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Application 
No:

SMD/2017/0659

Location Land off The Birches, Cheadle, Staffordshire.
Proposal Erection of 39 dwellings.
Applicant Moorlands Homes (Cheadle) Ltd
Parish/Ward Cheadle Date registered 11/10/17
If you have a question about this report please contact: Rachael Simpkin  
rachael.simpkin@staffsmoorlands.gov.uk

REFERRAL 

The application has been referred given that previous applications have been 
determined by the committee and it is a locally contentious major 
development.

1. SUMMARY OF RECOMMENDATION

Approve (subject to conditions and s106 agreement).

2. DESCRIPTION OF THE SITE AND ITS SURROUNDINGS

2.1 The application site is a 1.53ha parcel of land which is currently 
overgrown. Land levels undulate but noticeably the Birchwood Grove cul-de-
sac and The Poplars development are at a higher level, both of which are 
separated from the application site by mainly panel fencing. There are two 
trees, an Oak and a Sycamore located towards the south eastern boundary 
both of which are protected under Tree Preservation Order. The Oak is 
protected as T2 under TPO Number SM.162 and the Sycamore is protected 
as T1, also under TPO Number SM.162. The site boundaries consist of 
fencing and hedgerows, hedgerows are more sporadic along the north-east 
boundary dividing the land from the domestic curtilages of the semi-detached 
dwellings fronting The Birches.

2.2 The application site shares its boundary with domestic properties with 
dwellings from The Birches, Birchwood Grove, The Poplars and The 
Gawbutts either backing onto, or facing the site. To the south west, south and 
south east are located the buildings and playing fields (including 
Basket/netball court) of the high school. For the purposes of planning policy 
consideration the site is located within the Cheadle Town Development 
Boundary. The land does not form part of the Cheadle Conservation Area and 
there are no immediately surrounding Listed Buildings. To the south east are 
the aforementioned protected (TPO) trees.  



2.3  The application, the details attached to it including the plans, the 
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/ApplicationSear
chServlet?PKID=117277

3. DESCRIPTION OF THE PROPOSAL

3.1  Full planning permission is sought for a total of 39 dwellings.  It follows 
the previous Member resolution at the December 2015 meeting to grant 
planning permission ref. SMD/2015/0438 for an outline planning permission 
with all matters reserved (except access) for the erection of dwellings at this 
site.  This decision was subject to the completion of an appropriate s106 
agreement securing matters of onsite affordable housing provision and 
financial contributions towards education and open space.  Although, the 
indicative scheme showed a total 60 dwellings, the scheme’s detailed matters 
would be dealt with at any reserved matters stage.  The approved in principle 
vehicular access to the development would be via the end of the Birchwood 
Grove cul-de-sac.  As the s106 remains unsigned, there is no grant of 
planning permission and therefore no fallback position to rely on in these 
regards.

3.2  The further revised scheme proposes the development of 39 residential 
units as follows:

Affordable Housing Provision (13 units):

 2 x two–bed, 1-storey ‘bungalow’ dwellings
 9 x two–bed, 2-storey dwellings
 2 x three–bed, 2-storey dwellings

Open Market Provision (26 units)

 11 x three–bed, 1-storey ‘bungalow’ dwellings
 9 x four–bed, 2-storey dwellings
 6 x five–bed, 2-storey dwellings

3.3  The full planning application proposes to retain the point of access into 
the site from The Birches as approved in principal previously.  This would lead 
to a single cul-de-sac in a loop arrangement serving further private driveways 
within the southern corners of the site.  During the course of the application, 
scheme improvements have been sought.  Revised plans have produced a 
more formal layout resulting in redesigned plots and house types that better 
address the road frontage and its surrounding built context.  A parking 
courtyard would help lessen in plot frontage car parking.  As well, certainty 
has been provided in respect of the retention of the TPO’d trees to the 

http://publicaccess.staffsmoorlands.gov.uk/portal/servlets/ApplicationSearchServlet?PKID=117277
http://publicaccess.staffsmoorlands.gov.uk/portal/servlets/ApplicationSearchServlet?PKID=117277


western end of the site by repositioning the affected dwellings outside of the 
root protection areas.

3.4  The application is accompanied by the following documents which 
Members are encouraged to read in advance of the meeting;

 Building for Life Statement
 Cheadle Transport Statement (Issue 3) October 2015
 Draft Heads of Terms
 Preliminary Ecological Appraisal March 2015
 Flood Risk Assessment (Waterco Ltd dated June 2015)
 Energy Sustainability Statement 2017
 Coal Mining Risk Assessment May 2015
 Planning Design and Access Statement
 Arboricultural Report April 2015

3.5  Subsequently, and at the request of the Council, the applicant has 
submitted an Affordable Housing Statement.

3.6  A revised location plan has also been requested from the applicant, which 
correctly shows the application’s site connection with the public highway to 
comply with procedural requirements.  Accordingly, the applicant has been 
advised that they would need to serve an Owernship Certificate B for a 21 
days if all owners / interested in the land can be identified.  Members will be 
updated at the meeting.

4. RELEVANT PLANNING HISTORY

SMD/2015/0438 - Outline Planning Permission with all Matters Reserved 
(Except Access) for the erection of Dwellings.  Planning Committee 
Resolution to grant planning permission on the 15th December 2015 subject to 
completion of s106 agreement.

5. PLANNING POLICIES RELEVANT TO THE DECISION

Staffordshire Moorlands Local Plan (1998)

5.1  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.

