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REFERRAL

This application has been ‘called-in’ to be determined at Planning Applications 
Committee by Councillor Heath.

1. SUMMARY OF RECOMMENDATION

REFUSE 

2. DESCRIPTION OF THE SITE AND ITS SURROUNDINGS

2.1 The application site is located at the centre of the hamlet of 
Woodhouse Green and, it is understood, was formally used in connection with 
Woodhouse Green Farm located to the south of the site. Historically, the farm 
has been split and many of the former buildings have since been used for 
domestic purposes. 

2.2 The application site is located immediately to the north of a two storey 
stone and tile former agricultural building that is associated with no.2 
Woodhouse Green Farm. This building benefits from extant permission for 
conversion to ancillary residential use associated with the main farmhouse. 
Agricultural land bounds the site to the north and east. The highway defines 
the west site boundary, with agricultural land beyond.

2.3 The application site comprises of a blockwork and clad stable building 
which includes 5 no. stables and associated storage. The site benefits from 
existing vehicular access and a paddock which is found to the north of the 
existing structure.



3. DESCRIPTION OF THE PROPOSAL 

3.1 Planning approval is sought for the part demolition and change of use 
of the stable building to a dwellinghouse. The application is a resubmission of 
previously refused application SMD/2017/0481 which was refused on the 
following grounds:

1. It is not considered that the building is appropriate, suitable or worthy in 
physical, architectural and character terms for conversion. This 
application is therefore considered contrary to policy R1 and policy R2 
of the Staffordshire Moorlands Core Strategy and Chapter 7 of the 
National planning Policy Framework.

2. The proposal would result in the provision of an isolated dwelling in the 
countryside that would rely heavily on the private vehicle to access 
local amenities and services. Whilst the development would re-use a 
redundant or disused building, due to the poor quality of the existing 
building and inappropriate design it would not lead to an enhancement 
to the immediate setting, contrary to paragraph 55 of the National 
Planning Policy Framework.

3. It is considered that the proposed design including the form of the 
additions and alterations, use of materials and other contemporary 
design features coupled with the introduction of glazing and associated 
domestic paraphernalia would lead to a visually intrusive form of 
development that would appear at odds with the prevailing character of 
the rural landscape and would fail to respond to local character and 
history, and reflect the identity of local surroundings and materials. The 
proposed development fails to achieve an acceptable form of 
development that would serve to respect or enhance the local 
landscape character, contrary to policies DC1, DC3, R1 and R2 of the 
Staffordshire Moorlands Core Strategy and Chapter 7 of the National 
Planning Policy Framework.

3.2 The proposed development consists of the demolition of an existing 
canopy that connects the stable building to the rear elevation of a two storey 
stone and tile former agricultural building to the south; and for the conversion 
of the remaining structure to create a three bedroom dwellinghouse. 

3.3 The resultant accommodation will comprise of an open plan kitchen, 
living and dining room, study, W.C., plant room, 3no. bedrooms (1no. en-
suite) and a family bathroom. Access to the site is to be taken direct off the 
highway as existing and parking is to be provided within an integral double 
garage. 

3.4 An existing opening on the east elevation is to be utilised and 4no. new 
windows are proposed within the north elevation. An external door and stairs 
are to be positioned on the north and west elevation and further window 
openings are proposed within a courtyard to the south. 7 no. rooflights are 
proposed to provide an additional source of light.



3.5 External building materials are to comprise of blockwork to match 
existing and corrugated steel sheeting coloured Moorlands Green.

3.5 In the interests of clarification, in comparison to the previously refused 
scheme a proposed single storey extension and decked patio area have been 
removed and the level of glazing has been significantly reduced.

4. RELEVANT PLANNING HISTORY

SMD/2017/0481 Proposal to change 
existing agricultural 
stable building to 
provide a private 
domestic residence

Refused (SMDC Planning 
Applications Committee)

5. PLANNING POLICIES RELEVANT TO THE DECISION

5.1 The Development Plan comprises of:
 Staffordshire Moorlands Local Plan (adopted 1998)
 The Staffordshire Moorlands Local Development NPPF Core 

Strategy (Adopted March 2014)
 The Minerals Local Plan (Adopted December 1999)
 Staffordshire and Stoke-on-Trent Joint Waste Core Strategy 

(Adopted March 2013)

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. Public consultation on specific site allocations has now 
commenced.

