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PLANNING  APPLICATIONS COMMITTEE 

Late Representations – 25th October 2018

FILE REF. SITE AND DETAILS PAGE 
NO.

SMD/2018/0373 Coltslow Farm, Stanley Moss Lane, Stockton Brook

SMDC Aboricultural Officer: Awaited. 

SMD/2018/0004 Further Letter from the applicants Agent  raising the 
following points:-

1. The council has a continued, significant and persistent 
poor housing supply and delivery along with delay and 
uncertainty in plan preparation.  Accordingly we have 
decided to submit this application for consideration by the 
council to try to achieve an early boost to rural housing 
supply.
2. In addition to helping to significantly boost housing supply 
within the District this proposal will also provide a very 
helpful and much needed boost to the council’s affordable 
housing programme. Your own 2016-2017 Housing 
Monitoring report states that in the last 2 recorded years 
only 2 affordable houses were built in the rural area - just 2 
in the last 24 months across all of the district. The 
undeveloped and greenfield nature of the site means that it 
will be able to comply fully with the council’s affordable 
housing policy along with providing for any additional 
community gains that are deemed necessary in planning 
terms. This would mean circa 30 or so affordable homes.
3. In light of current plan policy along with matters discussed 
and raised at the recent Local plan examination we briefly 
set out the Very Special Circumstances (VCS) that apply in 
respect of this development. We noted especially the VSC 
circumstances argued by your policy staff in respect of the 
late included site at Cheddleton. During the SMDC Local 
Plan Examination Session 11 on Wednesday 17 October 
2018 the Inspector asked the Council to clarify the Very 
Special Circumstances that justified the Local Plan proposal 
to build on Green Belt land in Werrington (near the HMYOI).
These included:

1. Werrington is a “larger village” that has a good range 
of services;
2. The site’s ownership by a single owner (Homes 
England) gave it a high level of certainty that it could be 
delivered (this was disputed at the Hearing by a 
submission that third party land would be required to 
provide a satisfactory access);
3. The site has a satisfactory access (this was disputed 
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at the Hearing by the same submission that was based 
on a transport report concluding that adequate visibility 
splays could not be achieved.
4. The site was said to have limited impact on the 
landscape (this was disputed as it would be highly 
visible from lower land behind the prison site).

The planning application submitted at Cheddleton not only 
meets these indicators of Very Special Circumstances, it 
surpasses them as follows:-

1. Cheddleton is a “larger village” that has a good 
range of services;
2. The site is owned by a single party. 
3. The site has a satisfactory access. This is 
undisputed (please note that the planning application is 
supported by County Highways).
4. The Council’s Green Belt Review acknowledges that 
the site is well screened and that its Green Belt Impact 
would be ‘modest'.
5. The site was included in the 2016 incarnation of the 
plan with officers concluding at that time that not only 
was the release of site which contributed only modestly 
to the Green Belt acceptable but that it was also a 
sustainable site and development.
6. It is proven that there are no technical or other 
planning constraints to the development as a result of 
the extensive consultation responses. It is the benefit 
of a live application in that it explores and exposes 
certainly any planning constraints. Accordingly its is 
shown that there are no flooding, mining, minerals, 
ecology or landscape objections.
7. There is clear and certain market interest (see 
attached letter from BJB) that would result in the site 
going to the market and providing in the order of 90 or 
so dwellings within a couple of years from any 
approval.
8. The council has a sustained and chronic under 
supply of housing in rural areas and has failed to 
allocate any rural housing sites since the adoption of 
the 1998 local plan.
9. The site and development can provide community 
benefits and gains in accordance with planning policy 
requirements. Most notably 33% of the homes could be 
affordable in accordance the council’s own corporate 
priority which is especially important given the woeful 
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delivery of affordable rural housing in the district.

Based on the Council’s submission to the Local Plan 
Inspector about the factors used to decide which 
development sites could be withdrawn from the Green Belt, 
it is clear that the planning application in front of the 
Committee in respect of the Folly lane site at Cheddleton is 
much better equipped to meet the Council’s Very Special 
Circumstances criteria than the site at Werrington that the 
Council is promoting to be development in the Local Plan.
It is contested that judged on its own merits that VSC that 
are relevant to this site and to this development do indeed 
apply and that accordingly planning permission ought to be 
granted for this development.