Staffordshire Moorlands Core Strategy Development Plan Document 
(Adopted March 2014)

 SS1 Development Principles 
 SS1a Presumption in Favour of Sustainable Development



 SS3 Distribution of Development 
 SS5 Towns
 SS5c Cheadle Area Strategy 
 SD1 Sustainable Use of Resources
 SD2 Renewable / Local Carbon Energy
 SD4 Pollution and Flood Risk
 H1 New Housing Development 
 H2 Affordable and Local Needs Housing
 DC1 Design Considerations 
 C1 Creating Sustainable Communities
 C2 Sport, Recreation and Open Space
 NE1 Biodiversity and Geological Resources
 T1 Developments and Sustainable Transport 

Other Material Considerations 
1. Public Open Space 
2. Developer/Landowner Contributions

National Planning Policy Framework (NPPF) including;
Paragraphs 1 – 17.
Section 1: Delivering Sustainable Development.
Section 4: Promoting Sustainable Transport.
Section 6: Delivering a Wide Choice of High Quality Homes.
Section 7: Requiring Good Design.
Section 8: Promoting Healthy Communities. 
Section 10. Meeting the Challenge of Climate Change, Flooding and Coastal 
Change.
Section 11: Conserving and Enhancing the Natural Environment.

National Planning Policy Guidance (NPPG) 

6. PUBLICITY AND CONSULTATIONS CARRIED OUT

Site notice published Expiry date for comments: 5th December 2017
Press notice published Cheadle and Tean Times. Expiry date for 

comments: 13th December 2017
Neighbour Notification Expiry date for comments: 16th November 2017

2 letters of objection have been received summarised as follows:

 Object (no further comments);
 This parcel of land is really beautiful green belt land in the centre of 

Cheadle (not much is left now) and should be kept so;
 The disruption it will cause will be intolerable, disruption to peoples 

lives and the roads of Cheadle that are already choked to capacity, and 
absolute chaos at school times when it comes to complete standstill.



 The people on the planning committee should come and look at this 
parcel of land for themselves, as I am sure half of them don't even 
know where it is and the disruption it will cause in an already tight part 
of Cheadle.

 I bought my bungalow for its position of open view on all three sides for 
my twilight years (peace and quiet). Being the end bungalow in a quiet 
cul de sac I will take the worse impact as the proposed site will put 
properties on the three sides with open views at the moment, some of 
which will be houses of two storey semis looking into bungalows into 
my bungalow taking away my privacy. This is totally unaccceptable to 
me.

 This proposal will have a huge impact on peoples lives in a select area 
of Cheadle.

 I implore you to think very carefully before making this decision.
 Would you like this to happen in your back garden. There is plenty of 

brown field around Cheadle without taking the last remains of green 
belt.

Coal Authority

No object, subject to Building Regulations.

Cheadle Town Council

No objections.

SCC Archaeology

Awaited.

SCC Local Highways Authority

Conditional Response.

SCC Lead Local Flood Authority

Awaited.

SCC School Organisation Team

Based on 39 houses the proportional contribution towards a new primary 
school of this size would be £165,994 (plus the proportional cost of the 
acquisition of the necessary land).

SCC Minerals

No objections.



Severn Trent Water

Condition Response.

SMDC Ecology

Awaited.

SMDC Environmental Health

Condition Response.

SMDC Trees

Condition Response.

SMDC Parks

Offsite Play - £60,513.24 towards Tean Road Recreation Ground.
Offsite Formal Sports - £75,509.80 towards providing a full sized 3G playing 
pitch at Cheadle Leisure Centre.

Staffordshire Police

Modest layout and landscaping recommendations.

7. POLICY/MATERIAL CONSIDERATIONS 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.  In this case there are no specific 
policies in the Framework which indicate that development should be 
restricted. 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.

7.4  The application site is located within the Cheadle Town Development 
Boundary. It is not within a Conservation Area and there are no immediate 
surrounded Listed Buildings. Core Strategy policy SS5c relates specifically to 
the development of Cheadle and of particular relevance to this application is 
section 1 where the following actions are identified;

 Increase the range of available and affordable house types;
 Allocating a range of deliverable housing sites within the urban areas 

and on land adjacent to the urban areas which have good accessibility 
to services and facilities;

 Protect, increase and improve the provision and accessibility of open 
space, sport and recreational facilities;

 Provide additional educational, health and community facilities 
including recreational areas and a primary school. 

7.5  The application site is considered to be within a highly sustainable 
location within the Cheadle Development Boundary, it is close to the town 
centre and within easy access of a range of services and facilities. The 
proposal is therefore considered to be acceptable in principle subject to 
compliance with other relevant policies of the Core Strategy and NPPF.

Affordable Housing

7.6  Core Strategy policies H1 'New Housing Development' and H2 'Affordable 
and Local Needs Housing' express the need to secure a mix of housing types, 
tenures and the provision of affordable housing. Housing should meet a 



proven need and demand, housing proposals of 10 dwellings or more need to 
provide a mix of housing for example size and type. In the towns, residential 
developments of 15 dwellings (0.5 hectares) or more shall provide a target of 
33% affordable housing on-site from all sources unless there are exceptional 
circumstances which dictate otherwise.  The scheme for a total of 39 
dwellings therefore requires 13 of these to be provided as onsite affordable 
housing units.

7.7  The onsite affordable housing provision totalling 13 units would be 
provided in the following sizes and property types: 9 x 2-storey, two-bedroom 
(4 person units) with a floor area of 71.34 sqm; 2 x 2 storey three-bedroom (5 
person units) with a floor area of 86.78 sqm and 2 x two-bedroom bungalows 
(4 person units) with a floor area of 66.4 sqm and therefore meets the space 
standards in these regards excepting the provision of the bungalow unit, 
which falls short by 0.4sqm.  The applicant has been requested to address 
this matter and Members will be updated at the meeting.

7.8  To ensure that the affordable homes are occupied to their best use, it is 
requested that applicants provide homes as: (1) one bedroom (2 bed spaces) 
at 15% (no units); (2) two bedrooms (4 bed spaces) at 6% flat / bungalow (2 
units at 15.4%); (3) two bedrooms (4 bed spaces) at 45% for a house (9 units 
at 69.2%) and (4) 3 bedroom (5 bed spaces) at 34% (2 units at 15.4%).  
These should be built to former housing Community Agency (HCA) Design 
and Quality Standards.  The affordable scheme does not accord with the 
recommended property occupancy mix as there are no single bedroom units.  
Furthermore, it is noted that there would be an over provision of two bedroom 
units and an under provision of 3 bedroom units as affordable provision.  The 
affordable housing on the site would be 70% affordable rented housing at 9 
units with the balance falling to shared ownership at 4 units to meet with the 
policy tenure split.  The proposed affordable dwellings would be sited at the 
entrance to the site to either side of the cul-de-sac to integrate with the pattern 
of development proposed for the site.  The applicant has confirmed that they 
are currently approaching Registered Social Landlords (RSLs) for the district 
area.