Adopted Staffordshire Moorlands Local Development NPPF (LDF) (26th 
March 2014)

5.3 The Staffordshire Moorlands Local Development NPPF (LDF) is a District 
wide development plan which replaces the Staffordshire Moorlands Local 
Plan to provide a framework for delivering development up to 2026. The Core 
Strategy is the key LDF document. It is a strategic District wide plan which 
influences how and where the Staffordshire Moorlands will develop in the 
future. It sets out what the Council would like to achieve in each of the main 
towns and the rural areas outside of the Peak District National Park. The Core 
Strategy provides the framework for future LDF documents which will then 
identify specific sites for development in the District (Site Allocations 
Development Plan Document) and provides detailed guidance to supplement 
the policies (Supplementary Planning Guidance).



5.4 The following CS (Core Strategy) policies are relevant to the application:-
 SS1 Development Principles
 SS1a Presumption in Favour of Sustainable Development
 SS6 Rural Areas
 SS6c Other Rural Areas Area Strategy
 DC1 Design Considerations
 DC3 Landscaping and Settlement Setting
 R1 Rural Diversification
 R2 Rural Housing
 C1 Creating Sustainable Communities

Supplementary Planning Guidance (SPG)
 Space About Dwellings

National Planning Policy NPPF
 Paragraphs 1 - 17
 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 

6. CONSULTATIONS CARRIED OUT

6.1 A site notice was displayed outside the site on 12th April 2018. Notification 
letters were sent to immediate neighbours of the site on 9th April 2018.

6.2 1 no. representation has been received from the occupiers of The 
Shippon, Woodhouse Green. The comments received are detailed as follows:

 ‘We have no objections to the development’

Environmental Health

6.3 No comments received at the time of preparing this report.

Staffordshire County Council Highways

6.4 No objection subject to condition.

Ecology

6.5 No objection subject to condition.

7. POLICY AND MATERIAL CONSIDERATIONS AND PLANNING 
BALANCE 



Policy Context

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 consideration. 
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).

7.2 Core Strategy policy SS1 identifies that development should contribute 
positively to the social, economic and environmental improvements of the 
Staffordshire Moorlands. Policy SS1a establishes a ‘Presumption in Favour of 
Sustainable Development’ in accordance with the National Planning Policy 
Framework (NPPF). Paragraph 14 of the NPPF outlines that the presumption 
in favour of sustainable development ‘should be seen as a golden thread 
running through both plan making and decision taking’. Planning applications 
which accord with policies within the Core Strategy should be approved 
without delay.

Principle of Development

7.3   Policy SS6c relates to the ‘Other Rural Areas Area Strategy’ and states 
that these areas will provide only for development which meets an essential 
local need, supports the rural diversification and sustainability of the rural 
areas, promotes sustainable tourism or enhances the countryside. This policy 
goes on to state that the Council will meet essential local need by, amongst 
others, ‘allowing the conversion, extension or replacement of an existing rural 
building in accordance with policies R1 and R2’.

7.4 Policy SS6c also states that strict control will continue to be exercised 
over inappropriate development within the Green Belt, in accordance with the 
National Planning Policy Framework (NPPF).

7.5 Paragraph 47 of the Framework requires the Council to identify a five-year 
supply of deliverable housing land sites, including a 5% buffer to allow for 
choice and competition in the market for land, increased to a 20% buffer 
where there is a persistent under-delivery in past years. It remains the case 
that the Council can only demonstrate 1.99 years deliverable supply of 
housing land (calculated 31st March 2017) against its five year target, as is 
required by the NPPF. Paragraph 49 requires all housing applications to be 
considered in the context of the presumption in favour of sustainable 
development. It states that relevant policies for the supply of housing should 
not be considered up-to-date if the Local Planning Authority cannot 
demonstrate a five-year supply of deliverable housing sites.

