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Appeal Decision 

Hearing held on 15 August 2013 

Site Visit made on 15 August 2013  

by D R Cullingford  BA MPhil MRTPI 

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

Decision date: 20 November 2013 

 

Appeal Ref: APP/P1805/A/13/2196035 

Land at Oakland International Limited, Seafield Lane, Beoley, Redditch, 

Worcestershire, B98 9DP 

• This appeal is made under section 78 of the Town and Country Planning Act 1990 

against a refusal to grant planning permission. 
• The appeal is by Mr Dean Attwell against the decision of the Bromsgrove District 

Council. 

• The application (ref: 12/0455 and dated 25 May 2012) was refused by notice dated 10 
January 2013. 

• The development proposed is described as an ‘extension to existing cold store’.  
 

‘This decision is issued in accordance with Section 56(2) of the Planning and Compulsory 

Purchase Act 2004, as amended, and supersedes that issued on 12 September.’ 

Application for costs 

1. An application for a full award of costs was made on behalf of the appellant against 

Bromsgrove District Council.  This application is the subject of a separate Decision.  

Decision 

2. I allow this appeal and grant planning permission for an extension to an existing 

cold store on land at Oakland International Limited, Seafield Lane, Beoley, 

Redditch, Worcestershire in accordance with the terms of the application (ref: 

12/0455) dated 25 May 2012, subject to the following conditions:  

1) The development hereby permitted shall begin not later than three years from the date of this decision. 

2) The development hereby permitted shall be carried out in accordance with the following approved plans, 

subject to the western elevation of the extension being open and connected to the existing cold store, in 

accordance with details to be submitted to, and approved by, the Local Planning Authority before 

development commences:  

Mace Buildings Ltd, Enquiry 1 of 4 – Elevations 

Mace Buildings Ltd, Enquiry 2 of 4 – Sections and plans 

Mace Buildings Ltd, Enquiry 3 of 4 – Plan 

Mace Buildings Ltd, Enquiry 4 of 4 – Site plan 

3) No development shall take place until samples of the materials to be used in the construction of the external 

surfaces of the extension, hereby permitted, have been submitted to and approved in writing by the Local 

Planning Authority.  Development shall be carried out in accordance with the approved details. 

4) The development hereby permitted shall not be brought into use until the access, turning area and parking 

facilities shown on the plans, hereby approved, have been properly consolidated, surfaced, drained and 

otherwise constructed in accordance with details to be submitted to, and approved in writing by, the Local 

Planning Authority before development commences.  Those areas shall thereafter be retained and kept 

available for those uses at all times. 
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5) Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 

1995 (or any order revoking, re-enacting or modifying that Order), the cold store, hereby permitted, shall 

not be extended or enlarged without the express written permission of the Local Planning Authority. 

6) The cold store, hereby permitted, shall not be used for any other purpose (including any other purpose in 

Class B8 of the Schedule to the Town and Country Planning (Use Classes) Order 1987, or in any provision 

equivalent to that Class in any statutory instrument revoking and re-enacting that Order with or without 

modification). 

7) Prior to the commencement of the development, hereby permitted, the storage containers on the site shall 

be removed from the site.   

8) Before development commences a scheme for the disposal of surface and foul water shall be submitted to, 

and approved by, the Local Planning Authority.  The cold store, hereby permitted, shall not be brought into 

use until the approved drainage works have been carried out in accordance with details to be submitted to, 

and approved in writing by, the Local Planning Authority. 

9) No development shall take place until there has been submitted to and approved in writing by the Local 

Planning Authority a scheme of landscaping, which shall include indications of all existing trees and 

hedgerows on the land, and details of any to be retained, together with measures for their protection in the 

course of development. 

10) All planting, seeding or turfing comprised in the approved details of landscaping shall be carried out in the 

first planting and seeding seasons following the occupation of the building or the completion of the 

development, whichever is the sooner; and any trees or plants which within a period of 5 years from the 

completion of the development die, are removed or become seriously damaged or diseased shall be 

replaced in the next planting season with others of similar size and species, unless the Local Planning 

Authority gives written approval to any variation. 