7.9  Accordingly, whilst the scheme does not strictly follow the recommended 
property type occupancy mix, the composition of the revised affordable 
housing offer as presented would overall be acceptable to comply with Saved 
policies H1 and H2 and subject to a s106 agreement.

Education

7.10 Staffordshire County Council’s (SCC) School Organisation team has 
confirmed that a contribution towards education provision will be required. 
SCC has identified that a new 210 place primary school (1 form entry) is 
needed, which would be in the region of £4.2 million (excluding acquisition of 
the necessary land).  Based on the scheme for 39 houses, the proportional 
contribution towards a new primary school of this size would be £165,994 
(plus the proportional cost of the acquisition of the necessary land).



Open Space

7.11  The Council would be seeking off-site contributions for both play and 
playing pitches owing to the size of the development and its’ proximity to 
existing open spaces in Cheadle.  Tean Road Recreation Ground is 
approximately 600m from the site, which is within easy walking distance and it 
is also the main park in Cheadle serving all members of the community.  
Cheadle Town Council who own and manage this site are looking to make 
improvements to the young children’s play provision, as well as provide a new 
skate park and multi-use games area to address the increased and potential 
usage of these facilities as a result of new housing.  As a consequence, it is 
suggested that the off-site play contribution is targeted towards this site.  This 
would be £60,513.24 based on the Council’s current formula.

7.12  The recently updated Playing Pitch Strategy and Action Plan (2017) has 
identified the need to provide 3 full sized 3G playing pitches across 
Staffordshire Moorlands, which includes one in each of the key towns – Leek, 
Biddulph and Cheadle.  With regard to the off-site playing pitch contribution, 
this would be targeted towards providing a full sized 3G playing pitch in 
Cheadle, which could be provided at the Leisure Centre.  This would be 
£75,509.80 based on the Council’s current formula.

7.13  These financial contributions as well as onsite affordable provision 
sought would be secured through the completion of a S106 agreement.  
These matters have been agreed in principle with the applicant to accord with 
Core Strategy policies H1, H2, C1 and C2 in particular.  If Members are 
minded to approve the application, the legal agreement must be completed 
before any planning permission is issued.  This issue will be returned to within 
the balance section of the report.

Access and Highway Safety 

7.14  Core Strategy policy T1 'Development and Sustainable Transport' 
requires that all new development is located where the highway network can 
satisfactorily accommodate traffic generated as a result of it. Development 
should be located in areas that are accessible by sustainable travel modes 
and appropriate parking standards should be applied. Where appropriate, 
development shall facilitate walking and cycling within neighbourhoods and 
town centres. It is clear that the application site is within a sustainable location 
allowing future residents the opportunity of accessing a range of services and 
facilities without total reliance upon a car.
 
7.15  Vehicular access would be taken from the Birchwood Grove cul-de-sac.  
The internal site layout and individual parking and turning arrangements for 
each property are detailed on the layout plan.  It generally shows an extended 
cul-de-sac arrangement providing access to adequate inplot front car parking.  
Access to plots would be assisted through the provision of a driveway to each 
southern corner of the site.  In addition, a small parking court would serve 
plots 1, 2, and 3.  Members are to note that the Staffordshire County Council 
Highways comments relate to the revised scheme, which was previously 



objected to on the basis of insufficient information which would have lead to a 
recommendation of refusal in these respects.

7.16  The Highways Officer notes that a Transport Statement was submitted 
at the previous outline stage.  The Staffordshire County Council (SCC) 
assessment of this document shows a 10% increase in traffic at Lid Lane / 
The Beeches junction at AM peak.  From a traffic generation point of view, 
SCC Highways consider that such an increase in traffic would have little effect 
on the efficient operation of this junction.  It is, however, stated that 
inconsiderate parking can interfere with the efficient operation and free flow of 
traffic.  In these circumstances, SCC consider that a condition for an off-site 
traffic management scheme comprising of double yellow line parking 
restrictions at the junction of Lid Lane / The Birches for a minimum distance of 
25m from centreline of The Birches in both directions and on both sides of Lid 
Lane would be appropriate in these circumstances.  

7.17 SCC Highways further consider that a condition for table junctions at the 
Birchwood Grove / The Birches and The Birches / Lid Lane would improve 
safety.  As Birchwood Grove is not yet adopted highway, the developer should 
ensure that they have appropriate rights and permissions to carry out 
construction works using Birchwood Grove as access.  This suggested 
requirements for a traffic management scheme and offsite works are being 
clarified with County Highways and Members will be updated at the meeting.  

7.18  In terms of potential harm to the wider traffic network, SCC Highways 
state that an examination of a recent traffic count (September 2014) on Bank 
Street shows development traffic would increase traffic at Lid Lane / Bank 
Street by only 3.5%.  In addition, the scheme comprises of a residential 
extension within a sustainable location and one which is close to schools and 
town centre amenities.  It is stated that the traffic generated by the 
development cannot objectively be considered to have a severe impact on the 
network.  In these circumstances, the harm cannot be considered to be 
‘severe’ in the sense of the definition contained within paragraph 32 of the 
NPPF, which states: “Development should only be prevented or refused on 
transport grounds where the residual cumulative impacts of development are 
severe”.

7.19  As discussed at the outline application stage, the Transport Study for 
Cheadle town centre remains as an evidence based document to inform the 
emerging Local Plan.  County Highways have confirmed that the publication 
of this document would not alter their recommendation of conditional 
approval.

