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No:
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Location: Rose Cottage, Foxt Road, Foxt, ST10 2HN
Proposal Proposed erection of 2 storey dwelling
Applicant Mr Graham Swift
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REFERRAL

This application is to be decided at Planning Applications Committee in the interests 
of consistency.

1. SUMMARY OF RECOMMENDATION

Approve with conditions

2. DESCRIPTION OF THE SITE AND ITS SURROUNDINGS

2.1  The application site consists of a triangular plot located to the north of Rose 
Cottage and currently serves as the garden area to that property. Foxt Lane forms 
the north west boundary and residential properties ‘Riverside’ and ‘Hockley House’ 
bound the site to the north east and south east. The site is predominantly level with a 
steeply sloping / tiered bank which extends up to meet the eastern boundary. The 
site elevated above the highway and Rose Cottage to the south.

The site is located within Foxt village centre and falls within the recently designated 
Foxt Conservation Area.  

3. DESCRIPTION OF THE PROPOSAL

3.1  This application seeks to address the reasons for refusal of planning reference 
SMD/2017/0376 – Erection of dormer bungalow, which is detailed as follows:

“The proposed development by virtue of it’s design would appear out of keeping and 
would detract from the character and appearance of the area. This application 
therefore fails to accord with policy DC1 of the Staffordshire Moorlands District 
Council Core Strategy.”



3.2 The proposed scheme seeks approval for the subdivision of the existing planning 
unit known as Rose Cottage and for the erection of a two storey stone built 
dwellinghouse with associated access, on-site parking provision and outdoor 
amenity space. The proposed dwellinghouse has been designed to reflect the scale, 
proportions and appearance of a traditional cottage. The dwelling is to be orientated 
to face onto Foxt Lane and has been positioned to sit centrally within the site 
frontage. Vehicular access is proposed to the south of the dwellinghouse and 
sufficient manoeuvring space is to be provided to allow ingress and egress in 
forward gear. On-site parking is proposed for up to two vehicles and is to be located 
within the southern corner of the site. Landscaped gardens and a patio area are to 
be located to the north and east of the dwellinghouse. 

External facing and roofing materials are stated to comprise of plain blue/black tiles 
to the roof and reconstituted stone with dressed stone corner quoins to the walls. 
Windows and doors are proposed to be Upvc. Materials are subject to Planning 
Officer approval.

4. RELEVANT PLANNING HISTORY

SMD/2017/0376 Erection of dormer bungalow Refused

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:-

 SO1 Spatial Objectives
 SS1 Development Principles
 SS1a Presumption in Favour of Sustainable Development
 SS6b Smaller Villages Area Strategy
 H1 New Housing Development
 H2 Affordable and Local Needs Housing
 R1 Rural Diversification
 R2 Rural Housing
 DC1 Design Considerations



 DC2 The Historic Environment
 DC3 Landscape and Settlement Transport
 NE1 Biodiversity and Geological Resources
 T1 Development and Sustainable Transport

National Planning Policy NPPF
 Section 6 Delivering a wide choice of high quality homes
 Section 7 Requiring good design
 Section 11 Conserving and enhancing the natural environment
 Section 12 Conserving and enhancing the historic environment

Other Relevant Policy Documents
 Foxt Conservation Area and Character Appraisal
 National Planning Policy Guidance (NPPG)

6. CONSULTATIONS CARRIED OUT

Site notice published Expiry date for comments: Expired.
Press notice published N/A 
Neighbour Notification Expiry date for comments:  04.01.2018

6.1  A total of thirteen representations have been received, of which ten are in 
support of the proposal, two raise objection and one provides general comment. The 
points raised are summarized as follows:

Support
 The proposal is for a modest sized cottage built in stone, with quoins and 

Staffordshire blue roof tiles to reflecting the surrounding properties;
 Adequate vehicular visibility has been provided
 The property has been sited to give privacy and ensure no overshadowing;
 Provision of adequate amenity space of 320m²;
 Infill development;
 The village is in vital need of regeneration.

Object
 Overdevelopment of the plot which will adversely affect properties 

surrounding the site;
 Unneighbourly
 Access and egress with create road traffic hazard;
 Cramped – is this further addition to the village trying to bring us back to the 

“slum” conditions of the 1900’s?

General Comment
 We have no objection to the erection of the dwelling. We’re all aware that 

additional houses need to be built, however no-one seems to want these 
houses in their locality. We must find additional housing plots within the 
existing boundary, the alternative being new estates, and as such fell this 
should be supported. The building is going to be built using stone, and as 
such would be in keeping with the rest of the area. Foxt, like other moorlands 



villages needs additional houses whether we like it or not and an infill build 
such as this is the ideal solution.

