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REFERRAL 
 
This application has been called-in to committee by Councillor John Jones on the 
following grounds of the site being located within the Green Belt. 

 
1. SUMMARY OF RECOMMENDATION 

 

 
APPROVE 
 

 
 

2. DESCRIPTION OF THE SITE AND ITS SURROUNDINGS 
 
2.1  The application site comprises a 0.173 ha parcel of land that sits to the north of 
Woodhouse Lane and has a site frontage measuring 62m in length. A Public Right of 
Way (Biddulph Town 62) extends north to south along the eastern side of the plot 
and is accessed via a style located within the southwestern corner of the site leading 
to and from Woodhouse Lane. The site is bound to the east, south and west by 
predominantly brick-built 1970’s residential properties of varying type and character.  
 
2.2 Properties to the south comprise of detached brick built bungalows that are 
orientated to front the highway. These properties fringe a larger purpose built 
housing development comprising two storey detached dwellings and single storey 
bungalows that are of a similar ilk and date circa 1970. ‘Manfield House’ to the east 
of the site is a two storey detached 1930s dwelling and ‘The Weathercock’, a 
detached stone built dormer bungalow, bounds the site to the west. Open Green Belt 
land bounds the site to the north and beyond. 
 
3. DESCRIPTION OF THE PROPOSAL 
 
3.1  This application seeks outline approval with all matters reserved for residential 
development. Clarification has been sought following a discrepancy between the 
number of dwellings stated on the application form and those shown on the 



submitted Location and Block Plan. An amended application form has been received 
to state that three dwellings are proposed. 
 

4. RELEVANT PLANNING HISTORY 
 
There is no relevant history. 
 

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.  Following consultation last year a Preferred Options Site Allocation DPD is 
currently out for public consultation.  The application site’s existing town boundary 
designation is proposed to be carried forward within the emerging Local Plan.   

 
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 
 SD1 Sustainable Use of Resources 
 SD3 Carbon-saving Measures in Development 
 SD4 Pollution and Flood Risk 
 SS2 Future Provision of Development  
 SS6 Rural Areas 
 SS6c Other Rural Areas Area Strategy 
 H1 New Housing Development 
 H2 Affordable and Local Needs Housing 
 DC1 Design Considerations 
 DC3 Landscape and Settlement Setting 
 R1 Rural Diversification  
 R2 Rural Housing 
 NE1 Biodiversity and Geological Resources 
 T1 Development and Sustainable Transport 

 
National Planning Policy NPPF 
 

 Section 7 Requiring good design 
 Section 9 Protecting Green Belt Land 
 Section 11 Conserving and enhancing the natural environment 

 
 



National Planning Policy Guidance 
 Space About Dwellings 

 
6. CONSULTATIONS CARRIED OUT 

 
 

Site notice published Expiry date for comments: 12.02.2018. 

Press notice published Leek Post Times. Expiry date for comments: 
25.01.2018 

Neighbour Notification  Expiry date for comments:  Expired 

 
6.1  A total of thirteen representations have been received, which are summarised as 
follows: 
 

 The site is located within the Green Belt. 

 The site does not form part of the site specific approvals for the SMDC Local 
Plan, as such approval should not be granted. 

 There should be no developments on Biddulph Moor for the next twenty odd 
years. 

 The submitted drawings show three dwellings but the application form states 
four. 

 The proposal will push the public footpath up to the boundary of Manfield 
House and will result in a loss of privacy and increase in noise pollution;  

 Additional entrances / exists from this part of Woodhouse Lane will cause 
danger to pedestrians and other road users. 

 Woodhouse Lane is already an extremely busy road; additional housing will 
create an increase in traffic and further congestion. 

 The site is near to a school and increased traffic will be a danger to children. 

 Biddulph Moor has always been a village, we don’t want it developing into a 
town. 

 There is no requirement for additional housing in Biddulph Moor. There are 13 
properties for sale of which 4 meet the same specification as those being 
proposed. 

