narrowly 
limited to the volumetric approach suggested by [counsel]. The 
word ‘openness’ is open-textured and a number of factors are 
capable of being relevant when it comes to applying it to the 
particular facts of a specific case. Prominent among these will 
be factors relevant to how built up the Green Belt is now and 
how built up it would be if redevelopment occurs … and factors 
relevant to the visual impact on the aspect of openness which 
the Green Belt presents.” (para 14) 

Before us there was no challenge to the correctness of this statement of approach. 
However, it tells one nothing about how visual effects may or may not be taken into 
account in other circumstances. That is a matter not of legal principle, but of 
planning judgement for the planning authority or the inspector. 

26. The only case referred to in argument which was directly concerned with 
mineral extraction as such was Europa Oil and Gas Ltd v Secretary of State for 
Communities and Local Government [2013] EWHC 2643 (Admin); [2014] 1 P & 
CR 3 (upheld at [2014] EWCA Civ 825; [2014] PTSR 1471). That concerned an 
application for permission for an exploratory drill site to explore for hydrocarbons 
in the Green Belt, including plant and buildings. The inspector had considered the 
potential effect of the development on the Green Belt: 

“… I consider Green Belt openness in terms of the absence of 
development. The proposal would require the creation of an 
extensive compound, with boundary fencing, the installation of 
a drilling rig of up to 35 metres in heating, a flare pit and related 
buildings, plant, equipment and vehicle parking on the site. 
Taking this into account, together with the related HGV and 
other traffic movements, I consider that the Green Belt 
openness would be materially diminished for the duration of 
the development and that there would be a conflict with Green 
Belt purposes in respect of encroachment into the countryside 
over that period.” (quoted by Ouseley J at para 16) 

He refused permission, taking the view that it did not fall within the exception for 
“mineral extraction”, and that there were no very special circumstances to out-weigh 
the harm to the Green Belt identified in that passage. 

27. It was held that he had erred in failing to treat the proposal as one for mineral 
extraction, and therefore potentially within the exception in NPPF para 90. Ouseley 
J noted the special status of mineral extraction under Green Belt policy. As he said: 
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“67. One factor which affects appropriateness, the 
preservation of openness and conflict with Green Belt 
purposes, is the duration of development and the reversibility 
of its effects. Those are of particular importance to the thinking 
which makes mineral extraction potentially appropriate in the 
Green Belt. Another is the fact that extraction, including 
exploration, can only take place where those operations achieve 
what is required in relation to the minerals. Minerals can only 
be extracted where they are found … 

68. Green Belt is not harmed by such a development 
because the fact that the use has to take place there, and its 
duration and reversibility are relevant to its appropriateness and 
to the effect on the Green Belt ...” 

28. However, he made clear that it remained necessary for the decision-maker to 
consider the proposal under the proviso to para 90. Affirming his decision in the 
Court of Appeal, Richards LJ said (para 41): 

“The key point, in my judgment, is that the inspector 
approached the effect on Green Belt openness and purposes on 
the premise that exploration for hydrocarbons was necessarily 
inappropriate development since it did not come within any of 
the exceptions. He was not considering the application of the 
proviso to para 90 at all: on his analysis, he did not get that far. 
Had he been assessing the effect on Green Belt openness and 
purposes from the point of view of the proviso, it would have 
been on the very different premise that exploration for 
hydrocarbons on a sufficient scale to require planning 
permission is nevertheless capable in principle of being 
appropriate development. His mind-set would have been 
different, or at least it might well have been different …” 

Although the decision turned principally on a legal issue as to the meaning of 
“mineral extraction”, it is significant that the impact on the Green Belt identified by 
the inspector (including a 35 metre drill rig and related buildings) was not thought 
necessarily sufficient in itself to lead to conflict with the openness proviso. That was 
a matter for separate planning judgement. 



 
 

 
 Page 15 
 
 

Material considerations 

29. Section 70(2) of the Town and Country Planning Act 1990 (“the Act”) 
required the council in determining the application to have regard to the 
development plan and “any other material consideration”. In summary Samuel 
Smith’s argument, upheld by the Court of Appeal, is that the authority erred in 
failing to treat the visual effects, described by the officer in her assessment of 
“Landscape impact” (para 17 above) as “material considerations” in its application 
of the openness proviso under para 90. 