7.20  As a consequence and with no signficant objections raised by County 
Highways, recommended highways conditions include provision of adequate 
parking and turning facilities, drainage, submission of an off-site Traffic 
Management scheme, Construction Method Statement, cleaning of any 
mud/debris from the road and off-site highway improvements including a table 
junction at The Birches/Lid Lane junction and road markings at the 
Birhes/Birchwood Grove junction should permission be granted.  Accordingly, 



the scheme would meet with the provision of Core Strategy policy T1 and 
relevant NPPF guidance.  This issue will be returned to within the balance 
section of the report.

Layout / Design

7.21  Core Strategy policy SS1 ‘Development Principles’ states that the 
Council will expect the development and use of land to contribute positively to 
the social, economic and environmental improvements of the Staffordshire 
Moorlands and ‘development should be undertaken in such a way that 
protects and enhances the natural and historic environment of the District and 
its surroundings both now and for future generations …’.

7.22  Core Strategy policy H1 ‘New Housing Development’ states ‘all 
development will be assessed according to the extent to which it provides for 
high quality, sustainable housing … and the strategy for the area having 
regard to the location of the development, the characteristics of the site … All 
housing should be the most appropriate density compatible with the site and 
its location, with the character of the surrounding area …’.

7.23  The specific design and conservation policies of the Core Strategy also 
seek to promote local distinctiveness by means of good design and the 
conservation, protection and enhancement of historic, environmental and 
cultural assets along with the District’s landscape and the setting of its 
settlements.  Core Strategy policy DC1 sets out design criteria relating to new 
development to reinforce local distinctiveness and positively contribute to the 
area.  Core Strategy policy DC2 covers the protection and enhancement of 
the historic environment, however, in this case the proposal does not raise 
any heritage impact concerns.

7.24  The revised scheme seeks the provision of a total of 39 dwellings 
comprising of a mixture of bungalow, semi-detached and detached units 
served off a cul-de-sac type road.  Whilst the submitted development proposal 
was acceptable from a permeability / perimeter block perspective with overall 
acceptable housetypes; the proposed layout was not reflective of adjacent 
residential development and raised serious concerns.  Most notably, a 
significant number of the plots were arranged at an angle to the road and did 
not adequately address the street frontage.  This was considered to be a poor 
response to the site and its context.  In addition, other concerns related to the 
dominance of the road and frontage parking provision.

7.25  Closely working with the applicant to secure a positive solution to these 
issues, the layout has been amended in that a good proportion of the plots 
have been re-orientated to address the street frontage.  The plots have been 
brought forward as far as possible. However the applicant has been mindful of 
maintaining privacy distances between opposing plots.  The previous concern 
in respect of the poorly designed gateway to the site framed by parking 
spaces rather than built development has been partly addressed through the 
resiting of built development and courtyard parking provision.  The gateway 
could be further improved by orientating plots 1 and 2 to face the street 



frontage rather than the proposed gable end orientation, which is at odds to 
the generally outward facing development scheme.  The development overall 
remains dominated by frontage car parking with most car parking remaining 
sited to the site frontage rather than car parking provision located to the side 
of dwellings as previously advised.  In addition, plot 13, a bungalow relates 
poorly in terms of scale alongside the adjoining detached dwelling at plot 12.  
The applicant has been requested to address these issues, however, has 
declined and these matters remain as weaknesses within the overall scheme 
layout which weigh against it in the overall planning balance.  Amendments 
have further achieved a reduction in the previously dominant road for the size 
of the development by removing the footpath on one side of the street.  A 
strong and suitable boundary treatment would be required to link the blocks 
together and create a strong sense of enclosure although this would be 
somewhat eroded through frontage car parking.  These matters can be 
appropriately conditioned alongside facing and hard surface materials should 
permission be granted.

7.26  Staffordshire Police consider that the layout benefits from a good level 
of natural surveillance throughout, with houses overlooking the road network, 
public space, other properties and the parking provision.  It is advised that an 
effective lighting scheme to the appropriate British Standard would enable 
natural surveillance opportunities to be maximised.  Layout revisions have 
ensured that plots 1 to 13 now benefit from having rear gardens backing onto 
one another to provide mutual security.  For those areas of the site, where this 
has not been possible or where this is incomplete, it is advised that hedging 
would need to be planted or thickened up and this is particularly relevant for 
the properties that would border The Gawbutts private road.  It is further 
highlighted that access to the private rear gardens from the front of the 
properties would be prevented by lockable gating at the side of the properties. 
These generally appear to be set towards the rear building line and it is 
advised that it would be better if they could be moved more towards the front 
of the building line where possible.  As stated above, matters of enclosure, in 
addition to landscaping would be dealt with by appropriately worded planning 
conditions should permission be granted.

Tree Impact

7.27  As stated above, there are two trees, an Oak and a Sycamore located 
towards the south eastern boundary both of which are protected under Tree 
Preservation Order. The Oak is protected as T2 under TPO Number SM.162 
and the Sycamore is protected as T1, also under TPO Number SM.162.

7.28  The Council’s Arboricultural Officer has been consulted owing to the 
site’s presence of TPOd trees.  Comments relate to the submitted revised 
plans.  In detail, it is stated that the proposed estate road re-aligment and 
omission of southern pavement would ensure that all parts of this road and its 
associated construction would be outside the Root Protection Area (RPA) of 
the mature Oak T4 therefore overcoming previous concerns in these regards.  
As well, it is stated that all dwelling footprints are comfortably outside of the 
RPAs of both the Oak T4 and the Sycamore T5, with sufficient clearance to 



also accommodate plot-specific drainage installation also outside of the 
RPAs.  It is also noted that the shared private drive to plots 27 and 28 partially 
encroaches within the RPA of the Oak T4 and the private drive to plot 30 
partially encroaches within the RPA of the Sycamore T5.  In these 
circumstances, it is advised that such private drives can be acceptably 
constructed using a no-dig method and cellular confinement load support 
specification to avoid significant impact on tree roots.  This matter can be 
appropriately secured by condition should permission be granted.

