
STAFFORDSHIRE MOORLANDS DISTRICT COUNCIL
PLANNING APPLICATIONS COMMITTEE

7 June 2018

Application 
No:

SMD/2018/0108

Location Ever Green House, Dog Lane, Ipstones Edge, ST10 2LP
Proposal Material change of use of land from a dwellinghouse (Class C3) to 

a residential school (Class C2) for a total of 8 residential pupils 
aged between 6 and 13 years old.

Applicant Mr. M. Wilson 
Agent None
Parish/ward Ipstones Date registered 28/03/2018
If you have a question about this report please contact: Ben Hurst tel: 01538 
395400 ex 4127 Benjamin.hurst@staffsmoorlands.gov.uk

REFERRAL

This application is brought to Committee as it is locally controversial

1. SUMMARY OF RECOMMENDATION

Approve with conditions

2. DESCRIPTION OF THE SITE AND ITS SURROUNDINGS

2.1 The application site is an old farmstead, one of a number that are scattered along the 
ridge of Ipstones Edge. It consists of a large stone farm house that is attached at the rear to 
a range of three portal frame farm sheds that open onto a hardstanding forming the old 
farmyard. On the other side of the house the character is that of a secluded residential 
property with a large patio area that overlooks open countryside.  

2.2 The site it is set back from the roadside and accessed from an unmade track. The 
track has a fork to the east approximately 20 metres from the site entrance where it provides 
the access to the adjacent neighbouring farm property ‘Little Green Hills Farm’. 

2.3 The site is located in an ‘other rural area’, outside any designated settlement 
boundary, to the north of the villages of Ipstones and Foxt. The surroundings are distinctly 
rural and attractive open pasture and heath land. A shelter belt of mature deciduous and 
coniferous woodland screens and ‘hides’ the site from the roadside and the closest public 
footpath which shares part of the unmade access track before crossing open field.

3. DESCRIPTION OF THE PROPOSAL

3.1 This is a full application seeking planning permission for a proposed material change 
of use that would see the existing dwellinghouse and grounds used as a ‘Residential School’ 
(Class C2 of the Use Classes Order) for 8 full residential pupils aged between 6 and 13 
years. The applicant is comfortable with a planning condition that would restrcit the use on 
that basis and prevent further change or intensification within that use class. Internal 



alterations and the installation of two additional first floor windows, changes that do not 
materially affect the external appearance of the building and do not require planning 
permission, would create two additional bedrooms to the existing six currently available. 
Within the property there would be shared bathrooms, kitchen and sitting/dining areas and 
two study areas would provide class rooms.

3.2 Since 2013 the dwellinghouse (Class C3 of the Use Classes Order) has been used as 
such by six ‘home schooled’ children who are cared for by a team of staff carers who rotate 
on a shift pattern. The applicants would say that they rely on the lawful use of the property 
as a dwellinghouse and that their existing use has not resulted in ‘material change’. While 
they have not tested that proposition with an application for a legal determination and a 
certificate of lawfulness, there is nationwide precident relalting to similar arrangements and 
use of property to indicate that their existing position is likely to be a credible one.  However, 
now they wish to increase resident numbers to eight and to permit this intensification they 
seek the planning permission that would allow the property to be used within the ‘Resdiential 
Institution’ use class.    

3.3 The number of staff who would work at the property would be a team of 
approximately 17, including teachers and therapists.  There would be 4 Care members of 
staff working during the day one of which will be the Manager. The number of care staff 
would reduce late evening to 2 Care staff on a waking night.  Also in term time there will be 
up-to 2 teachers and one teaching assistant during School hours.  

3.4 The old farm yard, the small grassed area and the secluded patio would provide 
parking space and opportunity for the children to play and exercise. Together these areas 
would provide the one school unit to which the planning permission would apply and there 
would be no encroachment into surrounding farmland that belongs to the applicant’s 
company. There appear to be claims that the applicant’s site plan takes in land belonging to 
the neighbour. The site plan has been checked against the land registry plan and they 
accord precisely, these is no evidence to support this claim.  Future plans may include the 
introduction of a multi purpose pitch and outdoor play equipment in areas of the old 
farmyard, but where these plans relate to further development additional planning 
permissions will be required.

