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REFERRAL 
 
1.0 The application has been called in to Planning Committee by Councillor Linda 

Malyon as it would greatly improve the appearance of the building 
 

1. SUMMARY OF RECOMMENDATION 
 

 
REFUSE 

 
 

2. DESCRIPTION OF THE SITE AND ITS SURROUNDINGS 
 
2.1 The application site comprises an area of land immediately north of an area 

known as School Green, Ipstones, which lies at the heart of the Ipstones 
Conservation Area. School Green comprises an attractive cluster of historic 
buildings centred on a yard which is a shared parking area, and exhibits a 
range of building types with a mixture of stone and brick materials. 

 
2.2 The site contains Garden Cottage, a two storey residential dwelling 

constructed of a traditional red brick laid in various bonding styles with a clay 
tiled roof. The front principal elevation faces the yard area of School Green 
and is characterised by a modern front single storey comprising a small 
hipped roof and stone external wall.  

 
2.3 This front elevation has window detailing including stone heads and cills, with 

ashlar quoin present in the middle section. A fairly large garden area 
separates the front elevation from the yard area, and public right of way, 
which links the School Green area with the main road to the west. The front 
boundary is characterised by a stone wall. 

 



2.4 This property is within close proximity to two Listed Buildings in the School 
Green area of Ipstones village. The Old School House (Grade II) is situated 
approximately 20m south of the front elevation of Garden Cottage, whilst the 
Weslyan Methodist Chapel (also Grade II) is located some 25m east of the 
site, separated by a row of terraced properties (Nos. 2, 3 and 4 School 
Green). 

 
2.5 Following the construction of a two storey rear extension approved under 

SMD/2003/1213 in 2003, there is no space at to the rear of the existing 
dwelling, as evidenced by a site visit. To the west of the site stands No.1 
School Green. The side gable of this property faces the front garden area of 
Garden Cottage with a single small ground floor non habitable window 
present. This property has a ridgeline which is significantly higher than that of 
the host property. 

 
3. DESCRIPTION OF THE PROPOSAL 

 
3.1 The application seeks consent for the construction of a Garden Room on the 

front elevation of the existing dwelling, replacing the current porch. 
 
3.2 The original plans submitted with the application showed the proposal to have 

an apex pitched roof, connected to the existing front elevation by a separate 
pitched link element perpendicular to the ridgeline of the main ridgeline of the 
proposed Garden Room. Roof lights were shown to be incorporated into the 
roof scape of the front elevation. 

 
3.3 Following concerns raised by the Conservation Officer with regards to the 

potential harm to the building and overall character and appearance of the 
Ipstones conservation area, revised plans have been submitted attempting to 
address these concerns.  

 
3.4 The revised elevation and floor plans (Drawing No: 5.1 Rev 1) shows the 

previous link roof to be eliminated; a reduction in the depth of the Garden 
Room; rooflights removed from the front; smaller lights added to rear roof 
scape; and a reduction in the width of the entrance door.   

 
4. RELEVANT PLANNING HISTORY 

 
4.1 The site has formed part of the following previous planning applications: 
 

SMD/2003/1213 Two storey rear extension (Approved 30th Sept 2003) 
 

5. PLANNING POLICIES RELEVANT TO THE DECISION 
 

5.1   The Development Plan comprises of: 
 

 Saved Local Plan Proposals Map / Settlement Boundaries (adopted 1998). 

 Core Strategy Development Plan Document (adopted March 2014) 
 
 



 
 
Staffordshire Moorlands Local Plan (1998) 

 
5.2   Development boundaries within the 1998 Adopted Local Plan are still in force 

until such time as they are reviewed and adopted through the site allocations 
process. 
 

