
STAFFORDSHIRE MOORLANDS DISTRICT COUNCIL
PLANNING APPLICATIONS COMMITTEE

7 June 2018 

Application 
No:

SMD/2018/0028

Location Land at Ball Green Farm, Woodhouse Lane, Brown Edge 
Proposal Proposed steel framed cubicle building Phase 1 200ft x 60ft 

main building 
Applicant Mr D Clement
Agent M J Barrett (Construction) Staffs Ltd
Parish/ward Brown Edge Date registered 15/03/2018 
If you have a question about this report please contact: Mark 
Ollerenshaw tel: 01538 395400 ext 4921 
mark.ollerenshaw@staffsmoorlands.gov.uk

REFERRAL 

This application is to be decided at Planning Applications Committee as 
requested by Cllr Jebb and Cllr Lea on the basis that it is locally controversial 
and to consider the impact on neighbour amenity.

1. SUMMARY OF RECOMMENDATION 

REFUSE

2. DESCRIPTION OF THE SITE AND ITS SURROUNDINGS

2.1 Ball Green Farm is a well established farm business comprising 173 
acres and a further 125 acres rented. The site comprises part of a field 
located to the north east  of Ball Green Farm and east of Gorsey Bank, Brown 
Edge. The site is located within the SMDC boundary, however, the farmhouse 
itself together with neighbouring residential properties within close proximity to 
the west / north west and Ball Green Assembly of God Church, are within the 
Stoke on Trent Council area.

2.2 The site is within the Green Belt and Countryside. 

3. DESCRIPTION OF THE PROPOSAL

3.1 The application is for the erection of a steel framed cubicle building 
Phase 1 for the housing of cattle.  

3.2 The need for the building has been identified by the farm which 
requires additional space for heifers and milk cows. It is anticipated that the 
proposal will allow further development of the farming business.



3.3   The proposal is a steel portal framed building. In total it will be 61.2 
metres long and 36.6 metres wide consisting of three phases. It is to be 3.6 
metres to the lowest eaves level and 8.4 metres to the ridge.

3.4 This application is for Phase  1, middle of the building which shall be 
61.2 metres long x 18.3 metres wide. (Separate applications for Phases 2 and 
3 which involve the addition of additional wings to either side of the building 
are considered elsewhere on this agenda). The roof is proposed to be clad in 
fibre cement sheets. Vertical cladding to the gable ends, with the exception of 
the doorways, is to be timber space boarding above 2m high concrete panels. 
The south west side nearest to Gorsey Bank road and the north east elevation 
shall be 0.5mm plastisol coated metal cladding. 

3.5 There are no proposed landscape plans for this proposal.

3.6 The application, the details attached to it, including the plans, 
comments made by residents and the responses of consultees can be found 
on the Council’s website at:-

http://publicaccess.staffsmoorlands.gov.uk/portal/servlets/ApplicationSearchS
ervlet?PKID=119998

4. RELEVANT PLANNING HISTORY

SMD/2018/0027 - Proposed steel framed cubicle building Phase 2 200ft x 
300ft Lean to – Pending (also on this agenda).

SMD/2018/0029 – Proposed steel framed cubicle building. Phase 3 200ft 
x300ft lean to – Pending (also on this agenda).

5. PLANNING POLICIES RELEVANT TO THE DECISION

5.1 The Development Plan comprises:

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

- Core Strategy Development Plan Document (adopted March 2014)
- The Minerals Local Plan (adopted December 1999) Saved Policies 

2007 
- Staffordshire & Stoke on Trent Joint Waste Core Strategy (adopted 

March 2013) 

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

S01 Spatial Objectives
SS1 Development Principles
SS1a  Presumption in Favour of Sustainable Development
SS6 Rural Areas
SS6c Other Rural Areas Strategy
DC1 Design Considerations

http://publicaccess.staffsmoorlands.gov.uk/portal/servlets/ApplicationSearchServlet?PKID=119998
http://publicaccess.staffsmoorlands.gov.uk/portal/servlets/ApplicationSearchServlet?PKID=119998