4. RELEVANT PLANNING HISTORY

SM.601-86 Change of Use to a Road Transport and Lorry Repair Base. Approved 1989.

04/01478/OUT Replacement Agricultural Dwelling. Outline Permision Approved 2004.

05/01480/FUL Replacement Agricultural Dwelling. Reserved Matters. Approved 2005.

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 
consultation. 

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
 SS6C Rural area strategy
 DC1 Design Considerations to protect residential amenity
 DC3 Landscape and Settlement Setting
 R1 Rural Diversification
 SD4 Noise Pollution and Amenity Impacts 

5.4 In respect of the Council’s development plan the ‘Rural Strategy’ policy SS6c applies 
to the Countryside outside of the development boundaries of the towns and villages, 
including those small settlements not identified not identified in the Core Strategy. As part of 
the strategy for these areas provision is made for development which meets an essential 
local need, supports rural diversification and sustainability of the rural area. Specifically, the 
strategy allows for the conversion of existing rural buildings for commercial use.

6. CONSULTATIONS CARRIED OUT
  
Site Notice expiry date:     10th May 2018 
Local residents have been notified by letter. 

6.1 The Council has received letters objecting to the development. All of these letters of 
objection have been considered for the purposes of this report. All of the concerns, 
questions and points raised in those letters are dealt within the detail of this report.

Letters of objection

6.2 The Council has received objections from eight individuals. Three of those objections 
are from the same household at the nearest adjacent property ‘New Greenhills Farm’; three 
are from nearby farms, two of which from the same household; one is from a resident in 
Ipstones; and the other from a resident in Derbyshire.  The following points are raised:

 The site plan includes some land belonging to the next door property

 Permission would open the possibility of many more children attending in the future

 There is a documented history of antisocial behaviour at Ever Green Care Home that 
has significantly impacted the local residents and those of Ipstones village. 

 Residents have been impacted by incidents of children absconding from the property, 
staff walking up the middle of the road, standing on walls and shouting within a few 
yards of properties fronting the road is antisocial behaviour that significantly disturbed 
the peace and caused distress to residents. 

 The track to the site is unfit for traffic volumes as a public footpath traffic increases 
would be dangerous to walkers.



 Noise from children will increase and this will be to the detriment of the quiet rural 
locality.

Parish Council

6.3 Ipstones Parish Council object to the development:
 

 A change of use to Class C2 would open the way for further expansion in the future 
and this would be inappropriate for the location and with the historical problems that 
have been caused to the neighbours.  (It has been quieter in recent months due to a 
period of being closed and then only being one or two children at the premises).

 It is also understood that the company have purchased another property further 
along Ipstones Edge, which members believe may also be opened as a School.

 Members feel it is wrong that the site plan encompasses the neighbour’s property, 
especially with all the controversy in the area and think that the boundary should be 
put back to its correct position shown on the site plan. If this is not changed it could 
cause problems in the future.  The owners of the adjacent property object to the fact 
that their property in included in the site plan of Ever Green House.

Staffordshire Police

6.4 In the last 12 months there have been approximately 15 incidents reported to the 
police in relation to children at the home being absent or going missing. In addition, there 
were 2 incidents reported in relation to anti-social behaviour by said children directed 
towards neighbours and 1 of damage caused to the home itself. 

6.5 All these incidents occurred in the first two months of this period. No incidents of anti-
social behaviour perpetrated by the children or incidents of children going missing have been 
reported since mid-July 2017. 

7. OFFICER COMMENT AND PLANNING BALANCE 

7.1 The main issues relevant to the consideration of this application are: 

(a) Would there be any conflict with the ‘Other Rural Areas Strategy’ set out at SS6c? 
(b) Would there be adverse impacts on residential amenity?
(c) Would there be any harm to the character and appearance of the surrounding area?
(d) Would there be any harm to highway safety? 
 
Would there be any conflict with the ‘Other Rural Areas Strategy’ set out at SS6c?

7.2 The strategy policy for a rural area such as this does make provision for development 
that meets local needs, supports rural diversification and sustainability. Specifically it 
provides for the commercial conversion or re-use of rural buildings.   