Adopted Staffordshire Moorlands Core Strategy DPD (26th March 2014) 
 

5.3   The following Core Strategy policies are relevant to the application:- 
 

 SS1  Development Principles 
 SS1a  Presumption in Favour of Sustainable Development 
 DC1  Design Considerations 
 DC2 The Historic Environment 

 
Supplementary Planning Guidance 
 
5.4  The following Supplementary Planning Guidance documents are relevant to 

this application: 
 

 Staffs Moorlands ‘Design Principles’ SPD (1998) 
 Staffs Moorlands ‘Design Guide’ SPD (2018) 

 
National Planning Policy NPPF 
 
5.4  The following parts of the National Planning Policy Framework are relevant to 

this application:-  
 

 Achieving Sustainable Development   Paragraphs 1-17 
 Requiring Good Design     Chapter 7 
 Conserving and enhancing the historic environment Chapter 12 

 
6. CONSULTATIONS CARRIED OUT 

 
Press Notice expiry date:       29th March 2018 
Site Notice expiry date:          16th March 2018 
Local residents have been notified by letter.  
 
SMDC Conservation Officer 
 
Initial Response – 28th March 2018: 
 
6.1 School Green is an attractive cluster of historic buildings, tightly clustered 

around a central yard, exhibiting a range of building types and a mixture of 
stone and brick materials. Although Garden Cottage is set back behind a front 
garden and stone boundary wall the front elevation is prominent in views, 
especially from Brookfields Road. The property is viewed in conjunction with 
the Listed Methodist chapel and Listed School House and forms part of their 



setting. The Ipstones Character Appraisal identifies the whole cluster of 
buildings as being of significance.  

 
6.2 Garden Cottage is a historic building which has undergone many changes, 

although the footprint appears to have stayed the same sine the 1st Edition OS 
maps. The building exhibits early narrow brickwork, rusticated quoins to the 
right-hand gable, stone surrounds and a stone string-course. A very definite 
break in the brickwork suggests a fairly major intervention to the front 
elevation. The appearance of the building is currently marred by a modern 
front porch but at least it is off-set and does not dominate in views from 
Brookfields Road. A two storey rear extension was approved in 2003. 

 
6.3 Ordinarily I would not support the principle of a front extension but in this case 

there is the opportunity to improve the appearance of the building by replacing 
the existing incongruous porch with a structure that relates better to the 
design and form of the building. I feel that the current proposal relates poorly 
to the building as it will read as a separate visual element with a ridged-roof 
and will be overly large and dominant. It will be clearly seen in views from 
Brookfields Road.  I would suggest a more modest lean-too with the upper 
edge of the roof sitting just below the string-course. The structure will need to 
be more modest in its size.  

 
6.4 There is no objection to the replacement windows. These will greatly improve 

the appearance of the building. 
 
6.5 Revised plans required. The proposal is currently harmful to the character and 

appearance of the Conservation Area and setting of nearby Listed Buildings.  
 
Revised Comments – 9th April 2018: 
 
6.6 This is an improvement. The removal of the rooflights will allow the new roof 

to be more recessive and the removal of the linked ridge and reduction in the 
width of the valley all help the building to integrate with the host building more 
successfully. The door width has also been reduced allowing the opening to 
be more in proportion to the gable. 

 
6.7 It’s a hard one to assess but on balance given the existence of the current 

porch, the set back behind the enclosed garden and the limited views of the 
gable I feel that the proposal will have a neutral effect on the character and 
appearance of the Conservation Area. The reinstatement of sash windows will 
be an improvement (although this is PD). 

 
6.8 Conditions 
 
• Facing materials 
• Eaves, verge details and rainwater goods 
• Joinery details, including stone surrounds 
 
 
 



SMDC Conservation Liaison Panel 
 
6.9 Some discussion regarding the size and depth of the structure. It was 

concluded that the structure would be improved with an unbroken tiled roof to 
the front without rooflights. Query materials. 