Ipstones Parish Council 

Objection: Members of the parish Council voted against the revised application due 
to the change in position of the proposed dwelling. Members also consider the 
development in unneighbourly being close to other properties and have concerns 
over the access onto the narrow land, opposite another new access on the opposite 
side of the road.

Local Highways Authority

No objection: The visibility splay stated appears small but when extended into 
highway land, will provide visibility to the junction at the Malthouse. The visibility 
splay shown is stated as 10mx2.4m, however it is correctly shown on the plan as 
2.4mx10m. 

Severn Trent Water

No objection: I can confirm that we have no objection to the proposals subject to the 
inclusion of conditions that require the submission and approval of drainage plans for 
the disposal of foul and surface water flows.

Conservation Officer 

No objection subject to:
 All natural stone with a clay tile roof;
 The incorporation of a low wall to the front of the house (along Foxt Lane) so 

that we can continue a traditional frontage;
 The chimney should be set within the gable as external chimneys are not a 

feature of the vernacular.

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 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. Recent case law 
has established that the application of the test in paragraph 14 is a ‘tilted balance’ 
which is predisposed in favour of granting planning permission unless there are 
‘significant and demonstrable’ adverse effects of doing so.

7.4  Policies in the Core Strategy set out the spatial strategy for housing 
development in the District which adopts a hierarchy approach in order to direct the 
majority of development to the three towns of Leek, Cheadle and Biddulph. Within 
the rural areas the larger villages are identified as the being the most sustainable 
settlements and able to accommodate the bulk of rural development after the towns. 
Smaller villages, of which Foxt is one, are identified as having a poor range of 
services and facilities with local residents having to travel outside the village for most 
of their daily needs.

7.5 Limited infill development will be permitted within the smaller villages as set 
out in policy SS6 of the Core Strategy. Policy SS6b recognises that there is a need 
to strictly control new development and restrict it to limited infilling and 
redevelopment within the Infill Boundaries. However, the infill boundaries have yet to 
be defined although the plan explains that these will be drawn more tightly than the 
Development Boundaries around large settlements to accommodate infilling or 
redevelopment but to restrict peripheral expansion. Although the extent of the infill 
boundary is unknown, the application site would on any reasonable drawing of such 
a boundary the application site would be likely to fall within it being situated at the 
heart of the village between the properties known as Hockley House to the north 
east, Riverside Cottage to the east and Rose Cottage to the south.

7.6 Given the above, and view of the lack of a five year housing supply, it is 
considered that the principle of the development should be supported. However, it is 
necessary to consider whether or not the proposal complies with other relevant Core 
Strategy policies, the national policy framework and other material considerations in 
order to benefit from the presumption under Paragraph 14 of the Framework.



Locational Sustainability

7.7 Smaller villages, of which Foxt is one, are identified as having a poor range of 
services and facilities with local residents having to travel outside the village for most 
of their daily needs. Notwithstanding this, the site itself is in a central location within 
the village within close proximity of a church and public house as well as local bus 
services and some limited infilling is envisaged within the village in the Core 
Strategy.

Impact on the character and appearance of the area

7.8 In accordance with Core Strategy policy DC1 the Council expects new 
development to be of a high quality and designed to add value to the local area. The 
Foxt Conservation Area was adopted in April 2018, during the course of the 
determination of this application and as such policy DC2 is applicable and indicates 
that development which would harm or be detrimental to the special character and 
historic heritage of the District’s towns and villages will be resisted. 

7.9  The Applicant has responded positively to the design concerns raised by 
members following the assessment of refused application SMD/2017/0376. The 
submitted scheme proposes the construction of a detached two storey stone built 
dwellinghouse that has been designed to reflect the local vernacular which is one of 
stone built character cottages. 

7.10 The application site is positioned within the village centre and forms part of an 
established ribbon of development that contributes to a cluster of residential units 
located within a wider rural setting. Representations have been received that 
consider the proposal to be overdevelopment and cramped. Properties within the 
locality vary in type, age, scale and density. The proposal reflects the prevailing 
character of the Foxt Conservation Area and would not appear at odds within the 
streetscene context. The Council’s Conservation Officer has considered this 
application and raised no objection subject to amendments to the positioning of the 
chimney, the use of appropriate materials and the incorporation of a boundary wall 
along the site frontage to reflect the existing stone boundary wall. Such details can 
be addressed by condition and therefore do not substantiate grounds for refusal.

Impact on residential amenity

7.11 In accordance with policy DC1 new development should protect residential 
amenity in terms of satisfactory daylight, sunlight, outlook, privacy and soft 
landscaping. The application site is currently elevated above Foxt Lane and slopes 
steeply upwards to neighbouring properties to the north east and south east. The 
proposed dwelling is to sit on land 0.5m above the level of the highway at 9.55. The 
level of the garden and rear patio are to remain as existing at 11.25 and 13.10 
respectively.

