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COWENTS:
| object to the proposed variation of Conditions 2 and 5.

bj ection to Condition 2

The revised plans would not nake minor adninistrative changes. They
woul d authorise a materially larger and di fferent devel opnent from
that approved in 2022.

The approved schene provi ded approxinmately 4,154 square netres of

i nternal floorspace. The revised proposal provides approximately
5,246 square netres: an increase of approxinmately 1,092 square
nmetres, or 26.3%

The revised plans would al so:

retain approximately 685 square netres of glasshouse previously
approved for denolition;

i ncrease the main garden-centre building fromapproximtely 3,000 to
3,261 square netres

increase the caf /store fromapproxinately 600 to 934 square netres;

alter the outdoor sal es and canopy areas;

retain additional existing structures;

revi se servicing arrangenents and use the southern access; and
alter the parking and site |ayout.

Al t hough the principal building would be | ower, the changes nust be
assessed cunul atively. The 2022 schene relied substantially on
reductions in floorspace, footprint and volunme, including an
approxi mately 58% reduction in floorspace. The revi sed proposa
woul d reduce fl oorspace by only approximately 47. 4%

The Council should therefore assess the revised schene against the
devel opnent approved in 2022, not only against the nore heavily
devel oped historic site. It should consider the effects of the
addi ti onal devel opnment on:

Green Belt openness;

| andscape character and visual inpact;

nei ghbouring anmenity;

traffic and vehicl e novenents;



noi se and |ighting; and

the extent to which the changes can properly be authorised under
Section 73 rather than requiring a fresh application

| object to the proposed variation of Condition 2 unless the Counci
carries out a clear conparison between the approved schene and the
revi sed pl ans.

bj ection to Condition 5

The revised | andscapi ng appears to provide different and potentially
weaker mitigation fromthat approved.

The approved Landscape Strategy included "Carbon Capture Managed
Wyodl and", using Paul owni a tonentosa for carbon capture, tinber or
bi omass production and | andscape screeni ng.

The revised strategy keeps the sane title but proposes native trees
and shrubs under a different managenent reginme. | do not object to
native species in principle, but the Council nust establish whether
the revi sed schene provides equival ent environnental and visua
mtigation.

The approved strategy referred to "screening to and fromthe site"
The revi sed wordi ng appears to provide only "sone screening” while
allowing "sone views into the site". This appears to reduce the
screeni ng objective while the anmount of devel opnent is being

i ncreased.

Bef ore varying Condition 5, the Council should assess:

t he woodl and area, density and distribution

t he bal ance between trees and shrubs;

expected tree hei ght and canopy cover

carbon sequestration;

t he managenent and | ongevity of the planting;

the effectiveness of screening views of the buildings; and

the effect on views fromthe site towards the surroundi ng | andscape.
The continued use of the phrase "Carbon Capture Managed Wbodl and"
does not, by itself, denonstrate equivalent mtigation. | object to
32?iation of Condition 5 unless equival ence is denonstrated by

tail ed evidence.

Al l otments and cunul ative effects

The revi sed scheme woul d reduce the allotnent area to accommpdat e
changes to the service track and yard.

The allotnments fornmed part of the comunity and environnenta



benefits of the approved schene. Their reduction nust be considered
together wth the increased floorspace, retained structures,

al tered | andscapi ng, reduced screening and revised servicing
arrangenents.

The Council shoul d assess whether these conbi ned changes alter the
overal |l bal ance of benefits and inpacts. It should al so consider the
effects of the revised servicing arrangenents on | andscape,

nei ghbouring anenity, noise, lighting and vehicle novenents.

Green Belt and Section 73

I recognise the applicant's reliance on current national planning
policy concerning Previously Devel oped Land and Grey Belt.
Nevert hel ess, the 2022 perm ssion remains the essential baseline
because the application seeks to vary that perm ssion

The fact that the revised proposal nay involve | ess devel opnent than
exi sted historically does not establish that it is acceptable. The
Counci | nust al so consi der whether the additional devel opnent and
reduced or altered nmitigation renain acceptable conpared with the
approved 2022 schene.

The Council shoul d determ ne whet her the cunul ati ve changes to the
approved pl ans, |andscaping, allotnents, access, servicing and
parking fall within the proper scope of Section 73.

For these reasons, | object to the proposed variations of Conditions
2 and 5. Unless the matters above are satisfactorily resolved, the
revi sed plans and | andscapi ng shoul d not be approved.