7.6 Paragraph 14 of the Framework sets out the ‘Presumption in Favour of 
Sustainable Development’ which means for decision taking, where policies 
are absent, silent or out of date, granting planning permission unless,  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, specific policies in within the Framework indicate that 
development should be restricted. These are set out at footnote 9 and include 
those relating to the Green Belt

7.7 Paragraph 79 of the NPPF states that the Government attaches great 
importance to Green Belts. The fundamental aim of Green Belt policy is to 
prevent urban sprawl by keeping land permanently open; the essential 
characteristics of Green Belts are their openness and their permanence. 
Paragraphs 89 and 90 of the NPPF outline certain forms of development that 
should be regarded as acceptable development in the Green Belt. This list 
includes, amongst others:

 The extension or alteration of a building provided that it does not 
result in disproportionate additions over and above the size of 
the original building; and

 The re-use of buildings provided that the buildings are of 
permanent and substantial construction.

7.8 The proposed development would comprise the re-use of a building 
that is of permanent and substantial construction, and for alterations that 
would not result in any additional bulk and massing to the original building. 
This application therefore constitutes appropriate development in the Green 
Belt, in accordance with policies SS6c and R1 of the Core Strategy and 
Chapter 9 of the NPPF. 

7.9 Policy R1 relates to ‘Rural Diversification’ and states that appropriate 
development should not harm the rural character and environmental quality of 
the area. Wherever possible development should be within suitably located 
buildings which are appropriate for conversion, where new or replacement 
buildings are involved, development should have minimal impact on the 
countryside and be in close proximity to an existing settlement.

7.10  Policy R2 relates to ‘Rural Housing’ and states that the conversion of 
non-residential rural buildings for residential use will be acceptable where the 
building is suitable and worthy in physical, architectural and character terms 
for conversion and it can be demonstrated that agricultural or commercial use 
is not viable or suitable through a marketing exercise, or its conversion to 
residential use would enable a building of particular merit to be safeguarded.

7.11 The existing structure is characteristic of a typical modern rural 
building, which is not representative of the distinctive stone built barns found 
within the Staffordshire Moorlands. It remains to be the view that the building 
makes little or no contribution to the landscape character or local 
distinctiveness of the area. It is a purely functional building which is not 
“appropriate for conversion” and is “not suitable and worthy in physical, 
architectural and character terms for conversion” now that it has come to the 
end of its functional life as a stable. It is therefore still considered that the 



proposal fails to comply with Policies R1 and R2 of the Core Strategy and the 
grounds of refusal given at point 1 have not be sufficiently addressed. 

Design

7.11 Policy DC1 relates to ‘Design Considerations’ and states that new 
development should be of a high quality and add value to the local area. 
Proposals should be designed to respect the site and its surroundings and 
promote a positive sense of place and identity through its scale, density, 
layout, siting, landscaping, character and appearance.

7.12 Policy DC3 relates to ‘Landscape and Settlement Setting’ and states 
that the Council will protect and where possible, enhance local landscape and 
the setting of settlements in the Staffordshire Moorlands by, amongst others:

 Resisting development which would harm or be detrimental to 
the character of the local and wider landscape setting of a 
settlement and important views into and out of the settlement as 
identified in the Landscape and Settlement Character 
Assessment;

 Supporting development which respects and enhances local 
landscape character and which reinforces and enhances the 
setting of the settlement as identified in the Landscape and 
Settlement Character Assessment;

 Supporting development which respects and enhances local 
landscape character and which reinforces and enhances the 
setting of the settlement as identified in the Landscape and 
Settlement Character Assessment;

 Supporting opportunities to positively manage the landscape and 
use sustainable building techniques and materials which are 
sympathetic to the landscape.

7.13 The concept of the proposed scheme is to retain the aesthetic of the 
existing building, which itself is a block and steel clad structure of a functional 
appearance and which as it stands is not a high quality building and does not 
add value to the local area and wider landscape character. 

7.14 The revised proposal seeks to address concerns relating to the 
domestication of the building due the large expanses of glazing, an extension 
and domestic paraphernalia. These elements of the scheme have been 
removed and the current proposal now presents a scheme for the conversion 
of the building and introduction of limited glazing to the north and south 
elevations. Window proportions are more akin to those commonly found in a 
stable block and the external building materials of concrete blocks and 
corrugated sheeting coloured Moorlands Green would enable to be building to 
reflect the character and appearance of a modern agricultural building 
commonly found within the rural landscape. 



 
7.15 In accordance with policy DC3 the Council will seek to protect and 
where possible, enhance local landscape character.