7.12 The proposed dwelling is to be positioned to front onto Foxt Lane. 
Accommodation within the property is to comprise of a kitchen/dining area and 
separate lounge to the ground floor and 3 no. bedrooms (one being en-suite) and a 
family shower room to the first floor. Rooms located on the ground floor are served 



by principal windows that are to be located within the front and rear elevations of the 
dwelling. A secondary window is to be located within the north elevation. Windows 
that are to serve bedroom 1, bedroom 3 and a landing / circulation area are to be 
located within the front elevation and windows that are to serve the family shower 
room, en-suite bathroom and bedroom 2 are to be located within the rear elevation. 
Windows serving the shower room and en-suite are to be obscure glazed and 
located on the southern side of the rear elevation. 

7.13 The site is bound by Rose Cottage to the south, Riverside to the south east 
and Hockley House to the north east. The rear garage wall of Hockley House sits on 
the southern half of the shared site boundary. It is noted that habitable room 
windows are located within the northwest elevation of Rose Cottage and south west 
elevations of Riverside and Hockley House. Whilst the recommended minimum 
distance of 21m, as set out in the Council’s Supplementary Planning Guidance 
relating to space about dwellings would not be achieved between the principal 
windows in the rear elevation of the new property and those in the rear elevation of 
the neighbouring dwellings, the positioning of these windows sit on an oblique angle 
to those proposed and as such would not likely suffer a significant loss of privacy. 
The proposed development is positioned to the north and north west of these 
neighbouring properties and taking account of this relationship in addition to the site 
topography it is not considered that the development would result in a harmful 
degree of overshadowing or overbearing impact. Appropriate boundary treatment 
details should be conditioned, however, to minimise overlooking. 

Impact on nearby roads and highway safety

7.14 In accordance with policies DC1 and T1, all new development should provide 
for the necessary car use arising from the development. A number of concerns have 
been raised in respect of highway safety. However Staffordshire County Council 
Highways have considered the proposal and has raised no objection. It is therefore 
considered that a refusal on such grounds could not be sustained.

8. CONCLUSION & PLANNING BALANCE

8.1  The Framework sets out a presumption in favour of sustainable development. 
Paragraphs 18 to 219 taken as a whole constitute what this means in practice. In 
addition, paragraph 7 identifies three dimensions to sustainable development i.e. 
economic, social and environmental. The Framework makes it clear that these roles 
should not be undertaken in isolation. The application proposal would provide some 
economic benefits, principally through the construction of the dwelling and some 
limited social benefits arising from the small increase in housing stock. The proposal 
would have no significant demonstrable harm on the visual amenities of the area, 
nearby residential amenity, highway safety or public rights of way. Whilst Foxt is not 
a very sustainable location, it does benefit from some local facilities within the village 
which are easily accessible from the site. Although infill boundary lines have not 
been drawn, the Local Plan does envisage some infilling within the village and on 
any reasonable drawing of such a boundary, this is likely to fall within it.  Given the 
lack of a five year supply of housing in the District and the fact that some of the 
relevant development plan policies are out of date, it is considered that the benefits 



of the scheme outweigh any limited harm and the proposal represents a sustainable 
form of development.

8.2 The NPPF indicates that LPA’s should “look for solutions rather than 
problems” and “work pro-actively with applicants to secure development that improve 
the economic, social and environmental conditions of the area”. It is considered that 
the applicant has responded positively to the concerns raised by committee at the 
assessment of planning reference SMD/217/0376 and sufficiently overcome the 
reason for refusal of that application. 

8.3 Consideration has been given to the points raised by representations. 
However for the reasons outlined within this report the proposed development is 
considered to accord with the relevant policies of the Development Plan and a 
recommendation of approval is provided. 

9. RECOMMENDATION

A: That the application be APPROVED subject to the following conditions:

 1. The development hereby permitted shall be begun before the expiration 
of three years from the date of this permission.
Reason:- To comply with the provisions of Section 51 of the Town and Country 
Planning, Planning and Compulsory Purchase Act, 2004.

2. Prior to the commencement of development samples of the facing and 
roofing materials to be used in the construction of the dwelling hereby 
approved shall be submitted to and approved in writing by the Local Planning 
Authority. The development shall proceed in accordance with the details 
approved.
Reason:- in the interests of the visual amenities of the area.

3. Prior to the commencement of development drainage plans for the 
disposal of foul and surface water flows shall be submitted to and approved in 
writing 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 satisfactory means 
of drainage as well as to reduce or exacerbate a flooding problem and to 
minimise risk of pollution.

