
STAFFORDSHIRE MOORLANDS DISTRICT COUNCIL
PLANNING APPLICATIONS COMMITTEE

25 October 2018

Application 
No:

SMD/2018/0499

Location Leek Cattle Market, Junction Road, Leek
Proposal Proposed portacabin extension to canteen
Applicant Leek Auctions Ltd
Agent Bruce Daniel & Sons
Parish/ward LeekTown Council Leek South Ward
If you have a question about this report please contact: James Stannard  
tel: 01538 395400 ex 4298 james.stannard@staffsmoorlands.gov.uk

REFERRAL

1.0 The application has been referred to the Planning Committee due to the site 
being owned by Staffordshire Moorlands District Council

1. SUMMARY OF RECOMMENDATION

Approve with Conditions

2. DESCRIPTION OF THE SITE AND ITS SURROUNDINGS

2.1 The application site comprises a large area of land to the south of Junction 
Road, Leek within the development boundary, containing the Leek Cattle 
Market; a predominantly retail unit for buying and selling which has existed 
since permission was granted in 1982. The market includes an ancillary café 
for users and visitors of the market.

2.2 The Cattle Market is made up of a cluster of red brick buildings which together 
have a long rectangular form positioned centrally within the plot and 
surrounding by a large area of hard standing. The site is accessed via a small 
private driveway from Junction Road.

  
2.3 The site is bounded to the north by the rear of properties adjoining Junction 

Road. The eastern boundary is shared with 98A Junction Road; a residential 
property which fronts the site. The southern boundary is shared with Birchall 
Playing Fields. The western boundary is defined by the former railway line 
and Barnfield Industrial Estate. 

3. DESCRIPTION OF THE PROPOSAL

3.1 The application seeks consent for a portacabin extension to the ancillary 
canteen at the Cattle Market off the north eastern corner of the building to 



serve as an additional seating area. The need for this structure has arisen due 
to an increase in activity on site.

3.2 The plans show that the portacabin would have a footprint of 6.7m x 3.6m, 
effectively filling in the corner between the Canteen and Toilet elevations. An 
existing window opening would be replaced with a door.

3.3 The portacabin would be faced in steel sheeting with shutter protected 
windows on two sides and would have a flat roof. The elevation plans show 
the structure to reach a height of approximately 2.8m, meeting the eaves level 
of the existing buildings.

Full details of the application can be viewed at: 

http://publicaccess.staffsmoorlands.gov.uk/portal/servlets/ApplicationSearchS
ervlet?PKID=125301 

4. RELEVANT PLANNING HISTORY

4.1 The site has formed part of the following previous planning application:

SMD/1982/0696 - Outdoor market (retail) on Fridays evenings and Bank
Holidays only – Approved. 

5. PLANNING POLICIES RELEVANT TO THE DECISION

5.1 The Development Plan comprises of:

 Saved Local Plan Proposals Map / Settlement Boundaries (adopted 1998).
 Core Strategy Development Plan Document (adopted March 2014)

Staffordshire Moorlands Local Plan (1998)

5.2 Development boundaries within the 1998 Adopted Local Plan are still in force 
until such time as they are reviewed and adopted through the site allocations 
process.

Adopted Staffordshire Moorlands Core Strategy DPD (26th March 2014)

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

 SS01 Spatial Objectives
 SS1 Development Principles
 SS1a Presumption in Favour of Sustainable Development
 SS5 Towns
 SS5a Leek Area Strategy
 SD1 Sustainable Use of Resources
 DC1 Design Considerations

http://publicaccess.staffsmoorlands.gov.uk/portal/servlets/ApplicationSearchServlet?PKID=125301
http://publicaccess.staffsmoorlands.gov.uk/portal/servlets/ApplicationSearchServlet?PKID=125301


National Planning Policy NPPF

5.4 The following parts of the National Planning Policy Framework are relevant to 
this application:- 

 Chapter 2 - Achieving Sustainable Development
 Chapter 12 - Achieving well-designed places

6. CONSULTATIONS CARRIED OUT

Press Notice expiry date: N/A
Site Notice expiry date: 5th October 2018

No comments have been received from members of the public.

Leek Town Council

Recommend approval.

Severn Trent Water

No objection. 

