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Appeal Decision 
Site visit made on 28 April 2014 

by Tom Cannon  BA DIP TP MRTPI 

an Inspector appointed by the Secretary of State for Communities and Local Government 

Decision date: 23 May 2014 

 

Appeal Ref: APP/P3040/A/14/2213632 

Land to west of Cropwell Bishop Memorial Hall, Nottingham Road, 

Cropwell Bishop, Nottinghamshire 

• The appeal is made under section 78 of the Town and Country Planning Act 1990 
against a refusal to grant planning permission. 

• The appeal is made by Cropwell Bishop Playgroup against the decision of Rushcliffe 
Borough Council. 

• The application Ref 13/01836/FUL, dated 10 September 2013, was refused by notice 

dated 14 November 2013. 
• The development proposed is the change of use of land (D1) use to facilitate the 

relocation of Cropwell Bishop Playgroup, including the siting of a modular classroom 
building (re-submission of application reference 13/01190/FUL). 

 

Decision  

1. The appeal is dismissed.  

Procedural Matter 

2. I have considered the implications of the Planning Practice Guidance which was 

published by the Government on 6 March 2014, but it does not affect my 

decision in this appeal.  

Main Issues 

3. Having regard to the National Planning Policy Framework (the Framework) the 

change of use of land to facilitate the relocation of Cropwell Bishop Playgroup, 

including the siting of a modular classroom building would be inappropriate 

development.  Therefore the main issues are the effect on the openness of the 

Green Belt and character and appearance of the area.  Furthermore, whether 

the harm by reason of inappropriateness, and any other harm, is clearly 

outweighed by other considerations, so as to amount to the very special 

circumstances necessary to justify the development. 

Reasons 

Openness and character and appearance 

4. The appeal site presently comprises of part of a larger area of enclosed land, 

which is leased to the Parish Council for use as a local recreational area.  It is 

located on the edge of the village adjacent to the Grantham Canal. Beyond 

which is open agricultural land.  The development would be situated between 

an existing car park and the Memorial Hall, on an informal grass area forming 

part of the wider recreation ground.  
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5. 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 permanence.  The proposal would introduce a large flat roof 

modular building onto this otherwise undeveloped site.  A number of ancillary 

structures and attachments are also proposed including a large veranda; 

storage shed and raised access ramp and steps.  Due to its extensive footprint, 

bulk and mass the proposed building would reduce the openness of the Green 

Belt.  I acknowledge there are other buildings and structures in the general 

vicinity of the site, associated with the adjacent recreation area and Memorial 

Hall.  By utilising the existing car park the development would also limit the 

extent of operational development.  However, such factors do not reduce the 

scheme’s impact on openness, or the conflict with the fundamental aim of 

Green Belt policy, to keep land permanently open.  

6. Consequently, I conclude that the development would cause considerable 

material harm to the openness of the Green Belt and would conflict with 

paragraph 79 of the Framework.  

7. I acknowledge the appellant would accept a condition restricting the use of the 

site by the playgroup to a temporary period. In such circumstances, although 

the harm I have identified would be temporary, it would not reduce the 

schemes impact on the openness of the Green Belt for the duration of the 

permission. 

8. The appeal site is situated in a prominent position on the western fringe of 

Cropwell Bishop.  This side of Nottingham Road is defined by low hedge and 

tree planting which, together with the playing fields, softens the approach into 

the village from this direction and blurs the boundaries between the 

surrounding open countryside and the built up form of the settlement.  

Although the proposed building would only be single storey in height, and be 

partially screened by existing landscaping, due to its extensive footprint and 

proximity to the road frontage, the development would appear particularly 

prominent from public views on the approach into the village.  The various 

ancillary attachments would add to the complexity of its form, and further 

increase the buildings visual impact.   

9. As such, the appeal proposal due to its design, form and position would 

introduce an intrusive form of development, which would harm the character 

and appearance of the area for the duration of any permission.  It would 

therefore conflict with one of the core planning principles of the Framework, to 

secure high quality design, and take account of the character of different areas.  

I attach a moderate degree of weight to the consequent harm arising.  

Other considerations 

10. The other considerations to be taken into account are principally (i) the 

community benefits associated with the development; and (ii) if there are any 

alternative, available sites for the playgroup. 

(i) Community benefits 

11. One of the core planning principles of the Framework is to support thriving 

rural communities.  It also seeks to support a prosperous rural economy by 

supporting the sustainable growth and expansion of all types of business and 

enterprise in rural areas, and promote the retention and development of local 



Appeal Decision APP/P3040/A/14/2213632 

 

 

www.planningportal.gov.uk/planninginspectorate           3 

services and community facilities in villages.  The Framework states how 

planning decisions should guard against the unnecessary loss of valued 

facilities and services, and ensure that established facilities are able to develop 

and modernise in a way that is sustainable, and retained for the benefit of the 

community.  