Main issues 

3. From what I have heard, read and seen, I consider that this appeal turns on 

whether the proposal would: 

i) constitute inappropriate development in the Green Belt,  

ii) noticeably diminish the openness of the Green Belt and encroach into the 

countryside,  

iii) unacceptably exacerbate road hazards and the living conditions of residents, 

or 

iv) be warranted by very special circumstances sufficient to outweigh the harm 

caused by inappropriate development in the Green Belt and any other harm.   

Reasons 

The site  

4. Oakland International is a successful ‘case consolidation’ and distribution business.  

It offers a ‘consolidation’ service to several small and local food producers and 

manufacturers combining their products on pallets for distribution by large 

articulated vehicles.  The business does not operate its own haulage fleet, but 

provides storage, handling and organisational services between mainly local 

producers and the fleets of HGVs operated by supermarket chains, retailers and 

others, thereby providing cost and efficiency savings within the distribution network 

while reducing road miles and road traffic.  It has grown (not quite) from a poultry 

shed in the late 1990s to a complex of large warehouses, ‘chiller units’ and a cold 

store providing some 12,600m2 of floorspace, employing 180 people and achieving 

an annual turnover of about £24m.  It lies in the Green Belt amidst the hedged 

fields and small scattered woods of Worcestershire.  And, although within sight and 

sound of the dual carriageways on the A435 (and only a couple of miles to the 

south of the M42) all the traffic to and from the business must negotiate some 

700m of a narrow rural lane (Seafield Lane).  Most of that lane is little more than 
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4m wide though, being fairly straight, there is reasonable inter-visibility between 

the newly constructed ‘HGV’ passing places.  The exception is towards its junction 

with Beoley Lane (B4101) where it widens to about 6.5m but is aligned around a 

‘blind’ bend.   

The proposal  

5. Although described as an extension to an existing cold store, the building is 

depicted as a separate additional facility on some of the submitted plans.  However, 

that is not the intention.  Rather, the new steel framed, panel-clad structure would 

provide an additional 900m2 of floor space as an extension to the existing cold 

store; it would be over 9m high at the eaves and reach over 10m at the ridge, 

roughly 5m higher than the adjoining building: it would be highly specified over a 

floor base layer of IBAA, very well insulated, operate at 0° to -20°C and make use 

of photovoltaic cells as a renewable energy source.  It would be set on a concrete 

apron accommodating 2 loading bays and positioned behind the existing cold store 

between the complex of similarly tall buildings (to the north west) and Brickholes 

Farm (the appellant’s home - to the south east).  It would encroach about 12m 

beyond the current area of hard standing to cover a sliver of the adjacent farmland.  

And, although in the Green Belt, it would be partially screened by the existing 

structures, by the tall leylandii hedge at Brickholes Farm and by nearby woodlands.   

6. It is suggested that the new facility would generate only 3 additional weekly trips 

by HGVs along Seafield Lane.  This estimate is partly based on the ability to utilise 

current empty space in outgoing HGVs and partly on the need to move frozen stock 

less frequently than chilled items.  It is also suggested that the proposal would 

provide additional employment for 30 people and be crucial to securing the renewal 

of contracts with key clients and customers.   

Planning policy and the main issues  

7. The Development Plan currently consists of the ‘saved’ policies in the Bromsgrove 

District Local Plan (2004); ‘saved’ policy DS2 chimes with the guidance set out in 

the Framework (NPPF) in relation to development in the Green Belt.  The West 

Midlands Regional Spatial Strategy and the Warwickshire Structure Plan have both 

now been revoked.   