7.29  The Council’s Arboricultural Officer confirms that there would no longer 
be any encroachment by any part of any dwelling within or directly beneath 
the existing crown spread of either tree, therefore avoiding any need to carry 
out crown pruning purely to accommodate building volume to address 
previous concerns raised.  Furthermore, the amended layout achieves 
significantly greater clearance between dwelling elevations and existing tree 
crowns – with only one dwelling proposed to be located in the wide space 
between T4 and T5.

7.30  In addition, the further amended site layout plan 2014-1971-07 Rev L 
now shows that the dwelling at plot 30 has been repositioned approximately 
2.0m further to the north to improve the relationship of the main front outlook 
with the Sycamore T5.  In turn, the private drive to Plot 30 would now be 
outside of the T5 RPA.  The housetype plan for plot 30 also shows the 
addition of a new French window in the southern elevation and main bedroom 
has been moved to the rear of the house, which has been designed to 
maximise daylight into the house and reduce the impact of T5 on the outlook.  
As well, plots 27, 28 and 29 are now designed with front-to-back through 
lounge into dining room to provide a dual aspect and therefore maximise 
internal natural lighting. In addition, plot 28 also has an additional French 
window in the side (southern) elevation, which would provide triple aspect for 
the main living accommodation for this plot.  These revisions address 
previous amenity based concerns raised in respect of shading from trees.

7.31  Whilst further layout improvements could be sought, the revised scheme 
is considered to comply with Core Strategy policies H1 and DC1 in particular 
as well as relevant advice contained within the NPPF.  This matter will be 
returned to within the balance section below.

Amenity

7.32  Core Strategy policies H1 and DC1 require development to protect the 
amenity of the area, including residential amenity, in terms of satisfactory 
daylight, sunlight, outlook, privacy and soft landscaping  This is reflective of 
NPPF core strategy principles requiring 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”.

7.33  The Council’s ‘Space about Dwellings’ guidance as framed by Core 
Strategy policy DC1 sets out that in New Residential Developments, a 
distance of 21m between principal windows and 13m between a principal 



window and a flank elevation is required to maintain an adequate standard of 
privacy and amenity between residential properties. These standards are 
achieved in respect of separation distances between the proposed dwellings 
and the existing neighbouring properties.  Within the site itself, there are some 
limited examples of a modestly reduced separate distance between dwelling 
frontages.  This relationship is considered to be acceptable pursuant to good 
design in respect of reducing road dominance as per Manual for Streets 
guidance.  All dwellings achieve a private amenity space in excess of 65sqm 
and on this basis the level of private amenity space provision is considered to 
be acceptable.  

7.34  The revised scheme is considered to comply with Core Strategy policies 
H1 and DC1 in particular as well as relevant advice contained within the 
NPPF.  This matter will be returned to within the balance section below.

Ecology

7.35 The conservation and enhancement of the natural environment is a 
core principle of the NPPF where planning policies should promote the 
preservation, restoration and re-creation of priority habitats and ecological 
networks.  In determining planning applications, permission should be refused 
if significant harm resulting from development cannot be avoided, adequately 
mitigated or, as a last resort, compensated for.

7.36  Similarly, Core Strategy policy DC1 promotes the maintenance, 
enhancement, restoration and re-creation of biodiversity and geological 
heritage, where appropriate, in accordance with Core Strategy policy NE1 
'Biodiversity and Geological Resources'.  In detail, policy NE1 requires that 
development, where it is appropriate, produces a net gain in biodiversity and 
ensures that any unavoidable impacts are appropriately mitigated for whilst 
promoting the appropriate maintenance, enhancement, restoration and/or re-
creation of biodiversity through its proposed nature, scale, location and 
design.

7.37  An Ecological Appraisal Report (2015) has been submitted as part of the 
application submission.  Previously, this report was submitted in respect of the 
outline submission and the Council’s Countryside Officer concluded that there 
were no ecological objections to the application.  It was observed that the 
application site had only a low ecological value and that ‘like-for-like’ 
replacement would not be required in these circumstances.  Although this was 
on the basis that the perimeter hedgerows would be retained and improved as 
is shown on the site plan.  As well, that some ecological enhancement would 
be achieved as part of the site landscaping.  This matter can be appropriately 
secured by condition should permission be granted.  No significant objections 
are expected to arise as a result of consultation with the Council’s 
Countryside Officer and Members will be updated at the meeting.

7.38  Subject to the comments of the Council’s Countryside Officer, the 
revised scheme is considered to comply with Core Strategy policies DC1 and 



NE1 in particular as well as relevant advice contained within the NPPF.  This 
matter will be returned to within the balance section below.

Other matters

7.39 CS Policy SD4 'Pollution and Flood Risk' states that the Council will 
ensure that the effects of pollution (air, land, noise, water, light) are avoided or 
mitigated by refusing schemes which are deemed to be (individually or 
cumulatively) environmentally unacceptable.  This is further reinforced by 
paragraph 120 of NPPF which states that to prevent unacceptable risks from 
pollution and land instability, planning policies and decisions should ensure 
that new development is appropriate for its location. Furthermore, the effects 
(including cumulative effects) of pollution on health, the natural environment 
or general amenity and the potential sensitivity of the area or proposed 
development to adverse effects from pollution should be taken into account in 
decision making.

7.40  Environmental Health have advised that the application site was once 
part of an historic brick works and contained an associated clay pit filled prior 
to 1900 with unknown material. There is some evidence that the site has been 
used for general nursery, possible trees/orchard and that as a result there 
may be some small residual contamination due to the nature of historic 
pesticides. Environmental Health officers advise that it is highly unlikely that 
any associated contamination would be of sufficient magnitude to affect the 
viability/suitability of the development however the developer should carry out 
a contamination risk assessment to ensure that the site is suitable for its 
proposed use or can be made so with appropriate remediation.  Furthermore, 
as the application site is surrounded by a large number of dwelling houses 
and a school, there exists the potential for surrounding noise to impact upon 
future occupants of the proposed dwellings.  In these circumstances, it is 
recommended that a site specific noise assessment and appropriate scheme 
for noise mitigation/sound insulation.  Any development on the application site 
has the potential for impacting upon the amenity of the occupants of 
surrounding properties.  These requirements can be dealt with by means of 
suitably worded conditions should planning permission be granted.
 