 Removal of a hedgerow which appears to be protected by virtue of being in 
excess of 20m in length. 

 Biddulph Moor has reached the limit of its infrastructure (a) the sewage 
system already requires a holding tank before sewage is allowed to pass 
down to the sewage works on Marsh Green Lane (b) The school is full, (c) 
traffic is overwhelming the village and woodhouse Lane is already dangerous. 

 The development will obscure the main open view from the centre of the 
village and so change the characteristic atmosphere of this unique 
community. 

 
Biddulph Town Council 
 
6.2 Recommends refusal on the grounds of encroachment onto the Green Belt, 
no recognition of Footpath 62 and existing neighbour concerns. 
 
 



Local Highways Authority 
 
No objection subject to condition. 
 
Public Rights of Way 
 
6.3 The application does not recognise Public Footpath No.62 Biddulph Town 
which runs from its junction with Woodhouse Lane to the east of the proposed site, 
west of Manield House, in a north westerly direction across the field. This footpath 
was created under Wildlife and Countryside Act 1981, Section 53 by Staffordshire 
County Council (Public Footpath No.62 Biddulph Parish) Modification Order 2005. It 
appears that the application will directly affect this footpath. 
 
6.4 The attention of the applicant should be drawn to the existence of the path 
and the requirement that any planning permission given does not construe the right 
to divert, extinguish or obstruct any part of the public path. 
 
Environmental Health Officer 
 
6.5 No comments at the time of preparing this report. 
 
Severn Trent Water 
 
6.6 No objection on the grounds that the proposal has minimal impact on the 
public sewerage system. 
 
7. OFFICER COMMENT AND PLANNING BALANCE  
 
Planning Policies 
 
7.1  The Local Planning Authority is required to determine planning applications in 
accordance with the Development Plan unless material circumstances indicated 
otherwise. In this case the Development Plan for the Staffordshire Moorlands District 
Council consists of the Adopted Staffordshire Moorlands Core Strategy Development 
Plan Document (March 2014) with regard also being given to the provisions of the 
National Planning Policy Framework (NPPF) and the councils adopted 
Supplementary Planning Guidance documents.  
 
7.2  Core Strategy policy SS1 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 
Sustainable Development' as contained within the National Planning Policy 
Framework. Planning applications that accord with policies within the Core Strategy 
will be approved without delay and where there are no relevant policies or the 
policies are out of date, the Council will grant planning permission unless material 
considerations indicate otherwise considering whether: 
 

I. Any adverse impacts of granting permission would significantly and 
demonstrably outweigh the benefits, when assessed against the policies in 
the NPPF taken as a whole, or, 



II. Specific policies in that Framework indicate that development should be 
restricted. 

 
Principle of Development 
 
7.3  The site is located to the north of the defined Biddulph Moor Village 
Development Boundary, which extends along the southern and eastern boundaries 
of the plot. In accordance with policy SS6a the housing needs of the ‘Larger Villages’ 
will be achieved through, amongst others, allowing for small scale development on 
land outside of the built-up area, applicable only to sites which relate well to the  
built-up area, can be assimilated into the landscape and have good access.  
 
7.4 Furthermore, paragraph 47 of the NPPF requires councils to identify a 5 year 
supply of deliverable housing land sites with a buffer of 5% to allow choice and 
competition in the market. The Council cannot demonstrate a 5 year supply of 
deliverable housing land, as of 31st March 2017 the supply was 1.99 years and 
therefore in accordance with paragraph 49, 'housing applications should be 
considered in the context of the presumption in favour of sustainable development'. 
Relevant policies for the supply of housing should not be considered up-to date if the 
Local Planning Authority cannot demonstrate a 5 year supply of deliverable housing 
sites. For decision taking this means granting permission unless: 
 

I. Any adverse impacts of granting permission would significantly and 
demonstrably outweigh the benefits, when assessed against the policies in 
the NPPF taken as a whole, or, 

II. Specific policies in that Framework indicate that development should be 
restricted. 

 
7.5 The site is located in the Green Belt, and therefore in this case there are 
specific policies in the Framework which indicate that development should be 
restricted. In accordance with paragraphs 87 to 89 of the NPPF, local planning 
authorities should regard the construction of new buildings as inappropriate 
development unless it falls within one  of  a number of categories of exceptions. 
These include ‘limited infilling in a village’. 
 
