

Representations of CPRE Staffordshire (Campaign to Protect Rural England).

Application Reference: 26/00016/OUT

CPRE Staffordshire objects to the outline planning application (Ref: 26/00016/OUT) for the erection of up to four dwellings on land to the rear of Boythorpe and Wyndfield, Walsall Road, Pipehill, Lichfield, Staffordshire (WS13 8JT). The site lies within the designated Green Belt, well outside the defined settlement boundary, and is not allocated for development in the adopted Local Plan. The proposal would result in the unnecessary loss of Grade 2 agricultural land and open countryside, erode the rural character and openness of the area, and contribute to unsustainable urban sprawl, in direct conflict with both local and national planning policy. 

Furthermore, the site is poorly related to existing services and facilities, with GP provision, secondary schools, supermarkets and community infrastructure located approximately 25–45 minutes’ walk away, making the development heavily reliant on private car use and therefore unsustainable. The proposal is also premature given other development proposals, and Green Belt review processes are currently underway. In addition, the site lies within the 15km zone of influence of the Cannock Chase Special Area of Conservation and within a red impact risk zone for Great Crested Newts, giving rise to significant ecological concerns. Our key concerns are set out in detail below.
 
1.  Green Belt harm

The proposal represents inappropriate development under paragraph 143 of the National Planning Policy Framework (NPPF), as new residential development in the Green Belt is, by definition, harmful unless it falls within limited exceptions, which this proposal does not.

1.1. Deepen Sprawl

One of the main roles of Green Belt is to prevent sprawl; the existing residential properties immediately to the south and east of the site along Walsall Road represent linear ribbon development, which already erodes the openness of the Green Belt and contributes to unsustainable sprawl. Extending this pattern further by allowing new dwellings on land that is located over 1.5 miles from Lichfield’s settlement boundary which is well outside the main built-up area and disconnected from core services would deepen this sprawl rather than contain it within a cohesive settlement edge.

1.2. Encroachment of the countryside 

The scale and form of the proposed development would result in a significant loss of openness within the Green Belt. The introduction of multiple dwellings and vehicle parking would visually and functionally urbanize this parcel of land, thereby harming the essential openness and rural character of the Green Belt. This would be contrary to both local and national planning policies, which seek to prevent encroachment into the countryside and to preserve the intrinsic character and appearance of rural areas.



1.3. Loss of the Rural character

The proposal would fail to preserve the rural character of the area by introducing a cluster of four new dwellings into a landscape currently characterized by scattered low-density development, comprising mainly farmsteads and rural cottages. The existing pattern of development reflects an agricultural and countryside setting, whereas the proposed scheme would introduce a more intensive and suburban form of residential development, served from a single access point, which is contradicting with the prevailing settlement pattern.


2. Impact on Settlement Hierarchy

The application site lies outside any settlement boundary and does not form part of a defined village or sustainable rural settlement. It conflicts with the settlement hierarchy by promoting isolated residential development in open countryside rather than focusing growth within or adjacent to existing urban areas. Lichfield and Burntwood are the most sustainable locations for future developments. 

2.1.  Unsustainable Development

The site is poorly related to key services and facilities, including GP provision, education facilities, supermarkets, and community infrastructure, all of which are located approximately 25–45 minutes’ walk away. As such, future residents would be heavily dependent on private car travel, contrary to the principles of sustainable development set out in the National Planning Policy Framework (NPPF), particularly paragraphs 7, 8, and 105, which seek to ensure that development is located where the need to travel is minimized, and where sustainable transport modes can be maximized.

2.2.  Green Belt Review Process

Lichfield District Council is currently progressing its Local Plan Review, supported by updated evidence including a strategic Green Belt Review. This process is intended to determine, through plan-making, whether any Green Belt land should be released in sustainable and coordinated locations adjacent to existing settlements.

The application site lies further from the settlement boundary than areas currently being assessed through this strategic process. Granting planning permission for this isolated site would therefore be premature and would undermine the plan-led approach to Green Belt boundary review, contrary to both national policy and local strategy.


3. Loss of Best and Most Versatile Agricultural Land 
The application site comprises Grade 2 agricultural land, classified as the best and most versatile (BMV) land. Under paragraph 174(b) of the National Planning Policy Framework (NPPF, 2021), planning decisions should contribute to and enhance the natural and local environment by protecting soils of high quality, particularly those of BMV. Such land is a finite and nationally important resource, vital for food production and long-term food security. Even if the land is not currently active in agricultural use, its permanent loss to residential development would be contrary to national policy, which seeks to safeguard the best and most versatile agricultural land from inappropriate development.

 
4. Significant Habitat Loss

[bookmark: _Int_xdhaSAql]The application site lies within the 15km zone of influence of Cannock Chase SAC and within a red impact risk zone for Great Crested Newts, making ecological impacts a key consideration. While the applicant has submitted a mitigation strategy, the ecological consultant's assessment indicates that the proposed development would result in a net habitat loss of 23.93%, meaning the mitigation is insufficient to avoid significant harm. Such a loss would adversely affect biodiversity, habitat connectivity, and the integrity of the SAC in combination with other developments.


Conclusion 

Overall, the proposal would cause significant harm to the Green Belt through increased sprawl, encroachment into the countryside, loss of rural character, and the permanent loss of best and most versatile agricultural land. The site’s isolated and unsustainable location would lead to heavy reliance on private car travel, contrary to the principles of sustainable development in the NPPF.

The development is also premature given the ongoing Local Plan and Green Belt Review process and would undermine the plan-led approach to identifying sustainable locations for growth. Taken together, the material considerations weigh strongly against the proposal and, even in the context of housing land supply pressures, the harms clearly and demonstrably outweigh any limited benefits. The application should therefore be refused.