7.15 The proposal has responded positively to the Councils concerns in this 
respect and presented a scheme that would enable the structure to retain a 
functional and utilitarian appearance. Though it is considered that sufficient 
steps have been taken by the applicant to address the ‘design’ grounds for 
refusal, the development nevertheless fails to preserve or enhance landscape 
character contrary to policy DC3. 

7.14 By virtue of the aesthetic of the building and the degree of work required 
in order to achieve the desired dwellinghouse, the local planning authority 
does not consider the building to be suitable or worthy in physical, 
architectural and character terms for conversion. Therefore, though 
supporting information has been submitted to demonstrate that the building 
has been marketed for a period of twelve months, the revised scheme still 
fails to accord with policy R2 of the Core Strategy.

7.16  As stated at paragraph 55 of the NPPF, Local Planning Authorities 
should avoid new isolated dwellings. It is not considered that the re-use of the 
building would lead to an enhancement to the immediate setting. Furthermore, 
it is not considered that the ecological enhancements incorporated within the 
scheme and the contemporary design approach is of such an exceptional 
quality or innovative nature to significantly and demonstrably outweigh the 
harm caused by way of unsustainability. The NPPF defines sustainable 
development as economic, social and environmental. Whilst it is noted that 
the proposed scheme would offer some short term economic benefits during 
construction, it would result to the provision of an isolated dwelling that would 
relay heavily of the use of the private vehicle to access local amenities and 
services.

7.17 The application site is bound to the south by a characteristic stone built 
barn which is of some architectural merit and does, by contrast, contribute to 
local distinctiveness. It is acknowledged that the removal of a canopy that 
serves to connect the stable block and this neighbouring barn would lead to 
an enhancement. However, the proposal would retain a significant proportion 
of the existing structure, which would continue to restrict views of the barn 
from the north. The betterment that this would achieve is therefore offered 
limited weight in this assessment and arguably removal rather than 
conversion of the stable, now that it is redundant, would be a preferable 
solution as not only is it unworthy of retention but it detracts from the setting of 
the neighbouring building.

Amenity

7.18 Policy DC1 states that new development should protect residential 
amenity in terms of satisfactory daylight, sunlight, outlook, privacy and soft 
landscaping.



7.19 No.2 Woodhouse Green bounds the application site to the south. No 
habitable room windows are proposed within the south facing elevation of the 
proposed development and as such the impact on amenity would not likely be 
unduly significant. 

Highways

7.20 In accordance with policies DC1 and T1 all new development should 
provide for safe and satisfactory access and make a contribution to meeting 
the parking requirements arising from the development. 

7.21 Staffordshire County Council are satisfied that there are no objections 
on Highway grounds subject to appropriately worded conditions in respect of 
surfacing of the driveway and the provision of visibility splays. These 
conditions are considered necessary, directly related to the development, and 
fair and reasonable.

Ecology

7.22 This application has been supported by a Preliminary Ecological 
Appraisal that has been carried out by Brindle & Green, dated July 2017. The 
conclusions of the survey are summarised as follows:

7.23 House Sparrows were recorded on the site. A disused Swallow’s nest 
was found in one of the stables. All the buildings surveyed within the site 
boundary supported suitable access points and internal features considered 
suitable for use by breeding birds although evidence of nesting activity was 
limited. A Nuthatch nest was recorded within the Silver Birch to the north of 
the site boundary. In addition to potential offered by the buildings, hedgerows 
and scattered trees in and around the site boundary all offer habitat suitable 
for breeding bids.

7.24 In respect of roosting bats. The buildings on site were subject to 
internal and external searches of bat presence alongside assessing the 
suitability of the buildings features as potential bat roosting habitat. No 
evidence of bat evidence was found within the stables, the open garage or the 
larger stable. The buildings on the site were considered to offer negligible 
suitability or low suitability for roosting bats.

7.25 Foraging and commuting activity was limited to scattered trees and a 
hedgerow along the northern boundary with connective linear features close 
by.

7.26 In respect of Great Crested Newts 3 ponds were located within 500m 
of the proposed development site. Habitat Suitability Index surveys were not 
carried out on these ponds on the day of the survey. Anecdotal evidence of 
ponds 1 and 2 implied that they were plastic lined but also contained smooth 
newts that would indicated that it may be suitable habitat for Great Crested 
Newts. These ponds are across a country road which is not considered to be 
a major barrier to species dispersal. Pond 3 is connected to the site boundary 



via a network of agricultural hedgerows to the south and south west. Within 
the site boundary there is a small area (0.04ha) of suitable terrestrial habitat in 
the form of a small paddock which is currently unmanaged.