DC3 Landscape and Settlement Setting
R1 Rural Diversification
NE1 Biodiversity and Geological Resources
T1 Development and Sustainable Transport

National Planning Policy Framework (NPPF)

Chapter 3 – Supporting a Prosperous Rural Economy
Chapter 7 – Requiring Good Design
Chapter 9 – Protecting Green Belt Land
Chapter 11 – Conserving and enhancing the natural environment 

Other Relevant Policy Documents 
National Planning Policy Guidance (NPPG)

6. CONSULTATIONS CARRIED OUT

Site notice published Expiry date for comments: 18/05/2018
Press notice published Expiry date for comments: 25/04/2018
Neighbour Notification Expiry date for comments:  14/05/2018

6.1 6 no. letters/emails of objection have been received.  The main points 
raised can be summarised as follows:

 Adverse visual impact on countryside / Green Belt.
 Unacceptable size.
 Proposal creates an industrial sized farm.
 The farm is already large.
 Queries concerning  silage tank position and numbers of additional 

animals.
 Will there be a need for another slurry tank?
 Increased noise pollution / smells in relation to neighbouring properties.
 Loss of privacy to neighbours.
 Encroachment onto neighbouring property.
 Overbearing impact.
 Light pollution.
 Increased mess on roads.
 The roads in this area are not suitable for proposed vehicles.
 Increased movement of farm machinery and related vehicles.
 The new roadway would require a change of ground level.
 The proposal will block views.
 Unauthorised hedgerow removal.
 Illegal tipping of trade waste.
 Increased vermin and flies.
 Adverse impact on wildlife.
 The proposal will affect the water course.
 Adverse impact on house prices.
 Increased black plastic litter.
 Work on foundations has already commenced.



 Inaccurate and misleading plans and supporting documents.

Brown Edge Parish Council 

6.2 While Councillors had no objections, in principle, some concern was 
expressed regarding the building's appearance being prominent on a 
hilly site. Could some form of screening be stipulated to overcome the 
"stand out" nature of the building on the elevated site?

Coal Authority

6.3 No objection.

SCC Highways

6.4 No objection subject to the following condition:

The development hereby permitted shall not be brought into use until 
the access to the site has been relevelled, reconstructed and 
completed including damaged area in carriageway and gully relocated 
above the access in accordance with details to be first submitted to and 
approved in writing by the local planning authority. The access shall 
thereafter be reconstructed and releved in accordance with the 
approved details.

Environmental Health

6.5 No comments at the time of preparing this report.

SCC Minerals and Waste

6.6 No objection.

Severn Trent Water

6.7 No objection.

Stoke on Trent City Council Planning

6.8 The site lies in close proximity to properties of Heather View and the 
proposed development/s are likely to have an adverse impact upon these 
dwellings; particularly in respect of amenity. We would ask that you consider 
the visual impacts of the development on these properties and in particular 
whether the siting is appropriate and if so whether additional landscaping 
could assist in screening the proposal. The additional buildings are also likely 
to lead to an intensification of the existing operations at the farm and this 
could also have an impact upon the local highway network. The roads that are 
likely to be impacted upon are the responsibility of Stoke-on-Trent City 
Council, as Local Highway Authority, and at present the application/s provide 
little information in respect of the likely impact upon the local highway.



Stoke on Trent Highways

6.9 No objection in principle, however, the supporting information suggests 
that the business is under pressure to increase production and that the 
operation is growing, hence the need for the buildings. Anticipated that 
additional vehicular movements are therefore likely. Have these details been 
discussed as to what the impact will be on the local highway network?  

7. OFFICER COMMENT

Planning Policy

7.1 The Local Planning Authority is required to determine planning 
applications in accordance with the development plan, unless there are 
material circumstances which indicate otherwise and in determining these 
applications, it shall have regard to the provisions of the Development Plan, in 
so far as material to the application and to any other material considerations. 
The Council’s Development Plan is formed of the Core Strategy Development 
Plan Document (adopted March 2014) and the Saved Local Plan Proposals 
Map / Settlement Boundaries (adopted 1998) remains in force until the 
Council’s Development Plan Document is adopted. 