8. Although much work and consultation has been devoted to the preparation of a new 

Local Plan over the last 6 years or so, the need to cooperate over housing provision 

has led to a further joint consultation with Redditch, the outcome of which is still to 

emerge.  There are, in any case, currently unresolved objections to the previous 

round of consultation undertaken in 2011 in connection with Bromsgrove’s Draft 

Core Strategy 2.  One of these involves a proposal to create a ‘food science and 

research business park’ entailing a substantial expansion of Oakland International, 

together with provision for food processing operations and research (involving links 

to local Universities and colleges).  Assessments by independent consultants 

indicate the removal of land from the Green Belt and the possibility of establishing 

up to 100,000m2 of office, processing, distribution and research units employing 

some 2000 people and served by a new access directly on to the A435; a proposal 

strongly supported by the Worcestershire LEP.  However, all this, along with the 

outcome of the joint consultation, will need to be resolved as the Local Plan 

emerges; its current embryonic form is not yet at a stage to greatly influence the 

considerations pertinent in this appeal.   
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9. Instead, Green Belt policies still apply, in accordance with the Development Plan 

and the Framework, as indicated above.  The Framework demonstrates that the 

Government attaches great importance to Green Belts, the essential characteristics 

of which are their openness and their permanence.  Save for specially prescribed 

purposes, new buildings are to be considered as ‘inappropriate’ and harmful; such 

development should be prevented unless warranted by ‘very special circumstances’ 

sufficient to outweigh both that and any other harm.  The Council consider that the 

scheme would constitute inappropriate development and diminish the openness of 

the Green Belt due to its height and scale.  Local people and the Parish Council do 

not really object to the building itself, but both are very concerned by the possibility 

of further increases in traffic, particularly involving HGVs, along Seafield Lane and 

its impact in terms of hazards, noise and nuisance on their living conditions.  A 

video has been made that indicates some 240 HGV movements on the Lane in a 24 

hour period (26 August 2010).  Accordingly, I identify the issues outlined above. 

Green Belt; inappropriateness  

10. The proposal entails the erection of a cold store warehouse some 900m2 in extent 

and over 10m in height.  It would serve none of the prescribed purposes or forms 

of development set out in the Framework (paragraphs 89 and 90) or endorsed by 

policy DS2.  It would, therefore, constitute inappropriate development and be, by 

definition, harmful to the Green Belt.  As the Framework indicates, ‘substantial 

weight’ should be given to any harm to the Green Belt. 

Green Belt; openness  

11. Of course, any building encompassing some 900m2 of floor space and reaching over 

10m in height must affect the openness of the Green Belt.  But, it would represent 

a modest 7% increase in floorspace at this complex and, although its presence 

would be a matter of fact, I think that its actual visual impact would be very 

limited.  It would be positioned behind the existing cold store and amongst existing 

buildings.  Hence, although it would be evident from Seafield Lane above the cold 

store (due to its greater height), I consider that it would barely be seen at all from 

the Lane save for a section of some 50m, due to the intervening screen of similarly 

tall structures to the north and the substantial leylandii hedge at Brickholes Farm to 

the south.  Views across the fields to the east from the (apparently barely used) 

footpath that runs along the northern boundary of the Oakland International car 

park to traverse the fields between Seafield Lane and the A435 are also severely 

limited by intervening warehouses, vegetation and an embankment enclosing 

loading bays on the eastern side of the warehouses.  The vistas available from 

some 100m of that footpath all encompass the complex of existing structures, so 

that the new building would be seen, if noticeable at all, amidst the bulk and mass 

of the existing warehouses, ‘chiller’ units and the cold store.  From further afield the 

whole complex, including the extended cold store, would be immersed amongst the 

hedges and woodlands of the Worcestershire countryside.  Hence, although the 

proposal must diminish the openness of the Green Belt and encroach into the 

countryside, I consider that those potentially harmful effects would not be 

especially noticeable.   

Traffic  

12. I fully accept that the use of Seafield Lane by HGVs is far from ideal.  It significantly 

diminishes the rural quality of the Lane and entails an unexpected degree of noise 
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and disturbance to be endured by the 5 households unconnected with the Attwell 

family residing there.  Oakland International is a 24-hour operation, albeit less 

intensive at night.  And, there have been occasions when HGVs negotiating the 

bend at the southern end of the Lane have had to stop and reverse to allow on-

coming traffic to pass, thereby entailing the consequent hiss of brakes, the grinding 

of gears, the revving of engines and the irritation of reversing alarms.  Also, (as I 

observed), drivers sometimes make use of the passing places as parking facilities in 

which to sleep, rest or wait before continuing their journeys, so reducing the ability 

of other vehicles to pass safely and contributing to the litter and detritus along the 

Lane.  In addition, the Lane must accommodate all the other traffic generated by 

this substantial commercial operation; the vans and ordinary goods vehicles of local 

suppliers or the cars and cycles of nearly 200 employees.   

