
Report to Planning Committee 

Application Number: 2020/0567 – Appeal Ref: APP/N3020/W/20/3264734 

Location: Linby House, Linby Lane, Linby, NG15 8AF 

Proposal: The development proposed is four new detached single 
storey dwellings for the over 55’s with eight associated parking spaces.  
 

Case Officer: Bev Pearson 

Planning permission was refused by the Borough Council on the 18th June 2020 on 

the following grounds: 

1. In the opinion of the Borough Council the proposed development by virtue of 

its design, siting and layout would be detrimental to the character and 

appearance of the Linby Conservation Area and its landscape setting. The 

proposal will lead to the loss of a number of trees within the site and the loss 

of an important significant green space and landscape features within the 

Linby Conservation Area. Furthermore, the loss of natural landscape area 

would cause harm to the setting of Linby House (a non-designated heritage 

asset). The level of harm of this proposal would be less than substantial and 

it is considered that the public benefit of providing dwellings for the over 55's, 

would not outweigh this harm. The proposals would therefore fail to preserve 

the character and appearance of the conservation area contrary to National 

Planning Policy Framework (2019), Policies 10 & 11 of the Aligned Core 

Strategy (2014) and Policy LPD26 & LPD 28 of the Local Planning 

Document. 

2. The development does not constitute an acceptable form of residential 

development with the layout being of a poor design and would lead to the rear 

of dwellings addressing Linby Lane. The layout and design would consist of 

contrived form of development that would be out of character with the form of 

development within the area and would appear as an incongruous feature and 

be prominent within the street scene. The development is therefore contrary 

to the National Planning Policy Framework (2019), Policy 10 of the Aligned 

Core Strategy (2014) and Policies LPD34, LPD35 and LPD40 of the Local 

Planning Document (2018.) 

 

3. The site lies within the Green Belt as identified by the Gedling Borough 

Council Local Planning Document Part 2 Local Plan, where the construction 

of new dwellings is inappropriate and is, by definition, harmful to the Green 

Belt and should not be approved except in very special circumstances. In the 

opinion of the Local Planning Authority, the proposal would not qualify as infill 

development in a village as set out within paragraph 145 of the National 

Planning Policy Framework and fails to comply with criterion within policy 



LPD15. It is considered that the proposal, due to its siting and layout, would 

have a detrimental impact on the openness of the Green Belt and be visually 

detrimental to the character of the area. The very special circumstances 

advanced in the supporting documentation submitted with the application 

does not outweigh the harm to the openness of the Green Belt. As such the 

scheme constitutes inappropriate development and has a detrimental impact 

upon the openness of the Green Belt contrary to the National Planning Policy 

Framework (2019) and LPD15 of the Local Planning Document (2018). 

 

4. The application would lead to the loss of protected trees and their loss would 

have a detrimental impact upon the character of the conservation area and an 

adverse visual impact on the character of the area contrary to the provisions 

of the National Planning Policy Framework (2019), Policy 10 of the Aligned 

Core Strategy (2014) and policies LPD19, 28 and 40 of the Local Planning 

Document (2018). 

 

5. The proposed layout by virtue of the siting of the dwellings within close 

proximity to the retained trees within the site, would through the subsequent 

occupation of the dwellings lead to pressure to prune and fell the trees due to 

overshadowing, litter and perceived tree instability. The loss of the trees 

would be detrimental to the character and appearance of the Linby 

Conservation Area. The proposal would therefore be contrary to the National 

Planning Policy Framework(2019), Policies 10 & 11 of the Aligned Core 

Strategy (2014) and policies LPD19 and 28 of the Local Planning Document 

 

6. The proposed dwellings, by virtue of their siting close to the retained trees, 

would fail to provide a satisfactory residential environment for the prospective 

occupiers due to overshadowing, poor outlook and leaf litter caused by the 

close proximity of the trees. The proposal would, therefore, be contrary to 

Policy 10 of the Aligned Core Strategy (2014) and policies LPD32, LPD35 & 

LPD40 of the Local Planning Document (2018). 

 
An appeal against this decision was subsequently lodged with the Planning 

Inspectorate. 

This appeal has been Dismissed.  

The Inspector concluded that the proposed scheme would constitute inappropriate 

development in the Green Belt for the purposes of the Framework and would harm 

openness. It would also harm the character and appearance of the Linby Conservation Area.  

The Inspector considered the grounds presented in support of the development – social and 

well-being benefits that would arise from the future occupants living together in a newly 

formed community and meeting a housing need for older people - but these benefits were 



not considered to outweigh the harm the scheme would cause. Consequently, the very 

special circumstances necessary to justify the development were not demonstrated. 

The Inspector did not however agree that the proximity of the trees to the proposed 

development would result in harm or unsuitable living conditions for the future occupiers. 

Recommendation: To note the information. 