4. Unless prior permission has been obtained in writing from the Local 
Planning Authority, all noisy activities shall be restricted to the following times 
of operations.
- 08:00 - 18:00 hours (Monday to Friday);
- 08:00 - 13:00 hours (Saturday)
- No working is permitted on Sundays or Bank Holidays.
In this instance a noisy activity is defined as any activity (for instance, but not
restricted to, building construction/demolition operations, refurbishing and 
landscaping) which generates noise that is audible at the site boundary.



Reason:- In the interests of the amenity of nearby properties, in accordance 
with DC1 of the Staffordshire Moorlands Core Strategy.

5. No top soil is to be imported to the site until it has been tested for 
contamination and assessed for its suitability for the proposed development; a 
suitable methodology for testing this material shall be submitted to and agreed 
in writing by the Local Planning Authority prior to the soils being imported 
onto site. The methodology shall include the sampling frequency, testing 
schedules, criteria against which the analytical results will be assessed (as 
determined by the risk assessment) and source material information. The 
analysis shall then be carried out and validatory evidence submitted to and 
approved in writing to by 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.

6. The development hereby permitted shall not be brought into use until 
the visibility splays of 2.4mx10m shown on plan 1703/03/03/B have been 
provided. The visibility splay shall thereafter be kept free of all obstructions to 
visibility over a height of 900mm above the adjacent carriageway level.
Reason:- To comply with NPPF Paragraph 32; to comply with SMDC Core 
Strategy policy DC1; in the interests of highway safety.

7. The development hereby permitted shall not be brought into use until 
the access, parking and turning areas have been provided and completed in 
accordance with the approved plans. The parking, turning and servicing areas 
shall thereafter be retained unobstructed as parking, turning and servicing 
areas for the life of the development.
Reason:- To comply with NPPF Paragraph 32; to comply with SMDC Core 
Strategy policy DC1; in the interests of highway safety.

8. The development hereby permitted shall not be brought into use until 
the access drive rear of the public highway has been surfaced and thereafter 
maintained in a bound material for a minimum distance of 5m back from the 
carriageway edge.
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 shall not be brought into use until a 
surface water drainage interceptor, connected to a surface water outfall or 
drained to SUDS principles, has been provided across the access immediately 
to the rear of the highway boundary unless otherwise agreed in writing by the 
Local Planning Authority.
Reason:- To comply with NPPF Paragraph 32; to comply with SMDC Core 
Strategy policy DC1; in the interests of highway safety.

10. Nothwithstanding the details shown on the approved plans, amended 
plans shall be submitted to and approved in writing by the Local Planning 



Authority to show the chimney set within the gable prior to the 
commencement of development and the development shall be constructed in 
accordance with the approved plans.
Reason:- Having regard to the prevailing character of the Foxt Conservation 
Area.

11. Prior to the commencement of development Eaves, verge, parapet, & 
rainwater goods shall be submitted to and agreed in writing by the Local 
Planning Authority. No development shall take place except in complete 
accordance with the approved details
Reason:- Having regard to the prevailing character of the Foxt Conservation 
Area.

12. Prior to commencement of development details of windows and doors 
including, material, colour, sections and reveals shall be submitted to and 
approved in writing by the Local Planning Authority. No development shall 
take place except in complete accordance with the approved details which 
shall thereafter be retained. 
Reason:- Having regard to the prevailing character of the Foxt Conservation 
Area.

13. Prior to the commencement of development details of boundary 
treatments, which shall include a replacement stone wall to the site frontage, 
shall be submitted to and agreed in writing by the Local Planning Authority. 
The approved boundary treatment shall be implemented prior to the first 
occupation of the development and shall thereafter be retained. 
Reason:- Having regard to the prevailing character of the Foxt Conservation 
Area.

14. Prior to the commencement of development details of site levels, including 
sections and elevations and materials of any proposed retaining wall shall be 
submitted to and approved in writing by the Local Planning Authority. No 
development shall take place except in complete accordance with the 
approved details which shall thereafter be retained. 
Reason:- Having regard to the prevailing character of the Foxt Conservation 
Area.

15. No development shall commence until there has been submitted to and 
approved by the Local Planning Authority a scheme of landscaping for the site 
indicating inter alia the positions of all existing trees and hedgerows within 
and around the site, indications of any to be retained together with measures 
for their protection during the course of development, also the number, 
species, heights on planting and positions of all additional trees, shrubs and 
bushes to be planted.
Reason: In the interests of visual amenity 

16. All planting, seeding or turfing comprised in the approved details of 
landscaping shall be carried out in the first planting and seeding seasons 
following the occupation of the buildings or the completion of the 



development whichever is the sooner; and any trees or plants which within a 
period of 5 years from the completion of the landscaping scheme die, are 
removed or become seriously damaged or diseased shall be replaced in the 
next planting season with others of similar size and species unless the Local 
Planning Authority gives written consent to any variation.
Reason: In the interests of visual amenity.

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.