7.27 The Council’s Ecologist has considered the details submitted and 
raises no objection subject to appropriately worded conditions to secure 
ecological enhancements.

8. CONCLUSION & PLANNING BALANCE

8.1 The Council cannot currently demonstrate a 5 year supply of housing. 
Therefore proposals for residential development should be considered in the 
light of the Presumption in favour of sustainable development set out at 
paragraph 14 of the Framework which, for decision making, means granting 
planning permission unless specific policies within the Framework indicate 
development should be restricted, footnote 9 of the NPPF clarifies that this 
includes Green Belt land.

8.2 The proposed development would comprise the re-use of a building that is 
of permanent and substantial construction. This application therefore 
constitutes appropriate development in the Green Belt, in accordance with 
policies SS6c and R1 of the Staffordshire Moorlands Core Strategy and 
Chapter 9 of the NPPF. Furthermore, the proposed development is not 
considered to result in likely harm to residential amenity or highway safety.

8.3 However, it remains to be the Council’s view that the existing structure 
is characteristic of a typical modern rural building, which is not representative 
of the distinctive stone built barns found within the Staffordshire Moorlands. It 
therefore makes little or no contribution to the landscape character or local 
distinctiveness of the area. It is a purely functional building which is not 
“appropriate for conversion” and is “not suitable and worthy in physical, 
architectural and character terms for conversion” now that it has come to the 
end of its functional life as a stable. The proposal therefore fails to comply 
with Policies R1 and R2 of the Core Strategy and would represent a 
substantial and demonstrable harm which carries significant weight in the 
overall planning balance.  

8.5 As stated at paragraph 55 of the NPPF, Local Planning Authorities should 
avoid new isolated dwellings. For the reasons outlined within this assessment 
it is not considered that the re-use of the building would lead to an 
enhancement to the immediate setting. Furthermore, it is not considered that 
the ecological enhancements incorporated within the scheme and the 
contemporary design approach is of such an exceptional quality or innovative 
nature to significantly and demonstrably outweigh the harm caused by way of 
unsustainability. The NPPF defines sustainable development as economic, 
social and environmental. Whilst it is noted that the proposed scheme would 
offer some short term economic benefits during construction, it would result in 
the provision of an isolated dwelling which would not enhance it’s immediate 
setting.



8.6 By virtue of the aesthetic of the building and the degree of work 
required in order to achieve the desired dwellinghouse, it is not considered 
that the building is suitable or worthy in physical, architectural and character 
terms for conversion. This application is therefore considered contrary to 
policies SS6c, R1, R2, DC1 and DC3 of the Staffordshire Moorlands Core 
Strategy and Chapter 7 of the National Planning Policy Framework. All of 
which amounts to substantial and demonstrable harm and conflict with 
specific policies in the NPPF and as a result the presumption in favour of 
sustainable development is not engaged and the application is recommended 
for refusal. 

9. RECOMMENDATION

A. REFUSE subject to the following reasons:

1. It is not considered that the building is appropriate,  suitable or 
worthy in physical, architectural and character terms for 
conversion. This application is therefore considered contrary to 
policy R1 and policy R2 of the Staffordshire Moorlands Core 
Strategy and Chapter 7 of the National Planning Policy 
Framework.

2. The proposal would result in the provision of an isolated dwelling 
in the countryside. Whilst the development would re-use a 
redundant or disused building, due to the poor quality of the 
existing building and inappropriate design it would not lead to an 
enhancement to the immediate setting, contrary to paragraph 55 
of the National Planning Policy Framework.

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.

APPENDICES TO THE REPORT

9.1 The link to the Council’s website is where the detail of this application can be 
viewed: 

http://publicaccess.staffsmoorlands.gov.uk/portal/servlets/ApplicationSearchS
ervlet

http://publicaccess.staffsmoorlands.gov.uk/portal/servlets/ApplicationSearchServlet
http://publicaccess.staffsmoorlands.gov.uk/portal/servlets/ApplicationSearchServlet