7.6 The proposal comprises the erection of 3 dwellings. This is considered to be 
“limited” in scale. It will infill an obvious gap in the built up frontage on Woodhouse 
Lane between The Weathercock to the west and Manfield House to the east. There 
is also existing frontage development on the opposite side of Woodhouse Lane 
fronting the application site. The number of dwellings and with of plots proposed in 
commensurate with those on the opposite side of the road and elsewhere within the 
vicinity. It is therefore considered to be “infilling”.  
 
7.7 Finally, given that the application site falls within a linear form of development 
located on the northern side of Woodhouse Lane and is well related to the built-up 
character established by the 1970s housing development to the south and main 
village centre to the east. Village stores, a post office, Public House, School and 
public transport links are all within short walking distance of the site. The site is 
located within a predominantly residential setting which presents a varied character 
and form of development. It is therefore considered that the development is “within a 



village” and is therefore an identified exception to the presumption of inappropriate 
development as outlined at paragraph 89. As such the development of this site is 
considered to accord with Green Belt policy. It would also accord with policy SS6a as 
outlined above. 
 
Access 
 
7.8  Matters of access have been reserved for approval at reserved matters stage. 
Nevertheless the application has been supported with an illustrative scheme which 
identifies individual driveways which are to be accessed off Woodhouse Lane.  
 
7.9 A number of representations have been received that raise concerns in respect 
of highway safety and congestion. Approval of this application would see the addition 
of up to 3 no. dwellings of 4 or more bedrooms, specific details of which are to be 
considered at reserved matters stage. Staffordshire County Council Highways 
Section have assessed this proposal and raise no objection subject to recommended 
conditions in respect of the provision of appropriate parking, turning and servicing 
within the site curtilage, means of surface water drainage, surfacing materials; the 
provision of appropriate visibility splays and the submission of details in respect of 
pedestrian connections to the existing footway network. The recommended 
conditions outlined are considered to accord with paragraph 204 of the NPPF.  
 
7.10 Due to the scale and nature of the development proposed, and the views and 
recommended condition of SCC Highways it is not considered that the proposed 
development would result significant harm to highway safety. 
 
Design and Amenity 
 
7.11 Section 7 of the NPPF outlines the importance of the design of the built 
environment and states that good design is a key aspect of sustainable development 
and is indivisible from good planning. Development should function well and add to 
the overall quality of the area, establishing a strong sense of place reflecting the 
identity of local surroundings. Although paragraph 60 advises that decisions should 
not attempt to impose architectural styles or particular tastes, it highlights that there 
should be substantiated requirements to conform to certain development and styles 
and that it is proper to seek to promote or reinforce local distinctiveness. 
 
7.12 Paragraph 64 states that permission should be refused for development of poor 
design that fails to take the opportunities available for improving the character and 
quality of an area and the way it functions.  
 
7.13 Matters of layout and appearance have been reserved and such do not form 
part of this assessment. However, it is considered that based on the indicative layout 
the site offers sufficient scope to achieve a form of development which is in keeping 
with the character of the surrounding area and will protect the amenity of 
neighbouring occupiers.  The developer’s attention is drawn to Core Strategy policies 
DC1 and DC3 which seek to achieve a high standard of design that respects the site 
and its surroundings; and has due regard to the amenity of the area, including 
residential amenity, in terms of satisfactory daylight, sunlight, outlook, privacy and 
soft landscaping. 