13. But, all that traffic is generated by the existing business.  It is clear from the 

planning history that the Council initially sought to prevent such an operation 

becoming established here.  However, permission for the erection of a hygienic 

covered extension to an existing cold store was granted on appeal in 2001 (largely 

due to its limited impact on the Green Belt and on health and safety grounds - 

APP/P1805/A/01/1063441).  Subsequently, in 2010 permission was granted to 

erect 5,049m2 of chilled warehouse space to replace former poultry sheds 

(B/2009/0996) followed by a Certificate of Existing Lawful Use in connection with 

former agricultural buildings being utilised as warehouses for storage and 

distribution (B/10/0238).  The operation is thus properly established and much of 

the traffic it generates would continue to ply back and forth along Seafield Lane 

irrespective of my decision in this appeal.  Hence, the focus here must be on 

whether the proposal would, in the context of current conditions, noticeably 

exacerbate existing problems.   

14. Almost all the HGV traffic approaches Oakland International from the southern end 

of Seafield Lane; the occasional driver who approaches from the north is reminded 

of the ‘preferred’ route.  Every vehicle delivering or collecting goods from the 

warehouses is ‘logged in’ at the entrance gates, proceeds around an internal one-

way system to an allocated bay and, eventually, returns via the exit gates to travel 

south on Seafield Lane to join the A435 at its junction with the B4101.  The logged 

records for the 3 months from August to October 2012 show that, for each month, 

a daily average of about 40 HGVs undertook that trip, 30 doing so between 07.00-

19.00hrs and 10 at other times; I was able to see that a very similar pattern 

pertained on the day of the Hearing.  Clearly, the estimate (which I have no reason 

to doubt) of an additional 3 trips per week by HGVs due to the proposed extension 

to the cold store would be indiscernible amongst that existing traffic.  And, although 

the scheme would provide about 30 additional jobs, applying similar shift and travel 

patterns to those currently pertaining at the business (influenced by a ‘travel plan’ 

set up as a consequence of the 2009 permission) would suggest an addition of 

about 14 car-borne trips to Oakland International during the day on top of the 84 

or so that currently occur.  The Highway Authority raised no objection to such an 

increase and I see no reason to disagree.   

15. A traffic assessment commissioned in connection with the permission granted in 

2009 and carried out in May and June of that year, indicates a similar pattern, 

though a higher level, of HGV traffic.  Some 50 HGVs were ‘logged in’ at the 

entrance gates between 07.00-19.00hrs on 21 May 2009 and it is stated that ‘in the 

order of’ 10 HGVs entered at other times.  Clearly, daily traffic flows must vary 
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around an average figure, but an apparent reduction from 60 or more HGVs to 

about 40 per 24-hour day seems to me to be significant.  It may partly be 

explained by the decisions to ‘mothball’ the ‘bunkering’ facility previously available 

at Oakland International and to ‘play down’ the availability of the ‘public 

weighbridge’ at the site.  It is clear to me that both decisions were motivated by 

the management responding to the concerns of residents and, very fairly, residents 

agree that conditions on Seafield Lane have improved.  This is a benefit.  But it is a 

benefit that I consider to be intimately bound up with the fact that Oakland 

International is a local firm managed by local people with clear commitments to the 

locality.  Such links can be a valuable resource in themselves.  