7.41  The Coal Authority has confirmed that the application site falls within a 
defined High Risk Development Area and highlight that within the application 
site and surrounding area there are coal mining features and hazards which 
need to be considered. The applicant has submitted a Coal Mining Risk 
Assessment which correctly identifies past coal mining activity in the area but 
that there is sufficient rock cover above it to afford the stability of the proposed 
development. The Coal Authority are therefore not raising any objections to 
the application but do note that further, more detailed consideration of ground 
conditions and/or foundation design will be required as part of any subsequent 
Building Regulations application.

7.42  Previously in respect of the outline planning application submission, 
Staffordshire County Council as the Lead Local Flood Authority raised no 
objections to the proposed development subject to conditions including 



submission of a drainage scheme and control over the height of the finished 
floor levels of the houses.  Whilst the comments of the LLFA are awaited no 
substantive issues are expected to arise as a result of the fully detailed 
scheme for 39 dwellings and Members will be updated at the meeting.

7.43  As a consequence and subject to the comments of the LLFA, the 
application site does not present any significant local flood risk, land 
instability, groundwater or contamination constraints.  In addition, further 
contamination work, measures for controlling construction and site drainage 
details can be adequately dealt with by way of appropriately worded planning 
conditions to accord with CS Policy SD4 and the NPPF.

Archaeology

7.44 SCC Archaeology comments are awaited and will be reported to 
Members at the meeting.  It is unlikely that significant objections will arise to 
the development of this site in respect of archaeological heritage assets.  
Should the advice be that there is a demonstrable potential for the 
significance of archaeological remains to be found on the application site, 
then it is likely that a staged archaeological evaluation will be required to be 
undertaken.  This approach is supported by paragraph 128 of the Framework, 
while any works which stem from the evaluation works are supported by 
paragraph 141 and would be secured via a suitably worded planning 
application should planning permission be granted.

Planning Balance & Conclusion

7.45  Paragraph 47 of the NPPF 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.  The Council calculates its 
5-year land supply on a district basis.  As at 31st March 2017, it was 1.99 
years (with a 20% buffer).  The Local Planning Authority cannot demonstrate 
a five-year supply of deliverable housing sites. Paragraph 49 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.   

7.46  Paragraph 14 of the Framework states that where the development plan 
is absent, silent or out-of-date planning permission should be granted unless: 
any adverse impacts of doing so would significantly and demonstrably 
outweigh the benefits, when assessed against the policies in the Framework 
taken as a whole; or specific policies in the Framework indicate development 
should be restricted.  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.

7.47  In the balance, the development is located within the development 
boundary of Cheadle where there is a general presumption in favour of new 



development. It would make a notable and valuable contribution towards 
meeting the housing land supply shortfall, including affordable provision in the 
District within an accessible and sustainable location.  Expenditure on 
construction would aid the local economy, local businesses would be 
supported and the Council would benefit through the prospective New Homes 
Bonus.  Together these matters amount to notable economic and social 
benefits which attract substantial weight in the context of a significant housing 
undersupply.  The scheme presents ‘neutral’ onsite nature conservation 
impacts.

7.48  Balanced against these benefits, there are some design and layout 
weaknesses in the scheme with some resultant street scene impacts and 
modest amenity harm identified.  These matters, however, are considered 
insufficient as to significantly and demonstrably outweigh the other benefits 
that have been described above to result in a negative ‘titled balance’.

7.49  As such, the proposal would constitute sustainable development in the 
terms of the Framework and would not benefit from the presumption in favour 
of sustainable development as set out in paragraph 14.  Accordingly, an 
Officer recommendation of approval is given.

8. RECOMMENDATIONS

APROVE subject to the following conditions, informatives and 
completion of a S106 planning obligation to secure financial 
contributions towards education and formal sports / play space 
provision as well as an onsite affordable housing scheme subject to no 
substantive issues raised by the 28th March 2018 in respect of 
archaeological, ecology and flood risk matters. 

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 92 of the Town and 
Country Planning Act 1990 (As Amended).

2. The development hereby approved shall be carried out in accordance 
with the following submitted plans: to be advised.
Reason:- To ensure that the development is carried out in accordance 
with the approved plans, for clarity and the avoidance of doubt.

External Appearance

3. Nothwithstanding the submitted details and prior to the construciton 
of any of the dwellings hereby approved, details and samples of 
proposed facing materials and hard surfacing shall be submitted to and 
approved in writing by the Local Planning Authority.  The development 
shall be carried out in accordance with the approved details.
Reason:- In order to ensure the satisfactory appearance of the 
development and its relationship to adjoining properties/land.



4. The development hereby permitted shall not be commenced until 
details of all walls, fences and other means of enclosure including 
retention and enhancement of existing boundary hedgerows have been 
submitted to and approved in writing by the Local Planning Authority.  
The approved details shall be completed prior to the occupation of any 
dwelling on the site.
Reason:- To provide adequate privacy and an acceptable external 
appearance.

5. Before the commencement of development (including any site 
clearance, site stripping, site establishment or formation of new access 
road) a landscaping scheme shall be submitted to and approved by the 
Local Planning Authority. Such a scheme shall include full details of all 
new trees, shrubs and other planting, giving specification for species, 
positions, planting sizes and numbers/densities of all new planting. The 
landscaping scheme so approved shall be fully implemented before the 
end of the first available dormant season (November to February 
inclusive) following completion of the development hereby approved. 
The trees and shrubs planted in accordance with this landscaping 
scheme shall be properly maintained for a period of 5 years following 
planting. Any plants which within this period are damaged, become 
diseased, die, are removed or otherwise fail to establish shall be 
replaced during the next suitable season. 
Reason:- In order to ensure the satisfactory appearance of the 
development and its relationship to adjoining properties/land.