30. The approach of the court in response to such an allegation has been 
discussed in a number of authorities. I sought to summarise the principles in 
Derbyshire Dales District Council v Secretary of State for Communities and Local 
Government [2009] EWHC 1729 (Admin); [2010] 1 P & CR 19. The issue in that 
case was whether the authority had been obliged to treat the possibility of alternative 
sites as a material consideration. I said: 

“17. It is one thing to say that consideration of a possible 
alternative site is a potentially relevant issue, so that a decision-
maker does not err in law if he has regard to it. It is quite 
another to say that it is necessarily relevant, so that he errs in 
law if he fails to have regard to it … 

18. For the former category the underlying principles are 
obvious. It is trite and long-established law that the range of 
potentially relevant planning issues is very wide (Stringer v 
Minister of Housing and Local Government [1970] 1 WLR 
1281); and that, absent irrationality or illegality, the weight to 
be given to such issues in any case is a matter for the decision-
maker (Tesco Stores Ltd v Secretary of State for the 
Environment and West Oxfordshire District Council [1995] 1 
WLR 759, 780). On the other hand, to hold that a decision-
maker has erred in law by failing to have regard to alternative 
sites, it is necessary to find some legal principle which 
compelled him (not merely empowered) him to do so.” 

31. I referred to the discussion of this issue in a different context by Cooke J in 
the New Zealand Court of Appeal, in CreedNZ Inc v Governor General [1981] 1 
NZLR 172, 182 (adopted by Lord Scarman in the House of Lords in In re Findlay 
[1985] AC 318, 333-334, and in the planning context by Glidewell LJ in Bolton 
Metropolitan Borough Council v Secretary of State for the Environment and Greater 
Manchester Waste Disposal Authority (1991) 61 P & CR 343, 352): 
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“26. Cook J took as a starting point the words of Lord Greene 
MR in the Wednesbury case [1948] 1 KB 223, 228: 

‘If, in the statute conferring the discretion there is to be 
found expressly or by implication matters which the 
authority exercising the discretion ought to have regard 
to, then in exercising the discretion it must have regard 
to those matters.’ 

He continued: 

‘What has to be emphasised is that it is only when the 
statute expressly or impliedly identifies considerations 
required to be taken into account by the authority as a 
matter of legal obligation that the court holds a decision 
invalid on the ground now invoked. It is not enough that 
it is one that may properly be taken into account, nor 
even that it is one which many people, including the 
court itself, would have taken into account if they had to 
make the decision ...’ (Emphasis added) 

27. In approving this passage, Lord Scarman noted that 
Cook J had also recognised, that - 

‘… in certain circumstances there will be some matters 
so obviously material to a decision on a particular 
project that anything short of direct consideration of 
them by the ministers … would not be in accordance 
with the intention of the Act.’ (In re Findlay at p 334) 

28. It seems, therefore, that it is not enough that, in the 
judge’s view, consideration of a particular matter might 
realistically have made a difference. Short of irrationality, the 
question is one of statutory construction. It is necessary to show 
that the matter was one which the statute expressly or impliedly 
(because ‘obviously material’) requires to be taken into account 
‘as a matter of legal obligation’.” 

32. Mutatis mutandis, similar considerations apply in the present case. The 
question therefore is whether under the openness proviso visual impacts, as 
identified by the inspector, were expressly or impliedly identified in the Act or the 
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policy as considerations required to be taken into account by the authority “as a 
matter of legal obligation”, or alternatively whether, on the facts of the case, they 
were “so obviously material” as to require direct consideration. 

The reasoning of the courts below 

33. Hickinbottom J in the High Court held in summary that consideration of 
visual impact was neither an implicit requirement of the openness proviso, nor 
obviously relevant on the facts of this case. He said: 

“64. I stress that we are here concerned with differential 
impact, ie the potential adverse visual impact over and above 
the adverse spatial impact. On the facts of this case … it is 
difficult to see what the potential visual impact of the 
development would be over and above the spatial impact, 
which, as Mr Village concedes, was taken into account. In any 
event, even if there were some such impact, that does not mean 
that openness would be adversely affected; because, in 
assessing openness, the officers would still have been entitled 
to take into account factors such as the purpose of the 
development, its duration and reversibility, and would have 
been entitled to conclude that, despite the adverse spatial and 
visual impact, the development would nevertheless not harm 
but preserve the openness of the Green Belt. 

65. In this case, the potential visual impact of the 
development falls very far short of being an obvious material 
factor in respect of this issue. In my judgment, in the 
circumstances of this case, the report did not err in not taking 
into consideration any potential visual impact from the 
development. Indeed, on the facts of this case, I understand 
why the officers would have come to the view that 
consideration of visual impact would not have materially added 
to the overarching consideration of whether the development 
would adversely impact the openness of the Green Belt.” 

