
STAFFORDSHIRE MOORLANDS DISTRICT COUNCIL
PLANNING APPLICATIONS COMMITTEE

25 October 2018

Application 
No:

SMD/2018/0373

Location Endon Riding School, Moss Lane, Stockton Brook
Proposal Application for approval of reserved matters relating to 

SMD/2017/0470 for eight dwellings.
Applicant Humphrey Builders Ltd
Agent David Tatton Architect
Parish/ward Bagnall Date registered 15/06/2018 
If you have a question about this report please contact: Rachael Simpkin
tel: 01538 395400 ex 4122 rachael.simpkin@staffsmoorlands.gov.uk

REFERRAL

This application is to be determined at the Planning Applications Committee as it 
relates to a locally controversial major application, which was allowed on appeal.

1. SUMMARY OF RECOMMENDATION 

REFUSE.

2. DESCRIPTION OF THE SITE AND ITS SURROUNDINGS

2.1 The approved red edge application site is 0.62ha in area and is located on land / 
buildings associated with Endon Riding School.  It includes both greenfield and 
previously developed areas of land with reference to the existing riding school 
buildings, including a large indoor school, stables and associated curtilage.  The 
extent of the western boundary had been reduced by omitting the previously 
included open fields to the west of the site.  The south eastern quarter of the site 
accommodates a three-storey dwelling house and a separate two-storey staff 
accommodation building, which are in association with the functional operation of 
the riding school.  The northern boundary of the site is characterised by an existing 
mature band of trees beyond which the land levels fall markedly to an area (outside 
of the application site) that accommodated a manege, horse walker and an informal 
parking area for cars and horseboxes etc. as previously associated with the riding 
school.  Vehicular access is gained from the site frontage, Stanley Moss Lane.

2.2 The application site is identified as open countryside and Green Belt within the 
Saved Local Plan Proposals Map / Settlement Boundaries (adopted 1998) and is 
c.2.0km away from the settlement of Endon.
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3. DESCRIPTION OF THE PROPOSAL

3.1 This application comprises reserved matters for all remaining matters, including 
layout, scale, landscaping and appearance is sought in association with the 
approved, varied planning permission ref. SMD/2017/0470 with the complete 
removal of all existing buildings associated with the former riding school and the 
construction of eight new detached 2-storey dwellings.  Revised plans have been 
received proposing modest changes to house types 1, 1a and 3.

3.2 The application is accompanied by a Design and Access Statement within which 
the applicants provide a brief history and assessment of the site.  Details about 
layout, scale, appearance and access are also provided. The application, the details 
attached to it, including the plans, any comments made by residents and the 
responses of consultees can be found on the Council’s website at:-

http://publicaccess.staffsmoorlands.gov.uk/portal/servlets/ApplicationSearchSe
rvlet?PKID=123796

4. RELEVANT PLANNING HISTORY 

SMD/2017/0470 - Variation of Conditions 4, 5 and 7 and non-material amendment to 
application description of planning permission ref. SMD/2014/0838 to allow for 
different access positions to the site and to remove reference to 'part demolition' and 
'retained buildings' so that a reserved matters application can be made that includes 
demolition of all of the existing buildings and incorporates access positions that vary 
from the previously approved positions.  Approved with conditions 11th December 
2017.

The varied planning permission would allow the applicant to construct an amended 
access arrangement in addition to permitting up to 10 new build dwellings with full 
demolition of existing buildings.  In detail, the following changes were agreed:

A modestly altered main access position, together with an additional separate 
access for the retained agricultural land to the north and north-west of the 
application site.  

4) No more than ten dwelling houses shall be provided on the site.

5) The combined volume of the proposed residential properties shall not exceed 
10,257 cubic metres.

7) No dwelling shall be occupied until the visibility splays shown on Dwg No 113-03B 
have been provided for all direct accesses onto Stanley Moss Lane. The visibility 
splays shall thereafter be kept free of all obstructions to a visibility over a height of 
0.9 metres above the adjacent carriageway level.