 
 
Affordable Housing 
 
7.13 The site measures 0.173 hectares in size and therefore the affordable housing 
requirement outlined under policy H2 is triggered. In accordance with policy H2, 
development proposals of five dwellings (0.16 hectares) or more shall provide a 
target of 33% affordable housing from all sources, unless there are exceptional 
circumstances which dictate otherwise. However, the Planning Practice Guidance 
states that “there are specific circumstances where contributions for affordable 
housing and tariff style planning obligations (section 106 planning obligations) should 
not be sought from small scale and self-build development. This follows the order of 
the Court of Appeal dated 13th May 2016, which give legal effect to the policy set out 
in the written statement of 28th November 2014 and should be taken into 
account….contributions should not be sought for developments of 10-units or less, 
and which have a maximum combined gross floorspace of no more than 1000square 
metres (gross internal area)”. 
 
7.14 The application form specifies that 3no. units are proposed. Furthermore given 
the size of the site it is unlikely to exceed these thresholds and on this basis 
affordable housing contributions would not be required. Nevertheless all matters 
have been reserved and it is therefore considered to be prudent to impose a 
condition on this outline consent to ensure that this remains the case at reserved 
matters. 
 
Public Right of Way 
 
7.15 The development of this site would affect Public Footpath No.62 Biddulph Town 
which runs from its junction with Woodhouse Lane to the east of the proposed site, 
west of Manfield House, in a north westerly direction across the field. Staffordshire 
County Council PROW Officer has commented that the grant of planning permission 
does not construe the right to divert, extinguish or obstruct any part of the public 
footpath. This application does not seek approval for matters of layout and as such 
the impact on this footpath is unknown at this stage.  If the developer of this site 
wishes or needs to divert this footpath, permission would need to be first be obtained 
under Section 257 of the Town and Country Planning Act 1990. 
 
Other Matters 
 
Green Belt Review 
 
7.16 A number of representations have been received in respect of the Green Belt 
Review Study that has been produced as part of the Local Plan evidence base. The 
study was undertaken by Amec Foster Wheeler in November 2015, with additional 
sites assessed in September 2016 and April 2017.  
 
7.17 The application site formed part of the ‘Staffordshire Moorlands Green Belt 
Review – Additional Site Appraisals, September 2016’. The assessment concluded 
that the site provides ‘Limited contribution – no clear role in this location’ in respect of 



the five purposes that the Green Belt serves as outlined at paragraph 80 of the 
NPPF, which are namely: 

 To check the unrestricted sprawl of large built-up areas; 
 To prevent neighbouring towns merging into one another; 
 To assist in safeguarding the countryside from encroachment; 
 To preserve the setting and special character of historic towns; and 
 To assist in urban regeneration, by encouraging the recycling of 

derelict and other urban land (not applicable) 
 
7.18 The assessment of the overall impact of development on the Green Belt 
purposes and openness concluded that ‘the site is largely bounded and development 
would be modest infill. The absence of a defined northern boundary could be 
problematic.’ The recommendation for Green Belt revision states ‘Potential for 
release under Very Special Circumstances reflecting the enclosed character of the 
site, although a northern boundary is absent. Retain existing village boundary’. 
 
7.19 The review accepts that the site can accommodate modest infill development 
that is enclosed to reflect the character of the site. The proposed north site boundary 
has been contained to reflect the pattern of development established by 
neighbouring properties to the north of Woodhouse Lane. 
 
7.20 Members are advised that the Green Belt Review relates to an evidential 
judgement about amending the Green Belt extent during the local Plan Review only 
and not for individual development control decisions. However this application should 
be considered against the relevant policies of the Staffordshire Moorlands Core 
Strategy and paragraph 89 of the National Planning Policy Framework, with which, 
as explained above, it complies. 
 
Removal of hedge 
 
7.21 Comments have been received which relate to the protection of the hedgerow 
to the front of the site. It is a requirement under the Hedgerow Regulations Act 1997 
that prior to the removal of a hedge measuring 20m in length approval should first be 
sought from the Local Authority through a notification procedure.  
 