34. Lindblom LJ took the opposite view. He summarised the visual impacts 
described by the officer: 

“42. The proposed development was a substantial extension 
to a large existing quarry, with a lengthy period of working and 
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restoration. As the Principal Landscape Architect recognized in 
her response to consultation, and the officer acknowledged 
without dissent in her report, there would be permanent change 
to the character of the landscape (paras 4.109 and 4.115 of the 
report). The ‘quality of the Locally Important Landscape Area 
as a whole would be compromised’ (para 7.41). The exposed 
face of the extended quarry would be as visible as that of the 
existing quarry, if not more so (paras 4.111 and 7.42). Long 
distance views could be cut off by the proposed bunding and 
planting. Agricultural land would ultimately be replaced by a 
‘deep lower level landscape’ of grassland (para 4.113). The 
‘character and quality’ of the landscape would be ‘permanently 
changed’ and the ‘impact cannot be described as neutral’ (paras 
4.115 and 7.44). Concluding her assessment of ‘Landscape 
Impact’, the officer was satisfied that the ‘proposed screening 
could protect the environment and residential receptors from 
potential landscape and visual impacts’, and that with the 
proposed mitigation measures the development would comply 
with national and local policy (paras 7.47 and 8.4). 

43. That assessment did not deal with the likely effects of 
the development on the openness of the Green Belt as such, 
either spatial or visual. It does show, however, that there would 
likely be - or at least could be - effects on openness in both 
respects, including the closing-off of long distance views by the 
bunding and planting that would screen the working (para 
4.111 of the officer’s report). The officer’s conclusion overall 
(in para 7.47) was, in effect, that the proposed screening would 
be effective mitigation, without which the development would 
not be acceptable. But this was not followed with any 
discussion of the harmful effects that the screening measures 
themselves might have on the openness of the Green Belt.” 
(Emphasis added) 

35. He then directed particular attention to para 7.122 of the report, which he 
understood to encapsulate her views on the application of the openness proviso 
under NPPF para 90: 

“45. So it is to para 7.122 that one must look, at least in the 
first place, to see whether the officer considered the relevance 
of visual impact to the effect of this development on the 
openness of the Green Belt. Did she confront this question, and 
bring the committee’s attention to it? I do not think she did. She 
neither considered, in substance, the likely visual impact of the 
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development on the openness of the Green Belt nor, it seems, 
did she ask herself whether this was a case in which an 
assessment of visual impact was, or might be, relevant to the 
question of whether the openness of the Green Belt would be 
preserved. Indeed, her observation that openness is ‘commonly 
taken to be the absence of built development’ seems 
deliberately to draw the assessment away from visual impact, 
and narrow it down to a consideration of spatial impact alone. 
And the burden of the assessment, as I read it, is that because 
the further extraction of limestone would take place next to the 
existing quarry, the ‘scale’ of the development would not fail 
to preserve the openness of the Green Belt. This seems a 
somewhat surprising conclusion. But what matters here is that 
it is a consideration only of spatial impact. Of the visual impact 
of the quarry extension on the openness of the Green Belt, 
nothing is said at all. That was, it seems to me, a significant 
omission, which betrays a misunderstanding of the policy in 
para 90 of the NPPF. 

46. One must not divorce para 7.122 from its context. The 
report must be read fairly as a whole. The question arises, 
therefore: did the officer address the visual impact of the 
development on the openness of the Green Belt in the 
remaining paragraphs of this part of her report, or elsewhere? I 
do not think she did. Her consideration of the effects of the 
development on the ‘purposes of including land in the Green 
Belt’, in paras 7.123 to 7.125, is unexceptionable in itself. 
However, she did not, in these three paragraphs, revisit the 
question of harm to the openness of the Green Belt, either in 
spatial or in visual terms. The conclusion to this part of the 
report, in para 7.126, is that the ‘character and openness of the 
Green Belt’ would not be materially harmed by the 
development - a conclusion repeated in para 8.5 - and that the 
proposal would therefore comply with Policy SP3 and Policy 
SP13 of the local plan and the NPPF. But I cannot accept that 
this conclusion overcomes the lack of consideration of visual 
impacts on ‘openness’ in the preceding paragraphs. It seems to 
treat ‘character’ as a concept distinct from ‘openness’. Even if 
these two concepts can be seen as related to each other, and 
however wide the concept of ‘character’ may be, there is no 
suggestion here that the officer was now providing a conclusion 
different from that in para 7.122, or additional to it. 
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47. The same may also be said of the officer’s earlier 
discussion of ‘Landscape Impact’ in paras 7.41 to 7.47. Her 
assessment and conclusions in that part of her report are not 
imported into para 7.122, or cross-referred to as lending 
support to her conclusion there ...” (Emphasis added) 