7. OFFICER COMMENT AND PLANNING BALANCE 

Key Issues

 Principle of Development
 Design
 Amenity

Principle of Development 

7.1 The site is located on previously developed land, situated within the 
development boundary of Leek, and is not constrained by any sensitive 
statutory designation. The principle of development is therefore considered to 
be acceptable subject to all relevant material considerations.

Design

7.2 Core Strategy Policy SS1 sets out a number of development principles which 
new development should adhere to in order to contribute positively to the 
social, economic, and environmental improvement of the Staffordshire 
Moorlands.

7.3 Core Strategy Policy DC1 sets out a list of design considerations that new 
development should incorporate into any new scheme. In particular new 
development 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.

7.4 Paragraph 127 of the NPPF states that decisions should ensure that 
developments will function well and add to the overall quality of the area, not 
just for the short term but over the lifetime of development; are visually 
attractive as a result of good architecture, layout and appropriate and effective 
landscaping; and are sympathetic to local character and history, including the 
surrounding built environment and landscape setting.

7.5 The proposed portacabin would be neatly sited between the walls of the 
existing canteen and the toilets and would not breach any existing building 
line. The height of the structure would be consistent with the eaves height of 
the existing buildings.

7.6 Whilst flat roofs are not encouraged within the district, this is a brownfield site 
and a portacabin structure is a practical solution for achieving additional 
seating space to serve the on site café. The proposal is very modest in scale 
and whilst it would be visible from neighbouring properties, it would be read in 
conjunction with existing development. The proposal is therefore considered 
to be of an acceptable design in line with Core Strategy Policies SS1 and DC1 
and paragraph 127 of the NPPF.

Amenity

7.7 Core Strategy Policy DC1 states that new development should protect the 
amenity of the area, including residential amenity, in terms of satisfactory 
daylight, sunlight, outlook, and privacy.

7.8 Paragraph 127 of the NPPF states that planning should create places with a 
high standard of amenity for existing and future users.

7.9 The proposal is very modest in scale and will serve as additional seating for 
the onsite café. There would be no further expansion of any cooking facilities 
and therefore there would be no increase in odours of other forms of pollution 
which could cause harm to amenity. As such, given its modest scale and the 
distance from the nearest residential property (40m) there are not considered 
to be any harm to amenity arising from the development, in line with CS Policy 
DC1 and paragraph 127 of the NPPF.

CONCLUSION / PLANNING BALANCE

7.10 Paragraph 11 of the NPPF sets out the presumption in favour of sustainable 
development. For decision taking, this means approving development 
proposals that accord with an up-to-date development plan without delay; or, 
where there are no relevant development plan policies, or the policies which 
are most important for determining the application are out-of-date, granting 
permission, unless:



- the application of policies in this Framework that protect areas or 
assets of particular importance provides a clear reason for refusing the 
development proposed; or

- any adverse impacts of doing so would significantly and demonstrably 
outweigh the benefits, when assessed against the policies in this 
Framework taken as a whole.

7.11 An assessment of the application has concluded that the proposed 
development is of a very modest scale which would be read in conjunction 
with the existing buildings and would not result in any adverse harm to 
residential amenity, in accordance with Core Strategy policies SS1 and DC1 
and paragraph 127 of the NPPF.

7.12 The application has been found to comply with all relevant local development 
plan policies and all other material considerations which include the NPPF. 
The application thereby comprises a sustainable form of development and 
therefore in line with paragraph 11 of the NPPF, the application is 
recommended for approval subject to appropriate conditions.

8. RECOMMENDATION: Approve with Conditions

1. The development hereby permitted shall be begun before the expiration of 
three years from the date of this permission.

Reason:- To comply with the provisions of Section 51 of the Town & Country 
Planning, Planning and Compulsory Purchase Act, 2004.

2. The development hereby permitted shall be carried out in accordance with the 
following approved plans: Location Plan; Site Plan; Plans (Drawing Ref: LA96)

Reason:- For the avoidance of doubt and in the interests of proper planning

3. The external facing and roofing materials shall match in colour, form and 
texture those of set out within Section 7 of the Application Form and there 
shall be no variation without the prior consent in writing of the Local Planning 
Authority.

Reason:- To ensure that the works harmonise with the existing development.

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/in 
formatives/planning obligations or reasons for approval/refusal) prior to 
the decision being issued, the Operations Manager – Development 
Services has delegated authority to do so in consultation with the 
Chairman of the Planning Applications Committee, provided that the 
changes do not exceed the substantive nature of the Committee’s 
Decision.



Site Plan