 
Severn Trent Water 
 
6.10 No objection and no requirement for drainage condition to be applied 
 

7. OFFICER COMMENT AND PLANNING BALANCE  
 
Key Issues 
 

 Principle of Development 
 Impact on Heritage Assets 
 Design 
 Amenity 

 
Principle of Development 
 
7.1 The site is situated within the development boundary of Ipstones and is also 

located within the Ipstones Conservation Area. As such this application is 
subject to Policy DC2 of the adopted Core Strategy and restrictive national 
planning policies relating to preserving and enhancing the historic 
environment contained within Chapter 12 of the NPPF.  

 
7.2 Given the nature of the proposed development and planning policy context set 

out above, the principle of development is considered to be acceptable only if 
the application can demonstrate accordance with Policy DC2 of the Core 
Strategy and relevant policies within Chapter 12 of the NPPF, and all other 
relevant material considerations which includes Design and Amenity. 

 
Impact upon Heritage Assets 
 
7.3 Garden Cottage has a very attractive front principal elevation which is situated 

at the heart of the Ipstones Conservation Area and fronts a shared yard area 
which is also a public footpath. The two nearest Listed Buildings are the 
Grade II listed ‘The Old School House’ which lies to the south of the site, and 
the Grade II listed Wesleyan Chapel to the east. 

 
7.4 Whilst it was noted by the Conservation Officer that the application 

represented an opportunity to improve the appearance of the front elevation of 
the building by replacing the incongruous porch with a structure that relates 
better to the existing building, it was considered that the original proposals did 
not relate well to the building as it would be read as a separate visual element 
due to the ridged-roof, being overly large and dominant, and also due to its 
prominence in the street scene, being read in conjunction with the two listed 
buildings within the vicinity. 

 



7.5 Following these comments, revised plans have been submitted which have 
attempted to address the concerns raised. The Conservation Officer 
acknowledges that the revised represents an improvement, given the removal 
of the rooflights from the front elevation and linkage between the existing 
dwelling and proposed Garden Room, as it helps to integrate the proposal 
with the existing building more successfully. 

 
7.6 The conclusions of the Conservation Officer on the revised proposals are that 

on balance, given the existence of the current incongruous porch, the set 
back distance behind the enclosed garden, and the limited views of the end 
(eastern) gable, the application, as revised will have a neutral effect on the 
character and appearance of the conservation area. 

 
7.7 Based on these revised comments the application is considered to 

demonstrate compliance with Policy DC2 of the Core Strategy and relevant 
policies contained within Chapter 12 of the NPPF. 

 
Design 
 
7.8 Garden Cottage is an attractive property which has a large front principal 

elevation constructed of a traditional red brick with subtle architectural details 
including stone quoins. The character and appearance of this existing 
property is in keeping with neighbouring properties to the east. 

 
7.9 This attractive frontage is separated from the shared yard and public footpath 

situated immediately to the south of the site, by a low stone boundary wall.  
 
7.10 This front elevation has an existing unsympathetic entrance porch which 

extends some 1.5m outwards from the main dwelling, and comprises a hipped 
roof and stone walls. Whilst the visual qualities of this porch contribute 
negatively to this attractive front elevation, it is nevertheless proportionate to 
the dwelling, due to its small footprint, and does not dominate or compete with 
the existing elevation; thereby not resulting in any significant adverse harm to 
the character and appearance of the dwelling or wider street scene. An 
entrance porch of a similar scale is present to the front of the other properites 
in the row. Whilst these porches are of a gabled design and are smaller and 
thus more in keeping with the dwellings than the one at the application site, 
nevertheless the existing porch is considered to be commensurate with the 
existing dwelling and the porches on the neighbouring dwellings. As such the 
row has a certain rhythm and unity.  

 
7.11 The Staffordshire Moorlands ‘Design Principles’ SPD states that page 2.7 that 

“the design of the extension should follow the style of the existing building. In 
considering extensions, the window and door sizes, proportions and designs 
should be from the ‘original family’ as those of the original dwelling.” 

 
7.12 With regard to conservatories (which are similar in style to this proposed 

Garden Room), the ‘Design Principles’ SPD states at page 2.8 that “the 
design of the conservatory should compliment the main house in terms of 



style, and that the conservatory should be subordinate to the main house so 
that this remains dominant.” 