36. This led to the overall conclusion in para 49 (quoted in part at the beginning 
of this judgment): 

“49. I can only conclude, therefore, that the advice given to 
the committee by the officer was defective. It was defective, at 
least, in failing to make clear to the members that, under 
government planning policy for mineral extraction in the 
Green Belt in para 90 of the NPPF, visual impact was a 
potentially relevant and potentially significant factor in their 
approach to the effect of the development on the ‘openness of 
the Green Belt’, and hence to the important question of whether 
the proposal before them was for ‘inappropriate’ development 
in the Green Belt - and, indeed, in implying that the opposite 
was so … One can go further. On the officer’s own assessment 
of the likely effects of the development on the landscape, visual 
impact was quite obviously relevant to its effect on the 
openness of the Green Belt. So the consideration of this 
question could not reasonably be confined to spatial impact 
alone.” (Emphasis added) 

37. Although it is necessary to read the discussion in full, I have highlighted what 
seem to me the critical points in Lindblom LJ’s assessment of the failure to take 
account of visual effects; in summary: 

i) In paras 42 and 43, he extracts from the officer’s own landscape 
assessment the observation that “the exposed face of the extended quarry 
would be as visible as that of the existing quarry, if not more so …” and that 
“long distance views could be cut off by the proposed bunding and planting”. 
This leads to the view that: 

“there would likely be - or at least could be - effects on 
openness in both respects, including the closing-off of long 
distance views by the bunding and planting that would screen 
the working.” 
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ii) In para 7.122, where the officer purported to address the issue of 
openness, she failed to consider the likely effect of such visual impact nor its 
relevance to whether the openness of the Green Belt would be preserved. 
Instead, by in effect equating openness with absence of built development, 
she tended to narrow the issue down to a consideration of spatial impact 
alone. That betrayed a misunderstanding of the policy in para 90 of the NPPF. 

iii) The subsequent paragraphs dealt with other aspects of the effect on the 
purposes of the Green Belt, and were unexceptionable in themselves; but they 
did not revisit the question of visual impact or so make up for the deficiency 
in para 7.122. 

iv) The officer’s advice was defective in this respect. Further on her own 
assessment visual effect was “quite obviously relevant” to the issue of 
openness, and the committee could not reasonably have thought otherwise. 

38. I hope I will be forgiven for not referring in detail to the arguments of counsel 
before this court, which substantially reflected the reasoning respectively of the 
High Court and the Court of Appeal. I note that Mr Village QC for Samuel Smith 
made a further criticism of para 7.122, not adopted by Lindblom LJ, that the officer 
treated the fact that the site abutted the existing quarry as reducing its impact on 
openness. 

Discussion 

39. With respect to Lindblom LJ’s great experience in this field, I am unable to 
accept his analysis. The issue which had to be addressed was whether the proposed 
mineral extraction would preserve the openness of the Green Belt or otherwise 
conflict with the purposes of including the land within the Green Belt. Those issues 
were specifically identified and addressed in the report. There was no error of law 
on the face of the report. Paragraph 90 does not expressly refer to visual impact as a 
necessary part of the analysis, nor in my view is it made so by implication. As 
explained in my discussion of the authorities, the matters relevant to openness in 
any particular case are a matter of planning judgement, not law. 

40. Lindblom LJ criticised the officer’s comment that openness is “commonly” 
equated with “absence of built development”. I find that a little surprising, since it 
was very similar to Lindblom LJ’s own observation in the Lee Valley case (para 23 
above). It is also consistent with the contrast drawn by the NPPF between openness 
and “urban sprawl”, and with the distinction between buildings, on the one hand, 
which are “inappropriate” subject only to certain closely defined exceptions, and 
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other categories of development which are potentially appropriate. I do not read the 
officer as saying that visual impact can never be relevant to openness. 

41. As to the particular impacts picked out by Lindblom LJ, the officer was 
entitled to take the view that, in the context of a quarry extension of six hectares, 
and taking account of other matters, including the spatial separation noted by her in 
para 7.124, they did not in themselves detract from openness in Green Belt terms. 
The whole of paras 7.121 to 7.126 of the officer’s report address the openness 
proviso and should be read together. Some visual effects were given weight, in that 
the officer referred to the restoration of the site which would be required. Beyond 
this, I respectfully agree with Hickinbottom J that such relatively limited visual 
impact which the development would have fell far short of being so obviously 
material a factor that failure to address it expressly was an error of law. For similar 
reasons, with respect to Mr Village’s additional complaint, I see no error in the 
weight given by the officer to the fact that this was an extension of an existing 
quarry. That again was a matter of planning judgement not law. 

Conclusion 

42. For these reasons, I would allow the appeal and confirm the order of the High 
Court dismissing the application. 



 

 

 