Tree Protection

6. Before the commencement of development (including any site 
clearance, site stripping, site establishment or formation of new access 
road) temporary protective fencing and advisory notices for the 
protection of the existing trees to be retained shall be erected in 
accordance with guidance in British Standard 5837:2012 Trees in 
Relation to Design, Demolition and Construction – Recommendations, 
and shall be retained in position for the duration of the period that 
development takes place, unless otherwise agreed by the Local 
Planning Authority. Within the fenced areas there shall be no 
excavation, changes in ground levels, installation of underground 
services, provision of hard surfacing, passage of vehicles, storage of 
materials, equipment or site huts, tipping of chemicals, waste or cement, 
or lighting of fires unless otherwise agreed by the Local Planning 
Authority.
Reason:- In the interests of trees to be retained. In order to ensure the 
satisfactory appearance of the development and its relationship to 
adjoining properties/land.

7. Before the commencement of development (including any site 
clearance, site stripping, site establishment or formation of new access 
road) full details of all tree protection measures shall be submitted to 



and approved by the Local Planning Authority. Such details shall 
include full construction specification for a no-dig cellular confinement 
system for the proposed private driveways to Plots 27, 28 and 30 where 
they encroach within the defined Root Protection Areas of existing 
protected trees, together with an arboricultural method statement 
setting out working methods and special protection measures for the 
avoidance of harm to all existing trees on and adjacent to the 
application site. Such method statement and protection measures shall 
specifically include details and timescales to ensure that appropriate 
measures are implemented to protect tree roots in the vicinity of the site 
access and driveway from the initial outset of any construction activity. 
Thereafter, the development shall be constructed only in full accordance 
with details approved under this condition.
Reason:- In the interests of trees to be retained. In order to ensure the 
satisfactory appearance of the development and its relationship to 
adjoining properties/land.

Ecology

8. Any mature tree to be removed or to have substantial crown pruning 
operations carried out shall first be carefully inspected for the potential 
to provide bat roosting opportunities. Any tree which has such potential 
(which could include cavities, splits, decay pockets, hollow stems or 
branches, areas of loose bark, dense ivy cover or dense epicormic 
shoots) shall be subject to a further detailed and if necessary climbing 
inspection by a licensed bat worker immediately prior to felling or 
pruning, and all felling or pruning of such trees shall take place in the 
presence of the bat worker who can then immediately advise on 
appropriate measures if bats are discovered during dismantling, felling 
or pruning operations.
Reason:- In the interests of protected species

Levels

9. The development hereby permitted shall not be commenced until 
details of the existing and proposed levels across the site and relative to 
adjoining land, together with the finished floor levels of the proposed 
building(s) (finished floor levels of the dwellings shall be set at least 
150mm above surrounding ground levels) have been submitted and 
approved in writing by the Local Planning Authority.  There shall be no 
variation in these levels without the written approval of the Local 
Planning Authority.
Reason:- In order to ensure the satisfactory appearance of the 
development and its relationship to adjoining properties.  To protect the 
development from overland flow.

Drainage/Flood Prevention

10. Development shall not begin on the site until a scheme for the 
provision, implementation and future maintenance of a surface water 



drainage scheme for the site, based on Sustainable Drainage (SuDs) 
principles has been submitted to and approved in writing by the Local 
Planning Authority. The scheme shall subsequently be implemented in 
accordance with the approved details before the development is 
completed. 
Reason:- To prevent flooding by ensuring the satisfactory storage 
of/disposal of surface water from the site. 

Highways

11. The development hereby permitted shall not be brought into use 
until the parking and turning areas have been provided in accordance 
with the approved plans. The parking and turning areas shall thereafter 
be retained unobstructed as parking and turning areas for the life of the 
development.
Reason:- In the interests of highway safety. 

12. The development hereby permitted shall not be brought into use 
until the access drives rear of the public highway have been surfaced 
and thereafter maintained in a bound and porous material for a minimum 
distance of 5m back from the plot boundary in accordance with the 
approved plan.
Reason:- In the interests of highway safety. 

13. The development hereby permitted shall not be commenced until a 
scheme of off-site highway works and traffic management has been 
submitted to and approved in writing by the Local Planning Authority. 
The approved scheme shall be completed prior to the development 
being first brought into use.
Reason:- In the interests of highway safety. 

14. Before the proposed development is brought into use, the existing 
Birchwood Grove shall be stopped up at both arms of the existing 
turning head and the surplus land returned to the existing fronting 
owners.  Carriageway of 4.8m and 2m footway and service strip shall be 
continued on into the proposed development in accordance with 
submitted drawing.
Reason:- In the interests of highway safety. 

15. On completion of construction works but prior to occupation of first 
dwelling, Birchwood Grove shall be reconstructed as necessary to 
reinstate damage caused during construction works.
Reason:- In the interests of highway safety. 

Amenity

16. Development shall not commence until a site specific scheme for 
protecting the proposed residential units from noise, has been 
submitted to, and approved in writing by the Local Planning Authority. 
The submitted scheme shall have due regard for the British Standard 



BS8233:2014 Guidance on Sound Insulation for Buildings and be 
designed to achieve noise levels of less than 35 dB LAeq in bedrooms,  
less than 40 dBLAeq in living areas and 55dB LAeq in outside living 
areas. A report shall be produced containing all raw data and showing 
how calculations have been made. A copy of such report shall be 
submitted to the Local Planning Authority for its approval. 
Reason:- To protect occupiers from noise and safeguard their 
residential amenities.