16. I cannot easily square the estimate of 240 HGV movements on the Lane derived 

from the video presented on behalf of residents (filmed on 26 August 2010) with 

the surveys undertaken in May and June 2009, which would have resulted in about 

120-130 HGV movements along the Lane specifically associated with Oakland 

International.  Some of that difference may be due to estimating HGV movements 

between 17.00-24.00hrs (when the battery in the video camera gave out) at the 

same rate as the 171 actually filmed between 00.00-17.00hrs; the pattern evident 

from the logged records is different.  A further source of the discrepancy could be 

that HGVs not associated with Oakland International have been inadvertently 

included in the video count.  The manual counts undertaken in 2009 indicate that 

only about 54% of the total traffic on Seafield Lane (over a 12 hour day) enters or 

leaves the Oakland International complex.  The proportion of HGVs that do so is 

higher, though a definitive figure is confounded by an apparent difference between 

the counts of turning movements and the ‘logged’ entries to the site (the latter 

being likely to be the most accurate available).  However, I estimate that some 

12%-30% of the HGVs on Seafield Lane in 2009 were not connected with Oakland 

International.  It follows that the perception of additional HGV and other traffic due 

to the appeal scheme would be even less noticeable amongst the traffic already on 

the Lane and likely to remain there.   

17. For all those reasons, I consider that the proposal would not, in itself, unacceptably 

exacerbate road hazards or the living conditions of residents.   

Other considerations and very special circumstances  

18. Oakland International offers a multi-temperature storage, picking and consignment 

consolidation service allowing many small and medium sized local producers to 

deliver their products into all the major food retailers in a cost effective and 

sustainable way; pallets are shared and road miles reduced.  It thus plays a vital 

role in the local economy, not only by providing the means for small and medium 

local firms to participate effectively in the market, but also in enhancing the 

efficiency of distribution networks and reducing the environmental effects of 

unnecessary road miles.  Hence, it contributes to the sustainability and efficiency of 

the local economy, the growth in which (as the Framework indicates) the planning 

system should do ‘everything it can to support’.   

19. It is explained that the existing cold store has enabled the Company to offer ‘stand 

alone frozen facilities’ and multi-temperature storage capabilities to existing 

customers, as well as accommodating the demands of the Christmas seasonal 

trade.  Demand for additional frozen space has grown, so that the existing facility is 

now approaching capacity.  Unless that capacity is increased, as proposed, the 
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services currently provided to several customers would not be deliverable, thereby 

jeopardising the retention of crucial client accounts.  As an example, the renewal of 

one such account, worth about £4m a year (about 17% of the annual turnover) and 

directly employing some 25 staff, has had to be delayed because a growth 

capability of 30%-50% (sought by Aldi) cannot yet be guaranteed.  The suggestion 

is that the potential ‘knock-on effects’ due to the possible loss of that contract 

would jeopardise about 27% of the current business (about £6.5m annually) 

because it would demonstrate that Oakland International would no longer be able 

to guarantee delivery to all major retailers.  That has, hitherto, been a fundamental 

feature of the operation.  The loss of such a major retailer could, all too easily, 

make it more difficult to retain existing clients, thereby significantly affecting the 

existing business.  Quite apart from the direct impact in the loss of local jobs and 

the relative demise of a successful local firm, there would be a potential reduction 

in the efficiency of local distribution networks and a potential impediment to the 

participation of small and medium local food producers in local and national 

markets.   

20. Conversely, the provision of the additional 900m2 extension to the existing cold 

store would offer the means to secure an important contract and give confidence to 

existing clients and customers that the business would be able to match (in the 

immediate future, at least) their need to accommodate potential growth.  That 

would, in itself, lead to some 30 additional full time jobs in the local economy and 

provide further job security for the 180 existing employees, as well as those part-

time staff taken on to cover the seasonal Christmas demand.  A current mechanism 

for small and medium local firms to participate in the market would be secured and 

the efficiency of local distribution networks maintained.  And the modest expansion 

of a successful local firm would be accommodated.  I agree that these are 

important economic benefits of the scheme.  And, although I appreciate that such 

scenarios cannot be guaranteed, I find the arguments advanced convincing and 

compelling.   

21. I am not alone in my view.  For similar reasons, the scheme received support from 

the North Worcestershire Economic Development and Regeneration Service and 

from the Worcestershire LEP.  The standards achieved by the firm in delivering high 

quality undamaged produce and in meeting increasing consumer demand for fresh 

food is explicitly recognised.  The business is also described as innovative and as 

one of the key employers within the County.  The crucial role of the firm in the local 

economy and in the local labour market is thus confirmed, so that (in accordance 

with the Framework) the proposal should warrant support. 