7.2 Core Strategy Policy SS1a establishes a 'Presumption in Favour of 
Sustainable Development' as contained within the National Planning Policy 
Framework (the Framework) where: (1) planning applications that accord with 
policies within the Core Strategy will be approved without delay and (2) where 
there are no relevant policies or they are out of date, the Council will grant 
planning permission unless material considerations indicate otherwise 
considering:- 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. 

Main Issues

7.3 The key issues for consideration in assessment of this application are 
the principle of the development in the Green Belt and countryside, the impact 
on rural character and appearance of this part of the countryside and wider 
landscape, the impact on nearby residential amenity and highway safety 
impact.

Principle of Development 

7.4 The site is located within the Green Belt and Countryside. 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 “buildings for agriculture and forestry”. The proposal is required and 
clearly designed for agricultural purposes and as such falls within a category 



of exceptional development in the Green Belt as set out in the Framework and 
therefore does not constitute ‘inappropriate development’.

7.5 Policy SS6c of the core strategy supports development in the 
countryside which meets an essential local need and supports the rural 
diversification and sustainability of the rural area. The policy aims to sustain 
the rural economy by supporting the diversification of existing farm enterprises 
in accordance with policy R1.

7.6 The erection of buildings for agricultural or equestrian purposes in the 
countryside is not unacceptable in principle providing the development does 
not harm the visual amenities of the area or the environment in general and 
complies with all other policies in the Core Strategy and NPPF.

7.7 The farm currently has a cubicle shed but the applicant has identified a 
need for additional space to house heifers and milk cows.  The proposal will 
allow the farming business to develop. Given the extent of land ownership and 
plans to develop the farm business, it is considered that there is sufficient 
justification for the proposal and that it is consistent with the principles set out 
in Section 3 of the NPPF.

Impact on the character and appearance of the area. 

7.8 In order to protect the open and rural character and appearance of the 
countryside, it is important that new buildings are not excessive in scale in 
relation to their purpose. Policy DC3 seeks to protect and, where possible, 
enhance local landscape by resisting development which would harm or be 
detrimental to the character of the local or wider landscape or the setting of a 
settlement.

7.9 The proposed building would be located within close proximity of 
existing agricultural buildings to the south and residential properties to the 
west/north west. The proposal is a large industrial type building which would 
be built in three phases. The building will be constructed in timber space 
boarding above 2m high concrete panels with the south west elevation being 
in plastisol coated steel cladding. The roof would be clad in fibre cement 
sheets. It is considered that the proposed materials are in keeping with the 
existing buildings on the farmstead.

7.10 In total the proposal is of substantial scale and massing, having a 
length of approx. 61m, a width of 18.3m, and maximum height of 8.4m. The 
site is located towards the top of the hillside and exposed in views from the 
east, however, when viewed from long range vantage points to the east the 
proposal would be seen against the backcloth of existing built form and in the 
context of existing large agricultural buildings on the farm. The proposal would 
be dug down into the sloping site which will further reduce its impact on the 
character of the landscape. Appropriate planting along the eastern flank of the 
building would further soften the visual impact and this could be dealt with by 
way of a condition. The site is relatively well screened from Gorsey Bank and 
Bemersley Road to the west by existing buildings and mature hedgerows. The 



proposal would not be visible from Woodhouse Lane due to the steep 
embankment.

7.11 Subject to appropriate soft landscaping, it is concluded that the 
proposed building/s would not be significantly harmful to the character of the 
countryside and therefore accords with Policy DC1 and DC3 of the CS.

Residential Amenity

7.12 National planning policy dictates that at the heart of its core principles, 
planning should always seek to secure a good standard of amenity for all 
existing and future occupants of land and buildings. This is further re-iterated 
in CS Policy DC1, which seeks to protect residential amenity, in terms of 
satisfactory daylight, sunlight, outlook, privacy and soft landscaping as 
informed by the Council’s ‘Space about Dwellings’ SPG.