A non-material amendment also agreed the change of the development description 
to the ‘full demolition of existing buildings and provision of up to 10 no. dwelling 
houses with ancillary facilities and associated infrastructure’.

http://publicaccess.staffsmoorlands.gov.uk/portal/servlets/ApplicationSearchServlet?PKID=123796
http://publicaccess.staffsmoorlands.gov.uk/portal/servlets/ApplicationSearchServlet?PKID=123796


SMD/2014/0838 - Outline planning application with all matters reserved (save 
access) for part demolition of existing buildings and provision of up to 10 no. 
dwelling houses with ancillary facilities and associated infrastructure.  Allowed at 
appeal on the 12th May 2016.

Planning permission ref. SMD/2014/0838 was refused by the Planning Applications 
Committee on the 17th September 2015 and subsequently allowed on appeal on the 
12th May 2016.  Only the principle of development and the site access were 
approved at this stage.  A new vehicular access from Stanley Moss Lane was 
approved as the entry point into the site and the redundant access would be latterly 
closed.  The submitted ‘indicative’ masterplan suggested a potential layout for the 
development as approved.  It showed the existing dwelling house as Plot 1, the 
existing staff accommodation anexe as Plots 2 to 3 and the remaining seven 
dwellings grouped around an internal access road.  Illustrative house types were 
shown as large detached dwellings of a contemporary estate style.  Separate double 
garages were also shown to some plots.  Matters of layout, scale, landscaping and 
appearance were reserved for later detailed approval and would be the subject of 
future reserved matters application(s).

5. PLANNING POLICIES RELEVANT TO THE DECISION

5.1 The Development Plan comprises:-

 Saved Staffordshire Moorlands Local Plan Proposals Map/Settlement 
Boundaries (Adopted 1998);

 The Staffordshire Moorlands Core Strategy Development Plan Document 
(Adopted 26th March 2014)

Adopted Core Strategy Development Plan Document (March 2014):

SS1 Development Principles
SS1a Presumption in favour of sustainable development 
SS6c Other Rural Areas Strategy
H1 New Housing Development
DC1 Design Considerations
DC3 Landscape and Settlement Setting
T1 Development and Sustainable Transport

Supplementary Planning Guidance

 Space About Dwellings.
 Design Principles for Development in the Staffordshire Moorlands: New 

Dwellings and Extensions to Dwellings.

Supplementary Planning Document

Staffordshire Moorlands Design Guide



Revised Version National Planning Policy Framework July 2018 (NPPF)

National Planning Practice Guidance (NPPG)

Paragraph 48 of the newly adopted NPPF states that:

“…decision-takers may also give weight to relevant policies in emerging plans  
according to:

 the stage of preparation of the emerging plan (the more advanced the 
preparation, the greater the weight that may be given);

 the extent to which there are unresolved objections to relevant policies (the 
less significant the unresolved objections, the greater the weight that may be 
given); and

 the degree of consistency of the relevant policies in the emerging plan to the 
policies in this Framework (the closer the policies in the emerging plan to the 
policies in the Framework, the greater the weight that may be given).

Local Plan Process

The Council agreed to publish the Local Plan Submission Version for 
representations in February 2018. At this point, the Council agreed that the Local 
Plan was “sound”. Formal representations were then invited from residents, 
businesses and other stakeholders to provide them with the opportunity to support 
or challenge the soundness or legal compliance of the Local Plan. This stage in the 
process followed three previous public consultations since 2015 which had informed 
the preparation of the Local Plan alongside a comprehensive evidence base. 

In June 2018, the Council subsequently agreed to submit the Local Plan Submission 
Version to the Secretary of State for examination. An examination in public is 
currenlty in progress in order to determine whether the Local Plan is sound and 
legally compliant. Subject to the findings of the appointed inspector, the Local Plan 
is expected to be adopted in the Spring of 2019. At this point, it will supersede the 
adopted Core Strategy and become part of the statutory development plan for the 
District.  

In this context, the Council’s position on the weight to be given to the policies 
contained in the Local Plan Submission Version in terms of the three criteria set out 
in Paragraph 48 of the NPPF is as follows:

- The stage of preparation – the Local Plan is now at an advanced stage of 
preparation as the Council has submitted it to the SoS for examination;

- The extent to which there are unresolved objections to relevant policies; this 
varies depending on the policy in question;

- The degree of consistency of policies with the NPPF – given that the Council 
has submitted a Local Plan that it considers to be sound, all policies are 
deemed to be consistent with the NPPF.