22. But I think that it is also important that the business operates a corporate social 

responsibility policy and devotes time and financial resources to sponsoring 

charitable, sporting and educational links both in the local community and across 

the County.  Examples were given at the Hearing not only of the encouragement 

given to staff to pursue a myriad of training opportunities, but also of the links and 

support to local clubs, schools and colleges.  I think that this is impressive.  These 

are important social benefits that can accrue from the operations of a local firm 

with a commitment to the locality.  And, the decisions cited above leading to the 

acknowledged improvement of conditions for residents on Seafield Lane further 

demonstrate the point.  There could hardly be a better example of the sort of ‘social 

role’ envisaged in the Framework for the ‘planning system’ in delivering sustainable 

development.   
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23. It is evident that, in weighing up the ‘pros and cons’ of this application, planning 

officers intended to recommend approval for the scheme, albeit that their 

recommendation was (quite reasonably) finely balanced.  The factor that 

subsequently tipped their recommendation towards a refusal was the discovery of 

the unauthorised adaption and use of buildings by Oakland International providing 

about 3,700m2 of floorspace at Seafield Pedigrees (just across the Lane) for the 

storage of chilled and frozen goods.  Since it was thought that the existence of 

those buildings might meet the need for additional cold storage space, the view 

appears to have been that the proposed extension to the existing cold store might 

not be needed.  The unauthorised buildings are now the subject of Enforcement 

Notices requiring the use to cease and their removal from the site.   

24. Whatever the outcome of the Enforcement procedure, it seems to me that the 

buildings at Seafield Pedigrees would not be likely to provide suitable alternative 

space to the proposed cold store.  First, I saw that they were already ‘choc a bloc’ 

with chilled and frozen items; as the appellants indicate, no obvious space would be 

available.  Second, I accept that, due to their construction, they would be unlikely 

to be suitable to maintain the low temperatures required without substantial 

rebuilding, including to the base floor level and the floor itself.  Moreover, the latter 

constraint would also apply to the existing buildings at Oakland International.  

Hence, I consider that the existence of the buildings at Seafield Pedigrees, or 

already at Oakland International, does not alter the need for the currently proposed 

cold store.   

25. The Company have explored alternative ways of meeting their current need for 

additional cold storage space.  The use of temporary frozen storage units has been 

considered, but rejected due to high running costs.  And, a search for additional 

cold storage beyond the site indicated the absence of suitable space within a 20 

mile radius; the nearest facility identified being at Grantham.  In any case, such a 

solution would make it almost impossible to undertake the ‘consolidation and 

tempering’ processes that are the main business of the Company.  The possibility of 

operating from available and allocated employment land in Redditch was mooted at 

the Hearing, but no evidence was adduced to show that such a possibility might be 

a reasonably realistic one.  Hence, I consider that the evidence indicates that the 

need for additional cold storage space at Oakland International would only be 

reasonably capable of being met by the erection of the proposed extension along 

the lines proposed.   

26. Taking all those matters into account, I find that Oakland International plays a 

crucial role in the local economy and in the local labour market by supporting the 

participation of small and medium sized firms and in facilitating efficiencies in 

distribution networks.  The proposal would enhance that role, provide additional 

jobs and secure existing employment.  Moreover, the local commitment of the firm 

delivers important social and environmental benefits.  In accordance with the 

guidance offered in the Framework, the planning system should do ‘everything it 

can to support’ such sustainable economic growth which, as the evidence indicates, 

would only be reasonably capable of being achieved by the erection of a new 

building along the lines proposed.   