7.13 The proposed development is within close proximity of residential 
occupiers to the north west at Farm Lea and Heather View. At the nearest 
point the proposed building would be approx. 27 metres from the rear gardens 
of properties on Heather View and approx. 36 metres from the rear elevations 
of the dwellings. A number of objections have been received raising concerns 
about the impact on the neighbouring properties in terms of odour, noise, loss 
of privacy, loss of outlook and other nuisances. Although there is some tree 
and hedge screening between the proposal and these neighbouring 
properties, given the close proximity of the building to these neighbours and 
the likely number of cattle housed in a building of this size, it is considered 
that there would be an adverse impact on the living conditions of the 
neighbouring dwellings and garden areas due to noise from animals and farm 
machinery, odour nuisance and waste. Such impact would be particularly 
acute due to the presence of the large barn door openings on the north facing 
elevation of the building. Given the proximity of the building, its width and 
height, it is also considered that there is likely to be an adverse impact on the 
outlook of the neighbours. The proposal would therefore impact substantially 
on the amenities of the neighbours and the proposal is contrary to Policy DC1 
of the Core Strategy and Paragraph 17 of the NPPF.

Highway Safety

7.14 In accordance with policies DC1 and T1 all new development should 
provide for safe and satisfactory access.

7.15 A number of objections have been received raising concerns about 
increased vehicle movements to and from the site and increased mud/muck 
on the road. However, it is noted that SCC Highways have raised no 
objections in this respect. The proposed development would be served by the 
existing access from Woodhouse Lane. Highways observe that, as the 
existing access is slightly lower than the carriageway at one end and the 
carriageway has become damaged, a scheme for works to the access is 
required. The access needs to be relevelled and reconstructed in accordance 
with a scheme to be agreed. 



7.16 Therefore, taking the above into account, and subject to the condition
recommended by the Highway Authority, it is concluded that there would be 
no adverse, or ‘severe’, impact on the local road network and the proposals 
thereby comply with the provisions of section 4 of the NPPF and Core 
Strategy policies.

Other Matters

7.17 With regard to pollution, there is no indication that the proposal will 
present a significant pollution risk and other legislative regimes would provide 
effective pollution controls.

7.18 The proposed development is not within a high flood risk area and the 
development does not raise any significant flood risk or drainage concerns.

7.19 The site forms part of an area of grazing land of no obvious ecological 
interest. This authority has no reason to believe that the development would 
impact upon any wildlife interest. As such the development would comply with 
Policy NE1.

8. CONCLUSION & PLANNING BALANCE

8.1 The proposal seeks planning permission for an agricultural building to 
serve the existing farm enterprise at Ball Green Farm. The site is within the 
countryside and Green Belt and therefore subject to policies SS6 and SS6c of 
the Core Strategy. The NPPF identifies three dimensions to sustainable 
development i.e. economic, social and environmental. The Framework makes 
it clear that these roles should not be undertaken. The proposal would provide 
economic benefits to the rural economy. It is considered that the proposed 
development is necessary for the purposes of agriculture on the unit and will 
allow the existing agricultural business to grow. The proposal is not an 
inappropriate form of development in the Green Belt. Subject to appropriate 
conditions, there is unlikely to be any significant impact on landscape 
character, highway safety, ecological interests, pollution or flood risk. 
However, given the proximity of the proposal to nearby residential properties, 
it is considered that the development would adversely affect the amenities of 
neighbouring occupiers. The proposal is therefore contrary to Policy DC1 of 
the Core Strategy. In this instance, it is considered that the environmental 
harm identified outweighs the benefits of the scheme and the application is 
therefore recommended for refusal.
   
9. RECOMMENDATION

A. That the application be REFUSED for the following reasons:

1. The siting of the proposed building in close proximity to 
neighbouring dwellings at Heather View and Farm Lea would result in 
unacceptable harm to the living conditions of these neighbouring 
occupiers due to overbearing impact, noise and general disturbance, 



odour and loss of outlook. The proposal is therefore contrary to Policy 
DC1 of the Core Strategy and paragraph 17 of the NPPF, which states 
that planning should always seek to secure high quality design and a 
good standard of amenity for all existing and future occupants of land 
and buildings.
 
                
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.
       
Site Plan

 