 
7.13 The original proposals submitted with the application were considered to 

constitute an inappropriate form of design primarily due to the scale and depth 
of the proposed extension and link between the existing dwelling; the 
inclusion of roof lights to the front elevation; and the resultant harm to the 
existing character and appearance of the existing elevation and wider street 
scene. 

 
7.14 Revised plans were duly submitted which attempted to address the above 

concerns by reducing the depth of the structure by 300mm from 3.5m to 3.2m; 
removing the valley link from the dwelling to the garden room; and relocating 
the proposed rooflights to the rear elevation. 

 
7.15 However, it is still considered that the proposed extension would, due to its 

scale, massing, and visual appearance, would be disproportionate to the main 
dwelling which would thereby compete with and begin to dominate the 
attractive front elevation. Furthermore, the fenestration of the proposed 
extension which features a large area of floor to ceiling glazing in out of 
character with the existing dwelling and its neighbours which are 
characterised by small traditional window casements. The ridgeline which 
runs parallel to that of the main roof creates an awkward valley arrangement 
where it abuts the front elevation. 

 
7.16 The extension would also be out of character with the neighbouring properties 

on School Green which as noted above are characterised by small porches to 
the front elevations. Due to its sensitive prominent location within the heart of 
Ipstones village, and clearly visible from a public right of way immediately to 
the south of the site, it is felt that the proposed development would, by virtue 
of its design, have an adverse impact upon the character and appearance of 
the wider street scene. Whilst it is noted that the existing porch is rather 
unsympathetic due to it’s hipped roof form, it is small and discrete, has a 
ridgeline which runs perpendicular to the main house and thus reflects the 
character of the rest of the row of dwellings.  

 
7.17 In summary, whilst it is acknowledged that the revised proposals represent an 

improvement comparable to the original plans, it is considered that the 
proposed development would, by virtue of its design, result in significant 
adverse harm to the character and appearance of the existing attractive 
frontage of Garden Cottage, and due to its prominence within the street scene 
would also result in significant adverse harm to the character and appearance 
of the street scene, contrary to Policies SS1 and DC1 of the adopted Core 
Strategy, the Staffordshire Moorlands ‘Design Principles’ SPD, and Chapter 7 
of the NPPF.      

 
 
 
 
 



Amenity 
 
7.18 The site is bounded by residential development to the west and east, and by a 

public right of way connecting the centre of Ipstones with School Green to the 
south, which is also a yard/shared parking area.  

 
7.19 The large gable end of No.1 School Green lies immediately to the west of the 

proposed development. The application submission includes a letter signed 
by the current occupiers of this property Mr & Mrs Upson, which confirms that 
the small box window which would face the side elevation of the proposed 
Garden Room provides ‘a little light’ to the dining area and kitchen door. 

 
7.20 Concerns were raised by the Case Officer that this source of light to a 

habitable room would be all but lost as a result of the proposed development. 
Further information with photographic evidence was received by email from 
the applicant’s agent which shows that this open plan kitchen/dining room in 
No.1 School Green is served by a front and rear window in addition to this 
small window in the side gable facing the proposal. 

 
7.21 In light of this evidence, it is considered that due to this neighbouring 

habitable room being served by two other windows, the loss of light to the 
smaller side gable window will not result in any significant adverse harm to the 
amenity of No.1 School Green. 

 
7.22 The neighbouring property to the east is No.2 School Green which has a front 

porch containing an entrance door, and front amenity yard to the front. The 
side elevation of the proposed Garden Room which faces this direction 
contains a set of bi-folding doors which are shown to be reduced in width on 
the revised plans. The two areas of curtilage associated with each property 
are separated by a low boundary wall. It is acknowledged that there will be 
views into the neighbouring yard area from within the Garden Room, through 
the bi-folding doors. However it is considered that by virtue of there being 
views from an existing ground floor window which present views of the 
neighbouring property which is closer than the proposed Garden Room, this 
harm will not result in any further adverse harm to the amenity of No.2 School 
Green. 