7.3 While objectors make some criticism of this ‘isolated’ rural location as being 
unsuitable for the provision of education and care, suggesting that urban environments might 
be more suitable, there is clearly across the whole spectrum of school aged children with 
varying different needs, requirements and circumstances a need to access different types of 
facilities and arrangements. Evidently, there are particular members of our communities who 
depend on facilities such as this.   Clearly, not all schools are located within residential or 
urban areas. There is clearly within this country an established tradition of the residential 
school, where premises provide educational facility within rural grounds and campuses that 



are relatively isolated and self contained.  While teaching and care staff will be driving to and 
from the site on a daily basis, these movements would be limited and as a residential school 
there will not, in comparison, be the considerable vehicle journeys that might be associated 
with a large day school and as such it is not considered that the proposal raises conflict with 
principles of sustainability.  

7.4  There is not considered to be conflict with the ‘Rural Strategy’ policy in the Core 
Strategy and is acceptable in principle.

Residential Amenity

7.5 It would seem that the wider environmental impacts of any school would primarily be 
the noise generated by the pupils, often hundreds in number, either at play or when they are 
arriving and leaving the grounds; and a degree of traffic congestion around the school gates 
at both start of day and home time. These impacts are normally felt in residential areas 
where the premises lie at the heart of the community.        

7.6 By comparison, the impacts of the proposal would be considerably less – pupils 
limited to just eight, between the ages of 6 and 13,  without any of the movements of 
morning arrival and afternoon departure associated with most day schools.  In this case 
everyday impacts would be limited to the ‘play’ or ‘recreation’ of no more than 8 pupils and 
during term time staff numbers would include, during the day, four care staff and up-to two 
teachers and one teaching assistant. On a normal term time day vehcile arrival and 
departures should be no more than seven. But clearly pupils will not be arriving and 
departing on a daily basis.    

7.7 In this realtively isolated rural location clearly the number of neighbouring residents 
that could be affected by school activities, are limited and the residential farms are scattered, 
surrounded by farm land.  Some of the objectors appear to suggest that with their rural 
location comes a greater sensitivity to noise and disturbance, and their expectation perhaps 
one of considerable quiet and tranquility. However, the context against which this site in 
parituclar should be judged is that of a large dwellinghouse that was available and sold on 
the open market. It could be occupied at any time by a large family with a large number of 
children who might want to play, explore and roam their countryside surroundings. At some 
point prior to the current applicant’s purchase the site was a working farm with, presumably, 
noise associated with tractors, animals and farm machinery. Moreover, in 1989 a large part 
of the yard area together with the land now belonging to the adjacent neighbour at ‘Little 
Green Hills Farm’ was granted planning permission to be used as a ‘Road Transport and 
Lorry Repair Base’. The occupants of the adjacent ‘Little Green Hills Farm’ are perhaps the 
most likely to hear anything of the pupils. However, this property is a new replacement farm 
workers dwelling that was granted planning permission in 2005 to replace a ramshackle 
dwelling that had been formed from an old caravan and occupied without permission for 
more than 4 years. The point being that it is a working farm, subject to an agricultural 
occupancy condition with a considerable range of farm sheds. The proposal therefore, and 
its amenity impacts, should be judged against the context of these pre existing uses, which 
may in themselves have been considered to be ‘noisy activity’ and hardly a backdrop of 
considerbale quiet and tranquility.  

7.8 The secluded patio area on the otherside of the house is an obvious area where 
pupils can play, this is 100m from the neighbour’s dwelling on the otherside of the applicant’s 
property and sizeable farm buildings on both the applicant’s and the neighbour’s site. 
However, there is a liklihood that the yard area, where it is not required for parking, will be 
used for play and recreation. Where it is somewhat closer to the neighbour’s dwelling it still 
remains on the other side of ‘working’ farm sheds and given the limited number of pupils, it 
should not impose unreasonable impacts.   



7.9 Additionally to those impacts discussed above, the objectors have alluded to 
problems they have experienced with previous occupants behaving anti socially, damaging 
property, and absconding. They are concerned that with an increase in numbers these 
problems will intensify. However, there is very little detail or evidence relating to those 
incidents. One objector describes a recent, apparently isolated, incident where a child ran 
from the property resulting in “staff walking up the middle of the road, standing on walls and 
shouting within a few yards of properties fronting the road” as “antisocial behaviour” that 
“significantly” disturbed the peace and caused distress to residents. While the incident may 
have indeed come to the attention of neighbouring residents, in terms of development 
impacts or amenity considerations, it can not reasonably be considered to meet tests 
normally applicable to considerations of “antisocial behaviour” or “significant” noise, 
disturbance or distress. Such an incident whereby a child out in the street is shouted by a 
parent or guardian could occur and would not be abnormal in any residential area and could 
occur if the application property were occupied as a family home. 