Emerging Staffordshire Moorlands Local Plan

The following policies and their weighting are considered to be relevant to this 
application:

SS1 Development Principles (Moderate)
SS1a Presumption in Favour of Sustainable Development (Significant)
SS2 Settlement Hierarchy (Limited)
H1 New Housing Development (Limited)
DC1 Design Considerations (Moderate)
T1 Development and Sustainable Transport (Moderate)

6. CONSULTATIONS CARRIED OUT

6.1 A Site notice has been displayed, a press notice published and neighbouring 
properties notified. The intial consultation period ended on 13th September 2018. A 
revised consultation period ends on 5th October 2018

Two representations have been received as a result of Council publicity undertaken 
and are summarised as follows:

 Highways should be consulted in respect of vehicles turning right at Stanley 
Moss Lane owing to the blind bend and highway safety concerns;

 Adequate off street car parking should be provided for to prevent parking on 
Stanley Moss Road;

 The application site address is not Stanley Moss Lane;
 Drainage concerns are raised in respect of the siting of highways gulleys and 

surface water draining and causing flooding onto neighbouring land / 
property;

 Removal of boundary trees will require the rebuilding of the wall and screen 
buffer planting; and,

 Lack of information regarding the height of properties.

Officer: The applicant has set out that the address on the Royal Mail website is 
stated as Stanley Moss Lane and as well the sign at the end of the road also states 
Stanley Moss Lane.

Bagnall Parish Council: No objections.

Local Highways Authority (SCC): No objections raised, subject to conditions, 
including implementation of access, parking and turning areas prior to dwelling 
occupation; garaging retained for the parking of motor vehicles and details of refuse 
collection.

The response at the outline planning application stage ref. SMD/2017/0470 
suggested a swept path of refuse vehicle be provided to demonstrate that access 
can be achieved. As this is not included with this application, a condition above is 
recommended such that a swept path is provided or collection day bin store be 
provided or other proposal for refuse collection.  A response of SMDC Waste 



(Operational services) will be important in this respect.  The access is to remain 
private.  Access has been considered at SMD/2014/0838 and SMD/2017/0470.  
Shrubs are indicated on the Stanley Moss Lane frontage of the site on drawing 113-
16 3D. This will not be accepted or maintained by the Highway Authority.

Officer: refuse collection details may have layout implications and therefore should 
be agreed prior to the determination of the development scheme.

Trees and Woodlands Officer: Awaited in respect of scheme landscape details 
and tree impacts.

Ecology Officer: Awaited in respect of the updated bat report latterly submitted and  
landscape details.

16.08.18: An ecological management plan accompanies the survey dated April 
2018. The management plan makes adequate provision for badgers with respect to 
a survey in April 2018.  The report further recommends an updated water vole/otter 
survey, a check form barn owls and fresh bat survey of buildings structures to inform 
proportionate avoidance, mitigation and compensation measures. 

No updated bat survey is provided with the application. The original survey to 
support the outline application was carried out in 2014. Surveys remain valid for up 
to two years. The original bat surveys concluded: There was a complex of wooden 
buildings previously used for horses which were assessed to be of negligible to low 
potential; there were two brick built, tiled houses which were assessed to be of 
moderate potential. There were several mature trees identified to have moderate to 
high bat roosting potential. The stone bridge was assessed to have moderate 
potential for roosting bats. The following was suggested in the report:  ‘Updated 
building inspections, dusk emergence / dawn re-entry surveys are proposed to be 
undertaken in May / June 2018, to check there are no new roosts in the buildings 
before demolition work commences’. 

This information is required to inform the ecological management plan and so the 
application cannot be determined until the information is received and incorporated 
into the ecological management plan.  

Apart from the lack of bat survey information other recommendations in the 
ecological management plan are acceptable.  Assuming there are no implications for 
bats following the receipt of survey information other measures detailed in the 
ecological management plan should be made a condition of granting planning 
consent. I would advocate new artificial roosts for bats.   The installation of self-
cleaning bat bricks within the design of new building located in south facing 
locations. The applicant should provide details as a condition of granting planting 
permission, detailing designs and the locations on appropriate scale plans.

Officer: This ecological management plan is required as per the condition discharge 
as per the approved, varied outline planning permission ref. SMD/2017/0470.