12. Policy COM1 of the LP also seeks to permit local community facilities provided 

they are located in sustainable locations. It is therefore broadly consistent with 

the Framework’s objectives. 

13. The playgroup is clearly an important and valued long standing community 

facility in Cropwell Bishop.  This is evidenced by the large number of 

representations received in support of the proposal from local residents who 

use, or have used the playgroup in the past.  The ‘outstanding’ OFSTED rating 

achieved by the playgroup adds weight to its value as a high quality pre-school 

facility.  It is also evident that the playgroup is important to the economic as 

well as the social functioning of the settlement, as it provides employment for 7 

members of staff.  

14. I note the playgroup was previously based at the local primary school. 

However, following the school’s decision to establish its own pre-school 

nursery, BJ Wraparound Care, the playgroup has been relocated to the 

Methodist Hall in the village, albeit on a reduced scale.  I was able to view this 

temporary arrangement from the public highway prior to my site visit.  As it is 

not a purpose built facility, I appreciate the layout of the Methodist Hall site 

may not be ideal, and places certain functional, economic and operational 

constraints on the playgroup. Nonetheless, it does provide a temporary solution 

for this valued local facility.  

15. It is apparent there are other pre-school providers in the village including, BJ 

Wraparound Care and various independent registered child minders.  In 

addition, Fosse Park Kindergarten in Stragglethorpe and Millfield Nursery 

School in Cropwell Butler also provide alternative pre-school care within close 

proximity to Cropwell Bishop.  The appellant emphasises that the education 

offer provided by the playgroup is different to that of other operators in the 

area, in that it focuses on the importance of ‘play’ rather than a formal pre-

school environment.  Thus, it is argued that other providers do not replace the 

role of the playgroup in the local community, merely provide alternative care 

provision.  Whilst I acknowledge that the playgroup is a valued community 

facility, which provides specialist play based care, its loss would not remove the 

presence of pre-school provision entirely from the village.   

16. I have received conflicting views regarding the impact of the appeal proposal 

on possible future plans to extend the Memorial Hall, including the potential for 

the playgroup to be incorporated into such a scheme. However, I am not aware 

of any firm proposals in relation to this matter. Although the Parish Council 

may have changed their view on the merits of the current scheme, this does 

not effect my assessment of the appeal proposal.  Furthermore, whilst I 

acknowledge the ground rent from the appeal development could contribute 

towards the essential maintenance of the Memorial Hall; it is not material to 

my decision.  

17. In view of the above considerations, I therefore attach moderate weight to the 

community benefits associated with the provision of a permanent site for the 

playgroup. 
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 (ii) Alternative sites 

18. The appellant has undertaken an extensive site search. In total 13 potential 

sites have been considered on land within, and adjoining Cropwell Bishop.  I 

note that there are no suitable, permanent, alternative sites available within or 

adjoining the village envelope, a view which is accepted by the Council.  There 

is also some merit in accommodating the playgroup in the proposed location 

given the existing community facilities on the adjacent recreation ground and 

its accessible position on the edge of the village.  However, as there are other 

alternative pre-school providers in the village, albeit offering a slightly different 

service, I attach moderate weight to the lack of alternative sites, and minimal 

weight to the benefits arising from the sites location alongside existing 

community facilities.  

Overall Balance 

19. The proposed development would be inappropriate development and the 

Framework establishes that substantial weight should be given to any harm to 

the Green Belt.  In addition there would be a considerable loss of openness and 

moderate harm to the character and appearance of the area.   

20. Turning to the factors which weigh in favour of the development, and as set out 

above, I attach them moderate weight.  Thus, these other considerations do 

not clearly outweigh the totality of harm which is the test that they have to 

meet.  Consequently, very special circumstances do not exist.  

Temporary planning permission 

21. As the temporary change of use would also represent inappropriate 

development, substantial weight must still be attached to the harm to the 

Green Belt, by reason of the developments inappropriateness.  The harm to the 

openness would still be considerable, and the impact on character and 

appearance moderate for the duration of any temporary permission.  

22. The weight I attach to the considerations which weigh in favour of the 

development remain unchanged, with the exception of the need for a 

permanent site, which would not be satisfied through a grant of temporary 

permission.  As such, the moderate weight I afford to the matters weighing in 

favour of the proposal, still do not clearly outweigh the totality of harm I have 

identified.  Therefore, very special circumstances do not exist to justify the 

grant of a temporary permission.    

Conclusion 

23. For the reasons set out above, and having regard to all other matters raised, I 

conclude that the appeal should be dismissed. 

T, Cannon 

INSPECTOR 