7.10 The response from Staffordshire Police confirms that actually incidents relate only to 
missing persons and one incident of damage to the home itself. There do not appear to have 
been any reported or documented incidents of criminal damage to anybody elses farm or 
property. With this proposal the applicant explains that there has been a change to 
management approach and personnel and a significant reduction in the age of the resident 
children and this change, on the evidence of Staffordshire Police, has coincided with a 
reduction in reported incidents.  The younger children, more dependent on their care 
arrangements are less likely to roam free and potentially get into trouble. A planning 
condition can be used to limit the use in terms of both pupil numbers and their age. There 
would therefore be no future change in pupil numbers or their age without the control of the 
planning authority.     Impacts on residential amenity can not reasonably be considered as a 
sustainable objection to the proposal 

Effect on the character and appearance of the landscape 
 

7.11 The proposal makes use of the existing facility of the old farmstead without the 
introduction of any alterations or development that would materially affect the external 
appearance of the dwelling or the premises as a whole.  

7.12 The site has a sense of discrete enclosure surrounded and screened by bands of 
mature woodland. The site can not be seen readily from the road or the public footpath that 
for some extent coincides with the line of the access track. Use of the wider areas of 
hardstanding to park or provide recreation over and above as alternative to a working farm 
yard would be contained and confined within the existing arrangement of development 
without sprawling or encroaching into open areas of countryside beyond.    There are limited 
provisions within the General Permitted Development Order that allows certain 
developments to be carried out by schools. A condition could be attached to any permission 
that would prevent these developments from occuring without the control and express 
consent of the Local Planning Authority. 

7.13 The proposal would not impose any harm to the character and appearance of the 
rural landscape. There would be no conflict with the Development Plan with regard to Policy 
DC3 of the Core Strategy which requires the Council to resist development which would 
harm or be detrimental to the character of the landscape. 

Highway Safety

7.14 The access track provides adequate to good visibility. It is used as an access by farm 
vehciles to a working farm and prior to that it was considered adequate as an access to a 



Road Transport and Lorry Repair Base. It is considered capable of providing safe and 
appropriate access, with no additional risk to users of the public footpath, for the relatively 
limited daily vechile movements associated with the proposal. The existing yard area 
provides ample parking and turning area within the grounds, there is not considered any 
particular need for parking specific areas to be dilineated or given any further control within 
this area. There are no objections to the proposal on highway safety grounds or conflict with 
the Transport policies within the Core Strategy.  

8. CONCLUSION & PLANNING BALANCE

8.1 The proposal does not present any conflict with the strategy or principles of the 
Development Plan, rather it provides for essential community need by making use of and 
repurposing existing rural buildings and premises. There are not considered to be any 
adverse impacts to residential amenity, character and appearance of the area, or highway 
safety that would outweigh those positive consideration in favour of the proposal.  

9. RECOMMENDATION

A. That planning permission be APPROVED subject to the following conditions:
 
1) The use hereby permitted shall be limited to that of a ‘residential school’ 
for eight residential pupils aged between 6 and 13 only. There shall not be at 
any time changes or variations to this use, including any changes to another 
use that might otherwise fall within Class C2 of the Use Classess Order 1987, 
without the prior written consent of the Local Planning Authority.

Reason: For the avoidance of doubt and to ensure full planning control over 
any subsequnet change and potential amenity impact. 

2)  Notwithstanding the provisions at Class M & N, Part 7 at Schedule 2 of the 
General Permitted Development Order 2015, there shall be no erection of any 
new buildings or structures on the site; extensions or alterations of any of the 
existing buildings on site; or any provision of any new surface, without the 
prior written consent of the Local Planning Authority . 

Reason: For the avoidance of doubt and to ensure full planning control over 
any subsequnet change and potential impact to the character and appearance 
of the area.

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. 