Letter from Butters John Bee in support of the 
application
Having now inspected the site and carried out market 
research, I can confirm that this site is well suited to the new 
homes market. This is a large site and given market interest 
known to our agency this site has the capacity to provide for 
starter homes, family housing and older persons 
accommodation including bungalows. 
I know too that there is a need for a retirement village 
operation in this part of the Staffordshire Moorlands and this 
site would be ideal for such a user given its location and 
size. I am aware too that the council has policies in place 
that require affordable housing on larger sites at the rate of 
33%. Whilst this will depresses values there can be no doubt 
that this will not detract from the attractiveness of this site in 
the marketplace. It can deliver a mixed housing scheme 
including affordable housing provided by any of the local 
social housing providers. 
It is interesting to note that there has been a lacklustre new 
build housing market in Staffordshire Moorlands, and I am 
not aware of any significant schemes in recent years in this 
area - the most recent being by Wain Homes in Leekbrook 
back in 2005/2006. However, this lack of interest is not 
borne out a lack of demand, but of concerns about the 
supply of allocated housing sites and the difficulty of 
obtaining consent. There is clear evidence that house prices 
are rising in Staffordshire Moorlands greater than other parts 
of Staffordshire, and I am convinced that the lack of new-
build housing sites is a significant factor. The net effect of 
house prices rising faster than wages is that the area then 
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becomes less affordable, especially for young people, who 
then move out of the area. 
On a positive note however, there is a growing interest in 
Staffordshire Moorlands, and indeed the North Staffordshire 
conurbation I general as developers of all sizes consider the 
area to have potential, having languished behind the rest of 
the West Midlands and North West for many years. 
I agree with your approach in proceeding with an outline 
application as this will give flexibility the end developer who 
can then follow on with a full application using their own 
specific house types.
In summary, this is an attractive site in a location with strong 
demand for traditional style housing, and in the event that 
planning consent is granted, I would be delighted to act for 
your Client in seeking a buyer for the site.

Officer comment
Many of the comments raised above by the applicant are 
already addressed in the Committee report. Opinions or 
views expressed at the recent Local Plan Examination 
cannot be afforded weight. The Inspectors formal report is 
expected later this year/early next. 
Those polices in the Submission version of the Local Plan 
which relate to housing in the rural areas, including larger 
villages such as Cheddleton (H1 and SS8 for example) are 
subject to outstanding objections and thus attract only 
limited weight at this stage. 
For these reasons and those in the report the considerations 
put forward by the applicant do not amount to the very 
special circumstances necessary to justify inappropriate 
development in the Green Belt. 

SMD/2017/0659 Land at The Birches, Cheadle

Officer: In respect of affordable housing the correct policy 
compliant provision is 33%.

The applicant has accepted all pre-commencement 
conditions other than the requirement for an Ecological 
Design Strategy, as recommended by the Council’s Ecology 
Advisor and secured as part of the Planning Applications 
Committee Members resolution to grant planning permission 
subject to securing this matter by planning condition 
amongst other matters.

The applicant wishes for the compound boundary details, 
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including siting matters to be dealt with as part of the 
boundary fencing and landscaping condition.  However, the 
setback of the compound is clearly a layout matter and 
should therefore be revised before planning permission is 
granted.

The applicant has been requested to reconsider these 
matters and Members will be updated at the meeting.

SMD/2018/0371 The Woodlands, Leek Road, Leekbrook
Officer comments:
Following the publication of the draft report the following 
changes to conditions are recommended:

 Condition 5 & 6 to be removed – repetition
 Condition 9 to be renumbered
 Condition 14 to be moved to become an informative
 Additional condition relating to height (see below)

Description of Development
Following discussions with the agent, the description of 
development has been amended to:

“Outline application for a proposed dwelling and associated 
access with all other matters reserved” with a condition 
limiting the height of the future building to no greater than 
two storeys, as follows: 

“The building height shall be no greater than two storeys” 
Reason: In order to maintain the character of the street 
scene. 

SMD/2018/0499 Leek Cattle Market, Junction Road, Leek
No further comments to report.
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