 
7.23 Whilst the proposed development will be visible from the public right of way 

and yard/shared parking area to the south, the low boundary wall to the front 
of Garden Cottage means that there are already clear direct views facing the 
front elevation and porch area.  

 
7.24 It is not considered on balance that the proposal would result in any further 

significant harm to the amenity for users of the public right of way. 
 
7.25 In summary, it is considered that in light of the current site context, the nature 

of the revised proposals, and information supplied by the current occupiers of 
No.1 School Green, no significant adverse harm to the residential amenity of 
neighbouring properties or any further significant adverse harm regarding the 



general amenity to members of the public will occur as a result of the 
application, in line with Policy DC1 of the Core Strategy. 

 
Planning Balance/Conclusion 
 
7.27 The application seeks consent for a single storey Garden Room to the front of 

Garden Cottage; a two storey dwelling located in the School Green area of 
Ipstones. The site is located within the Ipstones Conservation Area. As such 
the application is subject to Policy DC2 of the Core Strategy and restrictive 
policies contained within Chapter 12 of the NPPF.  

 
7.28 The principle of development can only be considered acceptable if the 

application can demonstrate compliance with these policies and other relevant 
material considerations, which in this case are Design and Amenity. 

 
7.29 The Conservation Officer has stated that the revised proposals would result in 

a neutral impact upon the setting of the Ipstones Conservation Area and as 
such would result in no adverse harm to heritage assets, in line with Policy 
DC2 of the Core Strategy and restrictive policies within Chapter 12 of the 
NPPF. The application is therefore considered to be sustainable in this 
regard. 

 
7.30 Whilst these revisions are considered to represent an improvement in design 

terms, comparable to original plans submitted with the application, it has been 
judged that the proposed development in its revised form would be 
disproportionate to and out of keeping with the existing dwelling and 
neighbouring development, due to its scale, layout, massing and visual 
appearance, and would compete and begin to dominate the attractive front 
elevation of Garden Cottage. 

 
7.26 Whilst the application has been assessed as resulting in no significant 

adverse harm to the amenity of any neighbouring property or users of the 
public right of way, this does not outweigh or mitigate against the significant 
adverse harm to the character and appearance of the existing dwelling and 
wider street scene, by virtue of inappropriate and poor design. 

 
7.31 As such, the proposed development would, by virtue of its design, and its 

prominence relative to the public realm, result in significant adverse harm to 
the character and appearance of the existing dwelling and wider street scene, 
contrary to Policies SS1 and DC1 of the adopted Core Strategy, The ‘Design 
Principles’ SPD, and Chapter 7 of the NPPF. 

 
7.32 The adverse harm to the character and appearance of the existing dwelling 

and wider street scene is considered to significantly and demonstrably 
outweigh the benefits of the proposal, and therefore in line with Policy SS1a of 
the Core Strategy and Paragraph 14 of the NPPF, the application is 
recommended for refusal. 

 
 
 



8. RECOMMENDATION:  
 
A. Refuse for the following reason: 

 
1. The proposed development will result in significant adverse harm to the 

character and appearance of the existing dwelling, the terrace as a 
whole and wider street scene, by virtue of its scale, massing, design, 
fenestration and positioning on the building and its prominent sensitive 
location within the centre of Ipstones Village; contrary to Policies SS1 
and DC1 of the adopted Core Strategy, Staffs Moorlands ‘Design 
Principles’ SPD, and Chapter 7 of the NPPF. This adverse harm 
significantly and demonstrably outweighs the benefits of the application 
and thereby constitutes an unsustainable form of development, contrary 
to Policy SS1a of the Core Strategy and Paragraph 14 of the NPPF. 

 
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 Executive 
Director (Place) 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. 
 

 