7.22 Though this application seeks outline approval with all matters reserved there is 
an assumption that the development is likely to result in the loss of this hedge but 
this will not be known until the reserved matters stage when the position of the 
access, number of access points and visibility requirements are known. The various 
tests under the Hedgerow Regulations would be considered at that stage.  
Notwithstanding this point, in respect of the biodiversity criteria within the 
Regulations against which proposals must be assessed, the Council’s Trees and 
Woodlands Officer has commented that there are opportunities to provide 
replacement hedge planting and biodiversity improvements elsewhere on the site. 
With regard to the historical criteria in the Regulations, the boundary which the 
hedgerow marks will be retained within the landscape by virtue of the fact that it is, 
and will continue to be defined by the road and front boundaries to the new 
properties. Accordingly it is not considered that a refusal on such grounds could not 
be substantiated. 
   



Conclusion & Planning Balance  
 
7.19  Overall it is considered that this application accords with one of the exceptions 
outlined at paragraph 89 of the NPPF. The site is considered to be well related to the 
Built-up Area Boundary and local amenities. Consideration has been given to the 
comments received and the concerns raised. However, this application is considered 
to accord with the relevant policies of the Staffordshire Moorlands Core Strategy and 
National Planning Policy Framework. 

 
8. RECOMMENDATION 

 
A. That this application should be approved subject to the following 

conditions: 
 
1. The development hereby permitted shall be begun before the expiration 

of three years fro the date of this permission. 
Reason: To comply with Section 51 of the Planning and Compulsory 
Purchase Act 2004. 

2. The approval of the Local Planning Authority shall be obtained in writing 
with respect to the plans and particulars of the following reserved 
matters (hereinafter called """"the reserved matters"""") before any 
development is commenced. 
a)-The siting of the building(s) 
b)-The design of the building(s) 
c)- The external appearance of the building(s) 
d)- The scale of the building(s) 
e)- The landscaping of the site 
f)- Access. 
Reason: The application is an outline application under the provisions 
of Article 1(2) of the Town and Country Planning (General Permitted 
Development Procedure) Order 1995 and no particulars have been 
supplied with respect to the matters reserved in this permission. 

3. The development hereby permitted shall not exceed 3 dwellings, and 
shall have a maximum combined gross floorspace of no more than 1,000 
square metres (gross internal area) 
Reason: To comply with the requirements of the written ministerial 
statement of 28th November 2014 in respect of affordable housing. 

4. No development hereby approved shall be commenced until full details 
of the following have been submitted to and approved in writing by the 
Local Planning Authority: 
- point/s of access; 
- disposition and layout of buildings; 
- Provision of parking, turning and servicing within the site curtilage; 
- Means of surface water drainage 
- Surfacing materials 
The development shall thereafter be implemented in accordance with 
the approved details and be completed prior to first occupation of the 
development. 
Reason: To comply with NPPF Paragraph 32; to comply with SMDC Core 
Strategy policy DC1; in the interests of highway safety. 



5. The development hereby permitted shall not be commenced until details 
of the minimum 2.4mx43m visibility splays at each access have been 
submitted to and approved in writing by the Local Planning Authority. 
The visibility splay shall thereafter be kept free of all obstructions to 
visibility over a height of 600 mm above the adjacent carriageway level 
and be provided in accordance with the approved plan prior to the 
development being brought into use. 
Reason: To comply with NPPF Paragraph 32; to comply with SMDC Core 
Strategy policy DC1; in the interests of highway safety. 

6. The access shall be ungated 
Reason: To comply with NPPF Paragraph 32; to comply with SMDC Core 
Strategy policy DC1; in the interests of highway safety. 

7. Before the proposed development is commenced, details shall be first 
submitted to and approved in writing by the local planning indicating 
details of proposed pedestrian connections to the existing footway 
network. The footway connections shall thereafter be provided in 
accordance with the approved details. 
Reason: To comply with NPPF Paragraph 32; to comply with SMDC Core 
Strategy policy DC1; in the interests of highway safety. To comply with 
SMDC Core Strategy policies T1 and T2. 