17. No development hereby permitted shall take place except for works 
of site clearance and demolition until a Construction and Environmental 
Method Statement has been submitted to and approved in writing by the 
Local Planning Authority, which shall include the following details:-

I. the method and duration of any pile driving operations (expected 
starting date and completion date);

II. the hours of work, which shall not exceed the following: 
Construction and associated deliveries to the site shall not take 
place outside 08:00 to 18:00 hours Mondays to Fridays, and 08:00 
to 13:00 hours on Saturdays, nor at any time on Sundays or Bank 
Holiday;

III. pile driving shall not take place outside 09:00 to 16:00 hours 
Mondays to Fridays, nor at any time on Saturdays, Sundays or 
Bank Holidays;

IV. the arrangements for prior notification to the occupiers of 
potentially affected properties;

V. the responsible person (e.g. site manager / office) who could be 
contacted in the event of complaint;

VI. a scheme to minimise dust emissions arising from construction 
activities on the site.  The scheme shall include details of all dust 
suppression measures and the methods to monitor emissions of 
dust arising from the development.  The approved dust 
suppression measures shall be maintained in a fully functional 
condition for the duration of the construction phase;

VII. details of wheel washing facilities. All construction vehicles shall 
have their wheels cleaned before leaving the site;

VIII. a scheme for recycling/disposal of waste resulting from the 
construction works;

IX. the parking of vehicles of site operatives and visitors;
X. the loading and unloading of plant and materials;

XI. the storage of plant and materials used in constructing the 
development;

XII. the erection and maintenance of security hoarding including 
decorative displays and facilities for public viewing, where 
appropriate;

XIII. installation and maintenance of wheel washing facilities, and,
XIV. details of measures to protect the public footpaths and amenity of 

users of the pubic footpaths crossing the site during the 
construction works.



All works shall be carried out in accordance with the approved details. 
Any alteration to this Plan shall be approved in writing by the Local 
Planning Authority prior to commencement of the alteration. 
Reason:- To protect the amenities of the area.

Contamination

18. Development shall not commence until a site risk assessment has 
been undertaken to assess the nature and extent of any contamination 
on the site, in accordance with a scheme to be agreed with the Local 
Planning Authority.  Once completed, a written report of the findings 
and recommendations shall be submitted and approved in writing by the 
Local Planning Authority. If the site risk assessment indicates that 
potential risks exist, development shall not commence, until a detailed 
remediation strategy to bring the site to a condition suitable for the 
intended use has been prepared, and is subject to the approval in 
writing by the Local Planning Authority.  

19. Following completion of measures identified in the approved 
remediation scheme and prior to bringing the development into first use, 
a verification report that demonstrates the effectiveness of the 
remediation carried out must be produced, and is subject to the 
approval in writing of the Local Planning Authority. 

20. If, during the course of development, any contamination is found 
which has not been identified in the site investigation, additional 
measures for the remediation of this source of contamination shall be 
submitted to and approved in writing by the Local Planning Authority. 
The remediation of the site shall incorporate the approved additional 
measures.
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

21. 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 should be 
submitted to and agreed in writing by the Local Planning Authority prior 
to the soils being imported onto site. The methodology should 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 (18 to 21):- 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.

Coal Authority

22. No development shall take place until a site investigation of the 
nature and extent of any land instability has been carried out in 
accordance with a methodology which has previously been submitted to 
and approved in writing by the Local Planning Authority. The results of 
the site investigation shall be submitted to and approved in writing by 
the Local Planning Authority before any development begins. If any land 
instability and/or and other public safety issues are found during the 
site investigation resulting from, for example, past mining activity, a 
report specifying the measures to be taken to remediate the site to 
render it suitable for the development hereby permitted shall be 
submitted to and approved in writing by the Local Planning Authority. 
Thereafter, the site shall be remediated in accordance with the approved 
measures before development begins. If, during the course of 
development, any unexpected hazards are found which have not been 
identified in the site investigation, additional measures for their 
remediation shall be submitted to and approved in writing by the Local 
Planning Authority. The remediation of the site shall incorporate the 
approved additional measures before development re-commences. 
Reason:- To ensure that risks from land instability and mining related 
hazards to the future users of the land and neighbouring land are 
minimized and to ensure that the development can be carried out safely 
without unacceptable risks to workers, neighbours and the general 
public.

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.

Informative(s) 

1. Sustainable Development (negoitated)

SMDC Aboricultural Officer

a) It should be noted that trees T4 and T5 as denoted on the tree survey 
report accompanying the planning application are protected by Tree 
Preservation Order. The planning permission hereby granted does not 
authorise any work to these trees, other than where may be directly 
required to physically accommodate the development hereby approved, 



and specific consent following separate application to the local planning 
authority would be required to carry out any such work, other than 
where specified as exempt under the Town and Country Planning (Tree 
Preservation) (England) Regulations 2012.

Local Highways Authority

a) Section 38 of the Highways Act 1980. Please contact Staffordshire 
County Council to ensure that approvals and agreements are secured 
before commencement of works.

b) The conditions requiring off-site highway works shall require a Major 
Works Agreement with Staffordshire County Council and the applicant 
is therefore requested to contact Staffordshire County Council in 
respect of securing the Agreement. The link below provides a link to a 
Major Works Information Pack and an application form for the Major 
Works Agreement. Please complete and send to the address indicated 
on the application fom which is Staffordshire County Council at Network
Management Unit, Staffordshire Place 1, Wedgwood Building, Tipping 
Street, STAFFORD, Staffordshire ST16 2DH. (or email to 
nmu@staffordshire.gov.uk)
http://www.staffordshire.gov.uk/transport/staffshighways/licences/  
TRO's associated with table junctions will be progressed at the 
developers expense.

c) The proposed traffic management scheme referred to in condition 
above requires an essential Traffic Regulation Order to provide safe 
access/off-site mitigating works. This recommendation of approval 
should not be construed as though the County Council is prejudging the 
outcome of the Order making process.  The developer should note that 
the Order will be made on behalf of the developer by Staffordshire 
County Council at the developers expense and has to be secured before 
development commences as it is an important component of the 
required mitigating measures associated with the proposed 
development. In case the Order is not already being processed the 
developer is requested to contact Staffordshire County Council with 
immediate effect to enable the Order to be secured at the earliest 
convenience to avoid delays to implementation of the planning consent. 
Please note that there are no guarantees that the Order will be 
successful.  This can be done under the Major Works Agreement.

mailto:nmu@staffordshire.gov.uk
http://www.staffordshire.gov.uk/transport/staffshighways/licences/
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