27. Do such considerations clearly outweigh the harm to the Green Belt due to the 

inappropriate nature of the development and its impact on the openness of the 

countryside, as well as the effects of additional traffic on Seafield Lane?  I have 
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found that the proposal would not, in itself, unacceptably exacerbate road hazards 

or the living conditions of residents; indeed, any increase, particularly in HGV 

traffic, is likely to be so limited as to be unnoticeable.  And, it is important that the 

firm have taken steps to reduce the incidence of HGVs on the Lane since 2009.  I 

have also found that, although the proposal must diminish the openness of the 

Green Belt and encroach into the countryside, the practical perception of those 

potentially harmful effects would be very limited.  The Framework provides a steer 

as to the balance to be struck between such harm and the other considerations 

addressed above.  Substantial weight is to be given to any harm to the Green Belt, 

but the planning system should do everything it can to support sustainable 

economic growth.  I consider that the potential economic, social and environmental 

benefits associated with this proposal combine to constitute exactly the sort of 

sustainable economic growth that warrants such compelling support.  Hence, I 

consider that the benefits of this scheme very clearly outweigh the limited harm to 

the Green Belt and the practically imperceptible increase in traffic along Seafield 

Lane.  They thus constitute very special circumstances that outweigh any potential 

harm to the Green Belt, as well as any other harm.   

Other matters  

28. The current need for a larger cold store at Oakland International is to match the 

demands of clients and to cater for their requirements to accommodate further 

growth.  This clearly has the potential to result in a recurring requirement for more 

storage buildings in the Green Belt to accommodate further growth and the 

Company candidly accepts that such a strategy is central to its business aims.  

However, I do not consider that approval for the current scheme would inevitably 

serve as a precedent in relation to similar subsequent proposals.  First, any future 

proposal must be considered on their own merits and on the basis of the policies 

and circumstances pertaining at the time.  Second, I think that crucial strategic 

decisions are likely to be reflected in emerging policies which should shortly have 

reached a stage when they can properly be taken into account in the determination 

of any subsequent decision.  Hence, I do not consider that this decision would 

foster a recurring incremental expansion of the business into the Green Belt.  

Conditions  

29. The conditions are agreed and are imposed to ensure that the scheme is 

implemented as intended.  There is some limited opportunity for additional 

landscaping to further mitigate the visual impact of the buildings though, apart 

from the nearby leylandii hedge, no trees or hedges that might warrant retention.  I 

agree that some additional landscaping would be reasonable within this Green Belt 

location.  For the same reason, I consider that rights to extend the building without 

an express planning permission should be restricted.  Moreover, since the ‘special 

circumstances’ that apply here partly stem from the need to extend the cold store, 

any alteration in its use should also require an express planning permission.  I have 

considered whether an explicit requirement for the building to remain ancillary to 

the main operations undertaken by Oakland International would be warranted, but I 

think that normal planning controls should suffice.   

Conclusion 

30. I have found that there are very special circumstances to warrant the proposed 

development that clearly outweigh the harm identified to the Green Belt and the 
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limited impact of the almost imperceptible increase in traffic along Seafield Lane.  

Hence, and in spite of considering all the other matters raised, I conclude that this 

appeal should be allowed, subject to the conditions set out above.   

 

 

 

David Cullingford 
INSPECTOR 
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APPEARANCES 

 

FOR THE APPELLANT: 

Dean Attwell  Director, Oakland International 

Sallie Attwell Director, Oakland International 

Paul Ziolek  Director, Oakland International 

Louise Ziolek  Director, Oakland International  

Jonathan Adams Director, Tetlow King Planning 

  

 

FOR THE LOCAL PLANNING AUTHORITY: 

John Staniland  Executive Director, Planning and Regeneration, 

Bromsgrove District Council  

David Kelly Acting Principal Planning Officer, Bromsgrove 

District Council 

  

 

FOR INTERESTED PERSONS: 

Robert Knox  Local resident and representing some other 

residents living on Seafield Lane 

Trevor Bland  Beoley Parish Council 

  

 

 

DOCUMENTS  

Document 1 List of persons present at the Hearing 

Document  2 Costs submission for the appellant 

Document  3 Costs response for the Council 

   

 

PLANS and PHOTO 

Plan  A Mace Buildings Ltd, Enquiry 1 of 4 – Elevations 

Plan B Mace Buildings Ltd, Enquiry 2 of 4 – Sections and plans 

Plan C Mace Buildings Ltd, Enquiry 3 of 4 – Plan  

Plan D Mace Buildings Ltd, Enquiry 1 of 4 – Site plan  

Plan  E Local footpaths 

Photo  Aerial view of Oakland International 

  All other statements, submissions, plans and communications are on the file 
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