8. Garages shall be constructed to minimum internal dimensions of 3m 
wide x 6m long. 
Reason: To comply with NPPF Paragraph 32; to comply with SMDC Core 
Strategy policy DC1; in the interests of highway safety. 

9. The development hereby permitted should not commence until drainage 
plans for the disposal of foul and surface water flows have been 
submitted to and approved by the Local Planning Authority. The scheme 
shall be implemented in accordance with the approved details before the 
development is first brought into use. 
Reason: To ensure that the development is provided with a satisfactory 
means of drainage and to reduce or exacerbate a flooding problem and 
to minimise the risk of pollution. 

10. Unless prior permission has been obtained in writing from the Local 
Planning Authority, all noisy activities shall be restricted to the following 
times: 08:00 – 18:00 hours (Monday to Friday); 08:00 – 13:00 hours 
(Saturdays); No working is permitted on Sundays and Bank Holidays. In 
this instance noisy activity is defined as any activity (for instance, not 
restricted to, building construction/demolition operations, refurbishing 
and landscaping) which generates noise that is audible at the site 
boundary. 
Reason: To avoid the risk of disturbance to neighbouring dwellings from 
noise during unsocial hours. 

11. In the event that contamination is found at any time when carrying out 
the approved development it must be reported in writing immediately to 
the Local Planning Authority. Development shall not recommence 
further until an initial investigation and risk assessment has been 
completed in accordance with a scheme to be agreed in writing by the 
Local Planning Authority to assess the nature and extent of any 
contamination on the site. If the initial site risk assessment indicates 
that potential risks exists to any identified receptors, development shall 



not commence until a detailed remediation scheme to bring the site to a 
condition suitable for the intended use by removing unacceptable risks 
to human health, buildings and other property, and the natural and 
historical environment has been prepared, and is subject to the approval 
in writing of the Local Planning Authority. Following completion of 
measures identified in the approved remediation scheme and prior to 
bringing the development into first use, a verification report that 
demonstrates the effectiveness of the remediation carried out must be 
produced, and is subject to the approval in writing of the Local Planning 
Authority. 
Reason: To ensure that risks from land contamination to the future 
users of the land and neighbouring land are minimised, together with 
those to controlled waters, property and ecological systems, and to 
ensure that the development can be carried out safely without 
unacceptable risks to workers, neighbours and other offsite receptors. 

12. Prior to bringing the development into first use, soil used in the creation 
of garden and soft landscaping areas should be tested for 
contamination to ensure suitability for the proposed use. Prior to 
sampling, a suitable methodology for testing the soil shall be submitted 
to and agreed in writing by the Local Planning Authority and should 
include the sampling frequency, testing schedules, and criteria against 
which the analytical results will be assessed. The results of the soil 
tests shall be submitted and approved in writing by the Local Planning 
Authority. If soil test results indicates that a potential contamination risk 
exists, development shall not be brought into use, until a detailed 
remediation strategy to bring the site to a condition suitable for the 
intended purpose has been prepared and approved in writing by the 
Local Planning Authority. Following completion of measures identified 
in the approved remediation scheme and prior to bringing the 
development into first use, a verification report that demonstrates the 
effectiveness of the remediation carried out must be produced, and is 
subject to the approval in writing of the Local Planning Authority.  
Reason:- To ensure that risks from land contamination to the future 
users of the land and neighbouring land are minimised, together with 
those to controlled waters, property and ecological systems, and to 
ensure that the development can be carried out safely without 
unacceptable risks to workers, neighbours and other offsite receptors. 

13. The development hereby approved shall be carried out in accordance 
with drawings numbered CR/WL/2017/1 and CR/WL/2017/2. 

 Reason: For the avoidance of doubt. 
 

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. 

 



 
 