A detailed landscaping scheme to benefit invertebrate pollinators, bats and breeding 
birds should be submitted as a condition of granting planning consent. Nectar and 



berry rich native shrubs providing a variety of habitats for invertebrates should be 
selected that will benefit foraging birds and bats. Species should be selected that 
provide structural diversity for wildlife. This may include appropriate climbing species 
such as cotoneaster, ivy, climbing roses and honeysuckles to create green walls that 
will further enhance the site and gardens for wildlife. Species selected must be 
appropriate to the shade or moisture conditions on site. The development shall be 
completed in accordance with the approved landscaping plan 

Canals and Rivers Trust: The documentation includes an Ecological Management 
Plan which includes the management of Himalayan Balsam. Our Ecologist has 
noted that such management would ordinarily need to be completed by July within 
the growing season. This may have implications for the proposed development 
which the LPA wish to consider. 

Officer: This ecological management plan is required as per the condition discharge 
as per the approved, varied outline planning permission ref. SMD/2017/0470.

7. OFFICER COMMENT

Policy Context and Principle of Development

7.1 The Local Planning Authority is required to determine planning applications in 
accordance with the development plan, unless there are material circumstances 
which indicate otherwise and in determining these applications, it shall have regard 
to the provisions of the Development Plan, in so far as material to the application 
and to any other material considerations.

7.2 Paragraph 11 of the National Planning Policy Framework (July 2018) states that 
plans and decisions should apply a presumption in favour of sustainable 
development. For decision-takers this means: “(c) approving development proposals 
that accord with an up-to-date development plan without delay; or (d) where there 
are no relevant development plan policies, or the policies, which are most important 
for determining the application are out-of-date, granting planning permission unless: 
(i) the application of policies in this Framework that protect areas or assets of 
particular importance provides a clear reason for refusing the development 
proposed; or (ii) any adverse impacts of doing so would significantly and 
demonstrably outweigh the benefits when assessed against the policies in this 
Framework taken as a whole”. NPPF para 8 identifies the three dimensions to 
sustainable development as economic, social and environmental. The National 
Planning Policy Framework is a material consideration in planning decisions.

7.3 Policy SS1 of The Staffordshire Moorlands Core Strategy identifies that 
development should contribute positively to the social, economic and environmental 
improvement of the Staffordshire Moorlands. Core Strategy policy SS1a establishes 
a ‘Presumption in Favour of Development’ in line with National Planning Policy.

7.4 The principle of residential development of up to 10 dwellings has been 
established in respect of the extant outline planning permission allowed on appeal - 
where matters of Green Belt, locational sustainability, flood risk, the Stanley Pool 
Reservoir inundation zone, site contamination, highway safety and affordable 



housing provision amongst other matters were assessed and found to be 
acceptable.  In these circumstances, the main issues in this case relate to whether 
the proposal comprises appropriate development in respect of detailed form and 
layout including landscaping matters, having regard to the design based policies of 
the adopted development plan and the NPPF as revised.
Green Belt

7.5 The reserved matters scheme for the proposed dwellings would comply with the 
relevant conditions of the outline planning permission controlling scale and siting 
with particular reference to Condition 4 of plannnig permission ref. SMD/2017/0470 
in relation to development plan parameters.  In these regards, it would not constitute 
inappropriate development in the Green Belt to accord with part 6 of policy SS6c of 
the Core Strategy and the NPPF.

Layout, Scale, Landscaping and Appearance

7.6 Core Strategy policy H1 ‘New Housing Development’ states that ‘all development 
will be assessed according to the extent to which it provides for high quality, 
sustainable housing’ and having regard to the location of the development and the 
characteristics of the site. Policy DC1 requires that all developments shall be well 
designed and reinforce local distinctiveness by positively contributing to, and 
complementing the character and heritage of, an area. Development should be of a 
high quality, adding to the value of a local area, be designed to respect the site and 
its surroundings and promote a positive sense of place and identity through its scale, 
density, layout, siting, landscape, character and appearance. 

7.7 The NPPF (July 2018) places great importance to the design of the built 
environment, in particular paragraph 130 clarifies that permission should be refused 
for development of poor design that fails to take the opportunities available for 
improving the character and quality of the area. 

7.8 In consideration of the appeal proposal, the Inspector shared the reservations of 
the Council in relation to the suburban layout and house types as shown on the 
illustrative plans submitted and could see no reason why a more appropriate, high 
quality scheme, that had more affinity and resonance with its rural context and the 
local architectural vernacular could not be secured at a detailed design stage.  The 
Inspector went on to say that there would be scope for a significant improvement in 
terms of the character and appearance of the area, given the bulky, utilitarian 
buildings currently on the site.  The illustrative suburban layout comprising of eight 
detached dwellings as was submitted with the proposed varied outline permission 
sought raised such similar character and appearance concerns to those previously 
highlighted by the Council at the original outline stage and the applicant’s attention 
was drawn to the Inspector’s comments as matters to be addressed and determined 
at the reserved matters stage.

7.9 The Council’s Design Review Panel has appraised the scheme as follows: “This 
is  a reserved matters application for 8 units of residential accommodation within the 
green belt but on formerly developed land. An outline application was approved by 
the inspectorate that set out volume parameters; The application proposes 8 large 
detached dwellings presented as a cul de sac arrangement. The principle of 



development and volume has been set by the decision from the inspectorate but the 
form, scale, layout and design is open for negotiation and needs to be reflective of 
its context and character; The area has a rural character and in the main 
development is orientated to address the street frontage; This site is somewhat 
isolated from other residential development and its layout, scale of units and their 
appearance would introduce an edge of town suburban type development within an 
area that retains a stronger rural character and context; and Plots 1 and 8 should be 
reoriented so that they address the street. The significant amount of hard surfacing 
within the centre of the development roads/driveways should be reduced and the 
large detached dwellings replaced with smaller scale units (mixed terrace/semi-
detached)”.

7.10 The applicant has been encouraged to amend the scheme to address these 
key fundamental design and layout concerns and a revised scheme has been 
submitted, however, closely mirrors the original submission by retaining a cul-de-sac 
of large executive style dwellings arranged around a dominant highway access.  In 
these regards, the concerns of the Council’s Design Review Panel are echoed in 
that the scheme would introduce a suburban building form and layout at odds with 
the local architectural vernacular in the context of a rural settlement.  As a result 
there would be conflict with CS policies H1 and DC1 in particular, the Staffordshire 
Moorlands Design Guide and the Framework.

7.11 In respect of residential amenity, the scheme would result in a proposal which 
would offer good standards of amenity for the future occupants of the scheme as 
well as neighbours to accord with relevant local and national planning policy.

7.12 Notwithstanding this, a high standard of layout and design has not been 
demonstrated by the applicant at this reserved matters stage to accord with such 
requirements in relation to Adopted Core Strategy Policies H1 and DC1 and the 
NPPF more generally.

7.13 Matters of landscaping have also been sought by the applicant.  The comments 
of the Council’s Aboriculturist and Ecology Officer are awaited and will be reported to 
Members prior to the meeting.

Other Matters

7.14 The bat report submitted with the scheme was out of date to support the 
demolition works proposed on site.  It has been subsequently updated and 
submitted to the Council’s Ecology Officer for comment and Members will be 
updated prior to the meeting.
   

8.0 CONCLUSIONS & THE PLANNING BALANCE

8.1 Despite the scheme’s contribution to housing delivery and the associated 
economic and social benefits, the scheme clearly fails to meet the environmental 
strand of sustainable development by introducing a suburban building form and 
layout, which would be at odds with the local architectural vernacular in the context 
of a rural settlement.  The impact is such that the scheme in the round cannot be 



considered to be sustainable development within the context of the NPPF and 
accordingly refusal is recommended.

9. OFFICER RECOMMENDATION

A. REFUSE Planning permission for the following reason:

1. The proposed development by reason of its layout, scale and 
appearance would be to the significant detriment of the character and 
appearance of the site and its immediate surroundings by introducing a 
suburban building form and layout which would be at odds with the 
local architectural vernacular in the context of a rural settlement.  The 
application is therefore contrary to policies SS1, SS1a, SS6a, H1 and 
DC1 of the Core Strategy Development Plan Document (26th March 
2014), Staffordshire Moorlands Design Guide and the National Planning 
Policy Framework (July 2018) section 12.

B. In the event of any changes being needed to the wording of the 
Committee’s decision (such as to delete, vary or add 
conditions/informatives/planning obligations or reasons for 
approval/refusal) prior to the decision being issued, the Operations Manager 
- Development Services has delegated authority to do so in consultation 
with the Chairman of the Planning Applications Committee, provided that 
the changes do not exceed the substantive nature of the Committee’s 
decision.

Location Plan




